
Content Sheet - Site Off Lithgow Way, Kingston Dock, Port GlasgowSite off Lithgow Way, Kingston Dock, Port Glasgow 

 

                                                                                                          
AGENDA ITEM NO. 3 

   
 LOCAL REVIEW BODY 2 OCTOBER 2019  
   
 PLANNING APPLICATION FOR REVIEW  
   
 BRIAR HOMES  
 RESIDENTIAL DEVELOPMENT WITH ASSOCIATED ACCESS, OPEN SPACE AND 

LANDSCAPING (IN PRINCIPLE): 
 

 SITE OFF LITHGOW WAY, KINGSTON DOCK, PORT GLASGOW (18/0260/IC)  
   
   
   
   
 Contents  
   

1. Planning Application dated 7 September 2018 together with Plan 
 

 

2. Appointed Officer’s Site Photographs together with Location Plan 
 

 

3. Appointed Officer’s Report of Handling dated 14 June 2019 
 

 

 To view Adopted Inverclyde Local Development Plan 2014 see: 
https://www.inverclyde.gov.uk/planning-and-the-environment/planning-
policy/development-planning/ldp 
 

 

 To view Proposed Inverclyde Local Development Plan see: 
https://www.inverclyde.gov.uk/planning-and-the-environment/planning-
policy/development-planning/new-ldp 
 

 

 To view Proposed Local Development Plan Examination Report see: 
https://www.inverclyde.gov.uk/planning-and-the-environment/planning-
policy/development-planning/new-ldp 
 

 

4. 2017 Housing Land Supply submitted by Applicant in relation to Planning 
Application 
 

 

5. Scottish Government Directorate for Planning and Environmental Appeals Appeal 
Decision Notice dated 5 February 2014 in relation to planning application 
13/0035/IC for residential development with associated access, open space and 
landscaping (in principle) 
 

 

6. Applicant’s Flood Risk Assessment REV3 
 

 

7. Consultation responses in relation to Planning Application 
 

 

8. Representations in relation to Planning Application  
   

9. Decision Notice dated 18 June 2019 issued by Head of Regeneration & Planning 
 

 

10. Notice of Review Form dated 1 August 2019 with supporting documentation from 
McInally Associates Ltd 
 

 

11. Suggested conditions and advisory notes should planning permission be granted 
on review 

 

   

https://www.inverclyde.gov.uk/planning-and-the-environment/planning-policy/development-planning/ldp
https://www.inverclyde.gov.uk/planning-and-the-environment/planning-policy/development-planning/ldp
https://www.inverclyde.gov.uk/planning-and-the-environment/planning-policy/development-planning/new-ldp
https://www.inverclyde.gov.uk/planning-and-the-environment/planning-policy/development-planning/new-ldp
https://www.inverclyde.gov.uk/planning-and-the-environment/planning-policy/development-planning/new-ldp
https://www.inverclyde.gov.uk/planning-and-the-environment/planning-policy/development-planning/new-ldp


Content Sheet - Site Off Lithgow Way, Kingston Dock, Port GlasgowSite off Lithgow Way, Kingston Dock, Port Glasgow 

 
 Members are asked to note the application would be subject to the notification 

process in terms of the Town & Country Planning (Notification of Applications) 
(Scotland) Direction 2009 should they be minded to grant consent without 
applying the conditions required by the Scottish Environment Protection Agency 
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Municipal Buildings Clyde Square Greenock PA15 1LY  Tel: 01475 717171  Fax: 01475 712 468  Email: 
devcont.planning@inverclyde.gov.uk 

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

Thank you for completing this application form:

ONLINE REFERENCE 100136203-001

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

Type of Application
What is this application for? Please select one of the following: *

  Application for planning permission (including changes of use and surface  mineral working).

  Application for planning permission in principle.

  Further application, (including renewal of planning permission, modification, variation or removal of a planning condition etc)

  Application for Approval of Matters specified in conditions.

Description of Proposal
Please describe the proposal including any change of use: *  (Max 500 characters)

Is this a temporary permission? *  Yes   No

If a change of use is to be included in the proposal has it already taken place?  Yes   No
(Answer ‘No’ if there is no change of use.) *

Has the work already been started and/or completed? *

 No   Yes – Started   Yes - Completed

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Planning application seeking planning permission in principle for residential development with associated access, open space and 
landscaping proposals
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Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

McInally Associates Ltd

Thomas

McInally

Robertson Street

St Vincent Street

16

205

01413325181

G2 8DS

G2 5QD

Scotland

Scotland

Glasgow

Glasgow

tommcinally@mcinally-associates.co.uk

Briar Homes
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Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Pre-Application Discussion
Have you discussed your proposal with the planning authority? *  Yes   No

Site Area
Please state the site area:

Please state the measurement type used:  Hectares (ha)   Square Metres (sq.m)

Existing Use
Please describe the current or most recent use: *  (Max 500 characters)

Access and Parking
Are you proposing a new altered vehicle access to or from a public road? *  Yes   No

If Yes please describe and show on your drawings the position of any existing. Altered or new access points, highlighting the changes 
you propose to make. You should also show existing footpaths and note if there will be any impact on these.

0.66

Vacant land / former dock area

Inverclyde Council

Site off Lithgow Way, Kingston Dock, Greenock
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Are you proposing any change to public paths, public rights of way or affecting any public right of access? *  Yes   No

If Yes please show on your drawings the position of any affected areas highlighting the changes you propose to make, including 
arrangements for continuing or alternative public access.

Water Supply and Drainage Arrangements
Will your proposal require new or altered water supply or drainage arrangements? *  Yes   No

Are you proposing to connect to the public drainage network (eg. to an existing sewer)? *

  Yes – connecting to public drainage network

  No – proposing to make private drainage arrangements

  Not Applicable – only arrangements for water supply required

Do your proposals make provision for sustainable drainage of surface water?? *  Yes   No
(e.g. SUDS arrangements) *

Note:- 

Please include details of SUDS arrangements on your plans

Selecting ‘No’ to the above question means that you could be in breach of Environmental legislation.

Are you proposing to connect to the public water supply network? *

  Yes

  No, using a private water supply

  No connection required

If No, using a private water supply, please show on plans the supply and all works needed to provide it (on or off site).

Assessment of Flood Risk
Is the site within an area of known risk of flooding? *  Yes    No   Don’t Know

If the site is within an area of known risk of flooding you may need to submit a Flood Risk Assessment before your application can be 
determined. You may wish to contact your Planning Authority or SEPA for advice on what information may be required.

Do you think your proposal may increase the flood risk elsewhere? *  Yes    No   Don’t Know

Trees
Are there any trees on or adjacent to the application site? *  Yes   No

If Yes, please mark on your drawings any trees, known protected trees and their canopy spread close to the proposal site and indicate if 
any are to be cut back or felled.

All Types of Non Housing Development – Proposed New Floorspace
Does your proposal alter or create non-residential floorspace? *  Yes   No
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Schedule 3 Development
Does the proposal involve a form of development listed in Schedule 3 of the Town and Country  Yes   No   Don’t Know
Planning (Development Management Procedure (Scotland) Regulations 2013 *

If yes, your proposal will additionally have to be advertised in a newspaper circulating in the area of the development. Your planning 
authority will do this on your behalf but will charge you a fee. Please check the planning authority’s website for advice on the additional 
fee and add this to your planning fee.

If you are unsure whether your proposal involves a form of development listed in Schedule 3, please check the Help Text and Guidance 
notes before contacting your planning authority.

Planning Service Employee/Elected Member Interest
Is the applicant, or the applicant’s spouse/partner, either a member of staff within the planning service or an  Yes    No
elected member of the planning authority? *

Certificates and Notices
CERTIFICATE AND NOTICE UNDER REGULATION 15 – TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT 
PROCEDURE) (SCOTLAND) REGULATION 2013

One Certificate must be completed and submitted along with the application form. This is most usually Certificate A, Form 1,
Certificate B, Certificate C or Certificate E.

Are you/the applicant the sole owner of ALL the land? *  Yes    No

Is any of the land part of an agricultural holding? *  Yes    No

Are you able to identify and give appropriate notice to ALL the other owners? *   Yes    No

Certificate Required
The following Land Ownership Certificate is required to complete this section of the proposal:

Certificate B
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Land Ownership Certificate
Certificate and Notice under Regulation 15 of the Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013

I hereby certify that 

(1) - No person other than myself/the applicant was an owner [Note 4] of any part of the land to which the application relates at the 
beginning of the period of 21 days ending with the date of the accompanying application; 

or –

(1) - I have/The Applicant has served notice on every person other than myself/the applicant who, at the beginning of the period of 21 
days ending with the date of the accompanying application was owner [Note 4] of any part of the land to which the application relates.

Name:

Address:

Date of Service of Notice: *

Name:

Address:

Date of Service of Notice: *

Name:

Address:

Date of Service of Notice: *

Peel Land and Property (Ports) Ltd, 16, Robertson Street, Glasgow, Scotland, G2 8DS

Inverclyde Council, Legal and Property Services, 107, Dalrymple Street, Greenock, Scotland, PA15 1HU

Inverclyde Council, Roads and LightingMunicipal Buildings, Clyde Square, Greenock, Scotland, PA15 1LY

07/09/2018

07/09/2018

07/09/2018
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(2) - None of the land to which the application relates constitutes or forms part of an agricultural holding;

or –

(2) - The land or part of the land to which the application relates constitutes or forms part of an agricultural holding and I have/the 
applicant has served notice on every person other than myself/himself who, at the beginning of the period of 21 days ending with the 
date of the accompanying application was an agricultural tenant.  These persons are:

Name:

Address:

Date of Service of Notice: *

Signed: Thomas McInally

On behalf of: Briar Homes

Date: 07/09/2018

 Please tick here to certify this Certificate. *

Checklist – Application for Planning Permission
Town and Country Planning (Scotland) Act 1997

The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

Please take a few moments to complete the following checklist in order to ensure that you have provided all the necessary information 
in support of your application. Failure to submit sufficient information with your application may result in your application being deemed 
invalid. The planning authority will not start processing your application until it is valid.

a) If this is a further application where there is a variation of conditions attached to a previous consent, have you provided a statement to 
that effect? *
 Yes   No   Not applicable to this application

b) If this is an application for planning permission or planning permission in principal where there is a crown interest in the land, have 
you provided a statement to that effect? *
 Yes   No   Not applicable to this application

c) If this is an application for planning permission, planning permission in principle or a further application and the application is for 
development belonging to the categories of national or major development (other than one under Section 42 of the planning Act), have 
you provided a Pre-Application Consultation Report? *
 Yes   No   Not applicable to this application
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Town and Country Planning (Scotland) Act 1997

The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

d) If this is an application for planning permission and the application relates to development belonging to the categories of national or 
major developments and you do not benefit from exemption under Regulation 13 of The Town and Country Planning (Development 
Management Procedure) (Scotland) Regulations 2013, have you provided a Design and Access Statement? *
 Yes   No   Not applicable to this application

e) If this is an application for planning permission and relates to development belonging to the category of local developments (subject 
to regulation 13. (2) and (3) of the Development Management Procedure (Scotland) Regulations 2013) have you provided a Design 
Statement? *
 Yes   No   Not applicable to this application

f) If your application relates to installation of an antenna to be employed in an electronic communication network, have you provided an 
ICNIRP Declaration? *
 Yes   No   Not applicable to this application

g) If this is an application for planning permission, planning permission in principle, an application for approval of matters specified in 
conditions or an application for mineral development, have you provided any other plans or drawings as necessary:

  Site Layout Plan or Block plan.

  Elevations.

  Floor plans.

  Cross sections.

  Roof plan.

  Master Plan/Framework Plan.

  Landscape plan.

  Photographs and/or photomontages.

  Other.

If Other, please specify: *  (Max 500 characters) 

Provide copies of the following documents if applicable:

A copy of an Environmental Statement. *  Yes   N/A

A Design Statement or Design and Access Statement. *  Yes   N/A

A Flood Risk Assessment. *  Yes   N/A

A Drainage Impact Assessment (including proposals for Sustainable Drainage Systems). *  Yes   N/A

Drainage/SUDS layout. *  Yes   N/A

A Transport Assessment or Travel Plan  Yes   N/A

Contaminated Land Assessment. *  Yes   N/A

Habitat Survey. *  Yes   N/A

A Processing Agreement. *  Yes   N/A

Other Statements (please specify). (Max 500 characters)

Extract from Inverclyde Council Housing Land Supply Audit 2017
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Declare – For Application to Planning Authority
I, the applicant/agent certify that this is an application to the planning authority as described in this form. The accompanying
Plans/drawings and additional information are provided as a part of this application.

Declaration Name: Mr Thomas McInally

Declaration Date: 07/09/2018
 

Payment Details

Cheque: Briar Homes Limited,  000002
Created: 07/09/2018 15:18
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Directorate for Planning and Environmental Appeals 

Appeal Decision Notice 

T: 01324 696 400 

F: 01324 696 444 

E: dpea@scotland.gsi.gov.uk 

 
Decision 
 
I dismiss the appeal and refuse planning permission in principle. 
 
Preliminary matter 
 
The appellant has made a claim for expenses against the council.  My decision on this 
matter has been made in a separate notice also issued today. 
 
Reasoning 
 
1. I am required to determine this appeal in accordance with the development plan, 
unless material considerations indicate otherwise.  Having regard to the provisions of the 
development plan, the main issues in this appeal are whether the appeal site should be 
safeguarded for commercial use in accordance with the approved masterplan and, if not, 
whether the proposed development is otherwise acceptable. 
 
2. The key policy in the adopted Inverclyde Local Plan is the Inverclyde Waterfront/A8 
Corridor- Policy Sub Areas, Kingston Basin and Environs, sub area (j)(1), which is 
described as a Major Area of Potential Change.  Business use, general industrial and 
storage and distribution or housing use and residential flats are acceptable land uses, 
“providing they conform to a Masterplan/Development brief to be agreed in advance by the 
council”.   
 

 
Decision by Karen Heywood, a Reporter appointed by the Scottish Ministers 
 
 Planning appeal reference: PPA-280-2019 
 Site address: land off Lithgow Way, Port Glasgow, PA14 5DY 
 Appeal by Clydeport Operations Limited against the decision by Inverclyde Council 
 Application for planning permission in principle 13/0035/IC dated 29 January 2013 

refused by notice dated 16 September 2013 
 The development proposed: planning permission in principle for residential development 

with associated access, open space and landscaping 
 Date of site visit by Reporter: 17 January 2014 
 
Date of appeal decision:  5 February 2014 
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3. Outline planning permission for residential use, with associated pub, restaurant and 
local shop was granted in June 2005.  The associated approved masterplan shows the 
appeal site as a ‘commercial area’, with housing to the south and west.  The appellant 
considers that, despite the commercial use envisaged in the masterplan, residential 
development would comply with policy SA2(j)(1) because the policy identifies housing as an 
acceptable land use in the area.  I disagree with that analysis as it ignores the important 
proviso in the policy (quoted above).  As the approved masterplan shows commercial use 
on the appeal site, I do not consider that residential development complies with policy 
SA2(j)(1). 
 
4. Furthermore, the approved masterplan shows an access road (now Lithgow Way) 
set some way back from the shoreline with housing developed to the south of the road 
(mostly now completed).  Apart from the appeal site, all of the land to the north of the 
access road is laid out for open space.  As it is undeveloped, albeit not landscaped, the 
appeal site currently appears to be part of this area of linear open space.  Because of its 
relationship to Lithgow Way and the roundabout giving access to the housing area from the 
A8, the appeal site is also a prominent gateway site to the housing area. 
 
5. I acknowledge that the appeal site could currently be developed as a public 
house/restaurant/local shop.  However, I do not consider that this has to mean that 
residential development on the site would be acceptable.  I believe that the area was 
identified for commercial use of the type proposed in order to take advantage of its 
waterside location and the expansive views over the river.  The sketch plan attached to the 
outline planning permission provided by the council entitled ‘Water frontage plan’ supports 
that view.  What’s more, development for commercial use in what could well be a single 
building would ensure that much of the current open nature of the strip of land on the shore 
side of Lithgow Way could be retained. 
 
