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PPCA Limited has been instructed to respond to the Scottish Government National
Planning Framework 4 Call for Ideas exercise undertaken in early 2020 on behalf
of New City Vision Limited. The following submission comprises the response and,
in parallel, highlights the former Govan Graving Docks as a strategically important
development site on the River Clyde.
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General								

01

The planning system must continue to take a positive approach to enabling highquality development and making efficient use of land to deliver long-term benefits
for the public while protecting and enhancing natural and cultural resources. It must
recognise that re-use and repurposing of historic buildings in an appropriate manner
for 21st century uses such as housing, employment and recreation is an efficient use
of land and will protect such buildings and their setting for future generations. In this
way, the system will continue to meet the balanced needs of people, work and place.
The planning system must continue to perform to a high standard and focus on
outcomes, maximising benefits and balancing competing interests; play a key role
in facilitating sustainable economic growth, particularly the creation of new jobs;
strengthen economic capacity and resilience within communities and; provide a
supportive business environment. This will contribute to meeting the identified
global climate emergency by using previously developed land in an efficient
and environmentally sensitive manner. These must be clearly set out as upfront
requirements within National Planning Framework 4.
New City Vision Limited supports the elevation in status of the National Planning
Framework from a material consideration to part of the Development Plan and its
expanded scope resultant from that. This is particularly important when it comes to
setting housing supply targets and such targets must include a fully flexible approach
to housing numbers to ensure that the housing need of the expanding Scottish
population is met in full.
Given its enhanced role, it must be made clear that forthcoming Local Development
Plans must, as they are required to do currently in their relationship to Strategic
Development Plans, be consistent with National Planning Framework 4 and its
successors. The current proposals for the relationship between the Development Plan
and Regional Spatial Strategies should remain.
The Planning (Scotland) Act 2019 sets a planning purpose. This is “to manage the
development and use of land in the long term public interest”. The identification of
the River Clyde corridor as a national development and identification of development
opportunities along it within the National Planning Framework is within the long term
public interest.

DRAFT
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The consultation documents produced by the Scottish Government highlight the
importance of People, Work and Place as fundamental tenets of the Scottish planning
system.
At the “State of the City” conference in Glasgow in January 2020 the Minister stated
that he would use the opportunity presented by the preparation of NPF4 to consider
the strategic importance of the Clyde regionally and nationally in the context of long
term development in Scotland.
Glasgow is the largest city in Scotland and the River Clyde corridor is a nationally
significant employment, transport, recreational, environmental and residential resource
that flows through the centre of it. The Council supports the regeneration of the River
Clyde Development Corridor in its Adopted Local Development Plan.
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Glasgow City Council Draft City Centre Living Strategy: Vision 2035

The City Centre Strategy above has, following assessment and analysis, progressed
on to the creation of a draft City Centre Living Strategy: Vision 2035 by the Council
which has identified six strategic objectives to deliver its overarching growth vision
over the next fifteen years.

Govan is located within the Strategic Development Focus area of the overall
document. The document focuses on water activation and vibrancy; connections and
access (opening the site up to pedestrian movement); character; repair of the urban
and landscape framework along the river and; environmental quality and protection.
The River is, clearly, a strategically significant resource based on the above.

The overarching strategy of the City Centre Living Strategy is to “enable a sustainable,
inclusive, diverse and growing population, supported by a physical and policy
environment that enables its liveability objectives”. Delivery of mixed use development
on sites such as the former Govan Graving Docks along the River Clyde will do exactly
that. It is essential, therefore, that NPF4 recognises and prioritises these opportunities
at a strategic level.

The proposed redevelopment of the former Govan Graving Docks will do exactly that
– “repair” the sit and being it back into active and vibrant mixed use recognising the
environmental quality and historic importance of the site and its context beside the
river.

The benefits of compact city centre living include, but are not limited to, greater
efficiency in the use of land, reduction in reliance on the private car; higher public
transport usage and lower non-renewable resource consumption; increased access
to services and amenities and increased social inclusion.
To that end, the Council draft strategy, inter alia –
•
•
•
•
•
•
•

Promotes liveable districts
Encourages and enables higher density residential living
Promotes social and environmental infrastructure
Encourages the residential reuse of vacant commercial buildings
Promotes a people first transport strategy
Encourages placemaking for residential design and public realm
Promotes and seeks to enable the conversion of Listed Buildings

The proposed mixed use redevelopment of the former Govan Graving Docks meets
the above aims by promoting urban density central urban living with formal and
informal open space. It encourages social interaction within residential and commercial
/ leisure areas. It opens up an otherwise enclosed site with access opportunities to
the east and west. It enables the active and appropriate reuse of vacant commercial
Listed Buildings. It seeks to minimise the use of the private car being centrally located
within the City close to employment and other amenities and on frequent public
transport routes. The overall design, in keeping with the site and its characteristics
meets Scottish Government and Council placemaking objectives for all elements of
the proposed development.
2.2

