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(i) CONCLUSIONS 

 

• In relation to the Green Belt, our understanding is that the Council’s 

primary concern is that, while Green Belt designation is not in place to 

prevent development from happening, any proposed development does 

not undermine the core role and function of the Green Belt 

 

• With this providing, in effect, an overall context, it is our contention that 

the proposals are not entirely incompatible with the requirements of 

policy, and that their development would therefore not significantly 

implicate or, indeed, undermine the effectiveness of these policies here 

or elsewhere in the LDP area 

 

• In view of the particular locational and physical characteristics of the site 

which have not been disputed by the Appointed Officer, it is difficult if, 

that is, they were treated on their own particular merits to conclude 

otherwise 

 

• It is not unreasonable to assume that the strategic objectives set out in 

Strategic Policy 14 underpin or are, in effect, the ‘core values’ of this 

policy.   The wording of several of these are included in LDP2, Policy 

ENV1 and, while the proposals are not on a scale requiring a Clydeplan 

Schedule 14 Strategic Scales of Development response, it is 

nevertheless, in our view, relevant to set out our opinion re potential 

negative consequences, if any, that is, for a number of the more relevant 

objectives. 

 

(i) directing planned growth to the most appropriate locations 

We would agree that the proposals do not represent planned 

growth but we maintain that the site is a satisfactory location for 

development for the points made elsewhere in this document and 

in the Supporting Statement that formed part of the planning 

application. 
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(ii) creating and safeguarding identity through place-setting and 

protecting the separation between communities 

As Figs 1, 2 and 3 confirm, the proposals would protect the identity 

of the historic development pattern locally – an opinion shared by 

the Appointed Officer and which is returned to later. 

 

(iii) protecting and enhancing the quality, character, landscape 

setting and identity of settlements 

In the Council’s response to the planning application, it is stated 

that ‘… on balance, it is accepted that the proposed site could 

accommodate a dwellinghouse in a manner that complements the 

existing cluster and the wider environment.’ 

 

Otherwise, the proposals are well outwith the landscape settings of 

the nearest three settlements, namely Howwood, Kilbarchan and 

Lochwinnoch, as confirmed in the Renfrewshire LDP Proposed 

Plan: Green Belt Review 2019. 

 

(iv) protecting open space and sustainable access and 

opportunities for countryside recreation 

The potential impact of the proposals on the requirements of this 

criterion would be zero. 

 

(v) maintaining the natural role of the environment whether in 

terms of floodplain capacity, carbon sequestration or 

biodiversity 

The Council’s Chief Executive’s Service Recommendation of 

Planning Applications Report indicates that the proposals would 

pose no problems for any of the aforementioned. 

 

• Policy ENV1 states: ‘… in line with Clydeplan Policy 14 and the green belt 

objectives of Clydeplan’, aims to: 



Notice of Review in Relation to Refusal by Renfrewshire Council for Planning 
Permission in Principle for Erection of Dwellinghouse on Site 50 Metres East of 
St Bryde’s Cottage, Shields Holdings, Lochwinnoch: 
Statement in Support 
 
Prepared for:   Ms Marna Murdoch 
 

 

5 

 

maintain the identity of settlements 

protects and enhances the landscape setting of an area 

promotes and protects access opportunities to open space across 

Renfrewshire 

 

In our opinion, as confirmed by our comments on Clydeplan Policy 14, 

Green Belt, we would maintain our position that the proposals would not 

compromise delivery of these objectives. 

 

• Policy ENV1 goes on to state:  ‘Development within the green belt will be 

considered appropriate in principle where it is a housing land shortfall 

remedy which satisfies Policy 8 of Clydeplan …’ 

 

Shortfalls, as a general rule, are rarely ‘flagged up’ during the period of 

an LDP.   In our opinion, for the reasons set out elsewhere, these 

proposals, if implemented, would not undermine the efforts of the Council 

to otherwise deliver on the housing land proposals set out in LDP2. 

 

• In summary, the proposals 

 
- present no threat of coalescence between settlements and would be 

well outwith the landscape setting of any settlement 

- that, despite any precise development plan guidance on settlement 

pattern in the Green belt, recognise the presence of clusters in the 

locality, identifying closely with one of these, thereby safeguarding 

identity through place-setting 

- demonstrate that, while the details provided are indicative only, 

careful consideration of the mixed nature of the design and scale of 

individual houses in the grouping can ensure that the proposals 

nevertheless integrate with, complement and enhance the 

established character of the immediate area 
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- would deliver appropriate landscaping that protects the quality and 

character of the landscape setting by following the advice provided 

by Scottish Natural Heritage as well as that provided by the 

Development Plan 

- would maintain the natural role of the local environment with 

otherwise no significant detrimental impact on identified nature 

conservation interests, including species and habitats or the water 

environment from any pollution risks or risks to air quality 

- would not lead to the loss of any prime agricultural land 

- would have traffic and access infrastructure that can be sensitively 

accommodated 

- would have no significant effects on public water supply 

- would incorporate renewable and low-carbon technologies and 

- would, as required, demonstrate a high quality of design 
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1.0 INTRODUCTION / TERMS  OF  REFERENCE / THE  PROPOSALS 