6. I do not consider the same can be said of the development of the site for housing, 
which would inevitably cover most of the site.  Indeed, the revised indicative development 
layout of the proposed housing development shows that the continuation of the waterfront 
footpath/cycle way would be set very close to the garden boundaries of the houses and 
appear cramped, particularly at the south eastern corner of the site.  This contrasts with the 
setting of the waterfront path in the area to the west of the appeal site, where the 
landscaped area is much more substantial and built development is set further back from 
the shore.  The indicative plan also shows what are called ‘visual links’, presumably to 
maintain views of the river from public areas, but these appear to be no more than slightly 
larger gaps between the houses.   
 
7. The appellant points out that it is eight years since outline planning permission was 
granted on the appeal site.  However, I note that the outline planning permission prevented 
the provision of the ‘local shop and pub restaurant’ before occupation of housing on the site 
(condition 21) and that the housing has yet to be completed.  There must also have been 
substantial decontamination and site preparation works necessary to prepare the site for 
housing, which presumably took some time.  In these circumstances, the length of time 
since outline planning permission was granted is of little weight. 
 



PPA-280-2019   

 

4 The Courtyard, Callendar Business Park, Falkirk, FK1 1XR 

DX557005 Falkirk  www.scotland.gov.uk/Topics/Planning/Appeals abcdefghij abcde abc a  
 

3

8. The Design Statement submitted as part of the planning application states that there 
have been unsuccessful attempts to market the site for commercial development and that 
development of the area for licensed restaurant use has also attracted a negative response 
from the local community.  However, no evidence has been submitted to support these 
statements.  Moreover, the Inverclyde Coastal Route is not well advanced at present.  This 
could well become an important attraction that may well improve the attractiveness of the 
site to commercial users.  I consider that there is insufficient evidence to conclude that the 
commercial use envisaged is unrealistic.  
 
9. I note that the proposed Inverclyde Local Development Plan identifies the appeal site 
for residential development.  However, the plan has yet to be examined and, although its 
policies are an important material consideration in favour of the proposed development, I do 
not consider this is sufficient to outweigh the local plan policy conflict and the deficiencies I 
have identified above.   
 
10. I therefore conclude, for the reasons set out above, that the proposed development 
does not accord overall with the relevant provisions of the development plan and that there 
are no material considerations which would justify granting planning permission. 
 
 
 
 
Karen Heywood 
Assistant Chief Reporter 





International House, 
Hamilton International Park, 
Stanley Boulevard, 
Hamilton, 
G72 0BN 
 
www.terrenus.co.uk 

 

 

Directors: William Hume  Company Reg. No. SC464672 

 

 

 
KINGSTON QUAY, PORT GLASGOW 

FLOOD RISK ASSESSMENT & OUTLINE SUDS REPORT 

FOR 

BRIAR HOMES 

Report No.: 1717-208 & 209 Revision: REV 3 

Author: RA Issue Date: 15th May 2019 



KINGSTON QUAY, PORT GLASGOW 
FLOOD RISK ASSESSMENT & OUTLINE SUDS REPORT 

FOR 
BRIAR HOMES 

 
SITE SUMMARY INFORMATION 

 

Z:\Jobs\Jobs L&W\1700- 1799\1717 - AS Homes Scotland\1717-208 - Kingston Quay FRA\7 - Reports\1717-208 - Kingston Quay FRA Report rev 3.doc 

Name of Site: Kingston Dock, Phase 4 

Ordnance Survey Grid Reference: NS 31295 75140 

Site Address: Lithgow Way, Port Glasgow, Renfrewshire PA14 
5DR 

Local Authority: Inverclyde Council 

Current Site Use: Vacant Grassland 

Proposed Site Use: Residential Units 

Area (hectares): 0.68ha (approx.) 

On site buildings: No 

Type of Investigation: Level 2/3 Flood Risk Assessment & Outline 
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1 INTRODUCTION 

1.1 BACKGROUND 

Planning permission in principle for the development of a site at Kingston Quay on the northern edge 
of the town centre of Port Glasgow, Inverclyde, has been applied for. The Scottish Environmental 
Protection Agency (SEPA) have responded to the application with an objection on the grounds of 
lack of information regarding the flood risk posed to the site by the River Clyde in the immediate 
vicinity. 

The Client, Briar Homes, has appointed Terrenus Land & Water Ltd to undertake the flood risk and 
outline SuDS assessment of the site. 

Following discussions with the Council this revised report provides additional details concerning the 
proposed SuDS at the site. 

1.2 OBJECTIVES OF INVESTIGATION 

The principal aim of the assessment is to develop an understanding of the flood risk to the site and the 
proposed development, with consideration given to the coastal flood risk posed by the River Clyde. 

An outline assessment of potential for Sustainable Drainage System potential also formed part of the 
investigation. 

1.3 SCOPE OF STUDY 

The following tasks were undertaken during the course of this investigation: 

• Site walkover inspection; 

• Collation of data; 

• Assessment of data; 

• Analysis of flood effects; and 

• Production of an Interpretative Report. 

The flood risk analysis will be carried out using the DEFRA/EA – Coastal flood boundary conditions 
for UK mainland and islands methodology. The assessment tool used the Skew Surge Joint 
Probability Method (SSJPM) as a robust method for forming an outline model of peak still water sea 
levels. 

1.4 PROPOSED SITE END-USE 

It is understood that the proposed development of the site will involve the construction of residential 
dwellings comprising a mixture of terraced, detached and semi-detached units with associated access 
roads, parking bays and landscaping.  

1.5 LIMITATIONS OF REPORT 

Terrenus Land & Water Ltd has prepared this report for the sole use of the Client, in accordance with 
generally accepted consulting practice and for the intended purpose as stated in the related contract 
agreement. No other warranty, expressed or implied, is made as to the professional advice included in 
this report. Should any third party wish to use or rely upon the contents of the report, written approval 
must be sought from Terrenus Land & Water Ltd; a charge may be levied against such approval. 
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To the best of our knowledge, information contained in this report is accurate at the date of issue. 
There may be conditions pertaining at the site not disclosed by the study, which might have a bearing 
on the recommendations provided if such conditions were known. We have, however, used our 
professional judgement in attempting to limit this during the assessment. 

It is important therefore that these implications be clearly recognised when the findings of this study 
are being interpreted. In addition, this should be borne in mind if this report is used without further 
confirmatory investigation after a significant delay. 
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2 SITE DETAILS 

2.1 DATA SOURCES 

The following data sources were consulted during the course of the Flood Risk Assessment: 

• Client supplied data including site location and topographical survey; 

• SEPA Flood Maps; 

• EA/DEFRA coastal dataset; 

• Admiralty Tide Tables Volume 1; 

• Mason Evans Services Drawings; 

• British Geological Survey Interactive Map (Geology of Britain Viewer); 

• Publicly available online historic maps; 

• Scottish Water Asset Plans; and 

• Available additional information from site walkover. 

2.2 SITE LOCATION & DESCRIPTION 

The site is centred on Grid Reference NS 31295 75140 and is shown on Figure 1 included in the 
Appendix to this report. The following site description is based on a walkover inspection undertaken 
on the 17th January 2019. A photographic record of the visit is also included in the Appendix. 

The site occupies an irregularly-shaped plot of land of approximately 6800m2 on the shorefront of 
Port Glasgow, Inverclyde. The land currently comprises unkept grassland surrounded by an earthen 
embankment and small bushes.  

The landform within the site is generally flat-lying, albeit uneven, ground. The site topographic 
survey records an undulating variation in level across the site from 5.52m OD to 4.77m OD with an 
overall gentle fall from the southwest to the northeast. 

The site visit coincided with low tide, allowing for a view along the riverbank immediately north of 
site. The site is bound to the north by a quay wall and to the northeast and east by a raised earthen 
bank which slopes down to the River Clyde riverbank comprising demolition rubble. The pavements 
of Lithgow Way and Iron Way form the south and southwest site borders, respectively. Chain-link 
fencing to an adjacent play park denotes the site boundary in the northwest. 

A review of online historic maps shows that the site to be an area of reclaimed land. The existing 
quay wall present adjacent to the north west boundary may extend beneath the site as shown on the 
historic plans and buried structures may exist on the site. 

Four gas and water monitoring borehole wells were noted within the site which were in poor 
disrepair. 

2.3 SITE NEIGHBOURS 

The site is located along the northern edge of the town of Port Glasgow, and much of the area to the 
south and southeast of the site is comprised of residential estates. Immediately west of the site is a 
children’s playpark beyond which lies docks and the harbour of Port Glasgow. The River Clyde flows 
west adjacent to the northern boundary of the site. The eastern boundary is formed by a narrow stony 
beach adjacent to the river.  
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2.4 GEOLOGICAL SETTING 

Made Ground and demolition rubble is likely to be present at the site together with possible buried 
structures. Published geological information indicates that Raised Marine Deposits may be present 
along the coastline comprising clays, sands, silts and gravels. The thickness of superficial deposits is 
not recorded.  

The bedrock at site is recorded to be composed of sandstone and limestone of the Inverclyde Group 
which is Carboniferous in age.  

2.5 HYDROLOGY AND DRAINAGE 

The site was visited during an extended period of cold but dry weather. Some limited water ponding 
was noted within the undulating site. There are no direct overland flow routes from out with the site. 

Given the open nature of the soil type within the site, drainage will chiefly comprise infiltration to the 
local water table in continuity with the nearby river. Any rainfall runoff from the site will be to the 
north east and directly join the River Clyde.  

The Scottish Water asset plans (dated June 2018) provided in the Mason Evans services investigation 
report show foul water drainage servicing the residences to the south and east of the site. Surface 
water sewers are not shown on the plans, though extensive road drainage was noted in the vicinity of 
the site during the walkover inspection. A 500mm diameter culvert was noted north of site during the 
site walkover and was noted to be sealed and is likely to be no longer in use. 

No drainage systems were noted within the site, and, given the site history, it is unlikely there exists 
any drainage systems in place.  

2.5.1 SEPA Flood Map 

The Scottish Environment Protection Agency (SEPA) has produced ‘Flood Maps’ for the local area. 
These maps are enhanced and show potential flooding from coastal, rivers (fluvial) and surface water 
(pluvial) sources. In addition, the maps provide a breakdown of flood likelihood in broad agreement 
with the Scottish Planning Policy Risk Framework. 

A review of the map indicates no likelihood of fluvial or surface water flooding within the site or 
within its immediate vicinity.  

The River Clyde estuary lies immediately adjacent to the site and the SEPA flood map records a high 
likelihood of coastal flooding along its western, northern and eastern edges.  

SEPA makes the following statement about the Flood Map: 

“The river flood map was developed using a nationally consistent approach to producing flood 
hazard information, such as depth of water and speed of flow arising from river flooding. It is 
based on a two-dimensional flood modelling method applied across Scotland to all catchments 
greater than 3km2. The river flood map includes hydraulic structures and defences such as 
bridges, culverts and flood storage areas where appropriate information was available. 

and 

The surface water flood map combines information on rainfall and sewer model outputs. It 
incorporates data from a national surface water study, a regional surface water study with 
increased resolution in selected areas and a Scottish Water sewer flooding assessment.” 
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The flood map should be treated with caution and SEPA makes the following general comment: 

“The flood maps are designed to provide a community level assessment of flooding and its 
impacts. They model flooding at a national scale. As with any approach of this scale, there are 
limitations and assumptions made to enable modelling and a consistent approach to be applied 
across Scotland. Limitations arise from the data used to create the maps, the modelling 
techniques applied and the ability to incorporate datasets from local studies into a national 
approach.”  

Additional background details of the SEPA flood map can be found on the SEPA website: 
http://www.sepa.org.uk/flooding/flood_maps.aspx 

http://www.sepa.org.uk/flooding/flood_maps.aspx
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3 FLOOD RISK ASSESSMENT 

3.1 GENERAL 

Flooding occurs when the amount of water arriving on land exceeds the capacity of the land to 
discharge that water (by infiltration, overland flow, groundwater rise or a failed drainage system). It 
can occur on any level or near-level areas of land but the main concern in inland areas is with land 
adjacent to watercourses (fluvial flooding) and where the possibility of overland flow (surface water 
flooding) applies.  

3.2 LOCAL DRAINAGE & OVERLAND FLOW 

Under current ground conditions, interception and infiltration of rainfall runoff will account for the 
majority of drainage at site. Natural drainage within the site was noted to be poor with occasional 
nuisance ponding due to the uneven ground within the site. Runoff from within the site will generally 
flow to the north to discharge to the sea.  

A failure in any local drainage along the nearby streets will lead to surcharging gullies and shallow 
overland flow. Any resultant overland flow will be contained within the confines of the road system 
and discharge to the sea at the extreme south eastern corner of the site as shown on Drawing 1717-
208-001A in the Appendix.  

There is Little to No overall risk posed by surface water or a failure of the local Scottish Water 
sewers in the vicinity of the site. The removal of the existing western and southern embankments as 
part of the proposed development will not impact the above conclusion. 

The proposed development will reduce the amount of infiltration at the site but will be mitigated by 
the proposed SuDS system and improved local drainage. 

3.3 GROUNDWATER RISE 

Though the local groundwater will be in hydraulic continuity with the River Clyde, it is sufficiently 
elevated above the watercourse to conclude that the risk of isolated groundwater flooding is Little to 
None. 

Given the nature of the Made Ground below the site, small scale perched water tables may be present 
below the site and should be accommodated within any proposed development excavation works. 

3.4 FLUVIAL FLOOD RISK  

The River Clyde is fully tidal adjacent to the site with the risk of inundation at the site considered as a 
coastal flood risk in Section 3.5 below. 

3.5 RISK OF INUNDATION FROM THE SEA 

3.5.1 Background 

The tidal level experiences around the Scottish coastline are predictable and generally made up of two 
components, an astronomical component and residual component due to weather effects. The major 
contribution to peak still water is the relative motions of the Earth, Moon and Sun. 

The still tidal level can be increased by strong winds and a rapid fall in atmospheric pressure creating 
storm surges. If storm surges are constrained by a narrowing estuary or channel, then they can 
significantly increase wave height. Such effects can happen at any state of the tide although if the 
resulting surge coincides with a High Astronomical Tide (HAT) then this can have devastating effects 
as it is often the combination of a surge and high tide which causes flooding or damage along a 
coastline. 
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Collaboration between the Environment Agency for the coasts around England and Wales and SEPA 
for the Scottish coastline has resulted in a scientifically robust evidence base and practical guidance 
on appropriate design sea level and swell wave conditions around the UK. The assessment of the risk 
of tidal flooding to the site has been carried out using the DEFRA/EA project SC060064 – Coastal 
flood boundary conditions for UK mainland and islands methodology. This assessment tool uses the 
Skew Surge Joint Probability Method (SSJPM) as a robust method for estimating design sea levels. 

SEPA and the local Council have stated that for the site and in relation to the flood risk assessment an 
allowable freeboard of 1000mm with respect to Final Floor Levels should be adopted. 

3.5.2 Climate Change Policy and Sea Level Rise 

Due to a variety of factors the sea level around the shores of the UK is predicted to rise in the future. 
As noted by SEPA during consultations, the Scottish Executive Central Research Unit Environment 
Group (Research Findings No.19) states that: 

“by 2050 sea levels are predicted to rise by an additional 80-300mm which, when combined 
with future storm surges, could make most of Scotland’s coasts below the 5m contour more 
vulnerable to flood risk.” 

The Scottish Executive Climate Change Flood Occurrences Review recognises the effect of isostatic 
rebound following past glacial periods and that such rebound may mitigate the effects of sea level 
rise. 

The above suggest that the adoption of an additional 300mm rise in sea level by 2050 is acceptable in 
relation to this study. It is noted however, that uncertainty exists about the magnitude of future sea 
level rises and the potential threats of coastal flooding. 

3.5.3 Inferred Extreme Sea Level 

The astronomical effects on still sea water levels around the Scottish coast are predictable. These tidal 
levels are calculated relative to Chart Datum (CD) and require to be corrected for direct comparison 
with Ordnance Datum (OD) levels. 

Admiralty data or monitoring data is not available for Port Glasgow (a secondary port) with the 
nearest Standard Port location available at Greenock approximately 6.5km west of site.  

At Port Glasgow, the Admiralty Chart Datum is indicated to lie 1.62m below Ordnance Datum (OD).  

