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  Municipal Buildings, Greenock PA15 1LY 

   

  Ref: CM 
   
  Date: 30 January 2024 
   
   
   
A meeting of the Planning Board will be held on Wednesday 7 February 2024 at 3pm. 
 
Members may attend the meeting in person or via remote online access. Webex joining details 
will be sent to Members and Officers prior to the meeting. Members are requested to notify 
Committee Services by 12 noon on Tuesday 6 February 2024 how they intend to access the 
meeting.  
 
In the event of connectivity issues, Members are asked to use the join by phone number in 
the Webex invitation. 
 
Information relating to the recording of meetings can be found at the end of this notice. 
 
 
IAIN STRACHAN 
Head of Legal, Democratic, Digital & Customer Services 
 
BUSINESS 
 
  
1.  Apologies, Substitutions and Declarations of Interest Page 

   
 2. Planning Applications  

 Report by Director Environment & Regeneration on applications for planning 
permission as follows: 
 

 

  (a) Mr Ronnie Cowan  
 Formation of single dormer window on rear elevation with rooflights on 

principal and side elevations: 
p 

 68 Cloch Road, Gourock (23/0203/IC)  
   

  (b) Mr & Mrs G Brooks  
 New patio to rear garden: p 
 58A Newton Street, Greenock (23/0265/IC)  
   

  
 The reports are available publicly on the Council’s website and the minute of 

the meeting will be submitted to the next standing meeting of the Inverclyde 
Council. The agenda for the meeting of the Inverclyde Council will be 
available publicly on the Council’s website. 
 
Please note: this meeting may be recorded or live-streamed via YouTube and 
the Council’s internet site, where it will be capable of repeated viewing. At the 
start of the meeting the Provost/Chair will confirm if all or part of the meeting 
is being recorded or live-streamed. 
 
You should be aware that the Council is a Data Controller under the Data 
Protection Act 2018. Data collected during any recording or live-streaming 
will be retained in accordance with the Council’s published policy, including, 
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but not limited to, for the purpose of keeping historical records and making 
those records available via the Council’s internet site or YouTube.  
 
If you are participating in the meeting, you acknowledge that you may be 
filmed and that any information pertaining to you contained in the recording 
or live-stream of the meeting will be used for webcasting or training purposes 
and for the purpose of keeping historical records and making those records 
available to the public.  In making this use of your information the Council is 
processing data which is necessary for the performance of a task carried out 
in the public interest. If you are asked to speak at the meeting then your 
submission to the committee will be captured as part of the recording or live-
stream. 
 
If you have any queries regarding this and, in particular, if you believe that 
use and/or storage of any particular information would cause, or be likely to 
cause, substantial damage or distress to any individual, please contact the 
Information Governance team at dataprotection@inverclyde.gov.uk 
 

 
 
 

Enquiries to – Colin MacDonald – Tel 01475 712113 
 

 

mailto:dataprotection@inverclyde.gov.uk


 
 

 

 
 
Agenda Item 
No. 

 
 2(a) 

Report To: The Planning Board Date:  7 February 2024 

Report By: Director, Environment & Regeneration Report No:  
23/0203/IC 
 
Local Application 
Development 
 

Contact 
Officer: 

Colin Lamond Contact No: 01475 712422 

Subject:   Formation of single dormer window on rear elevation with rooflights on principal and 
side elevations at 

68 Cloch Road, Gourock  

 

 
 
SUMMARY  

• The proposal is acceptable against National Planning Framework 4.  
• The proposal accords with the adopted and proposed Local Development Plans. 
• There has been one representation objecting to the application and one representation 

that neither objects nor supports the application. 
• The recommendation is to GRANT PLANNING PERMISSION subject to conditions. 

 
Drawings may be viewed at:  
https://planning.inverclyde.gov.uk/Online/applicationDetails.do?activeTab=documents&keyVal=RQ85ERIMMDX00 
 

https://planning.inverclyde.gov.uk/Online/applicationDetails.do?activeTab=documents&keyVal=S0IFYOIMIA400
https://planning.inverclyde.gov.uk/Online/applicationDetails.do?activeTab=documents&keyVal=S0IFYOIMIA400


SITE DESCRIPTION 
 
The application site is a two storey semi-detached house on Cloch Road in Gourock. The property 
has white coloured render on the walls with some elements of decorative brick and tiled cladding to 
some windows, white coloured UPVC windows and doors and red/orange tiles on the hipped roof. 
Rainwater goods are cast iron. Garden space is to the front, side and rear of the house. There is no 
driveway and parking is on street.  
 