 

Introduction/Terms of Reference 

 

On 7 June 2022, application was made by Nick Hobson, Hobson Architects, 

The Studio, Seacliff, Eglinton Terrace, Skelmorlie, North Ayrshire, PA17 5EP 

on behalf of the Client, Ms Marna Murdoch, North Paddock Properties Ltd,  

1 – 2, 23 Redlands Lane, Kelvinside, Glasgow, G12 0AF, now of 5 Capel 

Avenue, Newton Mearns, Glasgow, G77 6EL, for the erection of a 

Dwellinghouse (in principle) on land 50 metres east of St Bryde’s Cottage, 

Shields Holdings, Lochwinnoch, Planning Application Ref No 22/0399/PP. 

 

As commissioned by Ms Marna Murdoch (the Client), this Notice of Review has 

been prepared by Michael S Evans, meicplan.associates, Planning 

Consultant, ‘Ty-Newydd’, 11 Murchie Drive, Kings Meadow, Prestwick, KA9 

2ND, with input from Nick Hobson, Hobson Architects (as per address 

above) and is submitted in response to the Client’s requirements re the 

Council’s decision to refuse planning permission on a delegated basis on  

21 October 2022. 

 

The contents of the Appointed Officer’s ‘Recommendation for Planning 

Application’ (a copy of which has been submitted with this Notice) is considered 

to be a significant material consideration. 

 

We would also advise Review Body members that this Supporting 

Statement should be read in conjunction with the one that formed part of 

refused Planning Application 22/0399/PP. 

 

This document forms part of the refused planning application, along with 

Planning Application Drawing Nos SL001 and SL002-A and the Statement in 

Support of the application dated June 2022. 
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The Applicant 

 

The Applicant was, until 2021, resident in the local area for over 13 years. 

 

The Site 

 

The details are provided in Part 2.0.   The proposed site extends to 5,670 m2 

and boundaries are shown on Planning Application Drawing No SL002-A.  

 

The Proposals 

 

The proposals are for the erection of a one-and-a-half-storey Dwellinghouse on 

land adjacent to St Bryde’s Cottage/Shields Road.   Proposals include vehicle 

access from an existing gateway and associated landscaping works. 

 

The details are shown in Planning Application Drawing No SL002-A which has 

been resubmitted for consideration by Board members. 

 

A written description of the proposals, along with a description of the approach 

taken/justification of these can be found in Part 5.0 of the Supporting Statement 

that formed part of Planning Application 22/0399/PP. 
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2.0 AREA  CONTEXT  AND  SITE  ANALYSIS 

 

The Council’s document ‘Renfrewshire Local Development Supplementary 

Guidance 2022: Delivering the Environmental Strategy – Development 

Guidance – Housing in the Green Belt, is underpinned by a number of criteria.   

While this is a planning application in principle, drawings were included to 

demonstrate that the requirements of setting were taken into account and that 

it was demonstrated that the requirements of the following influenced the, albeit 

indicative, outcome, viz: 

 

• This proposal demonstrates, by way of an example, that outstanding 

quality of design of an appropriate scale within its setting and one that 

makes a positive contribution to the site and surrounding area can be 

achieved 

• The proposal integrates with, complements and enhances the established 

character of the area and would have no significant detrimental impact on 

the landscape character 

 

In order to confirm the above, it is important for LRB members to be aware of 

the approach taken to understanding the geographical/landscape context into 

which the proposals would be introduced and to emphasise their sustainability 

in this regard. 

 

• Wider Landscape Context 

 

The Glasgow and the Clyde Valley Landscape Character Assessment was 

published by SNH in 1999 and this document has provided information that 

the relevant local planning authorities, including Renfrewshire, have relied 

on consistently for the formulation of policies for development and 

countryside management in Glasgow and the Clyde Valley. 
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Fig 5.1, Regional Character Areas, a large-scale plan, suggests that the 

site falls just within area (viii), the Inner Clyde Valley (a copy of Fig 5.1 can 

be found in the Appendix). 

 

The more detailed Landscape Classification provided later in the document 

indicates that the site falls within a Broad Valley Lowland, i.e. Landscape 

Area 10 and, even more specifically, Area 10a, Lochwinnoch, as shown in 

Map 10 (a copy of which can be found in the Appendix). 