Using the DEFRA/EA methodology the nearest direct estimate of extreme sea level to Port Glasgow 
is west of Gourock (Chainage 1806), some 11.5km from the site. There is not expected to be a large 
difference in sea level between the two locations. 

Information provided by project SC060064 shows the 1 in 200-year exceedance probability peak sea 
level to be 4.19m OD including the surge element and an allowance for uncertainty. Details of this 
calculation are provided in Table 1 in the Appendix. 

Estimates of sea level rise due to climatic change may alter in the future. For the coastline the ‘best 
estimate’ is that levels would rise by approximately 300mm. Adopting this figure for the site results 
in the maximum still sea level for a 200-year return period plus climate change and storm surge being 
in the order of 4.49m OD. This sea level in relation to the site is shown on Terrenus Drawing 1717-
208-001A, appended. 

It is important to note however, that the increase in extreme tidal levels may not be the same as the 
increase in the mean sea level. 
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3.5.4 Physical & Climatic Characteristics 

In the area of the Firth of Clyde there is sufficient recorded data to arrive at a reasonable estimate of 
wind and general sea conditions. Although less well established, wave conditions for the area can be 
inferred from a review of existing information. 

Winds and pressure, by influencing wave conditions and storm surges, have a significant impact on 
the coastal environment and resultant peak water levels. 

Studies of local wind and climatic conditions indicate that the prevailing wind direction is from the 
south-southwest octant and is therefore offshore. Notwithstanding this, it is noted that strong winds 
can occur from almost any direction, barring the southeast quadrant. The evidence for trends in either 
wind speed or direction is mixed, therefore no overall conclusions that these factors are changing can 
be made. 

As the relatively short width of the River Clyde in the vicinity of the site prevents fetch of a 
significant magnitude and the prevailing wind direction is predominantly offshore, the site is not 
likely to be significantly impacted by wave action. 

3.5.5 Combined Wave / Surge Effects 

With respect to the effect of wave action on coastal defences, high water levels due to tidal influence 
are more important than climatic surges. Surges are smaller in magnitude than tidal effects and are 
associated with climatic events rather than the predictable astronomical tidal levels. Correlation 
between waves and peak tides will therefore be limited. In addition, surges may persist for several 
hours as a storm front passes over but are unlikely to last over two consecutive high tides. Each high 
tide can therefore be considered to be an independent event.  

The peak wave event, similar to the peak surge event, is linked to the occurrence of storms and the 
best estimate of the likely peak wave situation lies between the extremes of dependence and 
independence of the storm event to the peak HAT water level. As above each high water can be 
regarded as an independent event and the duration of the peak conditions relate to the duration of the 
high-water level: a period of some two hours duration over the high tide period.  

3.5.6 Assessed Risk of Inundation from the Sea 

The predicted 1 in 200-year peak sea level is at 4.49m OD and is shown on Table 1, appended. The 
site lies out-with the peak sea level including uncertainties and therefore above the floodplain with 
the existing ground levels providing in excess of 400m freeboard throughout. Additionally, the 
existing earthen embankment provides an additional freeboard in the order of generally 0.8m above 
the peak sea level, falling to 0.28m at the edge of the quay wall. Terrenus Drawing 1717-208-001A, 
provided in the Appendix, shows the projected extent of the reach of the Clyde in the vicinity of the 
site under the 1 in 200-year storm event plus an uncertainty allowance.  

The site is considered to be at Little to No Risk of flooding from tidal effects on the River Clyde.  
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4 SUDS STRATEGY & PROPOSED OUTLINE 

4.1 GENERAL SUDS STRATEGY 

Following discussions with Inverclyde Council, the general strategy for the site is to treat and 
attenuate all runoff from the individual housing plots and associated roads prior to discharging to the 
adjacent River Clyde.  

The proposed treatment will entail a filter drain system, with runoff from the roads and roofing 
directed into a number of filter trenches via standard drainpipes. Attenuation is provided by a storage 
system located below the proposed access road. The layout and design of the SuDS will be more fully 
determined upon finalisation of the site layout.   

4.2 SITE DRAINAGE PATHWAY 

The general drainage pathway across the site is to the north towards the River Clyde. 

4.3 DATA COLLECTION 

Data sets used in the analysis pertaining to the rainfall runoff associated with the site are presented 
and discussed below;  

 Kingston Quay, Port Glasgow Comments 

Site area: 6800m2 From site survey 

Effective catchment 
area: 6800m2 From site survey  

Effective hardcover 
area: 2620m2 From outline site layout 

SAAR 1545mm 
(2055mm including +33% GCC) 

From the Flood Estimation 
Handbook (FEH) 

UCWI 125 From FEH 

SOIL 0.35 
50% type 2 and  
50% type 3 soil 

From Flood Studies Report 
DPRcwi 0.0 From FSR 

Standard Percentage 
Runoff (SPRhost) 29.2% From FEH 

Standard Percentage 
Runoff (102.4 x soil) 35.84% From FSR 

The effective catchment area includes the full development site. 

4.4 SUDS TREATMENT VOLUME 

Guidance concerning the SuDS treatment volume can be sought from the following documents; 

• CIRIA C753: The SUDS Manual; 

• Simple Index Tool; and, 

• Sewers for Scotland 4th Edition  

From these documents it is concluded that surface water runoff treatment volume (Vt) from buildings, 
roads, and any other built-up areas must be treated within the site and not result in pollution to the 
water environment.   
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The treatment volume aims to provide sufficient storage, which is equal to or greater than the runoff 
from 90 percent of all rainfall events.  

The SUDS Manual states that in Scotland an empirical formula for the site as a whole linked to the 
rainfall depth for the area (M5-60), soil type and catchment impermeability has been developed to 
predict the Vt.  

The estimated impermeable area for the anticipated development using the Scottish empirical formula 
is provided within the table below; 

 Hardcover Area (m2) Vt (m3) 
Proposed Development 2620 Roofing & access road 22 

The treatment volumes and calculations are provided in the Appendix. 

The Simple Index Approach was used in the assessment of treatment, as set out in the SuDS Manual. 
The tool gives a basic outline of required treatment levels for various land uses, including general 
runoff descriptors and the quantitative effects of a number of mitigation techniques. Using this 
matrix, an overall idea of the runoff hazards on the site and how they might be treated can be outlined 
early on in the design process. 

Using the Simple Index Assessment tool, for the proposed development at Kingston Quay, Port 
Glasgow, it is anticipated that only one level of treatment will be required for the surface water runoff 
within the site prior to discharge into the sea.  

4.5 RUNOFF & ATTENUATION CALCULATIONS 

In order to estimate the volume of runoff anticipated from the site, calculations were required for a 
greenfield condition. 

4.5.1 Greenfield Rainfall Volume Runoff During a 1 in 2-year Storm 

Using the collated data given above, the greenfield 1 in 2-year rainfall runoff rates were calculated for 
the site using the following methods; 

• Institute of Hydrology Report 124; and 

• Flood Studies Supplementary Reports No.6. 

A summary of the supporting calculations is provided with the appendix and results are summarised 
within the table below. 

Method Greenfield Runoff Rate (l/s) 

Institute of Hydrology Report 124 3.94 
FSSR No.6 5.73 

Adopted Greenfield Runoff Rate (l/s) 5.73 

From comparative studies of rainfall runoff, the FSSR No 6 is considered to be the more robust 
method of runoff estimation and was adopted for the calculation of greenfield runoff values within 
the site. The combined post development discharge from the SuDS should therefore not exceed 
5.73l/s. 

4.5.1 Post Development Rainfall Volume Runoff during a 1 in 200 year Storm 

The rainfall runoff volumes during a 1 in 200-year post development events (including 
potential climate change increase of 20%) have been calculated for the site. The maximum 
attenuation volume required to attenuate peak storm events (inclusive of 20% GCC) to 1 in 
2-year greenfield values are summarised in the table below. 
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 Roofs & Site 
Parking (est) 

Storm Duration 
(hr) 

1 in 200yr Attenuation Volume Required 156.4m3 3.25 

The proposed SuDS scheme therefore must be capable of attenuating the above maximum 
volume within the development with a discharge equal to the greenfield runoff rates detailed 
above. 
Calculation summary sheets outlining the above attenuation volumes are included within the 
Appendix to this report.  
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5 DISCUSSION AND RECOMMENDATIONS 

5.1 GENERAL CONCLUSIONS 

For new developments, the acceptable risk of flooding should take into account various factors 
including risk to human health and the direct and indirect financial losses relating to flooding. 

There is Little to No Risk of flooding at the site from tidal, fluvial, surface water, groundwater 
sources and the site lies outwith the 1 in 200-year tidal floodplain. In addition, there is Little to No 
risk of flooding at the site from a failure in the local drainage system. 

In line with outline discussions with the Council, runoff treatment throughout the site will be wholly 
provided by the filter trench and porous paving. The treatment volume provided by the overall 
proposal will be greater than the design treatment volume (Vt) of 22.0m3. The SuDS will provide a 
single level of treatment, with attenuation provided prior to discharge to the River Clyde. 

It is anticipated that the proposed SuDS features will be constructed in general accordance with the 
updated SuDS Manual (CIRIA C753). 

It is anticipated that the SuDS will either be maintained and managed by the Council or be privately 
factored.  

5.2 DEVELOPMENT AND POSSIBLE FLOOD MITIGATION MEASURES 

In line with the Council’s request, final floor levels will be at 5.50m OD or above, thus providing a 
minimum freeboard of 1000mm above the 200-year peak tidal water level plus climate change. Final 
ground levels are likely to be at or above 5.20mOD.  

Dry emergency pedestrian and vehicular access is maintained from Lithgow Way throughout all 
design storm events. 

5.3 EFFECTS ON SITE NEIGHBOURS 

The proposed development will have a neutral or better impact on any flooding and will not increase 
the flood risk to any site neighbours. 

5.4 OVERALL FLOOD RISK ASSESSMENT CONCLUSION 

The Scottish Planning Policy notes that new developments should be free from significant flood risk 
from any source and that such development should not: 

• materially increase the probability of flooding elsewhere; 

• add to the area of land which requires protection by flood prevention measures; 

• affect the ability of the functional flood plain to attenuate the effects of flooding by storing 
flood water; 

• interfere detrimentally with the flow of water in the flood plain; or 

• compromise options for future river management. 

The development will lie out-with the functional flood plain with dry emergency pedestrian and 
vehicular access available to the site throughout the design storm event.  

It is concluded that the proposed development is feasible and is in broad accordance with the 
principles of Scottish Planning Policy. 
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5.5 PROPOSED SUDS 

The proposed development will reduce the capacity for interception and infiltration of rainfall runoff 
at the site, thereby increasing the potential for overland flow. With the implementation of suitable 
sustainable drainage systems (SuDS), this will be mitigated and could materially improve the 
currently-poor drainage at the site. 

As noted above, the SuDS design will be finalised upon provision of the final building/road layout 
schematic.  

5.5.1 Filter drains – design 

Filter drains are shallow excavations with granular material that create temporary subsurface storage 
for storm water runoff, which is then filtered through the stone media removing fine silts and 
encouraging filtration (if practicable), adsorption and biodegradation.  

Drawing 1717-200-002A, shows a possible layout for the sustainable drainage systems which 
includes three filter drains located in the southwest, northwest and northeast of the site.  

5.5.2 Filter drains – treatment 

Filter drains, together with any pre-treatment sediment sumps will intercept surface water runoff and 
provide a pollutant treatment including: 

• Filtration; 

• Adsorption; and 

• Biodegradation 

It is anticipated that the filter drains will provide a minimum of one level of treatment. 

5.5.3 Filter drains – dimensions 

Three trenches placed in areas designated for soft landscaping will manage treatment of runoff 
throughout the site before discharging into the sea to the north. The trenches will have varying 
dimensions, as determined by the space available.  

All trenches will have a depth of 1.2m below ground level. At the base of each trench, a 150mm 
diameter perforated pipe will be placed before the trench is backfilled with gravel to provide a 
minimum 30% free-void ratio. 

It is understood that the proposed development will entail an element of land raising. If the filter 
trenches are also installed in areas of raised land, then the risk of combined high groundwater table 
and poor drainage will be negated, ensuring the effectiveness of the trenches at draining the runoff.   

5.5.4 Runoff Attenuation 

Proposed attenuation will be provided by a single depth series of Aquacell Prime units (or similar) 
49m by 8.5m located below the proposed site access as shown on Drawing 1717-208-002B in the 
Appendix. Discharge from the attenuation system will be controlled by A Hydrobreak or similar set 
at the Greenfield runoff rate of 5.7l/s  prior to discharge to the adjacent River Clyde Estuary. 
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TABLES 



Job Number: 1717-208

Site:
Kingston Quay, Port 

Glasgow

Required Input Calculated 
Data Units

2 n/a
125 n/a
29.2 %

75 mm
25 %

18.8 mm
ha

6800 m2

0.0068 km2

2620 m2

38.5 %
1545 mm

2055 mm
URBEXT 0.2283

10 %

Soil Class Value

Percentage 
Proportion (must 
add up to 100%) Required Input

Calculated 
Data Units

S1 0.15 0
S2 0.30 50% 0.15
S3 0.40 50% 0.2
S4 0.45 0 n/a
S5 0.50 0 n/a

0.35 n/a

Duration 1in30yr Storm
(hrs) (mm) Housing Area 1320
0.25 Flatted Area
0.5 Driveway Area
0.75 Pavements

1 Green areas
2 Roads Area 1300 1300
3 Total impermeable 2620
4 1320
5 Housing Area (for SuDS runoff) 5400
6 Site Area (for SuDS runoff) 6700
7 Site Area (Red Line) 6700

Roads Area (for SuDS runoff) 1300

Table 1a

SOIL =

FEH PREDICTED RAINFALL

Total Impermeable (less roads)

Areas (m2)

Proposed Hardcover Area (All)=

Catchment Soil type:

(Pr = 0.219xSOILxUCWI)

PIMP

Sand

Wallingford Greenfield Runoff (Pr) = 

SAAR (+33% Climate Change)
FEH CD SAAR =

Totals

1320

0

Heavy Clay / Bare Rock

RUNOFF CATCHMENT INPUTS

50
Actual SuDS Site Area =
Actual Site Area =

AREA =

SPR

Calculated From Site

M5-60min

Data

Standard IHR.124Value

Hydrological Region (p122 FSR I)

Source

2day M5FSR

M5-60min as % of 2day M5

UCWI



Runoff Calculations

Job Number: 1717-208
Site: Kingston Quay, Port Glasgow

Input
Runoff 

Calculation Units
0.322 m3/s
0.004 m3/s
4.372 l/s
0.001 l/s/ha
3.935 l/s

0.9 n/a

125 n/a
36 n/a 5.73 l/s

0.79 n/a
0 %

3.935 l/s

3.935 l/s

Runoff 
Calculation Units

0.0064 m3/s
6.37 l/s
5.73 l/s
0.39 Fraction

35.84 %
29.2 %

33 %
0.000 n/a

FSSR No. 6

SPR = 102.4SOIL = 

MAF =
MAF =

DPRcwi=0.25 (CWI-125) = 

SITE PRE-DEVELOPMENT RUNOFF CALCULATIONS

SUMMARY
Pre-Dev. Rainfall Runoff ****

 Institute of Hydrology Report 124 (Sites ≤ 200ha)

QBAR (50ha)
QBAR/ (site)

Growth curve

QBAR
QBAR/ha

Brownfield Discharge Input

UCWI

Table 1c

Qgreenfield

CIND
NC

QBARbrownfield
PIMP Pre Development

PIMP (Post dev.) = 
Return period using growth curve (Pre-development Runoff)

SPRhost = 
SPR Average = 

Maximum Pre-development Runoff

Rainfall Input



Job Number: Table 1f
Site:

FEH 
Predicted 
Rainfall

Runoff 
Volume for 

Attenuation (2  
to 200 year 

return period)
Average Pre-
Development 

Rainfall 
Runoff Vol In

1in 200yr 
Rainfall + 

33% Calculation DPRrain DPRcwi SPR PR rural
PIMP (Post 

Dev.)
PR (Post 

dev)