Boundary treatments vary with elements of fencing, hedging and stone walling. The surrounding area 
is predominantly residential in nature with flatted, detached and semi-detached properties. 
 
PROPOSAL 
 
Planning permission is sought for a dormer window on the rear roof slope as well as installing 
rooflights on the front and side roof slopes. The proposals are associated with internal alterations to 
convert the attic space to rooms including an internal staircase to allow access between the first floor 
and the attic floor. The converted attic space is to accommodate a bedroom, en-suite and a store. 
The en-suite is to be located to the rear of the property and the proposed dormer window is 
associated with this. The dormer window is to be 2.5m high by 2.3m wide.  The dormer window is to 
have a hipped roof and is to have tiles to match the existing with the same tiles being used on the 
sides. The dormer window is to have two tilt and turn upper windows with two fixed panels beneath. 
 
On the principal (north-east facing) elevation there are to be rooflight windows measuring 1.6m by 
1.3m. The rooflights consist of two upper panels that are top hung and two lower fixed panels. On 
the side elevation there is to be a 1.3m by 0.8m rooflight window with top hung and fixed sections.  
 
The submitted drawings also show patio doors being installed on the rear elevation at ground floor 
level in place of a door and windows. The installation of the patio doors does not require planning 
permission in this instance. 
 
DEVELOPMENT PLAN POLICIES 
 
National Planning Framework 4  
 
NPF4 was adopted by the Scottish Ministers on 13th February 2023. NPF4 forms part of the statutory 
development plan, along with the Inverclyde Local Development Plan and its supplementary 
guidance. NPF4 supersedes National Planning Framework 3 (NPF3) and Scottish Planning Policy 
(SPP) (2014). NPF3 and SPP no longer represent Scottish Ministers’ planning policy. The Clydeplan 
Strategic Development Plan and associated supplementary guidance cease to have effect from 13th 
February 2023 and as such no longer form part of the development plan. 
 
NPF4 contains 33 policies and the following are considered relevant to this application. 
 
Policy 1 
 
When considering all development proposals significant weight will be given to the global climate 
and nature crises. 
 
Policy 16 
 
g) Householder development proposals will be supported where they: 
 

i. do not have a detrimental impact on the character or environmental quality of the home 
and the surrounding area in terms of size, design and materials; and 

ii. do not have a detrimental effect on the neighbouring properties in terms of physical 
impact, overshadowing or overlooking. 

 



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. 
 
Planning Application Advice Note (PAAN) 6 on “Dormers” applies. 
  
PROPOSED 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 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. 
 
Draft Planning Application Advice Note (PAAN) 6 on “Dormers” applies. 
 
CONSULTATIONS 
 
None. 
 
PUBLICITY 
 
The nature of the proposal did not require a site notice. 
 
SITE NOTICES 
 
This type of application does not require a site notice. 
 
PUBLIC PARTICIPATION 
 
The application was the subject of neighbour notification and one representation that objects to the 
proposal was received. The representation comments that the dormer window would cause a privacy 
and overlooking impact, and that the formation of the rear dormer would set a precedent as it would 
be the first on the row. 
 
One further representation neither objecting to nor supporting the application has been received. 
This representation raises questions in respect of the transparency of the planning application.  

 
ASSESSMENT 
 
This application has to be determined by the Planning Board as there is Elected Member interest. 
 



The material considerations in the determination of this planning application are the National 
Planning Framework 4 (NPF4); 2019 adopted Inverclyde Local Development Plan; the 2021 
proposed Inverclyde Local Development Plan; the adopted and draft Planning Application Advice 
Note (PAAN) 6 on "Dormer Windows"; the visual impact on both the existing property and wider 
streetscape; and the impact on neighbouring amenity. 
 
Policy 1 of both the adopted and proposed plans requires all development to have regard to the six 
qualities of successful places. The relevant qualities to this proposal are contributing to the qualities 
of successful places being "Distinctive" in reflecting local architecture and urban form, changed to 
"reflect local vernacular/architecture and materials" within the proposed LDP; being “Adaptable”; 
being “Resource Efficient” in taking advantage of natural shelter and sunlight; and being "Safe and 
Pleasant" in avoiding conflict with adjacent uses in respect of invasion of privacy and overshadowing. 
 