 

The Clyde Valley Landscape Character Assessment provided detailed 

development planning and management guidelines, which are returned to 

in Part 4.0, Assessment/Design Principles.   A copy of this can be found in 

the Appendix which is not repeated in the update. 

 

The Council’s own Landscape Assessment carried out in 2011 relied 

heavily on SNH’s 1999 Assessment. 

 

It quoted SNH’s overall assessment which, in relation to the requirements 

of policy, highlighted that ‘landscape planning and management should 

aim to conserve and enhance the diversity of this valley landscape 

and its component parts.   In particular, this should aim to protect the 

transitions between valley floor and surrounding hills and prevent 

developments which would obscure the inherent changes in 

character’. 

 

The proposal is located within the transitional area between the more 

settled agricultural flood plain and valley edge and the less populated 

valley sides to the adjacent hills. 

 

More recently, the Landscape Character Assessment carried out by 

NatureScot and published in 2019 reconfirmed that the site was in LCT 

205, that is Broad Valley Lowland – Glasgow and the Clyde Valley. 
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Settlement Pattern 

 

On this matter, the description provided in both Assessments is of a highly 

generalised nature.   Although policy highlights the need to ‘… complement 

and enhance the established character of the area …’, in the Glossary of 

LDP2, no advice is offered on the matter of settlement pattern. 

 

The acceptability/sustainability of, in relation to, development takes on a 

heightened relevance in countryside areas.   In the absence of detail in 

relation to policy guidance on settlement pattern in the countryside, the 

location of the proposals, in our opinion, has taken account of the historic 

pattern of development within the immediate area as set out below. 

 

• ‘Broader’ Local Context 

 

This we have defined as the area shown in Fig 2 on page 13.   It was 

considered important to recognise the relationship of the proposals with 

the long-established pattern of development along Shields Holdings to the 

west. 

 

• ‘Nearer’ Local Context 

 

This we have interpreted as being the area shown in Fig 3. 

 

The proposed site sits at the eastern end of a recognisable cluster of  

4 one- and one-and-a-half-storey dwellings around the junction of Shields 

Holdings and Bridesmill Road.   The site itself is bordered to the north and 

north east by an existing stone wall to the main road, to the east and south 

by a wooded gorge and to the west by post-and-wire fencing to the 

adjoining properties.   The circumstances of the immediate local context 

are illustrated by the photographs on page 17. 
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Fig 1:  Planning Application Drawing No SL002-A – Location Plan 
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Fig 2:  Planning Application Drawing No SL001 – Broader Local Context 
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Fig 3:  Nearer ‘Local’ Context 

 

 

 

Site Analysis 

 

In addition to landscape context and settlement pattern, importantly the 

objective in the planning application process was to confirm the overall 

sustainability of the site in relation to the following: 

 

• Topography/Current Use 

The site is currently a well-defined field, generally flat but which gently 

slopes from the midpoint line of the site to the south and south east. 

 

On the eastern and south-eastern edge, the site is well sheltered from the 

mature tree belt following the existing gorge and burn below. 
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The site has a more open aspect to the south and south west, so is 

exposed to the prevailing weather.   However, it does provide good 

opportunities for renewable energy generation. 

 

The photographs on page 17 regarding the setting, together with Fig 4 on 

page 18, indicate how well the proposals would sit within the local context. 

 

• Microclimate 

 

Situated at only 52.5 metres OD and in a relatively sheltered location, the 

site is not overly exposed to extreme weather that would implicate 

sustainability.   Information about elements of microclimate is shown on Fig 

4, Site Characteristics, on page 18. 

 

• Services 

The proximity of the adjoining cluster of houses confirms that water, 

electricity and telephone supplies/capacity are nearby.   Adjacent dwellings 

are served by private foul water septic tank or treatment plants. 

 

The size and topography of the site plus the proximity of the existing burn 

means an on-site SUDS scheme would be possible to deal with surface 

water. 

 

• Connectivity 

Vehicle access to the site would be via the existing access gate at the 

junction of the private road and Bridesmill Road.   Bridesmill Road leads to 

the A737, some 0.5 miles to the east and Lochwinnoch some 3.5 miles to 

the west. 

 

Howwood railway station is approximately 1 mile to the east of the site 

which provides regular connections to Glasgow and the Ayrshire coast. 
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There is an existing pedestrian/cycle path (National Route 7) some 800 m 

to the south which links Glasgow to Lochwinnoch, Johnstone and Paisley. 

 

McGill’s bus service 307 runs along Bridesmill Road linking Lochwinnoch 

to Johnstone and connects to other services beyond. 