Pre-
Development 
Site Runoff 

Volume
Vol with 
% runoff Vol In

(hrs) sec l/s (m3) (mm) % % (m3) (m3) (m3)
0.25 900 5.73 5 29.9 0 0.00 0 29 29.20 0.39 34 203 69 63.8
0.5 1800 5.73 10 45.0 5.0471 1.40 0 29 30.60 0.39 35 306 108 97.4

0.75 2700 5.73 15 54.6 14.6364 2.94 0 29 32.14 0.39 37 372 136 120.2
1 3600 5.73 21 61.9 21.8982 3.90 0 29 33.10 0.39 37 421 157 136.7

1.25 4500 5.73 26 66.0 26.0079 4.40 0 29 33.60 0.39 38 449 170 143.9
1.5 5400 5.73 31 69.1 29.1068 4.76 0 29 33.96 0.39 38 470 179 148.2

1.75 6300 5.73 36 71.6 31.6471 5.05 0 29 34.25 0.39 38 487 187 150.9
2 7200 5.73 41 73.8 33.8283 5.29 0 29 34.49 0.39 39 502 194 152.5

2.25 8100 5.73 46 76.0 36.0228 5.53 0 29 34.73 0.39 39 517 201 154.2
2.5 9000 5.73 52 78.0 38.0178 5.74 0 29 34.94 0.39 39 531 207 155.3

2.75 9900 5.73 57 79.9 39.8798 5.94 0 29 35.14 0.39 39 543 213 156.0
3 10800 5.73 62 81.6 41.6088 6.12 0 29 35.32 0.39 39 555 218 156.4

3.25 11700 5.73 67 83.2 43.2314 6.28 0 29 35.48 0.39 39 566 223 156.4
3.5 12600 5.73 72 84.8 44.7609 6.44 0 29 35.64 0.39 40 576 228 156.1

3.75 13500 5.73 77 86.2 46.2106 6.58 0 29 35.78 0.39 40 586 233 155.6
4 14400 5.73 83 87.6 47.5938 6.72 0 29 35.92 0.39 40 596 237 154.9

4.25 15300 5.73 88 88.9 48.9105 6.85 0 29 36.05 0.39 40 605 242 154.0
4.5 16200 5.73 93 90.2 50.174 6.98 0 29 36.18 0.39 40 613 246 153.0

4.75 17100 5.73 98 91.4 51.3976 7.09 0 29 36.29 0.39 40 622 250 151.8
5 18000 5.73 103 92.6 52.568 7.21 0 29 36.41 0.39 40 629 254 150.5

5.25 18900 5.73 108 93.7 53.6985 7.31 0 29 36.51 0.39 40 637 257 149.0
5.5 19800 5.73 113 94.8 54.7891 7.42 0 29 36.62 0.39 40 645 261 147.4

5.75 20700 5.73 119 95.9 55.8531 7.52 0 29 36.72 0.39 41 652 264 145.8
6 21600 5.73 124 96.9 56.8905 7.62 0 29 36.82 0.39 41 659 268 144.1

6.25 22500 5.73 129 97.9 57.9013 7.71 0 29 36.91 0.39 41 666 271 142.3
6.5 23400 5.73 134 98.9 58.8855 7.80 0 29 37.00 0.39 41 672 274 140.4

6.75 24300 5.73 139 99.8 59.8431 7.89 0 29 37.09 0.39 41 679 278 138.4
7 25200 5.73 144 100.8 60.7741 7.98 0 29 37.18 0.39 41 685 281 136.4

7.25 26100 5.73 150 101.7 61.6918 8.06 0 29 37.26 0.39 41 692 284 134.3
7.5 27000 5.73 155 102.6 62.5829 8.14 0 29 37.34 0.39 41 698 287 132.1

7.75 27900 5.73 160 103.5 63.4607 8.22 0 29 37.42 0.39 41 704 290 129.9
8 28800 5.73 165 104.3 64.3119 8.30 0 29 37.50 0.39 41 709 293 127.6

8.25 29700 5.73 170 105.1 65.1498 8.37 0 29 37.57 0.39 41 715 295 125.3
8.5 30600 5.73 175 106.0 65.9744 8.45 0 29 37.65 0.39 41 721 298 122.9

8.75 31500 5.73 180 106.8 66.7857 8.52 0 29 37.72 0.39 41 726 301 120.5
9 32400 5.73 186 107.6 67.5837 8.59 0 29 37.79 0.39 42 732 304 118.1

9.25 33300 5.73 191 108.4 68.3551 8.66 0 29 37.86 0.39 42 737 306 115.5
9.5 34200 5.73 196 109.1 69.1265 8.73 0 29 37.93 0.39 42 742 309 113.0

9.75 35100 5.73 201 109.9 69.8713 8.79 0 29 37.99 0.39 42 747 312 110.4
10 36000 5.73 206 110.6 70.6161 8.86 0 29 38.06 0.39 42 752 314 107.8

10.25 36900 5.73 211 111.3 71.3476 8.92 0 29 38.12 0.39 42 757 317 105.1
10.5 37800 5.73 217 112.1 72.0525 8.99 0 29 38.19 0.39 42 762 319 102.4

10.75 38700 5.73 222 112.8 72.7707 9.05 0 29 38.25 0.39 42 767 321 99.7
11 39600 5.73 227 113.5 73.4623 9.11 0 29 38.31 0.39 42 772 324 96.9

11.25 40500 5.73 232 114.1 74.1406 9.17 0 29 38.37 0.39 42 776 326 94.1
11.5 41400 5.73 237 114.8 74.8189 9.23 0 29 38.43 0.39 42 781 329 91.3

11.75 42300 5.73 242 115.5 75.4839 9.28 0 29 38.48 0.39 42 785 331 88.4
12 43200 5.73 248 116.1 76.1489 9.34 0 29 38.54 0.39 42 790 333 85.6

12.25 44100 5.73 253 116.8 76.8006 9.40 0 29 38.60 0.39 42 794 335 82.7
12.5 45000 5.73 258 117.4 77.439 9.45 0 29 38.65 0.39 42 799 338 79.7

12.75 45900 5.73 263 118.1 78.0641 9.50 0 29 38.70 0.39 42 803 340 76.8
13 46800 5.73 268 118.7 78.6892 9.56 0 29 38.76 0.39 42 807 342 73.8

13.25 47700 5.73 273 119.3 79.3143 9.61 0 29 38.81 0.39 42 811 344 70.8
13.5 48600 5.73 278 119.9 79.9128 9.66 0 29 38.86 0.39 42 815 346 67.7

13.75 49500 5.73 284 120.5 80.5246 9.71 0 29 38.91 0.39 43 820 348 64.7
14 50400 5.73 289 121.1 81.1098 9.76 0 29 38.96 0.39 43 824 350 61.6

14.25 51300 5.73 294 121.7 81.7083 9.81 0 29 39.01 0.39 43 828 353 58.6
14.5 52200 5.73 299 122.3 82.2802 9.86 0 29 39.06 0.39 43 832 355 55.4

14.75 53100 5.73 304 122.9 82.8654 9.91 0 29 39.11 0.39 43 835 357 52.3
15 54000 5.73 309 123.4 83.424 9.96 0 29 39.16 0.39 43 839 359 49.1

15.25 54900 5.73 315 124.0 83.9959 10.00 0 29 39.20 0.39 43 843 361 46.0
15.5 55800 5.73 320 124.6 84.5545 10.05 0 29 39.25 0.39 43 847 363 42.8

15.75 56700 5.73 325 125.1 85.0998 10.10 0 29 39.30 0.39 43 851 364 39.6
16 57600 5.73 330 125.6 85.6451 10.14 0 29 39.34 0.39 43 854 366 36.4

156.4

1717-208
Kingston Quay, Port Glasgow

Maximum 1in200Yr Attenuation Volume

SITE RUNOFF CALCULATIONS DURING 1in200 YEAR STORM

Design Storm 
Duration

Calculated 1in2 Year 
Greenfield Runoff Calculated Post-Development Percentage Runoff Using FSSR16 

Runoff Volume for 
Developed Site for 
200yr return period



Job Number:
Site:

Length (m) Width (m) Depth (m) Length Width Depth Total
49 8.5 0.4 49 17 1 833

area (m2) 416.5
158.27 m3

Aquacell Area Number Of Aquacells Required

Aquacell Attenuation Volume

Table 1g

SuDS Attenuation & Storage

1717-208
Kingston Quay, Port Glasgow

Storage - Aquacell



Job Number: Table 1h
Site:

Proposed Hard Surface Area = 2620 m2
(Calculated from site layout)

Vt (Fixed Rainfall Depth) = 26.20 m3  to 39.3 m3
(10mm to 15mm rainfall across hard surface area)

Vt (for roofs & based on 12.5mm) 32.8 m3

Vt (Variable Rainfall Depth (Scotland))= 21.8 m3
(Using Variable Rainfall Depths)

Maximum Treatment Volume Vt 1 times Vt 22.0 m3

Filter Trench A B C
Length (m) 36.50 15.00 15.80 Time for outflow during 24 hours (seconds) = 86400 seconds
Width (m) 2.20 2.60 4.00 Mean surface area through which flow occurs (50% Full) = 273.82 m2

Depth (m) 1.20 1.20 1.20 Soil Infiltration Rate 1.00E-06 m/s
Volume Treated via Infiltration 23.66 m3

1717-208
Kingston Quay, Port Glasgow

SuDS Treatment Volumes & Infiltration

Treatment Volume (Vt)

Infiltration - Trenches



Job Number: Table 1i
Site:

35.8 %
5.7 l/s

6800 m2

2620 m2

56.7 m3

156.4 m3

22.0 m3

23.7 m3

0.0 m3

0.0 m3

23.7 m3

0.0 m3

Swale with filter trench & Pipe 82.4 m3

Swale only 0.0 m3

0.0 m3

Aquacell 158.3 m3

0.0 m3

240.6 m3

0.0 m2

0.0 m2

0.0 m
0.0 m

Proposed Hard Surface Area

1717-208
Kingston Quay, Port Glasgow

Percentage Runoff (SPR)

SuDS Summary Sheet

Pre-Development 

Maximum 1in30Yr Attenuation Volume

Average Pre-Dev. Rainfall Runoff

Site Area

Trenches 

Oversized Pipe

Post Development

Attenuation

Maximum 1in200Yr Attenuation Volume

SuDS Design

Required Treatment Volume (Vt)

Design Area

Infiltration Trenches
Unlined Aquacells
Unlined Monoblock & Sub-base

Trenches with open gravel

Total Attenuation

Total Length of Monoblock Feeder Pipe

Total Treatment

Treatment via Infiltration

Monoblock & Sub-base

Monoblock
Total Length of Storage Pipe within Trench



STEP 1 2

(using P11 
Design Sea 
Levels)

Is study area 
outwith 
estuary 
areas?

Adopted 
Chainage 

point

Peak Sea level 
with 

Uncertainty 
(mOD)

Yes 1806 ID 0 ID 0

CHAINAGE 1806 CHAINAGE 1806 HAT 

Base Tide 
Curve Level 

(using midpoint 
level)

T1 2.66 T1 0.1
add to 
SP (m) Date & Time

T2 2.78 T2 0.1 1
Port 

Glasgow 405 0.2 3.6 4.2 3.90 (m)
T5 2.94 T5 0.1 3.04 2 Greenock 404 3.4 3.9 3.65 3.7 20/01/2011 12:32 18 Jan to 22 Jan 0.3
T10 3.08 T10 0.2 3.28
T20 3.22 T20 0.2 3.42 Port Glasgow
T25 3.26 T25 0.2 3.46 Conversion from OD to CD for -1.62 2.28 m OD
T50 3.4 T50 0.3 3.7
T75 3.47 T75 0.4 3.87 1.91
T100 3.54 T100 0.4 3.94
T150 3.62 T150 0.4 4.02
T200 3.69 T200 0.5 4.19
T250 3.74 T250 0.5 4.24 Predicted 1 in200 yr peak sea level including uncertainty element & PCC factors (mOD): 4.49
T300 3.78 T300 0.5 4.28
T500 3.89 T500 0.6 4.49
T1000 4.05 T1000 0.7 4.75
T10000 T10000
ISLAND MAIN
BASE_YEAR 2008

3

Allowance for 
Uncertainty (m)

4

Base Astronomical Tide
Using 2014 Admiralty Tide Tables Vol 1

Tide Curve Dates

Nearest to 
Site (1) and 
Standard 
Port (2)

ATT 
Number

Job No: 1717-208

Port Glasgow      =

Difference between peak Sea Level & Peak Base curve

Table 2 - Annual Exceedance Probability Peak Sea Level with Uncertainty
5

MHWS

(m CD)

Similar Peak level from ATT 
for Standard Port

1 in 200 Yr 
Exceedance 

Probability Peak Sea 
Level (m OD) Application of 

Potential 
Climate Change 
(PCC) - (using 

Central 
Research Unit 
Environment 

Group 
estimate)
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Plate 1 - Looking southeast along Lithgow Way from southern boundary 

Plate 2 – Looking northwest along Lithgow Way from  southern boundary 

Plate 3 -Looking south along Lithgow Way from southern boundary 



KINGSTON QUAY, PORT GLASGOW 
FLOOD RISK ASSESSMENT REPORT 

FOR 
BRIAR HOMES

Plate 4 – Looking northwest along Iron Way from southwest corner 

Plate 5 – Looking north along western boundary from southwest corner 

Plate 6 – View of the earthen embankment along southern edge 
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Plate 7 – View of the site from southwest corner 

Plate 8 – View of the site from the northeast corner 

Plate 9 – View of the site from northwest corner 
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Plate 10 – Looking north along eastern boundary 

Plate 11 – Looking northwest along northern boundary 

Plate 12 – View of the Clyde’s southern bank bordering on northern edge 
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Plate 13 – Stony beach adjacent to site in the east 

Plate 14 – Looking back at site from quay wall 
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Municipal Buildings Clyde Square Greenock PA15 1LY  Tel: 01475 717171  Fax: 01475 712 468  Email: 
devcont.planning@inverclyde.gov.uk 

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

Thank you for completing this application form:

ONLINE REFERENCE 100175410-001

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

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

Monica

Loughran

Robertson Street

16

0141 332 5181

G2 8DS

Glasgow

monicaloughran@mcinally-associates.co.uk
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Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Inverclyde Council

St Vincent St

205

G2 5QD

SITE OFF LITHGOW WAY, KINGSTON DOCK, PORT GLASGOW

Scotland

Glasgow 

Briar Homes
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Description of Proposal
Please provide a description of your proposal to which your review relates. The description should be the same as given in the 
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Type of Application
What type of application did you submit to the planning authority? *

  Application for planning permission (including householder application but excluding application to work minerals).

  Application for planning permission in principle.

  Further application.

  Application for approval of matters specified in conditions.

What does your review relate to? *

  Refusal Notice.

 Grant of permission with Conditions imposed.

  No decision reached within the prescribed period (two months after validation date or any agreed extension) – deemed refusal.

Statement of reasons for seeking review
You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement 
must set out all matters you consider require  to be taken into account in determining your review. If necessary this can be provided as a 
separate document in the ‘Supporting Documents’ section: *  (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce 
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at 
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that 
time or that it not being raised before that time is a consequence of exceptional circumstances.

Have you raised any matters which were not before the appointed officer  at the time the  Yes   No
Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer before 
your application was determined and why you consider it should be considered in your review: * (Max 500 characters)

GROUNDS OF APPEAL AGAINST REFUSAL BY INVERCLYDE COUNCIL OF PLANNING APPLICATION 18/0260/IC - 
PLANNING APPLICATION SEEKING PLANNING PERMISSION IN PRINCIPLE FOR RESIDENTIAL DEVELOPMENT WITH 
ASSOCIATED ACCESS, OPEN SPACE AND LANDSCAPING PROPOSALS 

See supporting Planning Appeal Statement. 
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Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and intend 
to rely on in support of your review. You can attach these documents electronically later in the process: * (Max 500 characters)

Application Details
Please provide details of the application and decision.

What is the application reference number? *

What date was the application submitted to the planning authority? *

What date was the decision issued by the planning authority? *

Review Procedure
The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review 
process require that further information or representations be made to enable them to determine the review. Further information may be 
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or 
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other 
parties only,  without any further procedures? For example, written submission, hearing session, site inspection. *
 Yes   No

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

Can the site be clearly seen from a road or public land? *  Yes   No

Is it possible for the site to be accessed safely and without barriers to entry? *  Yes    No

Checklist – Application for Notice of Review
Please complete the following checklist to make sure  you have provided all the necessary information in support of your appeal. Failure 
to submit all this  information may result in your appeal  being deemed invalid. 

