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1. PLANNING APPLICATION DATED 12 AUGUAST
2022 TOGETHER WITH LOCATION PLAN AND
EXISTING AND PROPOSED PLANS AND
ELEVATIONS

Agenda Builder — 92 Newark Street, Greenock



Invercly:de

ouncil

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 100588620-001

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).
D 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)

New build, 2 bedroom, one storey detached house (fronting Mews Lane) with associated hard and soft landscaping at

Is this a temporary permission? * |:| Yes No

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

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

No D Yes — Started D 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
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Agent Details

Please enter Agent details

Company/Organisation: Quigley Architects
Ref. Number: You must enter a Building Name or Number, or both: *
First Name: * Graeme Building Name: The Mews
Last Name: * Quigley Building Number: 22
Telephone Number: * 01475 724639 '(Asdt(rjer(:?)sj Forsyth Street
Extension Number: Address 2:
Mobile Number: Town/City: * Greenock
Fax Number: Country: * Scotland
Postcode: * PA16 8DT
Email Address: * info@quigleyarchitects.co.uk

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

Individual |:| Organisation/Corporate entity

Applicant Details

Please enter Applicant details

Title: Mr
Other Title:

First Name: * G.
Last Name: * Scott

Company/Organisation

Telephone Number: *

Extension Number:

Mobile Number:

Fax Number:

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

Building Name:

Building Number:

Address 1
(Street): *

Address 2:

Town/City: *

Country: *

Postcode: *

92

Newark Street

Greenock

Scotland

PA16 7TG

Email Address: * natalia@quigleyarchitects.co.uk
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Site Address Details

Planning Authority: Inverclyde Council

Full postal address of the site (including postcode where available):
Address 1 92 NEWARK STREET

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement: GREENOCK

Post Code: PA16 7TG

Please identify/describe the location of the site or sites

Northing 677584 Easting 226209
Pre-Application Discussion
Have you discussed your proposal with the planning authority? * |:| Yes No
Site Area
Please state the site area: 462.00
Please state the measurement type used: D Hectares (ha) Square Metres (sq.m)
Existing Use
Please describe the current or most recent use: * (Max 500 characters)
A vacant garden area at the bottom of 92 Newark Street, meeting Mews Lane
Access and Parking
Are you proposing a new altered vehicle access to or from a public road? * Yes D 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.
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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.

How many vehicle parking spaces (garaging and open parking) currently exist on the application 0
Site?

How many vehicle parking spaces (garaging and open parking) do you propose on the site (i.e. the 2
Total of existing and any new spaces or a reduced number of spaces)? *

Please show on your drawings the position of existing and proposed parking spaces and identify if these are for the use of particular
types of vehicles (e.g. parking for disabled people, coaches, HGV vehicles, cycles spaces).

Water Supply and Drainage Arrangements

Will your proposal require new or altered water supply or drainage arrangements? * Yes D No

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

Yes — connecting to public drainage network
D 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 D 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

D 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? * D Yes No D Don’t Know
Trees
Are there any trees on or adjacent to the application site? * D 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.

Waste Storage and Collection

Do the plans incorporate areas to store and aid the collection of waste (including recycling)? * Yes D No
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If Yes or No, please provide further details: * (Max 500 characters)

Please see submitted plans for waste details.

Residential Units Including Conversion

Does your proposal include new or additional houses and/or flats? * Yes D No

How many units do you propose in total? * 1

Please provide full details of the number and types of units on the plans. Additional information may be provided in a supporting
statement.

All Types of Non Housing Development — Proposed New Floorspace

Does your proposal alter or create non-residential floorspace? * D Yes No

Schedule 3 Development

Does the proposal involve a form of development listed in Schedule 3 of the Town and Country D Yes No D 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 D No

Is any of the land part of an agricultural holding? * |:| Yes No

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

Certificate A
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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

Certificate A

| hereby certify that —

(1) - No person other than myself/the applicant was an owner (Any person who, in respect of any part of the land, is the owner or is the
lessee under a lease thereof of which not less than 7 years remain unexpired.) 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.

(2) - None of the land to which the application relates constitutes or forms part of an agricultural holding

Signed: Graeme Quigley
On behalf of: Mr G. Scott
Date: 26/07/2022

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? *
es o ot applicable to this application
XI ves [ No [ Not applicable to this applicati
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 D 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 D No Not applicable to this application

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 D 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? *

D Yes D 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 D No Not applicable to this application
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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.

OO000K XX

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

Provide copies of the following documents if applicable:

A copy of an Environmental Statement. * D Yes N/A
A Design Statement or Design and Access Statement. * Yes D N/A
A Flood Risk Assessment. * D Yes N/A
A Drainage Impact Assessment (including proposals for Sustainable Drainage Systems). * |:| Yes N/A
Drainage/SUDS layout. * [ ves Xl n/a
A Transport Assessment or Travel Plan |:| Yes N/A
Contaminated Land Assessment. * D Yes N/A
Habitat Survey. * |:| Yes N/A
A Processing Agreement. * D Yes N/A

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

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 Graeme Quigley

Declaration Date: 12/08/2022
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south east elevation

GENERAL NOTES.

1.1 - All works to be carried out in accordance
with current (per date of this drawing or latest
drawing revision) BUILDING (SCOTLAND)
REGULATIONS, Codes of Procedure, Health and
Safety and CDM Regulations 2007 Legislation
(where applicable).

1.2 - All materials and products to be new unless
otherwise stated and to be in accordance with all
relevant British Standards and fixed/used only for
their intended purpose to manufacturer's written
or printed instructions. Alternative products to
those specified must not be used unless with
written consent of the ARCHITECT.

1.3 - The Contractor is responsible for the
location of existing services on site and for
maintaining supply as required during the
contract period.

1.4 - All dimensions to be checked on site by the
Contractor prior to commencement of works and
ordering of materials and any discrepencies MUST
be reported to the ARCHITECT.

1.5 - Figured dimensions only to be used from
these drawings unless otherwise stated. All
dimensions are in millimetres.

1.6 - All Electrical Works to be carried out and
located in strict accordance with STANDARD 4.5
(BS 7671:2011 IEE Wiring Regulations 17th
Edition), STANDARD 4.6 and 4.8.5. All electrical
cabling in contact with insulation on external
walls to be enclosed in conduit. Electrical
contractor to be SELECT or NICEIC approved.

1.7 - All timber to be pre-treated and all ends to

be treated using indicator treatment.

1.8 - See appointed Structural Engineer's
drawings for opening details and all relevant
structural materials.

1.9 - All ventilation to be in accordance with
CIBSE Guide Section B2 and in full conformity
with STANDARD 3.14 BUILDING (SCOTLAND)
REGULATIONS 2010.

1.10 - All structural members throughout new
construction to receive fire protection in strict
accordance with technical standard 2.3 (fire
protection). Intumescent paint applied to all
steelwork providing 60mins fire resistance where
required & 60mins fire resistance to all
structural/loadbearing timber walls. Layer
plasterboard finish to comply.

1.11 - All glazing to conform to STANDARD 4.8.2
(Collision with glazing), BS 6262: Part 4: 2005,
STANDARD 4.8.3 (Cleaning of windows and
rooflights) & STANDARD 4.8.4 (Guarding of
windows for cleaning), BS 6180: 1999.

1.12 - All rooms where changing purpose to
comply with all ventilation requirements regarding
STANDARD 3.14 BUILDING (SCOTLAND)
REGULATIONS 2010.

1.13 - Leadwork to be laid in accordance with BS
5250 and 6229, BSEN 12588:2006 and as per
the details in 'Rolled Lead Sheet The Complete
Manual' produced by the Lead Sheet Association.
Contractor to ensure timbers, substrate, underlay
8 RN RO OB SR e
REPEHED -Pmmﬂ@eﬂemcn%mkrm m_m&m@%on
BYIbRINGWARBA¥ial deterioration.

DATED.
SIGNED
QUIGLEY ARCHITECTS AGENT
B. Client Amendments [23.07.22
A. General Amendments |23.07.19
Rev Description Date

Project. Proposed Development @
92 Newark Street

Greenock

Client. Mr & Mrs Scott

Title. Elevations as
existing

Drg. No.1729/ Date. 20.03.19
AL(0)04

Scale. 1:100 Drawn. GQ

ZARCHITECTS

T. 01475 724639
E. info@quigleyarchitects.co.uk
W. www.quigleyarchitects.co.uk

The Mews, 22 Forsyth Street, Greenock PA16 8DT
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GENERAL NOTES.

1.1 - All works to be carried out in
accordance with current (per date of this
drawing or latest drawing revision)
BUILDING (SCOTLAND) REGULATIONS,
Codes of Procedure, Health and Safety
and CDM Regulations 2007 Legislation
where applicable).

1.2 - All materials and products to be new
unless otherwise stated and to be in
accordance with all relevant British
Standards and fixed/used only for their
intended purpose to manufacturer's
written or printed instructions.
Alternative products to those specified
must not be used unless with written
gonsent of the ARCHITECT.

1.3 - The Contractor is responsible for the
location of existing services on site and
for maintaining supply as required during
the contract period.

1.4 - All dimensions to be checked on
site by the Contractor prior to
commencement of works and ordering of
materials and any discrepencies MUST be
reported to the ARCHITECT.

1.5 - Figured dimensions only to be used
from these drawings unless otherwise
stated. All dimensions are in millimetres.

1.6 - All Electrical Works to be carried out
and located in strict accordance with
STANDARD 4.5 (BS 7671:2011 IEE Wiring
Regulations 17th Edition), STANDARD 4.6
and 4.8.5. All electrical cabling in contact
with insulation on external walls to be
enclosed in conduit. Electrical contractor
to be SELECT or NICEIC approved.

1.7 - All timber to be pre-treated and all
ends to be treated using indicator
treatment.

1.8 - See appointed Structural Engineer's
drawings for opening details and all
relevant structural materials.

WESTFIELD DRIVE 1.9 - All ventilation to be in accordance
with CIBSE Guide Section B2 and in full

conformity with STANDARD 3.14
BUILDING (SCOTLAND) REGULATIONS
2010.

1.10 - All structural members throughout
new construction to receive fire
protection in strict accordance with
technical standard 2.3 (fire protection).
Intumescent paint applied to all steelwork
providing 60mins fire resistance where
required & 60mins fire resistance to all
structural/loadbearing timber walls. Layer
plasterboard finish to comply.

1.11 - All glazing to conform to
STANDARD 4.8.2 (Collision with glazing),
BS 6262: Part 4: 2005, STANDARD 4.8.3
(Cleaning of windows and rooflights) &
STANDARD 4.8.4 (Guarding of windows
for cleaning), BS 6180: 1999.

1.12 - All rooms where changing purpose
to comply with all ventilation
requirements regarding STANDARD 3.14
BUILDING (SCOTLAND) REGULATIONS
2010.

1.13 - Leadwork to be laid in accordance
with BS 5250 and 6229, BSEN
12588:2006 and as per the details in
'Rolled Lead Sheet The Complete Manual'
produced by the Lead Sheet Association.
Contractor to ensure timbers, substrate,
underlay and insulation to dormer to be
kept dry and protected from the elements
during construction to prevent matertial
deterioration.

THIS IS THE ORIGINAL/A TRUE COPY OF THE DRAWING
REFERRED TO IN THE APPLICATION FOR PLANNING /
BUILDING WARRANT

DATED

SIGNED.
QUIGLEY ARCHITECTS AGENT

C. Client Amendments 12.08.22

General Amendments | 16.07.19

A General Amendments | 11.04.19

Rev Description Date
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Greenock
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Title. Plan as
existing

Drg. No.1729/ Date. 04.03.19
AL(0)03

Scale. 1:100 Drawn. GQ
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E. info@quigleyarchitects.co.uk
W. www.quigleyarchitects.co.uk
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GENERAL NOTES.

1.1 - All works to be carried out in accordance wi

current (per date of this drawing or latest drawin
— revision) BUILDING (SCOTLAND) REGULATIONS,
1 Codes of Procedure, Health and Safety and CDM
Regulations 2007 Legislation (where applicable).

1.2 - All materials and products to be new unless
otherwise stated and to be in accordance with all
relevant British Standards and fixed/used only for
their intended purpose to manufacturer's written
printed instructions. Alternative products to thos
specified must not be used unless with written
consent of the ARCHITECT.

1.3 - The Contractor is responsible for the locatic
of existing services on site and for maintaining
supply as required during the contract period.

1.4 - All dimensions to be checked on site by the
Contractor prior to commencement of works and
ordering of materials and any discrepencies MUST
reported to the ARCHITECT.

1.5 - Figured dimensions only to be used from the
drawings unless otherwise stated. All dimensions
are in millimetres.

1.6 - All Electrical Works to be carried out and
|:| located in strict accordance with STANDARD 4.5
— 7671:2011 IEE Wiring Regulations 17th Edition),
STANDARD 4.6 and 4.8.5. All electrical cabling ir
|| contact with insulation on external walls to be
L enclosed in conduit. Electrical contractor to be
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1.7 - All timber to be pre-treated and all ends to
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1.8 - See appointed Structural Engineer's drawing
for opening details and all relevant structural
——f materials.
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1.10 - All structural members throughout new
construction to receive fire protection in strict
accordance with technical standard 2.3 (fire
protection). Intumescent paint applied to all

] steelwork providing 60mins fire resistance where
S@@tﬂ@ﬂ @@ required & 60mins fire resistance to all
structural/loadbearing timber walls. Layer
plasterboard finish to comply.