 

• Current Use 

Vacant, not in current use. 
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Site Photos 
 

   
View at site entrance looking south along road edge          View at site entrance looking south 

 
 

   
View from centre of site looking north           View from south-western corner looking south 

 

  
View looking into site from St Bryde’s bridge           View looking west from southern boundary 

 
 

 
View of private road junction with road 
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Fig 4:  Site Characteristics 
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3.0 THE  COUNCIL’S  REASONS  FOR  REFUSAL 

 

These are: 

 

1. The proposed development does not comply with Policy ENV1 of the 

Adopted Renfrewshire Local Development Plan 2021 and the New 

Development Supplementary Guidance on Housing in the Green Belt as it 

has not been demonstrated that there is a specific locational need for a 

dwellinghouse 

 

2. The proposed development does not comply with Policy ENV1 of the 

Adopted Renfrewshire Local Development Plan 2021 and the New 

Development Supplementary Guidance on Green Belt Development as it 

has not been demonstrated that the site can be accessed safely, and that 

traffic and access infrastructure can be accommodated sensitively 

 

  



Notice of Review in Relation to Refusal by Renfrewshire Council for Planning 
Permission in Principle for Erection of Dwellinghouse on Site 50 Metres East of 
St Bryde’s Cottage, Shields Holdings, Lochwinnoch: 
Statement in Support 
 
Prepared for:   Ms Marna Murdoch 
 

 

20 

4.0 THE  REASONS  FOR  SEEKING  A  REVIEW 

 

• In our opinion, the proposals are not entirely incompatible with the 

requirements of Policy ENV1 and that their development would therefore 

not significantly implicate or, indeed, undermine the effectiveness of this 

and other relevant policies here or elsewhere in the LDP area 

 

• As a consequence, the proposals would not serve to undermine the core 

role and function of the Green Belt 

 

• That, in addition, the proposals are otherwise compatible with the 

requirements of other relevant policies 
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5.0 RESPONSE  TO  THE  COUNCIL’S  REASONS  FOR  REFUSAL 

 

Reason for Refusal 1 

 

‘The proposed development does not comply with Policy ENV1 of the 

Adopted Renfrewshire Local Development Plan 2021 and the New 

Development Supplementary Guidance on Housing in the Green Belt as 

it has not been demonstrated that there is a specific locational need for a 

dwellinghouse’ 

 

Response 

 

In relation to the Green Belt, our understanding is that the Council’s primary 

concern is that, while Green Belt designation is not in place to prevent 

development from happening, any proposed development does not undermine 

the core role and function of the Green Belt. 

 

With this providing, in effect, an overall context, it is our contention that 

the proposals are not entirely incompatible with the requirements of 

policy, and that their development would therefore not significantly 

implicate or, indeed, undermine the effectiveness of these policies here 

or elsewhere in the LDP area. 

 

In view of the particular locational and physical characteristics of the site 

which have not been disputed by the Appointed Officer, it is difficult if, 

that is, they were treated on their own particular merits to conclude 

otherwise. 

 

The Appointed Officer refers in the Reasons for Refusal specifically to: 

 

• Clydeplan Policy 14 

• LDP Policy ENV1 
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• New Development Supplementary Guidance and, in the context of his 

report, to 

• Clydeplan Policy 8 

 

Our commentary on the requirements of the above in relation to the proposals 

is provided below: 

 

Policies of the Development Plan 

 

Clydeplan Policy 14 

 

The policy ‘context’ for Renfrewshire LDP2, Policy ENV1, is provided by 

Clydeplan Policy 14, Green Belt.   Para 8.15 of Policy 14 sets out the objectives 

of this policy. 

 

It is not unreasonable to assume that the strategic objectives set out in Strategic 

Policy 14 underpin or are, in effect, the ‘core values’ of this policy.   The wording 

of several of these are included in LDP2, Policy ENV1 and, while the proposals 

are not on a scale requiring a Clydeplan Schedule 14 Strategic Scales of 

Development response, it is nevertheless, in our view, relevant to set out our 

opinion re potential negative consequences, if any, that is, for a number of the 

more relevant objectives. 

 

(i) directing planned growth to the most appropriate locations 

We would agree that the proposals do not represent planned growth but 

we maintain that the site is a satisfactory location for development for 

the points made elsewhere in this document and in the Supporting 

Statement that formed part of the planning application. 

 

(ii) creating and safeguarding identity through place-setting and 

protecting the separation between communities 
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As Figs 2 and 3 confirm, we would maintain that the proposals protect 

the identity of the historic development pattern locally – an opinion 

shared by the Appointed Officer and which is returned to later. 