Have you provided the name and address of the applicant?.  *  Yes   No

Have you provided the date and reference number of the application which is the subject of this  Yes   No
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name   Yes   No   N/A
and address and indicated whether any notice or correspondence required in connection with the 
review should be sent to you or the applicant? *
Have you provided a statement setting out your reasons for requiring a review and by what  Yes   No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: You must state, in full, why you are seeking a review on your application. Your statement must set out all matters you consider 
require to be taken into account in determining your review. You may not have a further opportunity to add to your statement of review 
at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely 
on and wish the Local Review Body to consider as part of your review.
Please attach a copy of all documents, material and evidence which you intend to rely on  Yes   No
(e.g. plans and Drawings) which are now the subject of this review *

Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of a 
planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide the 
application reference number, approved plans and decision notice (if any) from the earlier consent.
 

Planning Appeal Statement  Production 1:  Planning Application 18/0260/IC Production 2:  Report of Handling 18/0260/IC 
Production 3: Refusal Notice 18/0260/IC Production 4: Extract from adopted Inverclyde Local Development Plan – 
Proposals Map  Production 5: Decision Notice and Location Plan – Planning Application IC/04/336 Production 6: Report 
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Declare – Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Miss Monica Loughran

Declaration Date: 01/08/2019
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1 INTRODUCTION

1.1 This statement, together with accompanying productions, constitute the grounds of
appeal against the refusal by Inverclyde Council to grant permission for Planning
Application 18/0260/IC - planning application seeking planning permission in
principle for residential development with associated access, open space and
landscaping proposals at land off Lithgow Way, Port Glasgow.

1.2 In this regard planning application No 18/0260/IC was submitted to Inverclyde
Council by Briar Homes on the 7th September 2018 for the site which was
designated for residential development in the adopted local plan. The planning
application package submitted is detailed in Production 1.

1.3 The site subject to this appeal had been designated for development for more than
10 years following the closure of the Scott Lithgow Shipyard. In the initial
masterplan for the redevelopment of the former shipyard the appeal site was
designated for commercial development which was necessary to facilitate site
preparation and decontamination of the shipyard to allow residential development
on the adjacent area.

1.4 The redevelopment of the shipyard for housing was a major commitment by the
owners with the commercial uses providing financial support for the site
preparation to allow housing to be developed on the former shipyard land. The site
preparation included removal of previous industrial building foundation and
decontamination of the site to allow housing to be developed. As such the
designation of the appeal site for commercial use was necessary to ensure the
viable development of the site.

1.5 Following the submission and full consideration of the planning application, the
proposals were subject to a report by the Head of Regeneration and Planning which
recommended that the planning application be refused by Inverclyde Council
(Production 2). The application was refused for the following reasons :

1. The proposed development is contrary to Policy 35 of the 2018 proposed
Inverclyde Local Development Plan in that it involves the development of an
area of open space designated within the proposed Plan which is of value to
the visual setting and pattern of development of the Port Glasgow Waterfront
Area.

2. The proposed development site forms part of the wider public vista of the
River Clyde which contributes to the creation of a successful place, and,
accordingly, the development of the site would erode this and would fail to
have regard for the six qualities of successful places as required by Policy 1 of
the 2018 proposed Inverclyde Local Development Plan.

1.6 In all regards it is submitted that the aforementioned reason for refusal and
justification for the decision are unreasonable and indeed unacceptable insofar as
the Report by Inverclyde Council planning officials states that the application has
been assessed against the proposed 2018 proposed Inverclyde Local Development
Plan as appose to the adopted Local Development Plan that was in place at the time
of the submission of the planning application in September 2018. It is of importance
to highlight that at the time of writing, the proposed Inverclyde Local Development
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Plan (2018) has not been adopted and the adopted plan remains the Inverclyde
Local Development Plan (2014).

1.7 Section 25 of the Town and Country Planning (Scotland) Act 1997 states that
“where, in making any determination under the Planning Acts, regard is to be had
to the development plan” and that “the determination shall be made in
accordance with the plan unless material considerations dictate otherwise” and in
these circumstances, it is maintained that the planning application was and remains
compliant with all aspects of the adopted Inverclyde Local Development Plan and
should have been approved.
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2 BACKGROUND

2.1 The following applications relating to the site at Kingston Dock are considered
relevant to this appeal.

2.2 Application IC/04/336 was submitted by Clydeport Properties Ltd. on 9th September
2004 promoting the redevelopment of the former Kingston Yard shipbuilding site.
The application sought the following :

“Redevelopment of site for residential use with associated pub, restaurant and
local shop, landscaping, roads, paths and cycleways (in outline)”

This application was granted consent subject to conditions on 3rd June 2005
(Production 5). The masterplan that accompanied the permission indicated the site,
subject to this appeal was to be developed for a public house. This demonstrates
that Inverclyde Council has historically always considered this site to be a
development site.

2.3 During the period to 2014 the site was marketed for commercial development but
no interest was shown. Subsequently the land owner (Clydeport now Peel Ports)
submitted an application on 29th January 2013 seeking :

“Proposed residential development (in principle)”

2.4 It is considered significant to note that this application was processed by the
planning officers and recommended for approval (subject to conditions)
(Production 6) by Inverclyde Council Head of Planning and Regeneration. There
were a number of objections to the proposal on the basis of a loss of view and the
planning committee overruled the recommendation for approval and refused
planning permission on the 4th September 2013 on the basis that:

“The proposal is contrary to the Inverclyde Local Plan 2005 as the site is zoned for
commercial use and the commercial zoning should remain in force for a period of
5 years”

2.5 As a consequence of this refusal, Clydeport Properties Ltd. appealed the refusal of
the application by the planning board of Inverclyde Council Ltd. (appeal reference
PPA- 280-2019 –Production 7) to the Scottish Ministers.

2.6 The appeal was determined by Ms Karen Heywood of the DPEA. In her assessment
of the appeal Ms Heywood concluded that whilst the proposed Inverclyde Local
Development Plan identified the appeal site for residential purposes, “the plan has
yet to be examined and although its policies are important material considerations
in favour of the proposed development I do not consider this is sufficient to
outweigh the local plan policy conflict and deficiencies identified above”. The
reporter then concluded that, “the proposed development does not accord with the
relevant provision of the development plan and that there are no material
considerations which would justify granting planning permission”.

2.7 Subsequent to these conclusions the Proposed Inverclyde Local Plan was subject to
an examination and the designation for residential development of this site
confirmed. On the 29th August 2014, Inverclyde Council adopted their current Local
Development Plan. Within this plan, the wider masterplan area, including the site
subject to this appeal, was zoned as a residential development site (R13), where
Policy RES 3 – Residential Development Opportunity applies. It is of importance to
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note that at this juncture the leisure/ commercial designation was removed from
the site, leaving residential development as the zoned intended use for the site at
Lithgow Way, Port Glasgow.

2.8 Given the aforementioned, and in these circumstances the land owner marketed
the site for housing and despite the recession in house building at that time
attracted interest from Briar Homes who subsequently submitted the application
subject of this appeal. In this regard it is clear that the appeal proposal is in full
accordance with the Adopted Local Plan.
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3 PLANNING POLICY

3.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended)
states that “where, in making any determination under the Planning Acts, regard is
to be had to the development plan” and that “the determination shall be made in
accordance with the plan unless material considerations dictate otherwise”. In this
context, the Development Plan comprises of the adopted Inverclyde Local
Development Plan (2014) which is assessed below.

3.2 Beyond stimulating investment in the Clyde Waterfront and promoting the
development of brownfield land on the waterfront there are no strategic issues
arising from this proposal and as such the relevant planning policies are those
included within the adopted Inverclyde Local Development Plan (2014).

ADOPTED INVERCLYDE LOCAL DEVELOPMENT PLAN (2014)

3.3 In considering the proposed development against the terms of the adopted
Inverclyde Local Development Plan, the reasons for refusal are directly addressed.

3.4 The following policies are considered of relevance and are assessed below :

 Policy RES 3- Residential Development Opportunity

 Policy TRA2 – Sustainable Access

Policy RES 3 – Residential Development Opportunity

3.5 At the outset, it should be noted that the site subject to this appeal is zoned as a
residential site (Production 4).

3.6 The site in question is identified as a residential development where Policy RES 3
applies. Policy RES 3 states :

“Residential development will be encouraged and supported on the sites and
indicative locations included in Schedule 6.1 and indicated on the Proposals Map.
An annual audit of the housing land supply will monitor and review, and where
necessary, augment the Effective Land Supply, to maintain a minimum five year’s
supply in accordance with the GCV SDP and SPP guidance.”

3.7 The site at Kingston Dock, is identified as a residential development opportunity
site as detailed within Schedule 6.1. As such, the site has been recognised by
Inverclyde Council as a residential development site.

3.8 Consideration should also be given to Schedule 6.1 as referenced in the above
policy, which in relation to the application site, states :

Site
Ref

Site Location/
Address

Tenure
/ Type

Total
Capacity

Private
Sector

Affordable
Sector

Private Sector Timescale

Effective Non- Effective

13 Kingston Dock Private 140 140 - 140 - S
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3.9 In relation to the above it is considered worthy to note that to date only some 108
of the 140 allocated units have been approved with the site subject to this appeal
being the only remaining area within the wider site able to provide the balance.

3.10 In this regard it is also considered worthy to note that the proposed development
site (subject to this appeal) was included within the 2017 Housing Land Supply
Audit for Inverclyde Council (as available on the Development Planning section of
the Inverclyde website at the time of the applications submission).

3.11 The 2017 Inverclyde Housing Land Supply Audit clearly outlines the site subject to
the enclosed application (Site 355 – Kingston Basin) as being part of the housing
land supply and having the capacity to accommodate some 25 units.

3.12 In light of the above policy, associated schedule and Housing Land Audit
information it is submitted that the site subject to the enclosed appeal is a zoned
residential development site in the adopted Local Development Plan for the area.
Given this it is submitted that the enclosed appeal is worthy of positive
consideration.

3.13 In addition, Policy TRA2 should also be considered in any assessment of the
proposed residential development.

“Policy TRA2 – Sustainable Access

New major trip-generating developments will be directed to locations accessible by
walking, cycling and public transport, and developers will be required to submit a
transport assessment and a travel plan, if appropriate. Such developments will be
required to recognise the needs of cyclists and pedestrians as well as access to
public transport routes and hubs, and have regard to the Council’s Core Paths Plan,
where appropriate. Where development occurs which makes it necessary to close
Core Paths and other safeguarded routes, provision of an alternative route will be
required.

The Council will also support and seek to complete the Inverclyde Coastal Route with
developers required to make appropriate provision when submitting planning
applications. National Routes 75 and 753 of the National Cycle Network will also be
protected.”

3.14 It is maintained that the proposed development complies with the policy noted
above. The proposal will be easily accessible by a number of modes of transport
including walking, cycling and public transport.

3.15 Furthermore, it is also of significance to note that the redevelopment proposal
submitted does not negatively impact the key waterfront aspect of the overall
masterplan. The development of this site presents an opportunity for the
Inverclyde Coastal Route to be completed. This was recognised in the Report to
Committee in relation to planning application 13/0035/ IC (Production 6) wherein
the planning officer noted the following :

“Importantly, this proposal does not prejudice the key waterfont access aspect of the
Masterplan and as required by Local Plan policy LR8 and proposed Local
Development Plan policies TRA2 and ENV3. Presently the Inverclyde Coastal Route is
incomplete in this location with a link remaining to be completed around the north
east of the application site”

3.16 This highlights that the planning application subject to this appeal would help to
enhance the landscape of an area which is currently unmanaged and lacks formal
pathways for local residents.
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3.17 It is clear from any assessment of the adopted Inverclyde Local Development Plan
that Inverclyde Council identifies, supports and encourages the development of the
appeal site for housing. In such circumstances the refusal of planning permission for
such housing development is unreasonable.

3.18 Given all of the above, it is submitted and indeed confirmed in the Report of
Handling, that the proposed development complies with all relevant policies of the
adopted Inverclyde Local Plan. The refusal of planning permission for residential
development on the site in question is therefore inconsistent with the existing
adopted local development plan and indeed is unreasonable and unacceptable.



Planning Policy

8

PROPOSED INVERCLYDE LOCAL DEVELOPMENT PLAN (2018)

3.19 In terms of the proposed Inverclyde Local Development Plan (2018) the site, subject
to this appeal is zoned as open space where Policy 35 – Open Spaces and Outdoor
Sports Facilities applies.

3.20 It is of significance to note that the landowner of the site at Kingston Dock objected
to the designation of this site throughout the consultation process for the proposed
Inverclyde Local Development Plan. The site, subject to this appeal is a historical
brownfield site having previously formed part of the Kingston Yard shipbuilding site
and has never been considered as an area of open space.

3.21 Furthermore, it is of importance that the site at Kingston Dock has consistently
been recognised as a development site by Inverclyde Council throughout a number
of their local plans – both as a commercial and residential development site and
should not be considered as a formalised area of open space.

3.22 This stance is reiterated in the comments submitted by the planning officer in the
Report of Handlin (Production 2) who does not appear to consider the site to be
formalised open space of environmental significance. The planner notes the
following:

“Whilst I note the concern that the development would limit pedestrian access,
there are no formal pathways that run through the site and the existing footpaths
will be unaffected by the proposal”

“The site is not covered by any environmental designations nor does it lie adjacent
to any designations and I am further satisfied that this area of re- naturalised
brownfield land does not raise any biodiversity concerns”

“The site lies to the north of Lithgow Way and adjacent to the formal open space
area and play area associated with the development”

3.23 The comments noted above highlight that the proposed development site is not
formal open space associated with the existing residential development, nor is it an
area of land with any environmental importance or formalised public access. Given
the above, it is therefore submitted that this brownfield site should be considered
as a development site and should not at any point be zoned as an area of open
space. This further emphasises that the decision to refuse planning application
18/0260/IC is both unreasonable and unjustified.
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4 OTHER CONSIDERATIONS

4.1 Consultations made on planning application 18/0260/IC received no objections
from any statutory consultees The Report of Handling (Production 2)notes the
following :

“Following additional information being provided by the Council on the history of
the site, SEPA do not object to the proposal subject to two conditions being
imposed in the event that planning permission is granted”

“Transport Scotland offers no objections to the proposal. The Head of Service –
Roads and Transportation also offers no objections to the principle of a residential
development on the site"

“The Head of Environmental and Public Protection (Environmental Health) offers
no objection to the proposal”

4.2 In all regards, these statements made confirm that the proposed development is
compliant with Inverclyde’s planning policy. As such, the reason given for refusal of
the application is considered unreasonable and unjustified and in direct
contradiction to the assessment of the aforementioned professional officers and
consultees.

4.3 As outlined in Chapter 2, the proposed development site has previously been
subject to an appeal to the Scottish Ministers (PPA -280- 2019 –Production 7). It is
important to note the conclusions of the reporter with regard to this appeal. The
reporter considered the following :

“I note that the proposed Inverclyde Local Development Plan identifies the appeal
site for residential development. However, the plan has yet to be examined and,
although its policies are an important material consideration in favour of the
proposed development, I do not consider this is sufficient to outweigh the local
plan policy conflict and the deficiencies I have identified above.”

4.4 Planning application 18/0260/IC was refused by the planning officer on the
following grounds :

“1. The proposed development is contrary to Policy 35 of the 2018 proposed
Inverclyde Local Development Plan in that it involves the development of an area
of open space designated within the proposed Plan which is of value to the visual
setting and pattern of development of the Port Glasgow Waterfront Area.

2. The proposed development site forms part of the wider public vista of the River
Clyde which contributes to the creation of a successful place, and, accordingly, the
development of the site would erode this and would fail to have regard for the six
qualities of successful places as required by Policy 1 of the 2018 proposed
Inverclyde Local Development Plan.”

4.5 Given the grounds for refusal noted above, the comments of the previous reporter
are significant. At the time of the submission of planning application 18/0260/IC,
the proposed Inverclyde Local Development Plan had not yet been examined. The
quote from the reporter suggests that while policies outlined within the proposed
plan were to be considered as a material consideration, the reporter did not
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consider this sufficient to determine the application in favour of the zoning in the
proposed plan.