1.11 - All glazing to conform to STANDARD 4.8.2
(Collision with glazing), BS 6262: Part 4: 2005,
STANDARD 4.8.3 (Cleaning of windows and
rooflights) & STANDARD 4.8.4 (Guarding of windc
for cleaning), BS 6180: 1999.

1.12 - All rooms where changing purpose to comj
with all ventilation requirements regarding
STANDARD 3.14 BUILDING (SCOTLAND)
REGULATIONS 2010.

1.13 - Leadwork to be laid in accordance with BS
5250 and 6229, BSEN 12588:2006 and as per tt
details in 'Rolled Lead Sheet The Complete Manua
produced by the Lead Sheet Association. Contrac
to ensure timbers, substrate, underlay and insulat
to dormer to be kept dry and protected from the
elements during construction to prevent matertia
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GENERAL NOTES.

1.1 - All works to be carried out in
accordance with current (per date of this
drawing or latest drawing revision) BUILDING
(SCOTLAND) REGULATIONS, Codes of
Procedure, Health and Safety and CDM
Regulations 2007 Legislation (where
applicable).

1.2 - All materials and products to be new
unless otherwise stated and to be in
accordance with all relevant British
Standards and fixed/used only for their
intended purpose to manufacturer's written
or printed instructions. Alternative products
to those specified must not be used unless
with written consent of the ARCHITECT.

1.3 - The Contractor is responsible for the
location of existing services on site and for
maintaining supply as required during the
contract period.

1.4 - All dimensions to be checked on site
by the Contractor prior to commencement
of works and ordering of materials and any
discrepencies MUST be reported to the
ARCHITECT.

1.5 - Figured dimensions only to be used
from these drawings unless otherwise
stated. All dimensions are in millimetres.

1.6 - All Electrical Works to be carried out
and located in strict accordance with
STANDARD 4.5 (BS 7671:2011 IEE Wiring
Regulations 17th Edition), STANDARD 4.6
and 4.8.5. All electrical cabling in contact
with insulation on external walls to be
enclosed in conduit. Electrical contractor to
be SELECT or NICEIC approved.

1.7 - All timber to be pre-treated and all
ends to be treated using indicator
treatment.

1.8 - See appointed Structural Engineer's
drawings for opening details and all relevant

structural materials.

1.9 - All ventilation to be in accordance with
CIBSE Guide Section B2 and in full
conformity with STANDARD 3.14 BUILDING
(SCOTLAND) REGULATIONS 2010.

1.10 - All structural members throughout
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new construction to receive fire protection
in strict accordance with technical standard
2.3 (fire protection). Intumescent paint
applied to all steelwork providing 60mins fire
resistance where required & 60mins fire
resistance to all structural/loadbearing
timber walls. Layer plasterboard finish to
comply.

1.11 - All glazing to conform to STANDARD
4.8.2 (Collision with glazing), BS 6262: Part
4: 2005, STANDARD 4.8.3 (Cleaning of
windows and rooflights) & STANDARD 4.8.4
(Guarding of windows for cleaning), BS
6180: 1999.

1.12 - All rooms where changing purpose to
comply with all ventilation requirements
regarding STANDARD 3.14 BUILDING
(SCOTLAND) REGULATIONS 2010.

1.13 - Leadwork to be laid in accordance
with BS 5250 and 6229, BSEN 12588:2006
and as per the details in 'Rolled Lead Sheet
The Complete Manual' produced by the Lead
Sheet Association. Contractor to ensure
timbers, substrate, underlay and insulation
to dormer to be kept dry and protected
from the elements during construction to
prevent matertial deterioration.
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carbon neutral solid
fuel fire (alternative
heating source)

solar PV connected
to battery storage

solar thermal connected
to water cylinder

second hand slate
finish with zinc flashing
to ridge and hips

eaves cornice painted
white to match existing villa

south west elevation
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GENERAL NOTES.

1.1 - All works to be carried out in accordance
with current (per date of this drawing or latest
drawing revision) BUILDING (SCOTLAND)
REGULATIONS, Codes of Procedure, Health and
Safety and CDM Regulations 2007 Legislation
(where applicable).

1.2 - All materials and products to be new
unless otherwise stated and to be in accordance
with all relevant British Standards and
fixed/used only for their intended purpose to
manufacturer's written or printed instructions.
Alternative products to those specified must
not be used unless with written consent of the
ARCHITECT.

1.3 - The Contractor is responsible for the
location of existing services on site and for
maintaining supply as required during the
contract period.

1.4 - All dimensions to be checked on site by
the Contractor prior to commencement of
works and ordering of materials and any
discrepencies MUST be reported to the
ARCHITECT.

1.5 - Figured dimensions only to be used from
these drawings unless otherwise stated. All
dimensions are in millimetres.

1.6 - All Electrical Works to be carried out and
located in strict accordance with STANDARD 4.5
(BS 7671:2011 IEE Wiring Regulations 17th
Edition), STANDARD 4.6 and 4.8.5. All electrical
cabling in contact with insulation on external
walls to be enclosed in conduit. Electrical
contractor to be SELECT or NICEIC approved.

1.7 - All timber to be pre-treated and all ends to
be treated using indicator treatment.

1.8 - See appointed Structural Engineer's
drawings for opening details and all relevant
structural materials.

1.9 - All ventilation to be in accordance with
CIBSE Guide Section B2 and in full conformity
with STANDARD 3.14 BUILDING (SCOTLAND)
REGULATIONS 2010.

1.10 - All structural members throughout new
construction to receive fire protection in strict
accordance with technical standard 2.3 (fire
protection). Intumescent paint applied to all
steelwork providing 60mins fire resistance
where required & 60mins fire resistance to all
structural/loadbearing timber walls. Layer
plasterboard finish to comply.

1.11 - All glazing to conform to STANDARD
4.8.2 (Collision with glazing), BS 6262: Part 4:
2005, STANDARD 4.8.3 (Cleaning of windows
and rooflights) & STANDARD 4.8.4 (Guarding of
windows for cleaning), BS 6180: 1999.

1.12 - All rooms where changing purpose to
comply with all ventilation requirements
regarding STANDARD 3.14 BUILDING
(SCOTLAND) REGULATIONS 2010.

1.13 - Leadwork to be laid in accordance with
BS 5250 and 6229, BSEN 12588:2006 and as
per the details in 'Rolled Lead Sheet The
Complete Manual' produced by the Lead Sheet
Association. Contractor to ensure timbers,
substrate, underlay and insulation to dormer to
be kept dry and protected from the elements
during construction to prevent matertial
deterioration.
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GENERAL NOTES.

1.1 - All works to be carried out in
accordance with current (per date of this
drawing or latest drawing revision)
BUILDING (SCOTLAND) REGULATIONS,
Codes of Procedure, Health and Safety
and CDM Regulations 2007 Legislation
where applicable).

1.2 - All materials and products to be new
unless otherwise stated and to be in
accordance with all relevant British
$tandards and fixed/used only for their
intended purpose to manufacturer's
written or printed instructions.

Alternative products to those specified
must not be used unless with written
gonsent of the ARCHITECT.

1.3 - The Contractor is responsible for the
location of existing services on site and
for maintaining supply as required during

he contract period:

1.4 - All dimensions to be checked on
site by the Contractor prior to
commencement of works and ordering of
materials and any discrepencies MUST be
reported to the ARCHITECT.

1.5 - Figured dimensions only to be used
from these drawings unless otherwise
stated. All dimensions are in millimetres.

1.6 - All Electrical Works to be carried out
and located in strict accordance with

2000mm

STANDARD 4.5 (BS 7671:2011 IEE Wiring
Regulations 17th Edition), STANDARD 4.6
and 4.8.5. All electrical cabling in contact
with insulation on external walls to be
enclosed in conduit. Electrical contractor
to be SELECT or NICEIC approved.

1.7 - All timber to be pre-treated and all
ends to be treated using-indicato
treatment.

1.8 - See appointed Structural Engineer's
drawings for opening details and all
relevant structural materials.

" WESTFIELD DRIVE 1.9 - All ventilation to be in accordance

with CIBSE Guide Section B2 and in full
conformity with STANDARD 3.14
BUILDING (SCOTLAND) REGULATIONS
2010.

1.10 - All structural member
new construction ceive fire
protection in-strict accordance with

STANDARD 4.8.2 (Collision with glazing),
BS 6262: Part 4: 2005, STANDARD 4.8.3
Cleaning of windows and rooflights) &
STANDARD 4.8.4 (Guarding of windows
for cleaning), BS 6180: 1999.

1.12 - All rooms where changing purpose
to comply with all ventilation
requirements regarding STANDARD 3.14
BUILDING (SCOTLAND) REGULATIONS
2010.

1.13 - Leadwork to be laid in accordance
with BS 5250 and 6229, BSEN
12588:2006 and as per the details in
'Rolled Lead Sheet The Complete Manual'
produced by the Lead Sheet Association.
Contractaor to ensure timbers, substrate,
underlay and insulation to dormer to be
kept dry and protected from the elements
during construction to prevent matertial
deterioration.
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GENERAL NOTES.

1.1 - All works to be carried out in
accordance with current (per date of this
jrawing or latest drawing revision)
BUILDING (SCOTLAND) REGULATIONS,
Codes of Procedure, Health and Safety
and CDM Regulations 2007 Legislation
where applicable).

1.2 - All materials and products to be new
unless otherwise stated and to be in
accordance with all relevant British
$tandards and fixed/used only for their
intended purpose to manufacturer's
written or printed instructions.
Alternative products to those specified
nust not be used unless with written
consent of the ARCHITECT.

1.3 - The Contractor is responsible for the
location of existing services on site and
for maintaining supply as required during
the contract period.

1.4 - All dimensions to be checked on
site by the Contractor prior to
commencement of works and ordering of
materials and any discrepencies MUST be
reported to the ARCHITECT.

1.5 - Figured dimensions only to be used
from these drawings unless otherwise
ated. Al dimensions are\in millimetres.

1.6 - All Electrical Works to ke carried out
and located in strict accordance with
STANDARD 4.5 (BS 7671:201 Niring
Regulations 17th Edition), STANDARD 4.6
and 4.8.5. All electrical cabling in contact
with insulation on external walls to be
enclosed in conduit. Electrical contractor
to be SELECT or NICEIC approved.

1.7 - All timber to be pre-treated and all
ends to be treated using indicator
treatment.

1.8 - See appointed Structural Engineer's
drawings for opening details and all
relevant structural materials.

1.9 - All ventilation to be in accordance
with CIBSE Guide Section B2 and in full
conformity with STANDARD 3.14
BUILDING (SCOTLAND
2010.

1.1Q~<"All structural members throughout
construction to receive fir
protection in strict ac ance with

.3 (fire protection).
Intumescent paint applied to all steelwork
providing 60mins fire resistance where
required & 60mins fire resistance to all
structural/loadbearing timber walls. Layer

plasterboard finish to comply.

-TT="All glazing to conform to
STANDARD 4.8.2 (Collision with glazing),
BS 6262: Part 4: 2005, STANDARD 4.8.3
(Cleaning of windows and rooflights) &
STANDARD 4.8.4 (Guarding of windows
for cleaning), BS 6180: 1999.

1.12 - All rooms where changing purpose
to comply with all ventilation

requirements regarding
BUILDING (SCOTLAND) REGULATIONS
2010.

1.13 - Leadwork to be laid in accordance
with BS 5250 and 6229, BSEN
12588:2006 and as per the details in
'Rolled Lead Sheet The Complete Manual'
produced|by the Lead Sheet Association.
Contractar to ensure timbers, substrate,
underlay and insulation to dormer to be
kept dry and protected from the elements
during construction to prevent matertial
deterioration.
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GENERAL NOTES.

1.1 - All works to be carried out in accordance
with current (per date of this drawing or latest
drawing revision) BUILDING (SCOTLAND)
REGULATIONS, Codes of Procedure, Health and
Safety and CDM Regulations 2007 Legislation
(where applicable).

1.2 - All materials and products to be new
unless otherwise stated and to be in
accordance with all relevant British Standards
and fixed/used only for their intended purpose
to manufacturer's written or printed
instructions. Alternative products to those
specified must not be used unless with written
consent of the ARCHITECT.

1.3 - The Contractor is responsible for the
location of existing services on site and for
maintaining supply as required during the
contract period.

1.4 - All dimensions to be checked on site by
the Contractor prior to commencement of
works and ordering of materials and any
discrepencies MUST be reported to the
ARCHITECT.

1.5 - Figured dimensions only to be used from
these drawings unless otherwise stated. All
dimensions are in millimetres.

1.6 - All Electrical Works to be carried out and
located in strict accordance with STANDARD
4.5 (BS 7671:2011 IEE Wiring Regulations
17th Edition), STANDARD 4.6 and 4.8.5. All
electrical cabling in contact with insulation on
external walls to be enclosed in conduit.
Electrical contractor to be SELECT or NICEIC

1.7 - All timber to be pre-treated and all ends
to be treated using indicator treatment.

———— L L L L e i ittt el | 11

1.8 - See appointed Structural Engineer's
drawings for opening details and all relevant
structural materials.