 

Otherwise, the nearest settlements, as defined in LDP2, are 

Lochwinnoch (3 miles to the west), Kilbarchan (3 miles to the north east) 

and Howwood (1 mile to the east). 

 

(iii) protecting and enhancing the quality, character, landscape setting 

and identity of settlements 

In the Council’s response to the planning application, it is stated that ‘… 

on balance, it is accepted that the proposed site could accommodate a 

dwellinghouse in a manner that complements the existing cluster and 

the wider environment.’ 

 

Otherwise, the proposals are well outwith the landscape settings of the 

nearest three settlements, namely Howwood, Kilbarchan and 

Lochwinnoch, as confirmed in the Renfrewshire LDP Proposed Plan: 

Green Belt Review 2019. 

 

(iv) protecting open space and sustainable access and opportunities 

for countryside recreation 

The potential impact of the proposals on the requirements of this 

criterion would be zero. 

 

(v) maintaining the natural role of the environment whether in terms 

of floodplain capacity, carbon sequestration or biodiversity 

The Council’s Chief Executive’s Service Recommendation of Planning 

Applications Report indicates that the proposals would pose no 

problems for any of the aforementioned. 
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LDP2:  Policy ENV1 

 

Policy ENV1 states: ‘… in line with Clydeplan Policy 14 and the green belt 

objectives of Clydeplan’, aims to: 

 

• maintain the identity of settlements 

• protects and enhances the landscape setting of an area 

• promotes and protects access opportunities to open space across 

Renfrewshire 

 

In our opinion, as confirmed by our comments on Clydeplan Policy 14, Green 

Belt, we would maintain our position that the proposals would not compromise 

delivery of these objectives. 

 

Policy ENV1 goes on to state:  ‘Development within the green belt will be 

considered appropriate in principle where it is a housing land shortfall remedy 

which satisfies Policy 8 of Clydeplan …’ 

 

Interestingly, the word ‘shortfall’ does not appear in the Glossary of terms of 

either Clydeplan or LDP2. 

 

Shortfalls are rarely ‘flagged up’ during the timescale of a Development Plan 

but there are almost inevitably slippages. 

 

That said, the granting of consent for these proposals would not undermine the 

efforts of the Council to otherwise deliver on the housing land proposals set out 

in LDP2. 

 

Clydeplan Policy 8:  Housing Land Requirement 

 

While not specifically mentioned in the Reasons for Refusal, the Appointed 

Officer’s report draws attention to the relationship between this policy and 

Policy 14. 
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Policy 8 requires that figures for all tenure Housing Land Requirements are 

provided for Housing Sub Market Areas.   At the strategic level, the whole of 

Renfrewshire is considered to be a Housing Sub Market Area and it is stated in 

LDP2 that sufficient land has been identified to satisfy requirements for the plan 

period.   While not specifically mentioned in the Reasons for Refusal, the 

Appointed Officer refers to: 

 

Policy 8 of Clydeplan 

 

This Policy has five criteria, namely: 

 

• the development will help to remedy the shortfall which has been 

identified 

Currently, no shortfall has been identified in Renfrewshire but the question 

is, would granting consent for these proposals undermine the Council’s 

efforts to deliver the housing proposals set out in LDP?   We think not. 

 

• the development will contribute to sustainable development 

We have argued elsewhere in this Statement and the Supporting 

Statement that formed part of the refused planning application that 

development of this site, based on a range of widely used criteria, would 

be considered to be sustainable. 

 

• the development will be in keeping with the character of the 

settlement and the local area 

It would be. 

 

• the development will not undermine Green Belt objectives 

In our opinion, it would not. 

 

• any additional infrastructure required as a result of the development 

is either committed or to be funded by the developer 
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There would be no infrastructure issues. 

 

Housing Need 

 

The Appointed Officer uses the phrase ‘…specific locational need …’ in his 

report. 

 

This, of course, is more specifically a ‘requirement’ rather than a need, as 

described in the Council’s Housing Need and Assessment 3 (HNDA 3) which 

has informed the latest Housing Strategy. 

 

HNDA 3 provides an authority-wide estimate of future need by tenure.   The 

relevance to the case at hand is that, since the adoption of LDP2, to gain a 

more comprehensive and detailed impression of the operation of the housing 

market system in Renfrewshire, a detailed study to build upon the outputs of 

HNDA 3 has been commissioned and will set out the local housing need 

and demand for Renfrewshire. 

 

Should this local housing need and demand study alter the housing need for 

Renfrewshire, these changes will be subject to a further period of consultation 

with local communities and by stakeholders. 

 

Importantly, for the purpose of this exercise, Renfrewshire is divided into five 

Housing Market Sub Areas.   A copy of the map of the boundaries of these 

areas is found in the Appendix.   The proposed site falls within the West 

Renfrewshire Housing Market Sub Area.   With the exception of half a dozen 

or so formally identified settlements, the bulk of West Renfrewshire is 

countryside and all of this is Green Belt. 