4.6 This directly contradicts the decision made by the planning officer with regard to
application 18/0260/IC who has assessed the plan against the proposed Inverclyde
Local Development Plan as appose to considering the planning application against
the currently adopted Inverclyde Local Development Plan – which should have
taken precedent. Given the above, it is maintained that the reasons for refusal are
both unreasonable and unjustified.

4.7 McInally Associates would also question the time taken to determine the
application subject to this appeal. This application was submitted to Inverclyde
Council on the 7th September 2018 and was not validated until the 21st September.
The application was then subject to a number of delays due to the planning officer
responsible for the application retiring and a number of staff absences. The new
case officer did not receive the planning application until the end of November
2018.

4.8 In addition, Inverclyde Council requested further information in relation to flooding
information. This request was surprising given that the previous planning
application 13/0035/IC was recommended for approval by Inverclyde Council Head
of Planning and Regeneration without requiring this additional information to be
submitted (it was subject to condition). We would also note it took a considerable
amount of time for the planning authority to request this information.

4.9 Furthermore, once our client provided the additional information requested by
Inverclyde Council in relation to flooding and drainage it took some six weeks for
the local authority to provide a response. In these circumstances there is concern
that the processing of this application has been deliberately delayed until new
policies have been introduced via the local development plan process. It is
however, relevant and important as stated above that the application subject to
this appeal should be considered against the policies of the adopted local plan at
the time the application was submitted.
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5 CONCLUSIONS

5.1 Having fully considered the proposed residential development with associated
access, open space and landscaping proposals at land off Lithgow Way, Port
Glasgow (18/0260/IC) the reasons for refusal and the Report of Handling by the
Head of Regeneration and Planning, it is submitted that :

 On the 29th August 2014, Inverclyde Council adopted their current Local
Development Plan. Within this plan, the wider masterplan area, including the
site subject to this appeal, was zoned as a residential development site (R13),
where Policy RES 3 – Residential Development Opportunity applies.

 It was against this backdrop that Briar Homes submitted planning application
18/0260/IC - planning application seeking planning permission in principle for
residential development with associated access, open space and landscaping
proposals at land off Lithgow Way, Port Glasgow.

 In all regards the proposal subject to this appeal is concerned with a site that is
zoned for residential purposes within the adopted Inverclyde Council Local
Development Plan (2014).

 The proposed application is capable of positive consideration against the
terms of all applicable policies detailed in the Inverclyde Local Development
Plan (2014).

 No statutory consultee objections to the application were received with,
importantly, SEPA, Transport Scotland, Head of Service – Roads and
Transportation and Head of Environmental and Public Protection
(Environmental Health) having no objections to the application.

 The brownfield site has historically been considered a development site by
Inverclyde Council. The former Kingston Yard shipbuilding site was zoned for
commercial and more latterly residential development.

 The site is not considered or recognised as formalised open space of ecological
significance as noted by the planning officer responsible for the application

 There were significant delays in the processing of planning application
18/0260/IC – there is concern that the processing of this application has been
deliberately delayed until new policies have been introduced via the local
development plan process. It is however, relevant and important as stated
above that the application subject to this appeal should be considered against
the policies of the adopted local plan at the time the application was
submitted.

 Against this backdrop, in all regards the reasons given for refusal are
considered unreasonable, unjustifiable and in direct contradiction to the
assessments of the consultees.

 It is maintained that there are no sound planning reasons for refusal.

Accordingly it is respectfully requested that this appeal should be upheld and
planning permission should be granted for planning permission in principle for
residential development with associated access, open space and landscaping
proposals at land off Lithgow Way, Port Glasgow.



Our Ref : TMCI/ML/1466

07 September 2018

Inverclyde Council
Planning and Housing
Regeneration and Planning
Municipal Buildings
Greenock
PA15 1LY

For the attention of Mr Guy Phillips

Dear Sir,

PLANNING APPLICATION SEEKING PLANNING PERMISSION IN PRINCIPLE FOR RESIDENTIAL
DEVELOPMENT WITH ASSOCIATED ACCESS, OPEN SPACE AND LANDSCAPING PROPOSALS :
SITE OFF LITHGOW WAY, KINGSTON DOCK, GREENOCK

Please find enclosed a planning application in respect of the above which is submitted on
behalf of our client, Briar Homes. The application package includes the following :

 Site location plan (Drawing No. LOC-01)
 A cheque for the sum of £2,807 to cover the statutory planning application fee
 Extract from Inverclyde Council Housing Land Supply Audit 2017

The application site is located at the Kingston Dock between Greenock and Port Glasgow off
Lithgow Way and to the south of the Firth of Clyde. At the outset it should be noted that the
site was included in an outline planning consent (IC/04336) which was granted in 2004. It is
understood that the masterplan associated with this consent identified the site for a
commercial use (pub / restaurant and local shop). This site was however re-designated
residential in the subsequent Local Development Plan and as such has been designated for
residential development for some time. Elements of the wider masterplan have since
progressed with the erection of residential developments on neighbouring sites while the
commercial element on the site subject to this application has never been implemented or
indeed progressed to the stage of a submission of a detailed application.

In this regard it is also worthy to note that since this time the only interest in the site has
been from housebuilders and the site in question is a zoned residential housing site in the
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7 September 2018

Inverclyde Council

adopted Local Development Plan for the area, the Inverclyde Local Development Plan
(2014).

Given the aforementioned, the enclosed application seeks planning permission in principle
for residential development on the site with associated access, open space and landscaping
proposals.

The site, currently vacant semi-derelict overgrown scrub land, lies on a promontory to the
east of the former dock with its northern and eastern boundaries forming the rocky
shoreline to the Firth of Clyde. It lies immediately north-east of the Kingston Quay
residential development built by Persimmon Homes and located to the west of the site there
is an existing children’s play area.

As this application seeks to establish the principle of residential development of the site,
layout details will be subject to appropriate conditions and approval of matters specified in
condition applications, however, it should be noted that the historic landscape plan (for the
wider area surrounding the site) shows a waterfront amenity footpath continuing from its
current termination, adjacent to the children’s play area, along the site’s north and east
boundaries. It should be noted that the waterfront amenity footpath to the north and east
of the site would be completed as part of this proposal, in conformity with the historic
Landscape Masterplan proposals.

At the outset it should be noted with some importance that the site in question is zoned as a
Residential Development Opportunity where Policy RES 3 applies in the adopted Local
Development Plan for the area, the Inverclyde Local Development Plan (adopted 2014).

In this regard Section 25 of the Town and Country Planning (Scotland) Act 1997 (as
amended) clearly states that “where in making any determination under the planning acts,
regard is to be had to the development plan, the determination is, unless material
considerations indicate otherwise, to be made in accordance with that plan”.

Inverclyde Local Development Plan (2014)

In this instance and in planning terms the proposals fall to be considered against the
adopted Local Development Plan for the area –Inverclyde Local Development Plan (2014).
Policy RES 3- Residential Development Opportunity states:

“Residential development will be encouraged and supported on the sites and indicative
locations included in Schedule 6.1 and indicated on the Proposals Map. An annual audit of
the housing land supply will monitor and review, and where necessary, augment the Effective
Land Supply, to maintain a minimum five year’s supply in accordance with the GCV SDP and
SPP guidance.”
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Inverclyde Council

Furthermore, consideration should also be given to Schedule 6.1 as referenced in the above
policy, which in relation to the application site, states :

In relation to the above it is considered worthy to note that to date only some 108 of the
140 allocated units have been approved with the site subject to the enclosed application
being the only remaining area within the wider site able to provide the balance.

In this regard it is also considered worthy to note that the proposed development site
(subject to this application) is included in the most recent Housing Land Supply Audit for
Inverclyde Council (as available on the Development Planning section of the Inverclyde
website).

Reference to the enclosed extract from the 2017 Inverclyde Housing Land Supply Audit
clearly outlines the site subject to the enclosed application (Site 355 – Kingston Basin) as
being part of the housing land supply and having the capacity to accommodate some 25
units.

In light of the above policy, associated schedule and Housing Land Audit information it is
submitted that the site subject to the enclosed application is a zoned residential
development site in the adopted Local Development Plan for the area. Given this it is
submitted that the enclosed application is worthy of positive consideration.

In this regard, as previously outlined, the proposed residential development site covers a
vacant area of scrub land, development of which would represent the final stage of the
phased redevelopment of the waterfront, enhancing the already completed residential units
on adjacent sites of the wider Kingston Dock site.

Given the above, it is submitted that the residential development of the wider Kingston Dock
site has been progressing as intended by developers and has significantly improved the
environment of the local area. In addition, it should be noted that the overall Kingston Dock
146development has a significant area of managed open space on the front which includes
walkways, children’s play area, parkland and planted areas.

Given all of the enclosed it is submitted that the enclosed application can be considered in a
positive manner and that planning permission in principle should be granted subject to
appropriate conditions.

Site
Ref

Site Location/
Address

Tenure
/ Type

Total
Capacity

Private
Sector

Affordable
Sector

Private Sector Timescale

Effective Non- Effective

13 Kingston Dock Private 140 140 - 140 - S
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7 September 2018

Inverclyde Council

I trust the above and enclosed is sufficient to allow the application to be processed,
however, should you require any further information please do not hesitate to contact me.

Yours sincerely,

TOM MCINALLY
MCINALLY ASSOCIATES LTD
tommcinally@mcinally-associates.co.uk

Enc.
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Municipal Buildings Clyde Square Greenock PA15 1LY  Tel: 01475 717171  Fax: 01475 712 468  Email: 
devcont.planning@inverclyde.gov.uk 

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

Thank you for completing this application form:

ONLINE REFERENCE 100136203-001

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

Type of Application
What is this application for? Please select one of the following: *

  Application for planning permission (including changes of use and surface  mineral working).

  Application for planning permission in principle.

  Further application, (including renewal of planning permission, modification, variation or removal of a planning condition etc)

  Application for Approval of Matters specified in conditions.

Description of Proposal
Please describe the proposal including any change of use: *  (Max 500 characters)

Is this a temporary permission? *  Yes   No

If a change of use is to be included in the proposal has it already taken place?  Yes   No
(Answer ‘No’ if there is no change of use.) *

Has the work already been started and/or completed? *

 No   Yes – Started   Yes - Completed

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Planning application seeking planning permission in principle for residential development with associated access, open space and 
landscaping proposals
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Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

McInally Associates Ltd

Thomas

McInally

Robertson Street

St Vincent Street

16

205

01413325181

G2 8DS

G2 5QD

Scotland

Scotland

Glasgow

Glasgow

tommcinally@mcinally-associates.co.uk

Briar Homes
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Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Pre-Application Discussion
Have you discussed your proposal with the planning authority? *  Yes   No

Site Area
Please state the site area:

Please state the measurement type used:  Hectares (ha)   Square Metres (sq.m)

Existing Use
Please describe the current or most recent use: *  (Max 500 characters)

Access and Parking
Are you proposing a new altered vehicle access to or from a public road? *  Yes   No

If Yes please describe and show on your drawings the position of any existing. Altered or new access points, highlighting the changes 
you propose to make. You should also show existing footpaths and note if there will be any impact on these.

0.66

Vacant land / former dock area

Inverclyde Council

Site off Lithgow Way, Kingston Dock, Greenock
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Are you proposing any change to public paths, public rights of way or affecting any public right of access? *  Yes   No

If Yes please show on your drawings the position of any affected areas highlighting the changes you propose to make, including 
arrangements for continuing or alternative public access.

Water Supply and Drainage Arrangements
Will your proposal require new or altered water supply or drainage arrangements? *  Yes   No

Are you proposing to connect to the public drainage network (eg. to an existing sewer)? *

  Yes – connecting to public drainage network

  No – proposing to make private drainage arrangements

  Not Applicable – only arrangements for water supply required

Do your proposals make provision for sustainable drainage of surface water?? *  Yes   No
(e.g. SUDS arrangements) *

Note:- 

Please include details of SUDS arrangements on your plans

Selecting ‘No’ to the above question means that you could be in breach of Environmental legislation.

Are you proposing to connect to the public water supply network? *

  Yes

  No, using a private water supply

  No connection required

If No, using a private water supply, please show on plans the supply and all works needed to provide it (on or off site).

Assessment of Flood Risk
Is the site within an area of known risk of flooding? *  Yes    No   Don’t Know

If the site is within an area of known risk of flooding you may need to submit a Flood Risk Assessment before your application can be 
determined. You may wish to contact your Planning Authority or SEPA for advice on what information may be required.

Do you think your proposal may increase the flood risk elsewhere? *  Yes    No   Don’t Know

Trees
Are there any trees on or adjacent to the application site? *  Yes   No

If Yes, please mark on your drawings any trees, known protected trees and their canopy spread close to the proposal site and indicate if 
any are to be cut back or felled.

All Types of Non Housing Development – Proposed New Floorspace
Does your proposal alter or create non-residential floorspace? *  Yes   No
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Schedule 3 Development
Does the proposal involve a form of development listed in Schedule 3 of the Town and Country  Yes   No   Don’t Know
Planning (Development Management Procedure (Scotland) Regulations 2013 *

If yes, your proposal will additionally have to be advertised in a newspaper circulating in the area of the development. Your planning 
authority will do this on your behalf but will charge you a fee. Please check the planning authority’s website for advice on the additional 
fee and add this to your planning fee.

If you are unsure whether your proposal involves a form of development listed in Schedule 3, please check the Help Text and Guidance 
notes before contacting your planning authority.

Planning Service Employee/Elected Member Interest
Is the applicant, or the applicant’s spouse/partner, either a member of staff within the planning service or an  Yes    No
elected member of the planning authority? *

Certificates and Notices
CERTIFICATE AND NOTICE UNDER REGULATION 15 – TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT 
PROCEDURE) (SCOTLAND) REGULATION 2013

One Certificate must be completed and submitted along with the application form. This is most usually Certificate A, Form 1,
Certificate B, Certificate C or Certificate E.

Are you/the applicant the sole owner of ALL the land? *  Yes    No

Is any of the land part of an agricultural holding? *  Yes    No

Are you able to identify and give appropriate notice to ALL the other owners? *   Yes    No

Certificate Required
The following Land Ownership Certificate is required to complete this section of the proposal:

Certificate B
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Land Ownership Certificate
Certificate and Notice under Regulation 15 of the Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013

I hereby certify that 

(1) - No person other than myself/the applicant was an owner [Note 4] of any part of the land to which the application relates at the 
beginning of the period of 21 days ending with the date of the accompanying application; 

or –

(1) - I have/The Applicant has served notice on every person other than myself/the applicant who, at the beginning of the period of 21 
days ending with the date of the accompanying application was owner [Note 4] of any part of the land to which the application relates.

Name:

Address:

Date of Service of Notice: *

Name:

Address:

Date of Service of Notice: *

Name:

Address:

Date of Service of Notice: *

Peel Land and Property (Ports) Ltd, 16, Robertson Street, Glasgow, Scotland, G2 8DS

Inverclyde Council, Legal and Property Services, 107, Dalrymple Street, Greenock, Scotland, PA15 1HU

Inverclyde Council, Roads and LightingMunicipal Buildings, Clyde Square, Greenock, Scotland, PA15 1LY

07/09/2018

07/09/2018

07/09/2018
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(2) - None of the land to which the application relates constitutes or forms part of an agricultural holding;

or –

(2) - The land or part of the land to which the application relates constitutes or forms part of an agricultural holding and I have/the 
applicant has served notice on every person other than myself/himself who, at the beginning of the period of 21 days ending with the 
date of the accompanying application was an agricultural tenant.  These persons are:

Name:

Address:

Date of Service of Notice: *

Signed: Thomas McInally

On behalf of: Briar Homes

Date: 07/09/2018

 Please tick here to certify this Certificate. *

Checklist – Application for Planning Permission
Town and Country Planning (Scotland) Act 1997

The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

Please take a few moments to complete the following checklist in order to ensure that you have provided all the necessary information 
in support of your application. Failure to submit sufficient information with your application may result in your application being deemed 
invalid. The planning authority will not start processing your application until it is valid.

a) If this is a further application where there is a variation of conditions attached to a previous consent, have you provided a statement to 
that effect? *
 Yes   No   Not applicable to this application

b) If this is an application for planning permission or planning permission in principal where there is a crown interest in the land, have 
you provided a statement to that effect? *
 Yes   No   Not applicable to this application

c) If this is an application for planning permission, planning permission in principle or a further application and the application is for 
development belonging to the categories of national or major development (other than one under Section 42 of the planning Act), have 
you provided a Pre-Application Consultation Report? *
 Yes   No   Not applicable to this application
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Town and Country Planning (Scotland) Act 1997

The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

d) If this is an application for planning permission and the application relates to development belonging to the categories of national or 
major developments and you do not benefit from exemption under Regulation 13 of The Town and Country Planning (Development 
Management Procedure) (Scotland) Regulations 2013, have you provided a Design and Access Statement? *
 Yes   No   Not applicable to this application

e) If this is an application for planning permission and relates to development belonging to the category of local developments (subject 
to regulation 13. (2) and (3) of the Development Management Procedure (Scotland) Regulations 2013) have you provided a Design 
Statement? *
 Yes   No   Not applicable to this application

f) If your application relates to installation of an antenna to be employed in an electronic communication network, have you provided an 
ICNIRP Declaration? *
 Yes   No   Not applicable to this application

g) If this is an application for planning permission, planning permission in principle, an application for approval of matters specified in 
conditions or an application for mineral development, have you provided any other plans or drawings as necessary:

  Site Layout Plan or Block plan.