Policy 20 of the proposed LDP additionally requires development within residential areas to be 
assessed with regard to impact on the amenity, character and appearance of the area. Where 
relevant, assessment will include reference to supplementary guidance. Both the adopted and draft 
PAAN 6 are of relevance. 
 

 
View of 68 Cloch Road from the east 
 
Both the adopted and draft PAAN 6 provide guidance on design principles for dormer windows, 
advising that they should preferably be located at the rear of the house where they will be less 
conspicuous; should be subordinate to the existing roof in terms of its shape and size and should be 
set back from the wall head; be below the ridge line of the roof and be set back from the gable ends; 
where practical the external cladding of the dormer should be similar to that of the original roof and; 
the window openings of the dormer should, where practical, follow the style, proportion and alignment 
of door and window openings in the existing house. 
 
There are design limitations due the design of the house and it is not considered practicable for the 
proposed dormer window to align with the windows/features on the ground and first floors in this 
instance. The rear elevation is not widely visible from the public road. 
 
A rear dormer window would be at variance with the uniformity on this residential part of the A770, 
which encompasses semi-detached properties along a continuous row which are similar in style and 



composition. It is acknowledged that the proposed dormer window would be the first in this row of 
properties however it is at the rear which is the preferred location for this type of development. 
 
With regards to other factors outlined in PAAN 6 the proposed dormer window is considered 
subordinate to the existing roof in terms of its shape and size; is below the ridge line of the roof and 
is set back from the gable end. The choice of cladding compliments the existing roof material. 
 

 
View of the rear of 68 Cloch Road from Cameron Court 
 
In terms of possible overlooking it should also be noted that the dormer window will be located 
approximately 13m from the closest neighbouring windows at the flats at Cameron Court at the rear 
of the application site.  However, any overlooking is from an en-suite and as such is not considered 
to be significant providing obscure glazing is used. Should planning permission be granted a planning 
condition can be used to address this.   
 
In most surrounding streets various alterations to properties have been carried out including dormer 
windows, some of which are on principal elevations, although many neighbouring properties near 
the application site have rooflights. The rooflights at the front face towards the public road and beyond 
over the Clyde Estuary. The rooflight at the side faces towards the road leading to the flats at 
Cameron Court. There are no privacy implications associated with the proposed rooflights as their 
design is considered acceptable.  
 
In summary, there are no significant additional privacy impacts as a result of the dormer window and 
rooflights. The design and choice of materials broadly reflects the existing dwellinghouse and 
streetscape. 
 
With regard to the representation referring to who the identity of the applicant, it is the actual 
development that is assessed in a planning application against the relevant development plan 
policies and any material planning considerations. This assessment has been done above.  
 
With regard to the objection to the proposal, it is considered that there are no unacceptable privacy 
and overlooking impacts. The objection also states that the rear dormer window would create a 



precedent and encourage similar alterations on neighbouring properties. Should applications for 
similar alterations to neighbouring properties be received, these will be assessed against the relevant 
policies of the development plan and any material planning considerations at that time. 
 
The proposal will have an acceptable impact both visually on the existing property, wider streetscape 
and in respect of neighbouring amenity. It is thus acceptable with reference to Policies 1 and 16 of 
National Planning Framework (NPF4), Policy 1 of both the adopted and proposed Local Development 
Plans, together with Policy 20 of the proposed Local Development Plan and the guidance within the 
adopted and draft versions of PAAN 6. There are no material considerations that outweigh these 
policies or guidance.   
 
RECOMMENDATION 
 
That planning permission be granted subject to the following conditions: 
 
1. The development to which this planning permission relates must be begun within 3 years from the 
date of this permission. 
 
2. For the avoidance of doubt, obscure glazing shall be installed in the dormer window hereby 
approved. Development shall not commence until details of the obscure glass to be used have been 
submitted to and approved in writing by the Planning Authority. The approved glass shall be installed 
prior to the first use/occupation of the ensuite/attic conversion. The installed obscure glass shall be 
then maintained in position unless any alternative is agreed in advance in writing with the Planning 
Authority. 
 
Reason: 
 
1. To comply with Section 58 of the Town and Country Planning (Scotland) Act 1997 (as amended). 
 
2. In order to safeguard the privacy and amenity of neighbouring properties. 
 
 
 
 
Stuart Jamieson 
Director, Environment and Regeneration 
 
 

 
Local Government (Access to Information) Act 1985 – Background Papers. For further information please contact Colin 
Lamond on 01475 712422. 
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Report To: The Planning Board Date:  7 February 2024 

Report By: Director, Environment & Regeneration Report No:  
23/0265/IC 
 
Local Application 
Development 
 

Contact 
Officer: 

Maria Porch Contact No: 01475 712416 

Subject:   New patio to rear garden at 
58A Newton Street, Greenock  

 

 
 
SUMMARY  

• The proposal is acceptable against National Planning Framework 4.  
• The proposal accords with the adopted and proposed Local Development Plans. 
• No represenations have been received. 
• The recommendation is to GRANT PLANNING PERMISSION subject to conditions. 