Glasgow City Council Strategic Development Frameworks

Glasgow City Council is in the process of publication of two Strategic Development
Framework documents covering the River Clyde and Govan & Partick areas. Both of
these documents highlight the strategic development importance of the area which
they cover.
2.3

River Clyde

The River Clyde document recognises the nationally important role of the River and
sets out a clear route map to deliver successful multi use regeneration of the River to
2050 where it supports a critical mass of people and activity helping it to function as
a unified entity, supporting a variety of economic, environmental and social uses and
be recognised as the most important and vibrant part of the urban green and blue
networks in the City Region.
It identifies that a systematic approach is required to support the holistic delivery of
the overall vision for the River including a combination of the City Development Plan
objectives of a Sustainable, Connected, Green River and Vibrant Place and a range of
specific Placemaking Strategies which have been identified for “River Room” areas of
differing spatial character.

The Framework notes that the vibrancy and activation of the River Corridor is vital
in transitioning towards a more liveable city. One of the key components in growing
vibrancy is supporting the densification of people living and working within the
corridor. It is important that a population density that supports and sustains a mix of
activity over a twenty four hour period, is achieved. The development of the River
Corridor will have to demonstrate a measured and holistic approach, which balances;
quality public and private amenity space; local facilities; and natural and semi-natural
habitat enhancements.
The Govan Graving Docks proposals will reactivate the site and encourage urban
living, working, movement and recreating along the river corridor specifically tying
this back to the former use of the site and river with the proposals for Dock 1 as
a reinstated dry dock and skills hub. Not only will this bring the former dock back
into positive reuse for its original purpose but it will also bring local employment and
education / training opportunities back into the heart of the City.
For the Clyde to function as a vibrant central city spine and rebalance the vast
differences in population density across the River Corridor, well–designed mixed use
residential development is encouraged by the Council within specific target areas.
Riverside neighbourhoods should seek to achieve diversity with a range of housing
options for all including families and aging populations, with good links to transport
and community facilities. Areas around key transport hubs can support increased
density levels. The spatial phasing of this approach is very important to ensure that
areas currently suffering from low levels of activate are targeted, therefore, to prevent
an exacerbation of the issue.
The Graving Docks is identified in the Framework as an inaccessible derelict vacant
Listed area causing dislocation. The Framework notes that the Graving Docks are
“an important Grade A listed structure, both for their architectural quality and historic
resonance with the area. Future development should acknowledge its heritage and
enhance its prominent setting on this pivotal part of the River Corridor. The Graving
Docks are within the functional floodplain of the River Corridor and therefore new uses
for the site will need to be responsive, adaptive and resilient to these environmental
conditions. In addition, future development will also have to carefully consider it
interfaces harmoniously with its surrounding low-rise residential urban form and views
along the Clyde. The site will greatly benefit from enhanced connectivity to SEC and
Pacific Quay and the construction of a new bridge crossing at Canting Basin opening
to River is considered fundamental to this. Historically the site was connected to the
West End via a ferry route and the potential to re-establish a River crossing here
should be explored further”.
The proposed development of the former Govan Graving Dock site has taken the
above fully into account in the need for an updated mixed use design and layout that
respects the character and setting of the site. The vacant derelict site, as it stands,
acts as a blocker to movement along the riverside and prevents pedestrian flow. The
proposed redevelopment of the site will open it up to allow movement and vitality /
vibrancy along that part of the River Clyde corridor linking development to the east
and west of the site.
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Govan & Partick

The Glasgow City Council Govan & Partick Strategic Development Framework
reinforces the importance of the River in the context of that specific section of it.
This strategy seeks to establish a spatial framework to reconnect two historic City
districts that have become quite distinct in spatial and social terms in recent decades. It
establishes a spatial planning framework which seeks to combine responsive planning
policy, with an inclusive investment and regeneration strategy. This approach is seen
as necessary to unlock the area’s potential and to respond to the current conditions
which limit the opportunities for this area to reach its maximum potential for local
communities, visitors and investors. It aligns with both the Council Local Development
Plan and other strategic priorities within the Council and is intended to inform the
current review of the National Planning Framework.
Delivery of mixed use, including residential, development along the River Clyde,
and specifically at the former Govan Graving Docks site will help meet the aims of
the above Council documents. It will contribute to the proposed increase to the city
centre population from its baseline of 20,233 in 2018 to circa 40,000 by 2035. It
will deliver a productive outcome for vacant space, with particular focus on upper
floors. Through detailed design, it will provide a quality city centre environment that is
cleaner, greener, safer, more sustainable, and better connected. It will deliver quality
through design. The mixed use elements of the proposals at the former Govan Graving
Docks offer a responsive approach to the site taking into account its former uses as
well as the fact that it is occupied by a number of Listed Buildings. The range and
choice of uses proposed offer an innovative approach to investment opportunities
that supports the Council strategy for such sites. The proposed development at the
former Govan Graving Docks will enable resilient, empowered and socially cohesive
neighbourhoods.
Existing development and future development opportunities along the length of
the Clyde within the urban area of Glasgow are exemplars of the need to deliver
sustainable economic growth. The sustainable and carefully thought out regeneration
of brownfield sites in particular, with specific reference to examples including the
former Govan Graving Docks, along the Clyde will enable city centre living and
working and create a sense of place for areas that are currently derelict and in need
of redevelopment. NPF4 must promote the central area of Glasgow as a liveable city.
These aims coincide with and are complimentary to the aims of the Council as set out
above.
This also offers the sensitive opportunity to bring historic buildings back into positive
appropriate use within a riverside setting using a variety of different uses including
residential, employment and leisure. It supports the recognition within the emerging
NPF4 that such areas need to evolve and adapt to move forwards.