 

At present, neither the Council’s planning nor housing policies make reference 

to any measurement of ‘need’ within countryside areas, nor is information 

provided on need/shortfall on anything other than a Renfrewshire-wide basis. 
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The Planning (Scotland) Act 2019, because of timing, had little or perhaps no 

bearing on the LDP2 plan-making process.   Section 3A confirms that one of 

the outcomes of NPF should be ‘increasing the population of rural areas of 

Scotland’ and that LDP policies should, in future, be based on details of 

population. 

 

It is not for one moment being suggested that the Council is completely 

unconcerned about what happens to population levels in the Renfrewshire 

Countryside/Green Belt but neither does it seem to be taking account of what 

might be happening. 

 

It is understood, for example, that currently there is no monitoring of planning 

applications for housing in the area of Policy ENV1 and therefore its potential 

consequences for population levels. 

 

While understanding a requirement for application of the precautionary 

principle, there must be, in the final analysis, otherwise sustainable 

opportunities for new housing in the countryside, including the site that 

is the subject of this review, which, treated on their own merits, can 

deliver small-scale development without undermining the core values of 

the Development Plan Green Belt policies. 

 

To provide a sense of perspective, it is quite likely that a significant number of 

houses now in the Renfrewshire Countryside would likely fail to achieve 

planning consent if they were the subject of current planning applications.   It is 

conceivable that there is a ‘need’ in the Renfrewshire Countryside for which 

there is currently no policy response. 

 

Policy ENV1 goes on to provide details of ‘Development within the green belt 

… considered appropriate …’   Not all of those shown on page 74 of LDP2 are 

housing specific and the proposals do not fall into any of the categories listed. 
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While these are the detailed ‘implementation end’ of Policy ENV1, our position 

is that the particular characteristics of the site means that the proposals present 

no threat to the underlying principles of Green Belt policy as the details shown 

elsewhere confirm. 

 

Renfrewshire Local Development Plan: New Development Supplementary 

Guidance 

 

Members of the Board will be aware that, in relation to Housing in the Green 

Belt, it is stated that residential development proposals will be considered in 

relation to six criteria, subject, that is, to ‘residential use considered appropriate 

in principle where it is a housing land shortfall remedy which satisfies Policy 

ENV1 Green belt and Policy 8 of Clydeplan 2017’. 

 

These latter points have been dealt with earlier but it is important to note once 

more that information on shortfall is available only on a Renfrewshire-wide 

basis. 

 

Three of the six criteria are relevant in this case, namely: 

 

• it is demonstrated that there is a need for the residential use to be 

located outwith the settlement 

As stated earlier, the matter of ‘need’ within countryside areas in 

Renfrewshire requires further clarification, but currently the details of the 

Council’s Green Belt policy are underpinned by a list of ‘requirements’ 

rather than an assessment of need. 

 

• 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 

No guidance is provided by LDP2 in the matter of ‘outstanding quality’ and 

‘positive contribution’ but, notwithstanding this, the appointed officer’s 

report confirms accepting that this was an in principle application, the 
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response was that ‘… the applicant has provided indicative designs which 

show a dwellinghouse could be accommodated on the plot with respect to 

its dimensions’. 

 

• the proposal integrates with, complements and enhances the 

established character of the area and has no significant detrimental 

impact on the landscape character 

The appointed officer concurs and states:  ‘On balance, it is accepted that 

the proposed site could accommodate a dwellinghouse in a manner that 

complements the existing cluster and the wider environment.’ 

 

Green Belt Development Criteria are set out on page 31 of the 

Supplementary Guidance. 

 

Of the 12 criteria listed, the Appointed Officer has identified only one, i.e. 

‘Traffic and access infrastructure can be sensitively accommodated’, as 

been problematic and this matter is addressed in our response to Reason 

for Refusal 2 later. 

 

Other Policies of the Development Plan 

 

It is generally accepted that the presumption in favour of the Development Plan 

may be rebutted if material considerations indicate otherwise. 

 

As Board members will be aware, material considerations are not given a 

statutory definition, although a number of them can readily be identified either 

directly or indirectly from statutes or from government policy statements.   

Otherwise, it has been left to the courts to develop the meaning of the term.   

There is therefore no exhaustive legally agreed list. 

 

In para 6.51 of the Third Edition of ‘Scottish Planning Law’, by Raymond 

McMaster, Alan Prior and John Watchman, the authors, however, include a 
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number of ‘following considerations’, amongst them being:  ‘The fact that a 

proposal complies with some of the policies in the development plan’. 