 
Drawings may be viewed at:  
https://planning.inverclyde.gov.uk/Online/applicationDetails.do?activeTab=documents&keyVal=S4EYAUIMMOE00  
 
SITE DESCRIPTION 
 
The application site comprises the rear garden area of 58A Newton Street, Greenock, which is 
located within the Greenock West End Conservation Area. The area proposed for the extended patio 
currently is an area of low level vegetation and contains a planter. The rear garden area is relatively 

https://planning.inverclyde.gov.uk/Online/applicationDetails.do?activeTab=documents&keyVal=S0IFYOIMIA400


flat at this location and is bounded by a 1.8m high timber fence to the north-west and 1m high hedge 
to the north-east. Further vegetation of up to 2.5m in height is along the northern boundary and is to 
be retained. To the east there is an existing garden shed and this is also to be retained.  
 
PROPOSAL 
 
Planning permission is sought to extend the existing patio by laying paving slabs at the north 
easternmost section of the rear garden. The extended patio would be approximately double the size 
of the existing patio and the extended patio would have a total area of 29.44 sqm. 
 
DEVELOPMENT PLAN POLICIES 
 
National Planning Framework 4  
 
NPF4 was adopted by the Scottish Ministers on 13th February 2023. NPF4 forms part of the statutory 
development plan, along with the Inverclyde Local Development Plan and its supplementary 
guidance. NPF4 supersedes National Planning Framework 3 (NPF3) and Scottish Planning Policy 
(SPP) (2014). NPF3 and SPP no longer represent Scottish Ministers’ planning policy. The Clydeplan 
Strategic Development Plan and associated supplementary guidance cease to have effect from 13th 
February 2023 and as such no longer form part of the development plan. 
 
NPF4 contains 33 policies and the following are considered relevant to this application. 
 
Policy 1 
 
When considering all development proposals significant weight will be given to the global climate 
and nature crises. 
 
Policy 7 
 
d) Development proposals in or affecting conservation areas will only be supported where the 
character and appearance of the conservation area and its setting is preserved or enhanced. 
Relevant considerations include the:  
 

i. architectural and historic character of the area;  
ii. existing density, built form and layout; and  
iii. context and siting, quality of design and suitable materials.  

 
e) Development proposals in conservation areas will ensure that existing natural and built features 
which contribute to the character of the conservation area and its setting, including structures, 
boundary walls, railings, trees and hedges, are retained. 
 
Policy 16 
 
g) Householder development proposals will be supported where they: 
 

i. do not have a detrimental impact on the character or environmental quality of the home 
and the surrounding area in terms of size, design and materials; and 

ii. do not have a detrimental effect on the neighbouring properties in terms of physical 
impact, overshadowing or overlooking. 

 
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 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.  
 
Planning Application Advice Note (PAAN) 5 on “Outdoor Seating Areas” applies. 
  
PROPOSED 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 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.  
 
Draft Planning Application Advice Note (PAAN) 5 on “Outdoor Seating Areas” applies. 
 
CONSULTATIONS 
 
None. 
 
PUBLICITY 
 
An advertisement was placed in the Greenock Telegraph on 24th November 2023 as the 
development is in a conservation area. 
 
SITE NOTICES 
 
A site notice was posted on 24th November 2023 as the development is in a conservation area. 
 
PUBLIC PARTICIPATION 
 
No representations were received. 



ASSESSMENT 
 
This application has to be determined by the Planning Board as the applicant is an Elected Member 
of the Planning Authority. 
 
The material considerations in determination of this application are the National Planning Framework 
4 (NPF4); the adopted 2019 Inverclyde Local Development Plan (LDP) and it’s Supplementary 
Guidance Planning Application Advice Note (PAAN 5) on Outdoor Seating Areas; the proposed 2021 
Inverclyde Local Development Plan (LDP) and it’s Supplementary Guidance Planning Application 
Advice Note (PAAN 5) on Outdoor Seating Areas; Historic Environment Scotland’s “Historic 
Environment Policy for Scotland”; the Greenock West End Conservation Area Appraisal; and the 
amenity impact of the proposal. 
 