1.9 - All ventilation to be in accordance with
CIBSE Guide Section B2 and in full conformity
with STANDARD 3.14 BUILDING (SCOTLAND)
REGULATIONS 2010.

i”)&l .

courtyard ha
hallway é

1.10 - All structural members throughout new
construction to receive fire protection in strict
accordance with technical standard 2.3 (fire
protection). Intumescent paint applied to all
steelwork providing 60mins fire resistance
where required & 60mins fire resistance to all
structural/loadbearing timber walls. Layer
S@@ti@ﬂ @@ plasterboard finish to comply.
1.11 - All glazing to conform to STANDARD
4.8.2 (Collision with glazing), BS 6262: Part 4:
2005, STANDARD 4.8.3 (Cleaning of windows
and rooflights) & STANDARD 4.8.4 (Guarding
of windows for cleaning), BS 6180: 1999.

1.12 - All rooms where changing purpose to

comply with all ventilation requirements
regarding STANDARD 3.14 BUILDING
(SCOTLAND) REGULATIONS 2010.

1.13 - Leadwork to be laid in accordance with
BS 5250 and 6229, BSEN 12588:2006 and as
per the details in 'Rolled Lead Sheet The
Complete Manual' produced by the Lead Sheet
Association. Contractor to ensure timbers,
= substrate, underlay and insulation to dormer to
e be kept dry and protected from the elements
during construction to prevent matertial
deterioration.
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Agenda Builder — 92 Newark Street, Greenock



PLANNING APPLICATION

Proposal for a new dwelling at
Mews Lane, 92 Newark Street, Greenock PA16 7TG

On behalf of Mr & Mrs G. Scott

DESIGN STATEMENT

By Graeme Gerard Quigley
ARB RIAS RIBA Chartered Architect

August 2022
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INTRODUCTION

1.1

1.2

1.3

This document will demonstrate that our proposed dwelling to the north-east of Elmhurst, 92
Newark Street, Greenock at the junction of Mews Lane and Westfield Drive complies with
Inverclyde Council’s Local Development Plan 2019 and Planning Application Advice Notes;

Policy 1 — Creating Successful Places

Policy 6 — Low and Zero Carbon Generating Technology

Policy 8 — Managing Flood Risk

Policy 9 — Surface and Waste Water Drainage

Policy 10 — Promoting Sustaiable and Active Travel

Policy 11 — Managing Impact aof Development on the Transport Network
Policy 16 — Contaminated Land

Policy 28 — Conservation Areas

(PAAN) 2 on Single Plot Residential Development

(PAAN) 3 on Private and Public Open Space Provision.

This document will also demonstrate that our proposed dwelling complies with Inverclyde Council’s
proposed Development Plan and DRAFT Planning Application Advice Notes;

Policy 1 — Creating Successful Places

Policy 6 — Low and Zero Carbon Generating Technology

Policy 9 — Managing Flood Risk

Policy 10 — Surface and Waste Water Drainage

Policy 11 — Promoting Sustainable and Active Travel

Policy 12 — Managing Impact of Development on the Transport Network
Policy 17 — Brownfield Development

Policy 18 — Land for Housing

Policy 20 — Residential Areas

Policy 28 — Conservation Areas

(PAAN) 2 on Single Plot Residential Development

(PAAN) 3 on Private and Public Open Space Provision in New Residential Development.

Elmhurst was purchased in 2001 by our Clients who have implemented an extensive programme of
sympathetic upgrading of the external and internal fabric to modern standards. (Refer to Photo no.1)



14

15

1.6

1.7

1.8

1.9

However, because of the scale of the site (1,730m2), and in particular the rear garden bordering Mews
Lane (932m2), general maintenance of garden ground proved unsustainable by modern standards.

As such, this rear garden ground has now been split between the 2 properties at 92 & 94 Newark
Street, to provide generous private rear gardens of 226sgm and 158sgm respectively. The remainder
of the site of 456sgm is vacant land now under a separate title, with direct access off Mews Lane.

Our Clients now wish to develop this vacant land in line with the pattern of historical development of
Greenock’s West End Conservation Area established over the past 200 years.

This historical development directly reflects the changes in lifestyles and the economies of scale
where the original large mansion houses sub-divided their extensive grounds for development
purposes.

In turn, new streets were formed allowing important large villas such as Bagatelle and Balclutha to be
built. These large plots were then sub-divided into smaller building plots and so on leading to the rich
tapestry of urban development that we see today. The conservation area has always been
developing, always reflecting the architecture and social attitudes of the time.

With this philosophy in mind, in March 2019 we presented our ‘initial design’ drawings at our pre-
application meeting with Inverclyde Council Planning Department indicating how the north-eastern
boundary along Mews Lane (in tandem with neighbouring properties) could be sympathetically and
successfully developed in line with the mews lanes of Glasgow’s West End and Edinburgh’s New Town
Conservation Areas.

The Planning Officer advised in writing on 24t April 2019 that we revise our ‘scheme design’ to be more
in keeping with the ethos of cluster ancillary buildings that exist along Mews Lane. (Refer to photos 2,
3,4,5,6,7&8)

Taking cognisance of Inverclyde Council’s pre-application comments, we spent 6 months designing a
bespoke one-storey dwellinghouse with direct correlation to the scale and massing of neighbouring
ancillary buildings, while respecting the architectural character of the main villa.

In addition, we thought it important to acknowledge the development of Westfield Drive and the
positioning of our design within its urban context.

It is hoped that by providing a carefully considered design solution that both preserves and enhances,
our proposals can be viewed as a worthy addition to the Greenock West End Conservation Area.












2.0 PLANNING POLICY

2.1

2.2

THE LOCAL DEVELOPMENT PLAN 2019

As the property is located within the Greenock West End Conservation Area, Inverclyde Council’s
Local Development Plan policies 20 and 28, Inverclyde Planning Application Advice Note No.2 and the
‘Greenock West End Conservation Area Appraisal’ [March 2016] in conjunction with Historic
Environment Scotland’s ‘Policy Statement: Conservation Area Consent’ [pp. 36 - 37, June 2016], will
apply to the proposal.

Described as follows:

POLICY 1 — CREATING SUCCESSFUL PLACES

‘Inverclyde Council requires all development to have regard tothe six qualities of successful places. In
preparing development proposals, consideration must be given to the factors set out in Figure 3. Where
relevant, applications will also be assessed against the Planning Application Advice Notes
Supplementary Guidance.’

The six qualities of successful places are;

Distinctive

safe and pleasant
easy to move around
welcoming
adaptable

resource efficient

2.2.1 We will demonstrate that the proposed house for the vacant land fronting Mews Lane complies
with all six of the points individually and collectively, namely;

Distinctive: The bespoke design is unique as it has been specifically designed for the site,
making sure it is as sympathetic as possible to the surrounding urban context. The design is
subtly restrained and conservative in its approach yet modern and distinctive enough to stand
out from the surrounding buildings positively.

It reflects the local architecture and urban form and contributes positively to historic places.

Safe and pleasant: The one storey house faces in on itself with controlled views onto its own
courtyard and private south-facing garden. An inconspicuous vehicular and pedestrian
entrance for privacy so that owners feel more secluded, without the direct view from the street.
Privacy and security are further maintained by walls around all boundaries softened by
landscaping areas for planting and amenity.

The proposal avoids conflict with adjacent uses in respect of overshadowing, privacy and noise.

Easy to move around: Designed from the outset to be fully compliant with current building
standards for accessibility all rooms, doors and corridor widths cater for all needs. In addition,
there are no stairs or changes in level to restrict the end users internally or externally.

Welcoming: Providing a visual termination to Westfield Drive the ‘converted ancillary buildings’
narrative opens onto a hard landscaped courtyard off the street in keeping with similar mews
type properties adjacent. Glazed entrance hallways maintain visual separation as well as
provide clues to the private gardens that lie beyond. Internally the spaces range from enclosed
and private to open plan and public depending on their proposed function.

The layout of the proposal is legible and easy to access.



Adaptable: The proposal is fully adaptable with all internal partitions non-loadbearing allowing
simple manipulation of the layout. In addition, external space has been left vacant to facilitate
easy extension of the property should additional space be required at a later date.

Resource efficient: Sustainability has also been at the fore-front of the design process
throughout by the incorporation of renewal technologies and green design principles. Building
orientation provides opportunities for solar gain and optimum placement for PV arrays while
maintaining the aesthetic of the conservation area streetscape. Air source heat pumps are also
discreetly placed.

In addition, the proposal makes use of previously developed land.

POLICY 6 — LOW AND ZERO CARBON GENERATING TECHNOLOGY

‘Support will be given to all new buildings designed to ensure that at least 20% of the carbon dioxide
emissions reduction standard set by Scottish Building Standards is met through the installation and
operation of low and zero carbon generating technologies. This percentage will increase to at least
25% by the end of 2025.’

2.3.1 The design aims to achieve a much higher standard by ensuring at least a 50% reduction in
carbon dioxide emissions through use of zero and low carbon generating technology such
as solar P.V. panels, air source heat pumps, efficient gas boiler, advanced glazing, added
insulation, alternative solid flue heating, solar gain and natural ventilation.

POLICY 8 — MANAGING FLOOD RISK

‘Development proposals will be assessed against the Flood Risk Framework set out in Scottish
Planning Policy. Proposals must demonstrate that they will not:

a) be at significant risk of flooding; (i.e. within the 1 in 200 year design envelope);
b) increase the level of flood risk elsewhere; and
¢) reduce the water conveyance and storage capacity of a functional flood plain.

The Council will support, in principle, the flood protection schemes set out in the Clyde and Loch
Lomond Local Flood Risk Management Plan 2016, subject to assessment of the impacts on the
amenity and operations of existing and adjacent uses, the green network, historic buildings and places,
and the transport network.’

241 The site is not in an area with a risk of flooding, however, a drainage assessment has been
undertaken by civil engineers as part of the application process and they have incorporated
a soakaway within the site to ensure flood risk prevention has been considered.

POLICY 9 — SURFACE AND WASTE WATER DRAINAGE

‘New build development proposals which require surface water to be drained should demonstrate that
this will be achieved during construction and once completed through a Sustainable Drainage System
(SuDS), unless the proposal is for a single dwelling or the discharge is directly to coastal waters.

The provision of SuDS should be compliant with the principles set out in the SuDS Manual C753 and
Sewers for Scotland 3rd edition, or any successor documents.

Where waste water drainage is required, it must be demonstrated that the development can connect
fo the existing public sewerage system. Where a public connection is not feasible at present, a
temporary waste water drainage system can be supported if:

i.  a public connection will be available in future, either through committed sewerage infrastructure or
pro-rata developer contributions; and

ii. the design of, and maintenance arrangements for, the temporary system meet the requirements of
SEPA, Scottish Water and Inverclyde Council, as appropriate.



2.6

2.7

2.8

Private sustainable sewerage systems within the countryside can be supported if it is demonstrated
that they pose no amenity, health or environmental risks, either individually or cumulatively.

Developments including SuDS are required to have an acceptable maintenance plan in place.’
2.5.1 There are existing mains connections for surface and waste water drainage available around
the site and all applications to the regulatory bodies (for new mains connections) will be

submitted and approved accordingly.

The proposal is compliant with the principles set out in SuDs Manual and natural flood
management is allowed for in the design.

POLICY 10 — PROMOTING SUSTAINABLE AND ACTIVE TRAVEL

‘Development proposals, proportionate to their scale and proposed use, are required to:

a) provide safe and convenient opportunities for walking and cycling access within the site and, where
practicable, include links to the wider walking and cycling network; and

b) include electric vehicle charging infrastructure, having regard to the Energy Supplementary
Guidance.

Proposals for development, which the Council considers will generate significant travel demand, are
required to be accompanied by a travel plan demonstrating how travel to and from the site by means
other than private car will be achieved and encouraged. Such development should also demonstrate
that it can be accessed by public transport.

The Council will support the implementation of transport and active travel schemes as set out in
Council-approved strategies, subject to adequate mitigation of the impact of the scheme on:
development opportunities; the amenity and operations of existing and adjacent uses; the green
network; and historic buildings and places.’

2.6.1 The design provides convenient, level access throughout the site. Allowance for on-site
parking for 2 vehicles has also been provided as well as storage for bikes, all of which have
easy, unobstructed access/egress to the property.

Electric car and bike charging points are proposed which are powered from the roof mounted
solar PV arrays. In addition, battery storage is also incorporated ensuring that the
development is as future proof as possible.

Easy connection is available to the National Cycle Route. Various forms of public transport
i.e. buses, trains and ferries are also accessible and within close proximity to the site.

POLICY 11 — MANAGING IMPACT OF DEVELOPMENT ON THE TRANSPORT NETWORK

‘Development proposals should not have an adverse impact on the efficient operation of the transport
and active travel network. Development should comply with the Council's roads development
guidelines and parking standards. Developers are required to provide or contribute to improvements
fo the transport network that are necessary as a result of the proposed development.’

2.71 The development will cause no adverse impact to the existing transport and active travel
network. Recommendations from Inverclyde Council’s Roads Department have all been
incorporated into the design to ensure that they have no objections to the proposal.

POLICY 16 — CONTAMINATED LAND

‘Development proposed on land that the Council considers to be potentially contaminated will only be
supported where a survey has identified the nature and extent of any contamination present on site
and set out a programme of remediation or mitigation measures that ensure that the site can be made
suitable for the proposed use.’
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2.10

2.11
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2.8.1 The land for the proposed development is not contaminated.

POLICY 17 — BROWNFIELD DEVELOPMENT

‘The Council offers in principle support for proposals to bring brownfield sites in the urban area into
beneficial use.