 

In this regard, we have argued that the situation pertaining to Planning 

Application 22/0399/PP is somewhat different from this in that the proposals 

are not at variance with the requirements of aspects of Green Belt policy and, 

at the very least, would, if implemented, not threaten the robustness/viability of 

the policy. 

 

That said, and in response to the quote taken from Scottish Planning Law, we 

would maintain that the Supporting Statement for Application Ref No 

22/0399/PP confirms the overall compliance of the proposals with overall policy 

objectives, together with the primary requirements of Policy ENV1, which have 

their origins in Clydeplan Policy 14. 

 

On the matter of other relevant policies of the Development Plan, the proposals 

comply with the requirements of ENV2, Natural Heritage;  Policy ENV4, Water 

Environment;  Policy ENV5, Air Quality;  Policy P1, Renfrewshire Places;  

Policy P5, Green/Blue Network;  Policy P6, Open Space, and Policy 14, 

Renewable and Low Carbon Technologies. 

 

Reason for Refusal 2 

 

‘The proposed development does not comply with Policy ENV1 of the 

Adopted Renfrewshire Local Development Plan 2021 and the New 

Development Supplementary Guidance on Green Belt Development as it 

has not been demonstrated that the site can be accessed safely, and that 

traffic and access infrastructure can be accommodated sensitively’ 

 

Response 

 

The Response to Reason for Refusal 1 confirms, in our opinion, that the 

proposals do not offend the primary requirements of Strategic Policies 8 and 
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14 and of LDP2, Policy ENV1.   In addition, they also conform to the 

requirements of all other relevant policies as described above. 

 

As for the matter of traffic and access, the Appointed Officer confirms that the 

Council’s Environment and Infrastructure Service has ‘raised no objections, 

subject to conditions relating to the proposed access’.    These potential 

conditions are not made public.   The Appointed Officer, however, introduces 

his own objective that ‘It is noted that the sight lines required by this service 

would be difficult to achieve and would likely involve realignment of the existing 

boundary wall which would not be desirable’.   The guidance (SG) states that 

‘traditional field enclosures and landscaped features should be respected’.   

This is returned to later. 

 

The full policy statement taken from Green Belt Development Criteria contains 

a number of elements: 

 

(i) Development will not have a significant detrimental impact on the local 

landscape character 

(ii) Development layout, design and siting must reflect local landscape 

character 

(iii) and respect and incorporate important landscape features such as 

traditional field enclosures, water courses, woodlands and skyline 

 

(i) Local landscape character was one of the key considerations in the 

approach taken to the proposals.   The Clyde Valley Landscape 

Assessment, SNH, 1999, the Council’s own Landscape Assessment 

2011, and NatureScot’s Landscape Character Assessment 2019 which 

placed the proposed site within LCT 205, i.e. Broad Valley Lowland – 

Glasgow and the Clyde Valley, were all used to ensure that the proposals 

would not negatively impact local landscape character.   Indeed, the 

Appointed Officer agrees that ‘On balance, it is accepted that the 

proposed site could accommodate a dwellinghouse in a manner that 

complements the existing cluster and the wider environment’. 
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(ii) In relation to (ii), the Appointed Officer’s concern appears to be what he 

considers might be the implications of sight lines required by Environment 

and Infrastructure Service (which are not described by them?)   That 

these would likely involve realignment of the existing boundary wall 

which, in the Appointed Officer’s opinion, would not be desirable 

because SG states that traditional field enclosures and landscape 

features should be respected. 

 

In the first instance, while the wall might be viewed as a boundary of a 

‘traditional field enclosure’ (although what this feature is meant to 

comprise is not defined anywhere in LDP2 or SG).   As a wall, it is not a 

traditional field boundary.   Indeed, ‘traditional field boundaries’ are more 

often than not embankments/hedgerows with perhaps some trees 

included. 

 

The wall, otherwise, is not recognised as a cultural asset anywhere in 

LDP2 or Supplementary Guidance. 

 

In the final analysis, we do not consider the wall to represent a ‘traditional 

field boundary’. 

 

That said, as the planning application drawings confirm, the intention 

would be to use the existing access and therefore minimise any physical 

implications for the wall which would otherwise be considered important 

to the amenity of the proposals. 

 

(iii) The adjacent St Bryde’s Burn is seen as an important feature but would 

be unaffected by the proposals.   The intention would also be to intensify 

tree cover to create a natural woodland comprising indigenous species 

and thereby strengthen biodiversity. 