  Elevations.

  Floor plans.

  Cross sections.

  Roof plan.

  Master Plan/Framework Plan.

  Landscape plan.

  Photographs and/or photomontages.

  Other.

If Other, please specify: *  (Max 500 characters) 

Provide copies of the following documents if applicable:

A copy of an Environmental Statement. *  Yes   N/A

A Design Statement or Design and Access Statement. *  Yes   N/A

A Flood Risk Assessment. *  Yes   N/A

A Drainage Impact Assessment (including proposals for Sustainable Drainage Systems). *  Yes   N/A

Drainage/SUDS layout. *  Yes   N/A

A Transport Assessment or Travel Plan  Yes   N/A

Contaminated Land Assessment. *  Yes   N/A

Habitat Survey. *  Yes   N/A

A Processing Agreement. *  Yes   N/A

Other Statements (please specify). (Max 500 characters)

Extract from Inverclyde Council Housing Land Supply Audit 2017
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Declare – For Application to Planning Authority
I, the applicant/agent certify that this is an application to the planning authority as described in this form. The accompanying
Plans/drawings and additional information are provided as a part of this application.

Declaration Name: Mr Thomas McInally

Declaration Date: 07/09/2018
 

Payment Details

Cheque: Briar Homes Limited,  000002
Created: 07/09/2018 15:18













































 

 
 
Agenda Item 
No. 

 
 

Report To: The Planning Board Date: 4th September 2013 

Report By: Head of Regeneration and Planning  Report No:  
13/0035/IC 
Plan 09/13 
 
Local Application 
Development 
 

Contact 
Officer: 

Guy Phillips Contact No: 01475 712422 

Subject:   Proposed residential development (in principle) at 
Land off Lithgow Way, Port Glasgow    
    

 
BACKGROUND 
 
At the August meeting of the Planning Board, consideration of the above planning application was 
continued for a site visit on 29 August 2013 to allow Members to consider the site and its environs.  
 
SITE DESCRIPTION 
 
The site, which extends to approximately 0.58ha, is north of Lithgow Way immediately east of the 
junction with Iron Way, Port Glasgow. To the north-west is a recently completed play area. Housing 
lies opposite on Lithgow Way and Iron Way.  
 

 
 
PROPOSAL 
 
The applicant seeks permission for the principle of residential development on the site. 
 
 



DEVELOPMENT PLAN POLICIES 
 
Policy SA2(j)(1) Kingston Basin and Environs 
 
Sub Area (j)(1) is identified on the Proposals Map as a ‘Major Area of Potential Change’ (AO).  
The following land use options are considered to be acceptable, providing they conform to a 
Masterplan/ Development Brief, to be agreed in advance by the Council. 
 
Land Use Options 
(a) Business use, general industrial and/or storage or distribution, including Marine–related 
commercial use (Use Classes 4, 5 or 6); or 
(b) Housing (Use Class 9) and use as Residential Flats. 
 
Access 
(c) An eastern access to the area will be provided for vehicles from a new roundabout on the 
realigned A8 trunk road; 
(d) A western access for vehicles from the A8 trunk road in the vicinity of the existing junction at 
Bogston will serve not only this area but also Sub Areas (g) and (i) this junction is identified as a 
‘trunk road improvement’ in the Plan (Policy TA11, Schedule 5.1); and 
(e) Any development will be required to ensure safe and effective pedestrian and cycle routes 
through the development area and to facilitate unimpeded access to Bogston Station. 
 
Additional Considerations 
(f) Any development will be required to include provision for the Inverclyde Coastal Route, allowing 
for any specific operational requirements of retained business and/or dock areas; 
(g) Building lines will be required to be set back sufficiently from the prinicipal thoroughfares, and in 
particular the realigned A8 trunk road, to allow the incorporation of landscaped strips; and 
(h) The design and materials proposed for elevations that are visible from the A8 trunk road will be 
required to reflect the importance of the strategic route. 
 
Local Plan Policy LR8 - Inverclyde Coastal Route 
 
Inverclyde Council supports and will seek to complete the Inverclyde Coastal Route (footpath and 
cycleway), as part of the ‘core path network’ throughout Inverclyde. Developers will be required to 
make appropriate provision in submitting planning applications, particularly in the four coastal 
Special Development Areas, identified in the Plan. 
  
PROPOSED LOCAL DEVELOPMENT PLAN POLICIES 
 
Policy RES3 - Residential Development Opportunities 
 
Residential development will be encouraged and supported on the sites and indicative locations 
included in Schedule 6.1 and indicated on the Proposals Map. An annual audit of the housing land 
supply will monitor and review, and where necessary, augment the Effective Land Supply, to 
maintain a minimum five year's supply in accordance with the GCV SDP and SPP guidance. 
 
Policy TRA2 - Sustainable Access  
 
New major trip-generating developments will be directed to locations accessible by walking, cycling 
and public transport, and developers will be required to submit a transport assessment and a travel 
plan, if appropriate. Such developments will be required to recognise the needs of cyclists and 
pedestrians as well as access to public transport routes and hubs, and have regard to the Council's 
Core Paths Plan, where appropriate. Where development occurs which makes it necessary to 
close Core Paths and other safeguarded routes, provision of an alternative route will be required. 
 



The Council will also support and seek to complete the Inverclyde Coastal Route with developers 
required to make appropriate provision when submitting planning applications. National Routes 75 
and 753 of the National Cycle Network will also be protected.  
 
Policy ENV3 - Safeguarding and Enhancing the Green Network    
 
Inverclyde Council will support, safeguard and where practicable, enhance Green Network links in 
accordance with Supplementary Guidance on the Green Network.  
 
The provision of the Green Network should be a core component of any master plan or Local 
Development Framework. Where development proposals would encroach upon or undermine the 
green network, alternative routes and green space will be expected to be provided or enabled. The 
Council will also seek to complete the following Green Network links as shown on the Proposals 
Map:  
 
(a) Custom House Quay, Greenock - Clyde Muirshiel Regional Park 
(b) Victoria Harbour, Greenock - Clyde Muirshiel Regional Park 
(c) Coronation Park, Port Glasgow - Clyde Muirshiel Regional Park 
(d) Spango Valley (Valley Park) - Clyde Muirshiel Regional Park. 
 
CONSULTATIONS 
 
Head of Environmental and Commercial Services - No objections subject to the road design 
and off street parking being in accordance with the Council's Roads Development Guide. A flood 
risk assessment and drainage layout should be submitted for approval along with confirmation of 
SEPA’s and Scottish Water’s acceptance. 
 
Head of Safer and Inclusive Communities - No objections subject to conditions to control the 
spread of Japanese Knotweed and potential ground contamination and advisory notes on waste 
storage, external lighting, construction noise, CDM Regulations and seagulls. 
 
Transport Scotland - No objections. 
 
Scottish Environment Protection Agency West - No objections subject to a condition reserving 
the design of a sustainable urban drainage system. 
 
PUBLICITY 
 
The application was the subject of neighbour notification and was advertised in the Greenock 
Telegraph. 
 
SITE NOTICES 
 
The nature of the proposal did not require a site notice. 
 
PUBLIC PARTICIPATION 
 
Twenty seven written representations have been received; twenty four objections, one in 
conditional support, one expressing concern but not objecting and one making comment.   
 
The objectors are concerned that: 
 
- road safety would be adversely affected. There is a play park adjacent to the site. 
- there shall be additional traffic noise. 
- the area shall be over-crowded. 
- the houses may be of a different design to those in the area. 



- existing residents paid a premium for waterfront views which shall be spoiled. 
- residents were advised that no houses would be built on the site. 
- there are brownfield sites elsewhere in Port Glasgow which should be developed. 
- Port Glasgow residents shall lose an attractive addition to the public coastal pathway, interrupting 

the band of green space between Inchgreen Dry-Dock and the roundabout at the Tesco 
supermarket. 

- property values shall be adversely affected.  
- wildlife shall be impacted. There may be a loss of ecological habitats. 
- the site suffers from water-logging. 
- there shall be a loss of morning light to the front of properties on Lithgow Way. 
- the proposed housing may be for social tenants. 
- finishing materials should match those of existing houses. 
- property sales in the area are slow. 
 
The letter of support offers no objection if a footpath is provided along the waterfront, the letter of 
concern questions the access arrangements, while the letter making comment advises that the 
proposal is supported if houses are mortgaged, but opposed if rented or social. This latter point is 
not a determining factor in my assessment of the application. 
   
ASSESSMENT 
 
The material considerations in the determination of this planning application are The Local Plan, 
the proposed Local Development Plan, and the planning history of the site, the consultation 
responses and the written representations.    
 
In June 2005, outline planning permission was granted for the redevelopment of the former Scott 
Lithgow and Kingston shipyard. The masterplan accompanying the permission indicates the 
application site to be developed for a public house. Since then permissions have been granted for 
residential development with 319 units complete and a further 46 under construction. A waterfront 
park has also been constructed. 
 

 
 
While the masterplan envisages commercial development on the application site, Policy SA2(j)(1) 
of the Local Plan confirms that residential development is an acceptable use within the former 
Kingston shipyard. The availability of other development sites in Port Glasgow does not preclude 
planning permission in principle being granted for this site. This is reinforced by Policy RES3 of the 
proposed Local Development Plan which encourages and supports residential development. 
 



Importantly, this proposal does not prejudice the key waterfont access aspect of the Masterplan 
and as required by Local Plan policy LR8 and proposed Local Development Plan policies TRA2 
and ENV3. Presently the Inverclyde Coastal Route is incomplete in this location with a link 
remaining to be completed around the north east of the application site. Development of the 
application site does not preclude completion of the footpath, and with the land to support the link 
under the control of the applicant I consider it appropriate to attach a condition requiring the 
completion of the path. Overall, while the commercial development envisaged by the masterplan 
was to complement residential development, the principle of developing this site for residential 
purposes complies with both the Inverclyde Local Plan and the proposed Local Development Plan 
and the wider intent of the masterplan allowing waterfront access is not compromised.  
 
Addressing the consultation responses, I have no objections to the conditions relating to the control 
the spread of Japanese Knotweed, potential ground contamination and the design of a sustainable 
urban drainage system, and to advisory notes on waste storage, external lighting, construction 
noise, CDM Regulations and seagulls as recommended by SEPA and the Head of Safer and 
Inclusive Communities. The Head of Environmental & Commercial Services offers no objections on 
road safety grounds but requests the submission of a flood risk assessment and drainage layout, 
both of which may be submitted as a reserved matter.  
 
In response to outstanding objections not previously addressed in my assessment, density of 
development, house design, finishing materials, daylighting and drainage are all matters that would 
be considered when a subsequent detailed layout and design is submitted. This application will 
also be the subject of neighbour notification. While I note representations on the impact on otters 
and bats, these issues were addressed to the satisfaction of Scottish Natural Heritage when outline 
planning permission was granted for the wider development area.  
 
RECOMMENDATION 
 
That the application be granted subject to the following conditions: 
 

1. Development shall not commence until an application for approval of matters specified in   
conditions is submitted to and approved in writing by the Planning Authority in respect of the 
siting, design and appearance of:  

(a) All buildings. 
(b) All roads, footpaths and parking layouts. 
(c) All areas of open space and landscaping. 
(d) All walls, fences and gates.   

 
 Development shall thereafter be carried out in accordance with the approved matters unless
 agreed in writing by the Planning Authority. 
 

2. No houses on the site shall be occupied until the coastal footpath and associated 
landscaping to the north east of the site approved under planning permission IC/08/007 has 
been completed. 

 
3. Prior to the start of development details of a survey for the presence of Japanese Knotweed 

shall be submitted to and approved in writing by the Planning Authority. For the avoidance 
of doubt this shall contain a methodology and treatment statement where any is found.  
Development shall not proceed until treatment is completed as per the methodology and 
treatment statement.  Any variation to the treatment methodologies will require subsequent 
approval by the Planning Authority prior to development starting on site. 

4. The development shall not start until an environmental investigation and risk assessment of 
all pollutant linkages, including any necessary remediation strategy with timescale for 
implementation, has been submitted to and approved in writing by the Planning Authority.  
The investigations and assessment shall be site-specific and completed in accordance with 
acceptable codes of practice.  The remediation strategy shall include verification/validation 



methodologies. This may be incorporated as part of a ground condition report and should 
include an appraisal of options.  

5. On completion of remediation and verification/validation works the developer shall submit in 
writing to the Planning Authority a Completion Report confirming that the works have been 
carried out in accordance with the remediation strategy. This report shall demonstrate that 
no pollutant linkages remain or are likely to occur and include (but not be limited to) a 
collation of verification/validation certificates, analysis information, remediation lifespan, 
maintenance/aftercare information and details of imported/disposed/reused materials 
relevant to the site. Prior to the site being occupied approval in writing from the Planning 
Authority must be received.   

6. The presence of any previously unrecorded contamination or variation to reported ground 
conditions that becomes evident during site works shall be brought to the attention of the 
Planning Authority within one week.  Consequential amendments to the Remediation 
Strategy shall not be implemented unless it has been submitted to and approved in writing 
by the Planning Authority. 

7. No fill or landscaping material shall be imported onto the site until written details of the 
source and intended reuse of the imported materials has been submitted for approval in 
writing by the Planning Authority.  The report shall characterise the chemical quality 
(including soil-leachate and organic content etc), volume and source of the imported 
materials with corresponding cross-sections and plans indicating spatial distribution and 
depth/thickness of material placement within the development site.  The material from the 
source agreed only shall be imported in strict accordance with these agreed details. 

8. Development shall not commence until a flood risk assessment and drainage layout, 
including a surface water management scheme, have been submitted to and approved by 
the Planning Authority in consultation with SEPA. Development shall thereafter be carried 
out in accordance with the approved matters unless agreed in writing by the Planning 
Authority. 

9. All houses shall have a minimum finished floor level above ordnance datum in compliance 
with that identified in the approved flood risk management scheme.    

 
Reasons 
 

1. To ensure the development reflects the design and character of nearby housing. 
2. To ensure the completion of the Inverclyde Coastal Route in accordance with Local Plan 
 policy LR8 and proposed Local Development Plan policies TRA2 and ENV3. 
3. To help arrest the spread of Japanese Knotweed in the interests of environmental 
 protection. 
4. To satisfactorily address potential contamination issues in the interests of environmental 
 safety. 
5. To provide verification that remediation has been carried out to the Authority’s satisfaction. 
6. To ensure that all contamination issues are recorded and dealt with appropriately. 
7. To protect receptors from the harmful effects of imported contamination. 
8. To prevent harm from flooding and to comply with the requirements of SEPA. 
9. To prevent harm from flooding and to comply with the requirements of SEPA. 