Proposals for the temporary greening of brownfield sites will be supported where it is demonstrated
that they will deliver a positive impact to the local environment and overall amenity of the area. For
sites identified for development in this Plan, temporary greening projects should not prejudice the future
development of the site.

Proposals for advanced structure planting to create a landscape framework for future development on
sites identified in the Plan will be supported.

Development proposed on land that the Council considers to be potentially contaminated will only be
supported where a survey has identified the nature and extent of any contamination present on site
and set out a programme of remediation or mitigation measures that are acceptable to the Council and
ensure that the site can be made suitable for the proposed use.’

2.9.1 The site is vacant as it is surplus to modern day requirements. Suitable private
amenity/garden space has been provided elsewhere for the existing flatted development.

The design therefore proposes the beneficial repurposing of this brownfield site. Advanced
structure planting has also been shown on the proposed plans.

POLICY 18 — LAND FOR HOUSING

“To enable delivery of the Clydeplan Strategic Development Plan housing supply target for Inverclyde,
new housing development will be supported on the sites identified in Schedule 3, and on other
appropriate sites within residential areas and town and local centres. All proposals for residential
development will be assessed against relevant Supplementary Guidance including Design Guidance
for Residential Development, Planning Application Advice Notes, and Delivering Green Infrastructure
in New Development.

The Council will undertake an annual audit of housing land in order to ensure that it maintains a 5 year
effective housing land supply. If additional land is required for housing development, the Council will
consider proposals with regard to the policies applicable to the site and the following criteria:

a) a strong preference for appropriate brownfield sites within the identified settlement boundaries;

b) there being no adverse impact on the delivery of the Priority Places and Projects identified by the
Plan;

¢) thatthe proposal is for sustainable development; and

d) evidence that the proposed site(s) will deliver housing in time to address the identified shortfall within
the relevant Housing Market Area.

There will be a requirement for 25% of houses on greenfield housing sites in the Inverclyde villages to
be for affordable housing. Supplementary Guidance will be prepared in respect of this requirement.’

2.10.1  The design for a house on a brownfield site within Greenock’s West End Conservation Area
has no adverse impact on the delivery of the Priority Places and Projects identified as it is a
single house. It also relieves pressure on greenfield development.

The sustainable nature of the design and the flexibility in layout address all aspirational
aspects of a modern lifestyle. This is an accessible house, suitable for any generation.

POLICY 20 — RESIDENTIAL AREAS

‘Proposals for development within residential areas will be assessed with regard to their impact on the
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amenity, character and appearance of the area. Where relevant, assessment will include reference to
the Council’s Planning Application Advice Notes Supplementary Guidance.’ (p.23)

7.8 Inverclyde contains many successful residential areas, and it is important for the Council’s
repopulation agenda that these remain attractive places to live. The Council will therefore support
resident’s proposals to improve their properties where these proposals do not have an unacceptable
impact on their neighbours’ enjoyment of their own properties, the appearance of the surrounding area
or traffic and pedestrian safety. New houses will also be supported in existing residential areas where
the impact on existing houses is acceptable, and the design and layout of the new houses are in
keeping with their surroundings...’ (p.23)

2.11.1  The design and layout of the new house has been designed specifically to be in keeping
with its surroundings. It will improve the immediate area in and around the site as well as
add positively to the surrounding urban streetscape generally.

POLICY 28 — CONSERVATION AREAS

‘Proposals for development, within or affecting the settling of a conservation area, are to preserve or
enhance the character and appearance of the area. In assessing such proposals regard will be had to
any relevant Conservation Area Appraisals or others information relating to the historic or architectural
value of the conservation area. Where the demolition of an unlisted building is proposed, consideration
will be given to the contribution the building makes to the character and appearance of the
conservation area. If such a building makes a positive contribution to the area, there will be a
presumption in favour of retaining it. Proposals for demolition will not be supported in the absence of
planning application for a replacement development that preserves or enhances the character and
appearance of the conservation area.’ (p.28)

2.12.1  The proposed site historically backed onto Mews Lane, a service lane for accessing the rear
of large villas fronting Octavia Terrace and then Newark Street. (Refer to Map 1)

Map 1 from National Library of Scotland (circa 1938).

Over the years a number of important alterations have eroded Mews Lane from simply a
series of boundary walls with the occasion ancillary building punctuation.

2.12.2 Inthe 1930s, a large villa fronting Octavia Terrace was demolished and a new street formed
between Octavia Terrace and Mews Lane called Westfield Drive to facilitate the 12 semi-

11



12

detached and detached houses built as its replacement. Plot sizes, design and layout of
these houses did not reflect the immediate vicinity at the time. (Refer to photos 9, 10 & 11)

:
1
z




In addition, opening Mews Lane up visually was never addressed in terms of urban design to
the detriment of the character and appearance of the conservation area. (Refer to Map 2)

Map 2 from National Library of Scotland (circa 1938).
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Again, in the 1960s, a Council-led development of 12 houses significantly eroded the
western end of Mews Lane when semi-detached and terraced housing with associated
garages were introduced. (Refer to Photos 12, 13, 14 & 15)

x.’ S, 7777 E .- 4_2-3" —




Plots sizes, design and general layout neither preserve or enhance the character and
appearance of the conservation area. (Refer to Map 3)

15
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Map 3 from National Library of Scotland (circa 1963).
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16.

The new development will preserve and enhance the conservation area as it utilises vacant
ground at the the junction of Westfield Drive and Mews Lane to provide a visual termination
through the introduction of a sympathetic house design to the main villa while respecting the
scale and plot sizes of its more immediate neighbours off Westfield Drive.

Due to existing topography and the proposed massing, developing this site creates no
negative impact on amenity and will bring to a close the urban design error that should have
been addressed 90 years ago when Westfield Drive was formed. (Refer to photo 16.)



2.13 INVERCLYDE PLANNING APPLICATION ADVICE NOTES (PAANS)

PAAN 2 - SINGLE PLOT RESIDENTIAL DEVELOPMENT

‘Infill plots will be considered with reference to the following:

The plot size should reflect those in the immediate locality.

The proportion of the built ground to garden should reflect the immediate locality.

The distance between building to garden boundaries should reflect that in the immediate
locality.

The established street from building line should be followed.

The proposed building height, roof design, use of materials and colours should reflect those in
the immediate locality.

Ground level window should comply with intervisibility guidance. Windows on side elevations
should be avoided where they offer a direct view of neighbouring rear/private gardens, but
bathroom windows fitted with obscure glazing will be acceptable. Boundary screening of
appropriate height may be considered where the design and impact on neighbouring
residential amenity is deemed acceptable.

Windows of habitable rooms above ground level should comply with the window intervisibility
guidance. Windows on side elevations will only be permitted if the distance to the nearest
boundary exceeds 9.0m, if there is no direct view of neighbouring rear/private gardens or if it
is a bathroom window fitted with obscure glazing.

The level of on-site car parking should be comparable with the established pattern in the street
and be capable of being implemented without detriment to road safety.

Application in Conservation Areas

The Greenock West End Conservation Areas is characterised by substantial villas set in large

gardens. Understandably, there has been pressure for infill residential development in these areas.
Historic Environment Scotland’s Policy Statement explains the Government’s position. The Scottish
Government requires the historic environment to be cared for, protected and enhances.
Development which does not respect the scales, design and detailing of existing buildings will not
generally be supported.’ (p.6)

in Inverclyde Council (2018) Supplementary Guidance on PAANSs.

2.13.1 The site previously formed part of a very large rear garden, which due to the unsustainable

size has been legally split and now forms vacant ground redundant in use.

The site proposed for development reflects the plot size and proportion of built ground to
garden reflected in the immediate locality of Westfield Drive and more generally with the
flatted villa of Elmhurst.

Height, roof design, use of materials and colours of the proposal all reflect the immediate
locality of ancillary buildings to the main villas, as requested by Planning.

In addition, the scale, design and detailing of the proposal reflect the ancillary buildings of
Elmhurst.

APPLICATION SITE AND CONTEXT

3.1

CONTEXT

The application site is located within the Greenock West End Conservation Area at the junction of
Mews Lane and Westfield Drive. It forms the northeast part of a larger site stretching from Newark
Street to Mews Lane, which houses a large ‘late Victorian’ blond sandstone villa, converted ancillary
buildings with extensive driveway, front and rear gardens.

17



3.2

4.0

The local area contains a rich and diverse variety of housing types, sizes and architectural styles
developed continuously over hundreds of years from small bungalows to large detached villas, the
majority of which have been sub-divided into multiple occupancy dwellings.

Elmhurst is no different. The property was separated into three flatted dwellings in 1935. The ground
floor is accessed via the main door of the villa. The lower ground floor is accessed via a side door from
the courtyard. The top floor is accessed separately via an external stair.

Mews Lane has a varied streetscape. The lane provides vehicular access to the Newark Street and
Octavia Terrace villas as well as a number of former ancillary buildings which have been turned to
houses at various locations. There are also an assortment of garages, terraced houses and off-street
parking.

Mews Lane has no distinct character in the present day due to erosion of its original use as a service
lane. In reality it is a ramshackle mixture of various constructions, traditional boundary walls in poor
condition or removed entirely. Bushes and other growth all along reduce the traffic width and give a
foreboding character at the eastern end especially with its blind corner.

There is no attraction for the general public to use the lane for amenity or commuting and when
coupled with poor lighting, site lines and general dilapidation its contribution to the conservation area
is minimal.

SITE

At present there are two entrances into the site. Newark Street, from the south west, is the main
vehicular and pedestrian access route to the principal elevation of the flatted villa and takes users onto
a large landscaped private driveway, which allows sufficient space for three vehicles to sit parallel to
the property.

Mews Lane, from the north east, allows service access into the rear of the property but this historical
use is redundant as all services (such as refuse collection) are taken from Newark Street.

The property holds ample garden provision for each flat with a stepped lawn falling down towards the
north eastern boundary wall, which backs onto Mews Lane.

DESIGN

4.1

18

Our design process was informed by our Clients brief and the typology of buildings on Mews Lane as
well as being influenced by the guidance given during pre-application discussions with Inverclyde
Council Planning Department.

Our proposals comply with the Council’s policies as they both preserve and enhance the Conservation
area through sympathetic placement and visual congruity with the existing built environment as well as
appropriate layout, size, scale, design, siting, materials and colour of finish.

Careful consideration has also been taken with the design in an effort to preserve the architectural
qualities of the existing Victorian villa as well as enhancing the integrity of Mews Lane.

The concern regarding no footway is understood, which is why the house has been stepped back 1
metre from the existing boundary in order to allow a safe space to stand prior to crossing or leaving
the premises on foot.

Stepping back the design also facilitates safe access/egress of vehicles and provides the visibility
splay of 17 metres by 2.0 metres x 1.05 metres required by Inverclyde Council Roads Department and
maintains access the service strip running along the southern edge of the lane.

It should be noted that the position of the site at the junction of Mews Lane and Westfield Drive is
unique. There are several houses already on Mews Lane that are not stepped back (or able to be)



4.2

4.3

4.4

therefore have no recess or footway and visibility splays cannot be achieved.

Perhaps if this lane was more user friendly and accessible, there would have been an incentive by
Inverclyde Council to provide a common footpath. As mentioned in a point previously, Mews Lane is
not a pedestrian street, with many other, more convenient walking locations.

DESIGN AND MATERIALS

Sitting in mature landscaping, the proposed dwellinghouse consists of three separate buildings
organised around a cobbled courtyard, which is accessed directly off Mews Lane to provide off street
parking spaces of 3.0 metres x 5.5 metres for 2 vehicles, as required by Inverclyde Council Roads
Department.

The courtyard is located at the head of Westfield Drive and is flanked by 1 storey buildings constructed
externally in reconstituted stone with slated roofs whose pitch, eaves and block size reflect the existing
architectural composition of Elmhurst. This is to ensure that the new dwellinghouse provides a
termination to Westfield Drive while providing a visual link and context to the larger villa behind.

From the private gated courtyard, the buildings are linked by glazed corridors in order to ensure that
they are read as three individual entities and reflect a series of ancillary buildings subservient to the
main villa, as requested by Inverclyde Council Planning Department.

The different functions of these three buildings are also clearly expressed, namely;

4.21 The south building is the open plan living area consisting of a double-height ‘family room’ with
kitchen, dining and entertaining facilities. Floor to ceiling glazing looks out and opens onto
private south-facing landscaping and patio areas.

4.2.2 The west building is the sleeping accommodation consisting of two generous sized bedrooms
with built in storage and adjacent shower room. These spaces are more private, with smaller
windows looking onto controlled views.

4.2.3 Lastly, the east building is the functional utility and storage areas opening out and accessing
the house and garden, as required. The outdoor area has access to the garden and bin store
and consists of a w.c., cloak cupboard, utility room and external plant room/ garden store.

SCALE AND POSITION

Due to a thorough understanding of the surrounding context, the scale and composition of the
proposed building has been carefully considered to reflect the various ancillary buildings that populate
Mews Lane.

The low height, modest footprint and careful positioning of the proposal was agreed after considering
a preservation of the view from the existing house. Scale, in particular has been designed in
consideration of the existing Villa and surrounding properties so as not to impose on the streetscape.
We have proposed to remove the existing brick wall, the materials of which will be utilized in
construction where possible, in order for the building to be placed back from the lane, this will ensure
that there will be no overhangs onto the road and provide the required visibility splay.