The Greenock West End Conservation Area Appraisal identifies the application site as being within 
the central character area of the Conservation Area, which spans between the denser urban core 
and lower density North West. It is largely residential but the density of development is greater. Within 
the sensitivity analysis it is outlined that private gardens make an important contribution and 
replacement in hard surfaces should be discouraged. The Appraisal goes on to advise that in 
assessing planning applications, the Council shall consider them in relation to the relevant Local 
Development Plan policies and Supplementary Guidance. 
 
Both LDPs locate the application site within an established residential area within the Greenock West 
End Conservation Area where Policies 1, 7 and 16 of NPF4, Policies 1 and 28 of the adopted LDP 
and Policies 1, 20 and 28 of the proposed LDP apply. Policy 1 of NPF4 requires consideration of the 
global climate and nature crises to be given to all development. Proposals for development within 
conservation areas will only be supported where the character and appearance of the conservation 
area and its setting is preserved or enhanced. Policy 16 of NPF4 supports householder development 
which does not have a detrimental impact on the character of the home and surrounding area in 
terms of size, design and materials and does not have a detrimental impact on neighbouring 
properties in terms of physical impact, overshadowing or overlooking. 
 

 
View of the rear garden area 
 
Policy 1 of both LDPs requires all development to have regard to the six qualities of successful places 
and the relevant Planning Application Advice Notes Supplementary Guidance. The qualities of being 
‘Distinctive’ and ‘Safe and Pleasant’ are relevant to this proposal. In the adopted LDP, the relevant 
factors to be considered ‘Distinctive’ are whether the proposal reflects local architecture and urban 



form and contributes positively to historic buildings and places. In the proposed LDP, the relevant 
factors are whether the proposal respects landscape setting and character, and urban form; reflects 
local vernacular/architecture and materials; and contributes positively to historic buildings and 
places. The relevant factor to be considered ‘Safe and Pleasant’ in both LDPs is whether the proposal 
avoids conflict with adjacent uses. Policy 20 of the proposed LDP requires proposals in residential 
areas to be assessed with regard to the impact on the amenity, character and appearance of the 
area. 
 
The proposal is for alterations to an existing garden area and comprises a minor extension to an 
existing patio area. It is therefore considered that it does not raise any concerns in terms of impact 
on the global climate and nature crises and it is considered to accord with Policy 1 of NPF4. 
 
In considering the impacts of the outdoor seating areas proposed, these primarily relate to the 
appearance of the construction, possible activity and noise and any implications for privacy. This 
shall be assessed against the guidance in both PAAN 5s on “Outdoor Seating Areas”. 
 
In considering the appearance of construction, the extended patio would reflect that of the existing 
patio which adjoins it. The extended patio area is also not excessive in size to create conflict with 
neighbouring properties in terms of noise and activity. Given the presence of boundary screening 
and established planting along the boundaries of the proposed patio area, no concerns are raised in 
terms of overlooking. It is considered the proposal raises no conflicts with the guidance in both PAAN 
5s and can be considered to meet the quality of being ‘Distinctive’ in Policy 14 of NPF4 and Policy 1 
of both LDPs. 
 
With regard to the Greenock West End Conservation Area Appraisal, whilst the use of additional 
hardstanding is discouraged, the degree of development is such, adjoining an existing area of 
hardstanding, that it would not have a detrimental impact on the overall conservation area.  
 
The visual impact on the character of the conservation area is not considered to be significant and 
is acceptable in this instance. The proposals are therefore considered to comply with the relevant 
guidance, Policy 7 of NPF4 and Policies 28 and 29 of both LDPs, as well as the PAAN’s on Outdoor 
Seating Areas. 
 
Overall Conclusion 
 
It is considered that the proposed development is acceptable when assessed against the relevant 
development plan policies and guidance. There are no material considerations that outweigh these 
policies and guidance. 
 
RECOMMENDATION 
 
That planning permission be granted subject to the following conditions: 
 
1. The development to which this planning permission relates must be begun within 3 years from the 
date of this permission. 
 
Reason: 
 
1. To comply with Section 58 of the Town and Country Planning (Scotland) Act 1997 (as amended). 
 
 
 
Stuart Jamieson 
Director, Environment and Regeneration 
 
 



 
Local Government (Access to Information) Act 1985 – Background Papers. For further information please contact Maria 
Porch on 01475 712416. 
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