 

The proposals would not impact negatively on skylines. 
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6.0 CONCLUSIONS 
 

• In relation to the Green Belt, our understanding is that the Council’s 

primary concern is that, while Green Belt designation is not in place to 

prevent development from happening, any proposed development does 

not undermine the core role and function of the Green Belt 

 

• With this providing, in effect, an overall context, it is our contention that 

the proposals are not entirely incompatible with the requirements of 

policy, and that their development would therefore not significantly 

implicate or, indeed, undermine the effectiveness of these policies here 

or elsewhere in the LDP area 

 

• In view of the particular locational and physical characteristics of the site 

which have not been disputed by the Appointed Officer, it is difficult if, 

that is, they were treated on their own particular merits to conclude 

otherwise 

 

• It is not unreasonable to assume that the strategic objectives set out in 

Strategic Policy 14 underpin or are, in effect, the ‘core values’ of this 

policy.   The wording of several of these are included in LDP2, Policy 

ENV1 and, while the proposals are not on a scale requiring a Clydeplan 

Schedule 14 Strategic Scales of Development response, it is 

nevertheless, in our view, relevant to set out our opinion re potential 

negative consequences, if any, that is, for a number of the more relevant 

objectives. 

 

(i) directing planned growth to the most appropriate locations 

We would agree that the proposals do not represent planned 

growth but we maintain that the site is a satisfactory location for 

development for the points made elsewhere in this document and 

in the Supporting Statement that formed part of the planning 

application. 
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(ii) creating and safeguarding identity through place-setting and 

protecting the separation between communities 

As Figs 1, 2 and 3 confirm, the proposals would protect the identity 

of the historic development pattern locally – an opinion shared by 

the Appointed Officer and which is returned to later. 

 

(iii) protecting and enhancing the quality, character, landscape 

setting and identity of settlements 

In the Council’s response to the planning application, it is stated 

that ‘… on balance, it is accepted that the proposed site could 

accommodate a dwellinghouse in a manner that complements the 

existing cluster and the wider environment.’ 

 

Otherwise, the proposals are well outwith the landscape settings of 

the nearest three settlements, namely Howwood, Kilbarchan and 

Lochwinnoch, as confirmed in the Renfrewshire LDP Proposed 

Plan: Green Belt Review 2019. 

 

(iv) protecting open space and sustainable access and 

opportunities for countryside recreation 

The potential impact of the proposals on the requirements of this 

criterion would be zero. 

 

(v) maintaining the natural role of the environment whether in 

terms of floodplain capacity, carbon sequestration or 

biodiversity 

The Council’s Chief Executive’s Service Recommendation of 

Planning Applications Report indicates that the proposals would 

pose no problems for any of the aforementioned. 

 

• Policy ENV1 states: ‘… in line with Clydeplan Policy 14 and the green belt 

objectives of Clydeplan’, aims to: 
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maintain the identity of settlements 

protects and enhances the landscape setting of an area 

promotes and protects access opportunities to open space across 

Renfrewshire 

 

In our opinion, as confirmed by our comments on Clydeplan Policy 14, 

Green Belt, we would maintain our position that the proposals would not 

compromise delivery of these objectives. 

 

• Policy ENV1 goes on to state:  ‘Development within the green belt will be 

considered appropriate in principle where it is a housing land shortfall 

remedy which satisfies Policy 8 of Clydeplan …’ 

 

Shortfalls, as a general rule, are rarely ‘flagged up’ during the period of 

an LDP.   In our opinion, for the reasons set out elsewhere, these 

proposals, if implemented, would not undermine the efforts of the Council 

to otherwise deliver on the housing land proposals set out in LDP2. 

 

• In summary, the proposals 

 
- present no threat of coalescence between settlements and would be 

well outwith the landscape setting of any settlement 

- that, despite any precise development plan guidance on settlement 

pattern in the Green belt, recognise the presence of clusters in the 

locality, identifying closely with one of these, thereby safeguarding 

identity through place-setting 

- demonstrate that, while the details provided are indicative only, 

careful consideration of the mixed nature of the design and scale of 

individual houses in the grouping can ensure that the proposals 

nevertheless integrate with, complement and enhance the 

established character of the immediate area 
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- would deliver appropriate landscaping that protects the quality and 

character of the landscape setting by following the advice provided 

by Scottish Natural Heritage as well as that provided by the 

Development Plan 

- would maintain the natural role of the local environment with 

otherwise no significant detrimental impact on identified nature 

conservation interests, including species and habitats or the water 

environment from any pollution risks or risks to air quality 

- would not lead to the loss of any prime agricultural land 

- would have traffic and access infrastructure that can be sensitively 

accommodated 

- would have no significant effects on public water supply 

- would incorporate renewable and low-carbon technologies and 

- would, as required, demonstrate a high quality of design 
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Settlements within Renfrewshire and Housing Market Sub Areas 
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