PRIVACY AND OVERLOOKING

Consideration has also been taken so that the proposed dwelling does not overlook neighbouring
properties or impact negatively on the existing amenity.

Windows face east, south and west into the proposed dwelling’s private garden ground. Semi-mature
trees will be planted along the new southwestern boundary to create additional privacy.
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DAYLIGHT AND OVERSHADOWING

The proposed single storey dwelling will not introduce any loss of daylight or create overshadowing to
any existing property in the immediate vicinity.

The new building is sited over 10 metres away from its immediate neighbours on Westfield Drive and
over 20 metres away from Elmhurst. In addition, the ridge of the proposed roof is less than 1 metre
higher than the existing ground floor level of the main villa so existing views are preserved.

SUSTAINABILITY

The overall sustainability of the new build is vital and this is incorporated into the design to allow
people to easily adapt their home as their needs change with time.

In order to make the building zero carbon we propose to use reclaimed materials where appropriate,
such as cobbles, brick and slates. For example, the courtyard will be resurfaced in second hand
cobbles, the new buildings will be roofed using second hand slates to match the roofs of the existing
ancillary buildings etc.

Energy efficiency is achieved through the use of high specification double-glazing throughout and
floor, extra thick wall & roof insulation ensuring the new-build has low running costs.

Any disturbed soil from the site clearance will also be retained on-site for landscaping purposes.
Similarly, we will keep and reuse the demolished brickwork in the construction and garden
landscaping.

MAINTENANCE

The quality of materials specified will stand up well to the West Coast climate as they are traditional to
the Scottish style and have been tested over the centuries. The sheltered location of the new build
also will help combat adverse weathering.

These factors in tandem with a considered maintenance program will ensure the new construction’s
longevity and sustainability.

CONCLUSION

We are of the opinion that within contemporary society there should be allowance for the sensitive
conversion of very large Victorian market garden spaces, obsolete now that food production to supply
the household is not required.

This philosophy is exactly how Greenock’s West End has developed over the past 200 years from the
original large mansions in the countryside and the development of the street grid in the early 1800s.

There has always been a continuous sub-division of plot sizes over the centuries due to economic
pressure and changes in social behaviour which, when carefully managed, has been successful and
contributed to a built environment that we call the Greenock West End Conservation Area.

It is important to note that Greenock’s West End was only labelled a ‘conservation area’ in the 1970’s
yet considered continuous development made the area what it is way before then so to use the
argument of restricting development because it will change the character of an area is not
understanding the subject matter.

Look to the adjacent Madeira Lane to see how ’service lanes’ have been developed. There are many
examples throughout the West End of precedent with this type of development.

Our thoroughly researched design for a new dwellinghouse is both sensitive and harmonious with the
existing building, its setting and the local built environment and as such complies with Inverclyde
Council’s Local Development Planning Policies 20, 28 and PAAN 2.



5.0 JUSTIFICATION

5.1

Our Client is submitting the application in order to provide a new accessible dwellinghouse conducive
to modern expectations and aspirations in the 21st century and give them the functionality of a family
room with direct access and views over their private gardens to the rear of the site.

The whole project has been driven by informed Clients who insisted from the outset that the scale of
the proposed house should be modest, however, that the proposed finishing materials and details
have been specified to reflect a thorough understanding of the historic surroundings.

It is important to remember that Westfield Drive was constructed on the site of a former Victorian Villa
and a new street formed to access Mews Lane. As such, the considered placement of our building at
the head of Westfield Drive gives a termination point to the street view rather than that of a brick wall.

We believe therefore that by allowing the new ‘ancillary style’ building to be built on the application site
it will be significantly beneficial now and for future generations by preserving and enhancing
Greenock’s West End Conservation Area.

The high standard of products proposed combined with the simplicity and sensitivity of the design
complements the existing house and we therefore respectfully request that our detailed application for
Planning Consent is granted.

Quigley Architects August 2022
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3. APPOINTED OFFICER'S REPORT OF HANDLING
DATED 11 NOVEMBER 2022

Agenda Builder — 92 Newark Street, Greenock



Inverclyde

council

REPORT OF HANDLING

Report By: Carrie Main Report No: 22/0203/IC
Local Application
Development
Contact 01475 712413 Date: 11 November 2022
Officer:
Subject: New build, 2 bedroom, one storey detached house (fronting Mews Lane) with associated

hard and soft landscaping at

92 Newark Street, Greenock

SITE DESCRIPTION

The application site comprises a substantial sub-divided villa and associated curtilage situated on
the northern side of Newark Street, Greenock. Mews Lane, at its junction with Westfield Drive, lies
to the rear. Externally the existing building is finished in sandstone and a slate roof. The site slopes
down gently to Mews Lane.

A wide variety of dwellings and flatted dwellings lie adjacent to the site on Newark Street, Westfield
Drive, and Octavia Terrace. The former Mariners Home building lies diagonally opposite on Newark
Street. The site is within the Greenock West End Conservation Area.

PROPOSAL

It is proposed to sub-divide the rear curtilage and construct a detached, single storey dwellinghouse
fronting Mews Lane. The new plot will extend to an area of 456 square metres and the proposed
dwellinghouse to an external footprint of around 185 square metres. Accommodation will comprise
an open plan kitchen and family room, two bedrooms, a shower room, a utility room and an external
store. Two off-street parking spaces are proposed within a courtyard area.

The proposed dwelling will be single storey and be designed in three distinct parts linked around the
small courtyard area. The existing boundary wall to Mews Lane will be removed and the proposed
dwellinghouse finished externally in reconstituted stone and a slate roof to a height of around 4.8
metres and with a pitch and detailing to reflect the existing villa. The three components of the building
will be linked by small glazed corridors. A gate will enclose the courtyard to Mews Lane.

The applicant has submitted a design statement in support of the proposal.

Planning permission was refused in June 2021 (application 19/0327/1C) for “New build one storey
detached house (fronting Mews Lane) with associated hard and soft landscaping.” This application
presents the same proposal, with minor additions to incorporate low and zero carbon generating
technology; including solar PV panels to the rear roof slopes of the house, an air source heat pump
and electric charging points.




ADOPTED 2019 LOCAL DEVELOPMENT PLAN POLICIES
Policy 1 - Creating Successful Places

Inverclyde Council requires all development to have regard to the six qualities of successful places.
In preparing development proposals, consideration must be given to the factors set out in Figure 3.
Where relevant, applications will also be assessed against the Planning Application Advice Notes
Supplementary Guidance.

Policy 6 - Low and Zero Carbon Generating Technology

Support will be given to all new buildings designed to ensure that at least 15% of the carbon dioxide
emissions reduction standard set by Scottish Building Standards is met through the installation and
operation of low and zero carbon generating technologies. This percentage will increase to at least
20% by the end of 2022.

Other solutions will be considered where:

(a) it can be demonstrated that there are significant technical constraints to using on-site low and
zero-carbon generating technologies; and

(b) there is likely to be an adverse impact on the historic environment

*This requirement will not apply to those exceptions set out in Standard 6.1 of the 2017 Domestic
and Non-Domestic Technical Handbooks associated with the Building (Scotland) Regulations 2004,
or to equivalent exceptions set out in later versions of the handbook.

Policy 8 - Managing Flood Risk

Development proposals will be assessed against the Flood Risk Framework set out in Scottish
Planning Policy. Proposals must demonstrate that they will not:

a be at significant risk of flooding; (i.e. within the 1 in 200 year design envelope);
b increase the level of flood risk elsewhere; and
C reduce the water conveyance and storage capacity of a functional flood plain.

The Council will support, in principle, the flood protection schemes set out in the Clyde and Loch
Lomond Local Flood Risk Management Plan 2016, subject to assessment of the impacts on the
amenity and operations of existing and adjacent uses, the green network, historic buildings and
places, and the transport network.

Policy 9 - Surface and Waste Water Drainage

New build development proposals which require surface water to be drained should demonstrate
that this will be achieved during construction and once completed through a Sustainable Drainage
System (SuDS), unless the proposal is for a single dwelling or the discharge is directly to coastal
waters.

The provision of SuDS should be compliant with the principles set out in the SuDS Manual C753 and
Sewers for Scotland 3rd edition, or any successor documents.

Where waste water drainage is required, it must be demonstrated that the development can connect
to the existing public sewerage system. Where a public connection is not feasible at present, a
temporary waste water drainage system can be supported if:

i) a public connection will be available in future, either through committed sewerage
infrastructure or pro-rata developer contributions; and
i) the design of, and maintenance arrangements for, the temporary system meet the

requirements of SEPA, Scottish Water and Inverclyde Council, as appropriate.




Private sustainable sewerage systems within the countryside can be supported if it is demonstrated
that they pose no amenity, health or environmental risks, either individually or cumulatively.

Developments including SuDS are required to have an acceptable maintenance plan in place.
Policy 10 - Promoting Sustainable and Active Travel

Development proposals, proportionate to their scale and proposed use, are required to:

a provide safe and convenient opportunities for walking and cycling access within the site and,
where practicable, include links to the wider walking and cycling network; and

b include electric vehicle charging infrastructure, having regard to the Energy Supplementary
Guidance.

Proposals for development, which the Council considers will generate significant travel demand, are
required to be accompanied by a travel plan demonstrating how travel to and from the site by means
other than private car will be achieved and encouraged. Such development should also demonstrate
that it can be accessed by public transport.

The Council will support the implementation of transport and active travel schemes as set out in
Council-approved strategies, subject to adequate mitigation of the impact of the scheme on:
development opportunities; the amenity and operations of existing and adjacent uses; the green
network; and historic buildings and places.

Policy 11 - Managing Impact of Development on the Transport Network

Development proposals should not have an adverse impact on the efficient operation of the transport
and acttive travel network. Development should comply with the Council's roads development
guidelines and parking standards. Developers are required to provide or contribute to improvements
to the transport network that are necessary as a result of the proposed development.

Policy 16 - Contaminated Land

Development proposed on land that the Council considers to be potentially contaminated will only be
supported where a survey has identified the nature and extent of any contamination present on site
and set out a programme of remediation or mitigation measures that ensure that the site can be
made suitable for the proposed use.

Policy 28 - Conservation Areas

Proposals for development within or affecting the setting of a conservation area, are to preserve or
enhance the character and appearance of the area. In assessing such proposals regard will be had
to any relevant Conservation Area Appraisals or other information relating to the historic or
architectural value of the conservation area. Where the demolition of an unlisted building is proposed,
consideration will be given to the contribution the building makes to the character and appearance
of the conservation area. If such a building makes a positive contribution to the area, there will be a
presumption in favour of retaining it. Proposals for demolition will not be supported in the absence
of a planning application for a replacement development that preserves or enhances the character
and appearance of the conservation area.

Planning Application Advice Note (PAAN) 2 on "Single Plot Residential Development" applies

Planning Application Advice Note (PAAN) 3 on "Private and Public Open Space Provision in New
Residential Development" applies.

PROPOSED 2021 LOCAL DEVELOPMENT PLAN POLICIES




Policy 1 - Creating Successful Places

Inverclyde Council requires all development to have regard to the six qualities of successful places.
In preparing and assessing development proposals, consideration must be given to the factors set
out in Figure 2 and demonstrated in a design-led approach. Where relevant, applications will also be
assessed against the Planning Application Advice Notes and Design Guidance for New Residential
Development Supplementary Guidance. When assessing proposals for the development
opportunities identified by this Plan, regard will also be had to the mitigation and enhancement
measures set out in the Strategic Environmental Assessment Environmental Report.

Policy 6 - Low and Zero Carbon Generating Technology

Support will be given to all new buildings designed to ensure that at least 20% of the carbon dioxide
emissions reduction standard set by Scottish Building Standards is met through the installation and
operation of low and zero carbon generating technologies. This percentage will increase to at least
25% by the end of 2025.

Other solutions will be considered where:

(a) it can be demonstrated that there are significant technical constraints to using on-site low and
zero-carbon generating technologies; and

(b) there is likely to be an adverse impact on the historic or natural environment.

*This requirement will not apply to those exceptions set out in Standard 6.1 of the 2017 Domestic
and Non-Domestic Technical Handbooks associated with the Building (Scotland) Regulations 2004,
or to equivalent exceptions set out in later versions of the handbook.

Policy 9 - Managing Flood Risk

Development proposals will be assessed against the Flood Risk Framework set out in Scottish
Planning Policy. Proposals must demonstrate that they will not:

o] be at significant risk of flooding (i.e. within the 1 in 200 year design envelope);
o] increase the level of flood risk elsewhere; and
o] reduce the water conveyance and storage capacity of a functional flood plain.

The Council will support, in principle, the flood risk management schemes set out in the Clyde and
Loch Lomond Local Flood Risk Management Plan 2016, subject to assessment of the impacts on
the amenity and operations of existing and adjacent uses, the resources protected by the Plans
historic buildings and places and natural and open spaces chapters, and the transport network.
Where practical and effective, nature-based solutions to flood management will be preferred.

Policy 10 - Surface and Waste Water Drainage

New build development proposals which require surface water to be drained should demonstrate
that this will be achieved during construction and once completed through a Sustainable Drainage
System (SuDS), unless the proposal is for a single dwelling or the discharge is directly to coastal
waters.

The provision of SuDS should be compliant with the principles set out in the SuDS Manual C753 and
Sewers for Scotland 4th edition, or any successor documents.