 
Stuart Jamieson 
Head of Regeneration and Planning 
 
 
BACKGROUND PAPERS 
 

1. Planning application forms and plan. 
2. Inverclyde Local Plan. 



3. Proposed Local Development Plan. 
4. Consultation responses. 
5. Written representations. 

 
 

 Ordnance Survey maps, and maps created from Ordnance Survey 
material are subject to Crown copyright. Information on Ordnance Survey map licensing can 
be found on their website http://www.ordnancesurvey.co.uk/oswebsite 
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Directorate for Planning and Environmental Appeals 

Appeal Decision Notice 

T: 01324 696 400 

F: 01324 696 444 

E: dpea@scotland.gsi.gov.uk 

 
Decision 
 
I dismiss the appeal and refuse planning permission in principle. 
 
Preliminary matter 
 
The appellant has made a claim for expenses against the council.  My decision on this 
matter has been made in a separate notice also issued today. 
 
Reasoning 
 
1. I am required to determine this appeal in accordance with the development plan, 
unless material considerations indicate otherwise.  Having regard to the provisions of the 
development plan, the main issues in this appeal are whether the appeal site should be 
safeguarded for commercial use in accordance with the approved masterplan and, if not, 
whether the proposed development is otherwise acceptable. 
 
2. The key policy in the adopted Inverclyde Local Plan is the Inverclyde Waterfront/A8 
Corridor- Policy Sub Areas, Kingston Basin and Environs, sub area (j)(1), which is 
described as a Major Area of Potential Change.  Business use, general industrial and 
storage and distribution or housing use and residential flats are acceptable land uses, 
“providing they conform to a Masterplan/Development brief to be agreed in advance by the 
council”.   
 

 
Decision by Karen Heywood, a Reporter appointed by the Scottish Ministers 
 
 Planning appeal reference: PPA-280-2019 
 Site address: land off Lithgow Way, Port Glasgow, PA14 5DY 
 Appeal by Clydeport Operations Limited against the decision by Inverclyde Council 
 Application for planning permission in principle 13/0035/IC dated 29 January 2013 

refused by notice dated 16 September 2013 
 The development proposed: planning permission in principle for residential development 

with associated access, open space and landscaping 
 Date of site visit by Reporter: 17 January 2014 
 
Date of appeal decision:  5 February 2014 
 
 



PPA-280-2019   
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3. Outline planning permission for residential use, with associated pub, restaurant and 
local shop was granted in June 2005.  The associated approved masterplan shows the 
appeal site as a ‘commercial area’, with housing to the south and west.  The appellant 
considers that, despite the commercial use envisaged in the masterplan, residential 
development would comply with policy SA2(j)(1) because the policy identifies housing as an 
acceptable land use in the area.  I disagree with that analysis as it ignores the important 
proviso in the policy (quoted above).  As the approved masterplan shows commercial use 
on the appeal site, I do not consider that residential development complies with policy 
SA2(j)(1). 
 
4. Furthermore, the approved masterplan shows an access road (now Lithgow Way) 
set some way back from the shoreline with housing developed to the south of the road 
(mostly now completed).  Apart from the appeal site, all of the land to the north of the 
access road is laid out for open space.  As it is undeveloped, albeit not landscaped, the 
appeal site currently appears to be part of this area of linear open space.  Because of its 
relationship to Lithgow Way and the roundabout giving access to the housing area from the 
A8, the appeal site is also a prominent gateway site to the housing area. 
 
5. I acknowledge that the appeal site could currently be developed as a public 
house/restaurant/local shop.  However, I do not consider that this has to mean that 
residential development on the site would be acceptable.  I believe that the area was 
identified for commercial use of the type proposed in order to take advantage of its 
waterside location and the expansive views over the river.  The sketch plan attached to the 
outline planning permission provided by the council entitled ‘Water frontage plan’ supports 
that view.  What’s more, development for commercial use in what could well be a single 
building would ensure that much of the current open nature of the strip of land on the shore 
side of Lithgow Way could be retained. 
 
6. I do not consider the same can be said of the development of the site for housing, 
which would inevitably cover most of the site.  Indeed, the revised indicative development 
layout of the proposed housing development shows that the continuation of the waterfront 
footpath/cycle way would be set very close to the garden boundaries of the houses and 
appear cramped, particularly at the south eastern corner of the site.  This contrasts with the 
setting of the waterfront path in the area to the west of the appeal site, where the 
landscaped area is much more substantial and built development is set further back from 
the shore.  The indicative plan also shows what are called ‘visual links’, presumably to 
maintain views of the river from public areas, but these appear to be no more than slightly 
larger gaps between the houses.   
 
7. The appellant points out that it is eight years since outline planning permission was 
granted on the appeal site.  However, I note that the outline planning permission prevented 
the provision of the ‘local shop and pub restaurant’ before occupation of housing on the site 
(condition 21) and that the housing has yet to be completed.  There must also have been 
substantial decontamination and site preparation works necessary to prepare the site for 
housing, which presumably took some time.  In these circumstances, the length of time 
since outline planning permission was granted is of little weight. 
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8. The Design Statement submitted as part of the planning application states that there 
have been unsuccessful attempts to market the site for commercial development and that 
development of the area for licensed restaurant use has also attracted a negative response 
from the local community.  However, no evidence has been submitted to support these 
statements.  Moreover, the Inverclyde Coastal Route is not well advanced at present.  This 
could well become an important attraction that may well improve the attractiveness of the 
site to commercial users.  I consider that there is insufficient evidence to conclude that the 
commercial use envisaged is unrealistic.  
 
9. I note that the proposed Inverclyde Local Development Plan identifies the appeal site 
for residential development.  However, the plan has yet to be examined and, although its 
policies are an important material consideration in favour of the proposed development, I do 
not consider this is sufficient to outweigh the local plan policy conflict and the deficiencies I 
have identified above.   
 
10. I therefore conclude, for the reasons set out above, that the proposed development 
does not accord overall with the relevant provisions of the development plan and that there 
are no material considerations which would justify granting planning permission. 
 
 
 
 
Karen Heywood 
Assistant Chief Reporter 





RESIDENTIAL DEVELOPMENT WITH ASSOCIATED ACCESS, OPEN SPACE AND 
LANDSCAPING (IN PRINCIPLE): 
SITE OFF LITHGOW WAY, KINGSTON DOCK, PORT GLASGOW (18/0260/IC) 
 
Suggested conditions and advisory notes should planning permission be granted on 
review 
 
Conditions: 

 
1. The application for the approval of those matters referred to in condition 2 (the requisite 

approval) must be made before whichever is the latest of the following: 
i. the expiration of 3 years from the date of the grant of the permission, 
ii. the expiration of 6 months from the date on which an earlier application for the 

requisite approval was refused, and 
iii. the expiration of 6 months from the date on which an appeal against such 

refusal was dismissed and may be made for 
(a) different matters, and  
(b) different parts of the development, at different times. But, in relation to any 

matter, only one application may be made by virtue of (ii) and (iii) after the 
expiration of the 3 year period mentioned in (i) above. 

Planning Permission in Principle lapses on the expiration of 2 years from the requisite approval 
being obtained or, in the case of approval of different matters, on different dates, from the 
requisite approval for the last such matter being obtained) unless the development to which 
the permission relates is begun before that expiration. 
 

2. Plans and particulars of the matters listed below shall therefore be submitted for 
consideration by the Planning Authority, in accordance with the timescales and other 
limitations in section 59 of the Town and Country Planning (Scotland) Act 1997 (as 
amended): 

(a) the siting, design and external appearance of all buildings and other structures; 
(b) the means of access to the site; 
(c) the layout of the site, including all roads, footways, car and cycle parking areas; 
(d) the details of, and timetable for, the hard and soft landscaping of the site; 
(e) details of the management and maintenance of the areas identified in (d) 

above; 
(f) the design and location of all boundary walls and fences; 
(g) the provision of surface drainage works incorporating Sustainable Drainage 

Systems (SUDS); 
(h) the disposal of sewage; 
(i) details of existing trees, shrubs and hedgerows to be retained; 
(j) details of existing and proposed site levels; 
(k) details of open space and play provision commensurate with the scale of the 

proposed development. 
 

3. The minimum Finished Floor Level (FFL) for the development must be at 5.5 Metres 
Above Ordnance Datum (mAOD) 

 



4. No development shall occur within the floodplain as defined by the 4.03 mAOD water 
level.  

 
5. That prior to the commencement of works on site full details of the proposed surface 

water drainage scheme, shall be submitted to and approved in writing by the Planning 
Authority. Works shall then proceed as approved unless otherwise agreed in writing 
by the Planning Authority. For the avoidance of doubt the drainage scheme must 
comply with the principles of Sustainable Drainage Systems (SUDS) as set out in 
CIRIA SUDS Manual (C753). 

 
6. That the SUDS compliant surface water drainage scheme, approved in terms of 

Condition 5 above, shall be implemented contemporaneously with the development in 
so far as is reasonably practical. Following the construction of the SUDS, a certificate 
(signed by a Chartered Civil Engineer) shall be submitted to the Planning Authority 
confirming that the SUDS has been constructed in accordance with CIRIA SUDS 
Manual (C753) and the approved plans. 

 
7. All surface water shall be contained within the application site both during and on 

completion of the development. 

 
8. Any site clearance work undertaken during the bird breeding season, March to August 

inclusive, shall be immediately preceded by a check for nesting birds by a suitably 
qualified individual with a report on any such check being submitted to the Planning 
Authority. Should nesting birds be identified on site, the Planning Authority must be 
notified and site clearance works shall not commence until the end of the bird breeding 
season as noted above.  

 
9. That any of the trees, areas of grass or planted shrubs approved as part of the 

landscaping scheme that die, become diseased, are damaged or removed within 5 
years of planting shall be replaced with others of a similar size and species within the 
following planting season. 

 
10. All new accesses to the site shall have a visibility splay of 2.4 metres by 43 metres by 

1.05 metres.  

 
11. Parking shall be provided in accordance with the National Roads Development Guide.  

 
12. The first 2 metres of all driveways shall be paved. 

 
13. Driveway gradients shall not exceed 10%. 

 



14. All roads within the site shall be a minimum of 5.5 metres wide and all footways or 
footpaths shall be a minimum of 2 metres wide. 

 
15. That prior to each dwellinghouse hereby permitted being occupied, all new roads and 

footways leading to it shall be surfaced to a sealed base course. 

 
16. That within 4 weeks of the last of the dwellinghouses hereby permitted being occupied, 

all roads and footways within the application site shall be completed to a final sealed 
wearing course. 

 
17. That prior to their use, samples of all facing materials to the dwellinghouses and walls, 

together with paving, shall be submitted to and approved in writing by the Planning 
Authority. 

 
18. That prior to the start of development, details of a survey for the presence of Japanese 

Knotweed shall be submitted to and approved in writing by the Planning Authority and 
that, for the avoidance of doubt, this shall contain a methodology and treatment 
statement where any is found.  Development shall not proceed until appropriate control 
measures are implemented.  Any significant variation to the treatment methodology 
shall be submitted for approval, in writing by the Planning Authority, prior to 
implementation. 

 
19. That the development shall not commence until an Environmental Investigation and 

Risk Assessment, including any necessary Remediation Scheme with timescale for 
implementation, of all pollutant linkages has been submitted to and approved, in writing 
by the Planning Authority.  The investigations and assessment shall be site-specific 
and completed in accordance with current codes of practice.  The submission shall 
also include a Verification Plan.  Any subsequent modifications to the Remediation 
Scheme and Verification Plan must be approved in writing by the Planning Authority 
prior to implementation. 

 
20. That before the development hereby permitted is occupied the applicant shall submit 

a report for approval, in writing by the Planning Authority, confirming that the works 
have been completed in accordance with the agreed Remediation Scheme and supply 
information as agreed in the Verification Plan.  This report shall demonstrate that no 
pollutant linkages remain or are likely to occur and include (but not be limited to) a 
collation of verification/validation certificates, analysis information, remediation 
lifespan, maintenance/aftercare information and details of all materials imported onto 
the site as fill or landscaping material.  The details of such materials shall include 
information of the material source, volume, intended use and chemical quality with 
plans delineating placement and thickness. 

 
21. That the presence of any previously unrecorded contamination or variation to 

anticipated ground conditions that becomes evident during site works shall be brought 



to the attention of the Planning Authority and the Remediation Scheme shall not be 
implemented unless it has been submitted to and approved, in writing by the Planning 
Authority. 
 

22. Prior to the occupation of any dwellinghouse permitted, a detailed specification of the 
containers to be used to store waste materials and recyclable materials produced on 
the premises as well as specific details of the areas and enclosures as appropriate 
where such containers are to be located shall be submitted to and approved in writing 
by the Planning Authority. Bin storage arrangements shall then be in place to the 
satisfaction of the Planning Authority prior to the occupation of each dwellinghouse. 

 
Reasons 
 

1. To comply with the requirements of Section 59 of the Town and Country Planning 
(Scotland) Act 1997 (as amended). 

2. To ensure that the matters referred to are given full consideration and to comply with 
Section 59 of the Town and Country Planning (Scotland) Act 1997 (as amended). 

 
3. In the interests of the avoidance of flooding affecting the development hereby 

permitted. 
 

4. In the interests of the avoidance of flooding affecting the development hereby 
permitted. 

 
5. To ensure the adequacy of the drainage regime for the development hereby permitted.   

 
6. To ensure the appropriate implementation of the drainage regime for the development 

hereby permitted. 
 

7. To avoid surface water run-off from the site in the interests of the avoidance of flooding. 
 

8. To ensure the protection of breeding birds within the application site. 
 

9. To ensure the retention of the landscaping scheme within the application site. 
 

10. To ensure the provision of suitable visibility for new accesses, in the interests of road 
safety. 

 
11. To ensure suitable parking provision is provided within the development in the interests 

of road safety. 
 

12. To avoid deleterious material being carried onto the roadway in the interests of road 
safety. 

 
13. To ensure the usability of the driveways in the interests of road safety. 

 
14. To ensure suitable road and footway provision, in the interests of road safety. 

 
15. To ensure the provision of acceptable safe access facilities during construction. 

 
16. To ensure the provision of acceptable safe access facilities following construction. 



 
17. To enable the Planning Authority to retain effective control of facing and finishing 

materials in the interests of visual amenity. 
 

18. To help arrest the spread of Japanese Knotweed in the interests of environmental 
protection. 
 

19. To satisfactorily address potential contamination issues in the interests of human 
health and environmental safety. 
 

20. To ensure contamination is not imported to the site and confirm successful completion 
of remediation measures in the interest of human health and environmental safety. 
 

21. To ensure that all contamination issues are recorded and dealt with appropriately. 
 

22. To ensure suitable bin storage provision, in the interests of visual amenity. 

 
Advisory Notes: 
 

1. The proposed development may have an impact on the existing street lighting, 
accordingly a lighting and electrical design for adoptable areas will be required for each 
site. A system of lighting shall be kept operational at all times within the existing public 
adopted areas. 

 
2. All external lighting on the application site should comply with the Scottish Government 

Guidance Note "Controlling Light Pollution and Reducing Lighting Energy 
Consumption". 

 
3. The applicant must consult or arrange for their main contractor to consult with either 

Sharon Lindsay or Emilie Smith at Inverclyde Council, Safer Communities (01475 
714200), prior to the commencement of works to agree times and methods to minimise 
noise disruption from the site. 

 
4. Site Drainage: Suitable and sufficient measures for the effective collection and 

disposal of surface water should be implemented during the construction phase of the 
project as well as within the completed development to prevent flooding within this and 
nearby property. 

 
5. The applicant should be fully aware of the Construction (Design & Management) 

Regulations 2015 (CDM 2015) and its implications on client duties etc. 

 
6. Surface Water: Any SUDS appraisal must to give appropriate weight to not only any 

potential risk of pollution to watercourses but to suitable and sufficient measures for 
the effective collection and disposal of surface water to prevent flooding. Measures 
should be implemented during the construction phase of the project as well as the 



within the completed development to prevent flooding within the application site and in 
property/land nearby.  It is also recommended that a long term maintenance plan 
should be developed prior to the commencement of the proposed development. 

 
7. Design and Construction of Buildings – Gulls: It is very strongly recommended that 

appropriate measures be taken in the design of all buildings and their construction, to 
inhibit the roosting and nesting of gulls.  Such measures are intended to reduce 
nuisance to, and intimidation of, persons living, working and visiting the development.   
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