Where waste water drainage is required, it must be demonstrated that the development can connect
to the existing public sewerage system. Where a public connection is not feasible at present, a
temporary waste water drainage system can be supported if:

i) a public connection will be available in future, either through committed sewerage
infrastructure or pro-rata developer contributions; and




i) the design of, and maintenance arrangements for, the temporary system meet the
requirements of SEPA, Scottish Water and Inverclyde Council, as appropriate.

Private sustainable sewerage systems within the countryside can be supported if it is demonstrated
that they pose no amenity, health or environmental risks, either individually or cumulatively.

Developments including SuDS are required to have an acceptable maintenance plan in place, which
identifies who will be responsible for maintenance and how this will be funded in the long term.

Policy 11 - Promoting Sustainable and Active Travel
Development proposals, proportionate to their scale and proposed use, are required to:

o] provide safe and convenient opportunities for walking and cycling access within the site V and,
where practicable, including links to the wider walking, cycling network and public transport
network; and

o] include electric vehicle charging infrastructure, having regard to the Energy Supplementary
Guidance.

Proposals for development, which the Council considers will generate significant travel demand, are
required to be accompanied by a travel plan demonstrating how travel to and from the site by means
other than private car will be achieved and encouraged. Such development should also demonstrate
that it can be accessed by public transport.

The Council will support the implementation of transport and active travel schemes as set out in
national, regional and Council-approved strategies, subject to adequate mitigation of the impact of
the scheme on: development opportunities; the amenity and operations of existing and adjacent
uses; and the resources protected by the Plan's historic buildings and places and natural and open
spaces chapters

Policy 12 - Managing Impact of Development on the Transport Network

Development proposals should not have an adverse impact on the efficient operation of the transport
and active travel network.

Development should comply with the Council's roads development guidelines and parking standards,
including cycle parking standards.

Developers are required to provide or financially contribute to improvements to the transport network
that are necessary as a result of the proposed development.

Policy 17 - Brownfield Development

The Council offers in principle support for proposals to bring brownfield sites in the urban area into
beneficial use.

Proposals for the temporary greening of brownfield sites will be supported where it is demonstrated
that they will deliver a positive impact to the local environment and overall amenity of the area. For
sites identified for development in this Plan, temporary greening projects should not prejudice the
future development of the site.

Proposals for advanced structure planting to create a landscape framework for future development
on sites identified in the Plan will be supported.




Development proposed on land that the Council considers to be potentially contaminated will only be
supported where a survey has identified the nature and extent of any contamination present on site
and set out a programme of remediation or mitigation measures that are acceptable to the Council
and ensure that the site can be made suitable for the proposed use.

Policy 18 - Land for Housing

To enable delivery of the Clydeplan Strategic Development Plan housing supply target for Inverclyde,
new housing development will be supported on the sites identified in Schedule 3, and on other
appropriate sites within residential areas and town and local centres. All proposals for residential
development will be assessed against relevant Supplementary Guidance including Design Guidance
for Residential Development, Planning Application Advice Notes, and Delivering Green Infrastructure
in New Development.

The Council will undertake an annual audit of housing land in order to ensure that it maintains a 5
year effective housing land supply. If additional land is required for housing development, the Council
will consider proposals with regard to the policies applicable to the site and the following criteria:

a) a strong preference for appropriate brownfield sites within the identified settlement
boundaries;

b) there being no adverse impact on the delivery of the Priority Places and Projects identified by
the Plan;

C) that the proposal is for sustainable development; and

d) evidence that the proposed site(s) will deliver housing in time to address the identified shortfall

within the relevant Housing Market Area.

There will be a requirement for 25% of houses on greenfield housing sites in the Inverclyde villages
to be for affordable housing. Supplementary Guidance will be prepared in respect of this requirement.

Policy 20 - Residential Areas

Proposals for development within residential areas will be assessed with regard to their impact on
the amenity, character and appearance of the area. Where relevant, assessment will include
reference to the Council's Planning Application Advice Notes Supplementary Guidance.

Policy 28 - Conservation Areas

Proposals for development, within or affecting the setting of a conservation area, are to preserve or
enhance the character and appearance of the area. In assessing such proposals regard will be had
to any relevant Conservation Area Appraisals or other information relating to the historic or
architectural value of the conservation area.

Where the demolition of an unlisted building is proposed, consideration will be given to the
contribution the building makes to the character and appearance of the conservation area. If such a
building makes a positive contribution to the area, there will be a presumption in favour of retaining
it. Applicants should demonstrate that every reasonable effort has been made to secure the future
of the building. Proposals for demolition will not be supported in the absence of a planning application
for a replacement development that preserves or enhances the character and appearance of the
conservation area.

Draft Planning Application Advice Note (PAAN) 2 on "Single Plot Residential Development"
applies

Draft Planning Application Advice Note (PAAN) 3 on "Private and Public Open Space Provision
in New Residential Development" applies.




CONSULTATIONS

Head of Service - Roads and Transportation —

1. Parking should be provided in accordance with the National Guidelines:
The application is for a 2 bedroom dwelling. This requires 2nr parking spaces.

The parking spaces shall be a minimum of 3.0m by 5.5m. The parking is acceptable.
The courtyard should be fully paved.
The gradient of the courtyard should not exceed 10%.
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The visibility splay should be a minimum of 2.0m x 17.0m x 1.05m. The visibility splay
shown meets this requirement.

6. The surface water flow from the site should be limited to that of greenfield flow off. The
applicant should demonstrate through calculations that this is achievable. This should be
agreed with the Roads Service.

Head of Public Protection and Covid Recovery (Environmental Health) — Conditions
recommended in respect of contaminated land, bin storage, external lighting and sound insulation
complying with Building Standards Regulations are recommended.

PUBLICITY

The application was advertised in the Greenock Telegraph on 26th August 2022 as a development
affecting a conservation area.

SITE NOTICES
A site notice was posted on 26th August 2022 for development affecting a conservation area.
PUBLIC PARTICIPATION

The application was the subject of neighbour notification. Ten representations were received
objecting to the proposal. The concerns raised are summarised below.

Design and impact on the impact on the Conservation Area concerns

Adverse impact on the form and character of area.

A negative impact on the appearance of the street will result.

The development is inappropriate for the conservation area location.

Detriment to this unique route within north-west character area of the conservation area.

If approved, similar development may occur completely changing the character and

appearance of the street.

e The new text on the plans is off-topic to the application. Changes noted are before 1970s and
thus the point of the Conservation Area is to protect the remaining character.

e The wall is of high amenity value and marks the end of Westfield. The house would form a
b5m structure, a visible and intrusive addition to the streetscape.

¢ The development would be a contravention of Historic Environment Scotland’s Policy on back
land development. It does not respect the scale and size of existing outbuildings and gardens.

e Removal of part of the traditional boundary wall, a historic and aesthetic of the local area,
should be preserved.

e The buildings on Mews Lane within the Design Statement are not new build but original

buildings and former outbuildings that have been converted and their footprints not increased

in size.




Roads and traffic related issues

¢ The lane has been mischaracterised. It is busy and enjoyed by many residents and walkers.

e The proposal may increase ftraffic adjacent to the junction with Westfield Drive, to the
detriment of road safety.

e Construction works and traffic will impact on road safety.

e There is no provision for visitor parking which may cause additional on-street parking to occur
causing access/egress problems.

e Would add to parking problems on Westfield Drive.

e Mews Lane serves a variety of traffic and full access must be retained both during and on
completion of the works. The proposal may result in parking and the blocking of the road.

o Will hamper access/egress for emergency, utility, delivery vehicles and all surrounding
buildings.

¢ |t will make the lack of pavement on Mews Lane unsafe.

Residential amenity concerns

¢ May set an unwelcomed precedent for similar development

e Loss of peacefulness

e Already utility issues for existing housing. An additional house would exacerbate these
issues.

e The proposal may exacerbate existing drainage issues and flooding to neighbouring
properties may occur. This hasn’t been considered within the application.

¢ Mews Lane is a low traffic amenity, with foliage and wildlife. It is enjoyed by local residents.
This may be disrupted by this development.

e Daylight and sunlight to adjacent residents may be reduced.

e Privacy of adjacent residents reduced.

Other matters

¢ Reasons for previous planning refusal have not been addressed in this application.

e The applicant cites not being able to manage the large rear garden as a justification for the
proposal. This is disingenuous as a reason as there are other solutions to this.

e The site is described as “vacant ground” and “unsustainable” which is untrue and is a key
component of the urban form of the area.

| will address these concerns within my assessment.
ASSESSMENT

The material considerations in the assessment of this application are national planning policy
inclusive of Scottish Planning Policy (SPP), the adopted 2019 Inverclyde Local Development Plan,
the proposed 2021 Inverclyde Local Development Plan, adopted and draft Planning Application
Advice Notes (PAAN) 2 and 3 on "Single Plot Residential Development” and "Private and Public
Open Space Provision in New Residential Development" respectively, Historic Environment
Scotland's Historic Environment Policy for Scotland and "Managing Change in the Historic
Environment" guidance note series, the Greenock West End Conservation Area Appraisal, the visual
impact, the impact within the Conservation Area, the impact on residential amenity, the consultation
responses, the representations received and the planning history within the site and surrounding
area.

SPP introduces a presumption in favour of sustainable development and indicates that the planning
system should support economically, environmentally and socially sustainable places by enabling
development that balances the costs and benefits of a proposal over the longer term. The aim is to




achieve the right development in the right place but not to allow development at any cost. Planning
policies and decisions should support sustainable development

Policy 28 of the adopted and proposed Local Development Plan advises that proposals for
development within a conservation area require to preserve or enhance the character and
appearance of the area. It is further advised that in assessing such proposals any relevant
Conservation Area Appraisals or other information relating to the historic or architectural value of the
conservation area requires to be considered. Policy 1 of both Plans requires all development to have
regard to the six qualities of successful places. The relevant factors in respect of this development
contributing to the qualities of successful places are being "Distinctive" in reflecting local architecture
and urban form and contributing positively to historic places, being "Resource Efficient" in making
use of previously developed land, being "Safe and Pleasant" in avoiding conflict with adjacent uses
in respect in respect of overshadowing, privacy and noise and "Welcoming" in making buildings
legible and easy to access. Policy 18 of the proposed Plan supports new housing development on
the sites identified in Schedule 3, and on other appropriate sites within residential areas and town
and local centres. This site is not identified in Schedule 3. Policy 20 of the proposed Plan additionally
requires development within residential areas to be assessed with regard to impact on the amenity,
character and appearance of the area.

Historic Environment Scotland's "Managing Change in the Historic Environment" guidance note on
"Setting" advises that setting can be important to the way in which historic places are understood,
appreciated and experienced, and provides guidance on factors to be considered in assessing the
impact of a change on the setting of a historic asset or place. The Greenock West End Conservation
Area Appraisal identifies the application site as being within the north-west character area of the
Conservation Area which was largely developed in the later decades of the 19th century. The
property style is predominantly detached and semi-detached villas set back from the street and set
in garden grounds and these became more elaborate in their architectural detail and larger in size
as the century progressed. It is noted that on Newark Street, a group of large mansions provide a
setting context for the Mariners Home. The Appraisal goes on to advise that in assessing planning
applications, the Council shall consider them in relation to the relevant Local Development Plan. The
Appraisal is not generally supportive of new development within existing plots and notes that new
development should follow existing plot ratios.

PAANZ2 on "Single Plot Residential Development" offers guidance on infill plots. It is noted in the
guidance that small developments are often beneficial in removing derelict and untidy sites from the
streetscene. The site currently functions as a domestic garden and does not appear as an untidy or
derelict site within the streetscape. In any case, to Mews Lane it is enclosed by a large boundary
wall which screens views to the garden from the public domain. Whilst the applicant contends that
the general maintenance of garden ground for the existing property is unsustainable by modern
standards, | do not consider that this would alone provide justification for the development. PAAN2
goes on to advise that infill development should have a plot size and proportion of built ground to
garden reflecting the immediate locality. The distance to garden boundaries should also reflect the
immediate locality together with the established street front building line. Height, roof design, use of
materials and colours should also reflect the immediate locality. PAAN3 offers similar advice in
respect of the development of single plots. PAAN2 provides additional advice on proposals within
conservation areas referencing national policy and guidance. It is advised that development which
does not respect the scale, design and detailing of existing buildings will not generally be supported.

The principle of the plot size, coverage and footprint of the proposed house can be considered in the
context of a varied arrangement of plots within the vicinity and it could be argued that alone, the plot
size and built proportion is not out of step with the wider locality. Equally, | note the proposed design
concept and detailing which seeks to respond to the location of the development. However, the
proposal would result in the subdivision of the plot of one of the large villas on Newark Street which
would be at odds with the wider pattern of development within this part of the Conservation Area
where the predominant building pattern centres around large villas in spacious plots set out along
Newark Street or Octavia Terrace with rear service entrances from Mews Lane.




In the submitted design statement, the applicant considers that allowance should be made for the
appropriate conversion of very large Victorian market garden spaces which have become obsolete
and that this philosophy follows how Greenock's West End has developed over the past 250 years,
from the original large mansions in the countryside and the development of the street grid in the early
1800s. It is contended that there has always been a continuous subdivision of plot sizes over the
centuries due to economic pressure and changes in social behaviour which, when carefully
managed, has been successful and contributed to a built environment that we call the Greenock
West End Conservation Area. It is further highlighted by the applicant that continuous development
made the area what it is prior to the designation of the Conservation Area and to use the argument
of restricting development because it will change the character of an area is not understanding the
subject matter. How the nearby Madeira Lane has developed is also highlighted.

Mews Lane largely takes the form of a rear access or service lane and was not designed to provide
the principle access to residential dwellings. Whilst there may be a varied visual appearance along
the Lane together with sporadic development, it remains that Mews Lane takes the form of a sparsely
developed rear service lane. It is acknowledged that there are some residential properties that have
been developed over time which both front and access to the Lane. These appear to have been
formed from outbuildings or stables to the rear of the larger plots rather than being completely new
build developments. Other dwellings on Mews Lane are more historical, they are very few in number
and remain an incidental feature not out of context with the sparsely developed pattern in the Lane.
In respect of the planning history within Mews Lane, planning permission was refused in 2003 to
develop a new dwellinghouse fronting Mews Lane to the rear of one of the large villas at 84 Newark
Street. In principle the proposal was considered to conflict with the established character, pattern of
development in the area and increase in built density. Overall, it was not considered to protect or
enhance the Conservation Area. Whilst some time has elapsed since this decision and whilst each
application requires to be considered on individual merit, it is appropriate that the Council takes a
consistent approach to decision making where the circumstances have not significantly changed in
the intervening period.

There is no dispute with the applicant's position that regardless of the Conservation Area designation,
development cannot "stand still" and the area must evolve. Many examples of where appropriate
development has been achieved, allowing the area to evolve and preserving and enhancing the
Conservation Area can be found. However, in accordance with SPP, development cannot be at any
cost. Throughout the evolution of the area, Mews Lane has remained as a sparsely developed
service lane and any new development must accord with the prevailing form of historic development
including the overall historic layout. This proposal would sub-divide one of the large plots which
characterise this part of the Conservation Area and introduce an additional built form to Mews Lane
contrary to its historic and continued development as a sparsely developed rear service lane. Whilst
it remains that each application would require to be considered on individual merit, this is also not a
unique site. If other similar sites along Mews Lane were developed in a similar fashion, these would
all combine to very significantly alter the Lane.

| further note the reference to Madeira Lane and how this has evolved as a similar rear service lane.
In visiting this Lane, | found a similar, albeit shorter, sparsely developed rear service lane. Whilst
new development has occurred within the curtilage of one building, | do not find this provides any
justification for development at Mews Lane. It cannot be considered that the development would
preserve or enhance the Conservation Area as required by Policy 28 of the adopted and proposed
Local Development Plans. In respect of the factors contributing to successful places, it therefore
cannot be held that the proposal reflects local urban form and contributes positively to historic places.
The proposal thus fails under the "Distinctive" heading and is thus not supported by Policy 1 of both
the adopted and proposed Local Development Plans.

Turning to residential amenity, any development project will produce noise and an element of
disruption during the construction phase and this cannot be a determining factor in consider whether
to grant planning permission: this is a matter controlled by legislation under the auspices of the Head
of Public Protection and Covid Recovery. It is recognised that the neighbouring residents have an
established level of amenity. The position and scale of the proposed dwelling together with the




proposed fenestration do not raise any concerns regarding the potential for overlooking and loss of
privacy to neighbouring dwellings. The single storey design together with the topography within the
site and proposed landscaping within the new plot further limits the potential for any impact on the
donor house. Whilst | note the concerns in the representations, the positioning and limited height of
the building further ensures that there are no implications in respect of sunlight and daylight to
neighbouring property. The noise and activity generated by the new dwellinghouse would be typical
of that emanating from a domestic setting and | do not therefore consider that undue noise
disturbance to neighbouring residents, including within the donor house, would occur.

The proposed house is within an accessible urban location a short walk from local bus services.
There are no implications with respect to Policy 10 of the adopted Plan and Policy 11 of the proposed
Plan. A range of traffic and road safety concerns have been raised in the representations. With regard
to parking, traffic and road safety, | am principally guided by the advice from the Head of Service -
Roads and Transportation. Parking is provided in accordance with the National Roads Development
Guidance and the dimensions of the driveway follow the advice given in the consultation response.
A suitable driveway gradient can also be achieved. A condition can ensure the first two metres of the
courtyard is paved if required. The requirements of Policy 11 of the adopted Local Development Plan
and Policy 12 of the proposed Local Development Plan are therefore met.

Turning to flooding and drainage, the Head of Service - Roads and Transportation advises that the
surface water flow from the site should be limited to that of greenfield flow off and the applicant should
demonstrate this is achievable through calculations. The applicant proposes a solution involving a
soakaway within the site and the Head of Service - Roads and Transportation is happy with this
approach, subject to a final drainage drawing and surface water being contained within the site.
These matters can be addressed by condition if required. The proposal is acceptable with reference
to Policies 8 and 9 of the adopted Plan and policies 9 and 10 of the proposed Plan.

Considering the outstanding points raised in the consultation responses, the Head of Public
Protection and Covid Recovery raises no objections in respect of the proposal. | am satisfied that
matters in respect of ground contamination can be addressed by condition. In this respect, | consider
that the proposals comply with the requirements of Policy 16 of the adopted Plan and Policy 17 of
the proposed Plan in respect of ground contamination. Matters relating to external lighting can be
addressed by advisory note and compliance with the Building (Scotland) Regulations is addressed
via the building warrant process. Bin storage arrangements are shown on the proposed site plan.

As an element of design, Policy 6 of the adopted Plan also seeks to ensure that all new buildings are
energy efficient through the installation of low and zero carbon generating technologies and that at
least 15% of the carbon dioxide emissions reduction standard set by Scottish Building Standards is
met through the installation and operation of low and zero carbon generating technologies. Policy 6
of the proposed Plan reflects the updated position with a 20% requirement. This requirement can be
addressed by condition if required.

Overall, whilst the proposal may be situated on a site within an accessible urban location, a number
of concerns arise. Regardless of the detail of the design which it is acknowledged seeks to respond
to the location, the proposal would sub-divide one of the large plots which characterise this part of
the Conservation Area and introduce an additional built form to Mews Lane contrary to its historic
and continued development as a sparsely developed rear service lane. This cannot be considered
to preserve or enhance the Conservation Area as required by Policy 28 of the adopted and proposed
Local Development Plans. The proposal also fails to reflect the six qualities of successful places and
is thus not supported by Policy 1 of both the adopted and proposed Local Development Plans.
Considering the principles of sustainable development in respect of paragraph 29 of SPP, the
proposal fails in respect of two of these as it is not considered to support the six qualities of successful
places or to protect and enhance the historic environment. The proposal is thus not sustainable
development with reference to SPP and thus not the right development in the right place. The
proposal also fails to follow the advice and guidance within paragraph 8.2 of the Greenock West End
Conservation Area Appraisal which highlights a presumption against development within the original
plots in the Conservation Area




In conclusion, Section 25 of The Town and Country Planning (Scotland) Act 1997 (as amended)
requires that planning applications be determined in accordance with the Development Plan unless
material considerations indicate otherwise. The proposal cannot be held to accord with the
Development Plan and in reviewing the application together with the applicant's position set out in
the supporting statement, it is concluded that there are no material considerations to indicate that
the application should be considered favourably.

RECOMMENDATION

That the application be refused for the following reasons:

ik

The proposal fails to accord with the principles set out in paragraph 29 of Scottish Planning
Policy as it is not considered to support the six qualities of successful places or to protect and
enhance the historic environment. Accordingly, it cannot be concluded that the proposal
constitutes sustainable development.

The proposal, by virtue of the sub-division of one of the large plots which characterise this
part of the Conservation Area and introduce an additional built form to Mews Lane contrary
to its historic and continued development as a sparsely developed rear service lane, fails to
preserve or enhance the Greenock West End Conservation Area contrary to the requirements
of Policy 28 of both the 2019 adopted Inverclyde Local Development Plan and proposed 2021
Inverclyde Local Development Plan.

The proposal fails to have regard to the six qualities of successful places as required by Policy
1 of both the adopted 2019 Inverclyde Local Development Plan and proposed 2021
Inverclyde Local Development Plan, specifically as it fails to reflect local urban form and
contribute positively to historic places under the "Distinctive” heading.

The proposal fails to follow the advice and guidance within paragraph 8.2 of the Greenock
West End Conservation Area Appraisal which highlights a presumption against development
within the original plots in the Conservation Area.

Signed:

Carrie Main Mr Stuart W Jamieson
Case Officer Interim Director

Environment and Regeneration




4. INVERCLYDE LOCAL DEVELOPMENT PLAN 2019
POLICY EXTRACTS

Agenda Builder — 92 Newark Street, Greenock



3.0 CREATING SUCCESSFUL PLACES

Introduction

3.1 Inverclyde has many fantastic and unique places. Examples include the Free
French Memorial and Lyle Hill, which offer panoramic views over the Firth of Clyde;
Quarriers Village, built in the 19™ century as an orphans’ vilage and filled with
individually designed homes of that period; the A-listed Edwardian Wemyss Bay
railway station; and the grid-pattern Greenock West End conservation area, which
is contained to the north by the popular Greenock Esplanade. These, and other
places, have stood the test of time and remain places where people want to live
and visit.

3.2 The Council is keen to have more successful places in Inverclyde, and all new
development will be expected to contribute to creating successful places. This is
particularly important in relation to the Plan’s Priority Projects and Priority Places,
which reflect major Council investments and the larger scale regeneration
opportunities in Inverclyde.

Creating Successful Places

3.3 The Council is keen that all development contributes to making Inverclyde a
better place to live, work, study, visit and invest. To differing degrees, all scales and
types of development have the potential to make an impact on the surrounding
environment and community. It is important to the Council that this impact is a
positive one. To this end, the Council will have regard to the six qualities of a
successful place when considering all development proposals.

Distinctive Adaptable
Resource Efficient Easy to Move Around
Safe and Pleasant Welcoming

3.4 Figure 3 illustrates the factors that conftribute to the six qualities of a successful
place. Not all will be relevant to every development proposal and planning
application, but where they are, the Council will expect development proposals
to have taken account of them, and it will have regard to them in the assessment
of planning applications.

Quarriers Village

POLICY 1 — CREATING SUCCESSFUL PLACES

Inverclyde Council requires all development to have regard to the six qualities of
successful places. In preparing development proposals, consideration must be
given to the factors set out in Figure 3. Where relevant, applications will also be
assessed against the Planning Application Advice Notes Supplementary Guidance.
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FIGURE 3: Factors Contributing to Successful Places

CDISTNCTIVE sy EASHIGMOVE ARGLED

* Reflect local architecture and urban form * Be well connected, with good path links to the wider

* Contribute positively to histaric buildings and places path network, public tfransport nodes and neighbouring

* Make the most of important views developments

* Retain locally distinct built or natural features * Recognise the needs of pedestrians and cyclists

* Use native species in landscaping, and create * Create landmarks to make areas legible and easy to
habitats for native wildlife navigate

ADAPTABLE SUCCESSFUL SAFE AND PLEASANT

. . — P LA ES * Avoid conflict between adjacent uses by having regard
Where appropriate, ensure buildings and spaces C to adverse impacts that may be created by noise; smell;
can be adapted for a range of uses . vibration; dust; air quality; flooding; invasion of privacy;

* Avoid creating buildings or spaces that will become or overshadowing

neglected or obsolete * Avoid creating spaces that are unsafe or likely to

R ESO U RC E EFF' Cl ENT encourage or facilitate anti-social behaviour or crime

* Enable natural surveillance of spaces and buildings
* Incorporate appropriate lighting

* Make use of existing buildings and previously developed land * Minimise the impact of traffic and parking on the street
* Take advantage of natural shelter and sunlight scene
* Incorporate low and zero carbon energy-generating technology * Incorporate green infrastructure and provide links to the
* Utilise sustainable design and construction techniques green network
* Make use of available sources of heat
* Build at higher density in town and local centres and around WELCOMlNG
public fransport nodes , 1 * Create a sense of arrival
* Provide space for the separation and collection of waste * Integrate new development into existing communities

* Create attractive and active streets
* Make bulldings legible and easy to access



4.6 Wind turbines are a means of generating electricity from a renewable
resource. The Council’s Supplementary Guidance on Energy will set out a spatial
framework and other criteria to guide and assess proposals for wind turbines and
wind farms, as well as guidance for other renewable energy technologies.

POLICY 4 -SUPPLYING ENERGY

Proposails for infrastructure for the generation, storage or distribution of heat and
electricity will be supported in principle where they contribute to a reduction in
greenhouse gas production. Proposals will be assessed with regard to impact on:

Q) the green network (including landscape), and historic buildings and places;
b) the amenity and operations of existing and adjacent uses;

c) tourism and recreational resources;

d) air quality;

e) aviation and defence interests;

f) telecommunication and broadcasting interests; and

g) traffic and pedestrian safety

Relevant proposals are required to accord with the Council’s Supplementary
Guidance on Energy.

Heat Networks

4.7 Heat networks offer the opportunity for a more efficient and sustainable
means of generating and delivering heat by removing the generation of heat
from within individual properties to a communal facility. Heat networks, which
are also referred to as district heating, are part of the step-change required
tfowards a more sustainable future and less reliaonce on gas, and other carbon
fuels, as a heat source.

POLICY 5 — HEAT NETWORKS

Major Development applications will be required to include an energy statement
which considers the feasibility of meeting the development’s heat demand through
a district heating network or other low-carbon alternatives. All proposed
developments located adjacent to significant heat sources or proposed/existing
heat networks should be designed in such a way as to be capable of connecting
to a heat network from that source and any land required for heat network
infrastructure should be protected.

Low and Zero Carbon Generating Technology

4.8 The Plan is obliged by the Climate Change (Scotland) Act 2009 to include a
policy requiring all new buildings to avoid greenhouse gas emissions through the
installation of low and zero carbon generating fechnologies.

POLICY 6 - LOW AND ZERO CARBON GENERATING
TECHNOLOGY

Support will be given to all new buildings designed to ensure that at least 15% of the
carbon dioxide emissions reduction standard set by Scottish Building Standards is
met through the installation and operation of low and zero-carbon generating
technologies. This percentage will increase to at least 20% by the end of 2022.
Other solutions will be considered where:

(a) it can be demonstrated that there are significant technical constraints to
using on-site low and zero-carbon generating technologies; and

(b) there is likely to be an adverse impact on the historic enivironment.

*This requirement will not apply to those exceptions set out in Standard 6.1 of the 2017 Domestic and Non-

Domestic Technical Handbooks associated with the Building (Scotland) Regulations 2004, or to equivalent
exceptions set out in later versions of the handbook.




POLICY 8 - MANAGING FLOOD RISK

Development proposals will be assessed against the Flood Risk Framework set out
in Scottish Planning Policy. Proposals must demonstrate that they will not:

a) be at significant risk of flooding (i.e. within the 1 in 200 year design envelope);
b) increase the level of flood risk elsewhere; and

c) reduce the water conveyance and storage capacity of a functional flood
plain.

The Council will support, in principle, the flood protection schemes set out in the
Clyde and Loch Lomond Local Flood Risk Management Plan 2016, subject to
assessment of the impacts on the amenity and operations of existing and adjacent
uses, the green network, historic buildings and places, and the transport network.

Surface and Waste Water Drainage

4.16 Surface water is a significant cause of flooding in Inverclyde, and can also
impact on water quality by carrying pollutants into local burns and rivers. To
address these issues, many new developments now require to include Sustainable
Drainage Systems (SuDS). These systems can also provide an opportunity for

enhancing local biodiversity by creating ponds and wetlands, which slow water
flow and filter out pollutants. It is also important that waste water (effluent) from
new development is appropriately drained and treated in order to protect public
health, amenity and environmental resources. In the majority of cases new
development will be required to connect to the public sewer.

4.17 The Council's ‘Flood Risk Assessment and Drainage Impact Assessment —
Planning Guidance for Developers’, sets out when Drainage Impact Assessments
will be required and the issues they require to cover.

POLICY 9 - SURFACE AND WASTE WATER DRAINAGE

New build development proposals which require surface water to be drained should
demonstrate that this will be achieved during construction and once completed
through a Sustainable Drainage System (SuDS), unless the proposal is for a single
dwelling or the discharge is directly to coastal waters.

The provision of SuDS should be compliant with the principles set out in the SuDS
Manual C753 and Sewers for Scotland 3rd edition, or any successor documents.

Where waste water drainage is required, it must be demonstrated that the
development can connect to the existing public sewerage system. Where a public
connection is not feasible at present, a temporary waste water drainage system
can be supported if:

i) a public connection will be available in future, either through committed
sewerage infrastructure or pro-rata developer contributions; and

ii) the design of, and maintenance arrangements for, the temporary system
meet the requirements of SEPA, Scottish Water and Inverclyde Council, as
appropriate.

Private sustainable sewerage systems within the couniryside can be supported if it
is demonstrated that they pose no amenity, health or environmental risks, either
individually or cumulatively.

Developments including SuDS are required to have an acceptable maintenance
plan in place.




5.0 CONNECTING PEOPLE AND PLACES

Introduction

5.1 Inverclyde has excellent transport connections; the A8 and A78 trunk roads
run through the area and it has fwo frain lines with fourteen stations, all of which
connect Inverclyde with the rest of the Glasgow city-region and beyond. A number
of bus companies also operate across Inverclyde, while four ferry services provide
connections to various locations in Argyll and Bute. Inverclyde is also connected
by a comprehensive core path network and National Cycle Network routes NCN75
and NCN753, which provide active travel connections to Renfrewshire, Glasgow
and Ayrshire.

5.2 Transport is critical to the prosperity and sustainability of our communities.
Economic activity and growth relies on a fransport network that enables people
and goods to move efficiently around Inverclyde, Scotland and to international
markets. At the same time, the need to tackle climate change by cutting fransport
emissions requires an approach which reduces the need to travel by car and
prioritises sustainable travel modes.

5.3 Planning canimprove connectivity and promote sustainable fravel by locating
new development near active travel and public transport neftworks, thereby
giving people the choice of walking, cycling or using public transport. It is also
important to identify where additional transport infrastructure is needed to
support new development and ensure that developers contribute toward its
provision. Supporting new transport technologies, including the provision of
charging points for electric vehicles, will also help reduce carbon emissions.

5.4 Good digital connectivity allows businesses to reach their markets, and people
fo keep in touch and work flexibly, wherever they are.

Promoting Sustainable and Active Travel

5.5 The Council aims to ensure that new housing, business and industry, retail, and
other commercial and community development is easily accessible, in line with
the sustainable fravel hierarchy: walking, cycling, public transport and cars. It will
seek to achieve this by requiring all such development, proportionate to their
scale and proposed use, to make the site accessible by walking and cycling, both
internally and, where practicable, through links to the external path and footway
network. For larger developments, where sufficient passenger numbers might be
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generated, the road network will be required to be accessible by public transport,
although it is recognised that the provision of services will be a commercial
decision for operators. The installation of electric vehicle charging points will be
encouraged in new build development, and required in larger developments.

5.6 At the Main Issues Report stage, suggestions of improvements to fransport
infrastructure were received including the need for additional car parking in
Kilmacolm village centre, the identification of gaps in the cycle/path network,
and the need for an alternative route through Inverclyde for when there is reduced
capacity on the A8 trunk road. Future developments of the transport network are
to be investigated and included if required in the Local Transport Strategy and
Active Travel Strategy. These strategies will identify improvements to the transport
network in order to make it more efficient and promote sustainable fravel. Included
projects will be supported in principle, subject to consideration and mitigation of
the impact of the schemes on the development opportunities and places protected
by this Plan.

POLICY 10 - PROMOTING SUSTAINABLE AND ACTIVE TRAVEL

Development proposals, proportionate to their scale and proposed use, are required
fo:

a) provide safe and convenient opportunities for walking and cycling access
within the site and, where practicable, include links to the wider walking
and cycling network; and

b) include electric vehicle charging infrastructure, having regard to the Energy
Supplementary Guidance.

Proposals for development, which the Council considers will generate significant
travel demand, are required to be accompanied by a travel plan demonstrating
how travel to and from the site by means other than private car will be achieved
and encouraged. Such development should also demonsirate that it can be
accessed by public transport.

The Council will support the implementation of fransport and active travel schemes
as set out in Council-approved sirategies, subject to adequate mitigation of the
impact of the scheme on: development opportunities; the amenity and operations
of existing and adjacent uses; the green network; and historic buildings and places.




Managing the Impact of Development on the Transport Network

5.7 Development proposals should not have an adverse impact on the efficient
operation of the transport and active travel network. In order to identify any
potential capacity issues on the strategic road network (i.e. A8 & A78), the Council
consulted Transport Scotland on the development opportunities identified in the
Plan. The Council subsequently completed a high levelimpact appraisal of several
large scale development proposals along the A78 in consultation with Transport
Scotland, which concluded there will not be a significant cumulative impact on
the trunk road network as a result of the Plan’s proposals. Mitigation measures
may still be required, including for the rail network, as a result of individual
developments coming forward and these can be determined through the
Transport Assessment process.

5.8 To ensure that the road network continues to operate efficiently, the Council
has standards in place for road development and parking, which new
development is expected to comply with. This may require additional
improvements to the transport network outwith the actual development site.
Where this is the case, developers will be required to meet these costs.

POLICY 11 - MANAGING IMPACT OF DEVELOPMENT ON THE
TRANSPORT NETWORK

Development proposals should not have an adverse impact on the efficient
operation of the transport and active travel network. Development should comply
with the Council’'s roads development guidelines and parking standards. Developers
are required to provide or contribute to improvements to the transport network that
are necessary as a result of the proposed development.

Air Quality

5.9 As at 2018, Inverclyde does not have any Air Quality Management Areas or
an air pollution reduction strategy. It does have busy transport corridors that can
occasionally be congested where air quality is monitored. Some developments
can directly affect air quality or change travel patterns in such a way that air
quality is affected. In these instances the Council will expect an Air Quality
Assessment to be undertaken and mitigation measures to be implemented.

POLICY 12 - AIR QUALITY

Development that could have a detrimental impact on air quality, or would
infroduce a sensitive receptor to an area with poor air quality, will be required to
be accompanied by an Air Quality Assessment, which identifies the likely impacts
and sets out how these will be mitigated to an acceptable level.

Communications Infrastructure

5.10 Inverclyde has good digital connectivity, with 4G mobile and superfast
broadband coverage available across the majority of the area. This is of benefit
to the economy and social networks and contributes towards it being an attractive
place fo live and invest.

POLICY 13- COMMUNICATIONS INFRASTRUCTURE

The Council will support new digital communication infrastructure where it is sited
to avoid adverse impact on: the sireetscape; the amenity and operations of existing
and adjacent uses; our natural and open spaces; and historic buildings and places.




Soils

6.12 Inverclyde has a rich variety of soil types, ranging from prime/good quality
agricultural land around Quarriers Village and Inverkip to carbon rich peatland on
Duchal Moor. Saoil is recognised as an important natural resource, with agricultural
land important for food production and the rural economy. It also supports and
influences a range of habitats, stores carbon, and helps prevent and reduce
flooding by storing water.

POLICY 15-SOILS

Development on prime agricultural land or affecting carbon rich soils will only be
supported if:

a) it is on land allocated for development in this Local Development Plan or
meets a need identified in the Strategic Development Plan;

)] there is a specific locational need for the development;
c) it is for small scale development directly linked to a rural business; or

d) it is forrenewable energy generation or mineral extraction, and the proposals
include provision for the site to be returned to its former status.

For carbon rich soils, it will also need to be demonstrated that adverse impacts on
the soil resource during the construction and operational phases of a development
will be minimised and the development will not result in a net increase in CO2
emissions over its lifetime.
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Contaminated Land

6.13 Inverclyde has a proud tradition of industrial activity, stretching from its
heavy industrial past of shipbuilding to the more recent manufacturing of
electronic equipment and components. Many of these industries developed at a
fime when environmental standards were not as stringent as they are now, and
this has resulted in a number of sites across Inverclyde that are potentially
contaminated. When a new use is proposed for a site it is essential that any
contamination is treated to ensure that the new use can operate safely. Guidance
on site investigations and remediation measures is contained in the Scottish
Government’s Planning Advice Note 33 ‘Development of Contaminated Land’.

POLICY 16 - CONTAMINATED LAND

Development proposed on land that the Council considers to be potentially
contaminated will only be supported where a survey has identified the nature and
extent of any contamination present on site and set out a programme of remediation
or mitigation measures that ensure that the site can be made suitable for the proposed
use.




10.0 OUR HISTORIC BUILDINGS AND PLACES

10.1 Inverclyde's buildings and places chart the long history of the area.
Archaeological finds evidence the occupation of the area from pre-historic through
tfo Roman times; Newark Castle and the initial growth of our towns and villages
occurred during medieval fimes; and the industrialisation and urbanisation of the 18"
to 20" centuries shaped Inverclyde as we know it now. Inverclyde’'s past has gifted
the present day with a rich and varied legacy of historic buildings and places
which significantly contribute to the culture, character and sense of place, and
which support tourism and the economy. These include conservation areas, listed
buildings, scheduled monuments and other archaeological sites, and gardens and
designed landscapes. As well as the policies below, the Council will have regard
to Historic Environment Scotland’s Policy Statement (June 2016) and any successor
document, when assessing proposals affecting these historic buildings and places.

Conservation Areas

10.2 Inverclyde has eight conservation areas: Greenock (West End and Cathcart
Square/William Street), Gourock (West Bay and Kempock Street/Shore Street),
Inverkip, Kilmacolm (South East and The Cross) and Quarrier’'s Homes. There are
Article 4 Directions associated with five of these, the exceptions being The Cross,
Kilmacolm and the two Gourock conservation areas, which were designated
after the General Permitted Development Order was amended tfo restrict
permifted development in conservation areas. Article 4 Directions remove
permitted development rights from the conservation areas they cover.

10.3 Conservation Area Appraisals are useful documents for understanding the
important features of conservation areas, assisting their positive management,
and informing development management decisions. A Conservation Area
Appraisal was completed for the Greenock West End in 2016 and it is intended
that appraisals be undertaken for the other conservation areas over the lifetime
of this Plan.

POLICY 28 - CONSERVATION AREAS

Proposals for development, within or affecting the setting of a conservation areq,
are to preserve or enhance the character and appearance of the area. In assessing
such proposals regard will be had to any relevant Conservation Area Appraisals or
other information relating to the historic or architectural value of the conservation
area. Where the demolition of an unlisted building is proposed, consideration will
be given to the contribution the building makes to the character and appearance
of the conservation area. If such a building makes a positive contribution to the
areq, there will be a presumption in favour of retaining it. Proposals for demolition
will not be supported in the absence of a planning application for a replacement
development that preserves<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>