all appropriate brownfield land as development opportunities.
High density urban living, working and recreating along the river reduces the need
to identify suburban greenfield land to meet such needs or in adjacent local authority
areas with associated commuting disadvantages. This supports the City economy and
contributes to the need to meet housing requirements for an expanding population
base. It will support quality of life and wellbeing by creating and adding to communities
that are already inclusive, accessible, diverse, creative and vibrant.
The environmental impact of this on the River must be examined, quantified and,
wherever possible, mitigated through strategic scale projects for wildlife and flooding
as two examples. Where required, flood protection systems must be implemented at
a national scale to enable strategic growth opportunities. This cannot be done in a
piecemeal manner relying on co-operation between numerous local authorities with
differing priorities and aspirations.
To that end, National Planning Framework 4 must have a financial aspect to it to allow
such schemes to be identified, quantifies, costed and, more importantly, delivered
within a specified timescale.
Design must remain a material consideration with site context and setting providing a
framework for development opportunities.
2.5

Glasgow City Centre Strategy 2014-19

The Glasgow City Council City Centre Strategy 2014-2019 identified the need to
increase Glasgow city centre’s residential population. Population density is identified
within that document as increasingly important in a sustainable city centre. It creates
efficiencies with public services and generates demand for local goods and services.
The document and subsequent relevant Reports note that Glasgow appears to lag
behind other cities in respective of population density (beyond the student population),
with comparator city centres pushing ahead in terms of relative growth. However, this
trend seems to be reversing with significant uplift in investor interest and planning
approvals in the private rented sector.
The Council has also noted that, as the retail sector in general has undergone massive
structural dislocation since the late 2000s, town and city centres have had to adapt
to the shifts in investor and consumer demand and the corresponding impact of this
on high streets. Local authorities also increasingly see the benefit of combining retail
and leisure economies in terms of driving and sustaining consumer demand such that
a successful 21st century city centre must have a mixed economy that does not rely
on any one sector.

It will allow a greater local population to have access to local services, facilities and
job opportunities. It will, with appropriate design and layout, help maintain the unique
character and identity of urban Glasgow and protect the natural and built environment
of the River Clyde for generations to come.

In response to this, the City Centre Strategy 2014-19 had a specific objective focused
on “the centre to stay and live”. This proposed measures:

It will remove derelict and contaminated land and bring such sites back into active
use. It will meet a need for such urban city centre housing and help accommodate
the projected increase in population at a national level. It will help support the local
economy and encourage further investment in Glasgow with an expanded population
base living in the city centre itself.

•

Through mixed use development proposals it will enable pedestrian access and
movement both within, and out with, the site by opening it up and removing the current
block to movement and flows that it causes along the river.
To that end, National Planning Framework 4 must require that local authorities identify

local employment. Commercial and leisure opportunities as part of a sensitive mixed
use development of the site, It will include the conversion of vacant property into
residential space and ensure that the built heritage of the former graving docks is
preserved in a sensitive manner. It will deliver formal and informal open space as part
of this process and, from that, help “green” the City.

•

•
•

To grow the residential population, ensuring an adequate level of supporting
infrastructure
To encourage new developments and the conversion of vacant properties into
residential spaces, to attract a variety of residents including professionals, families,
down-sizers and students
To provide appropriate services such as schools and open spaces
Greening the city through the provision of quality landscaping and environments
is a fundamental objective of the City Centre Strategy, and is being made a reality
through the provision of City Deal funding for the Glasgow City Centre Avenues
Programme

The identification and development of the former Govan Graving Docks site meets the
aims set out above. It will grow the city centre residential population whilst providing
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As a strategically significant historic site on the banks of the River Clyde, the former
Govan Graving Docks, identified for strategic scale mixed use development in the
current Adopted Glasgow City Council Local Development Plan is an example of how
redevelopment of a historically significant brownfield site would bring activity back
into a currently derelict area.
Proposals for residential development, including recreation and leisure uses would
enable –
•
•
•
•
•
•
•
•

the regeneration and rehabilitation of derelict brownfield land
the provision of urgently needed affordable and standard housing stock
the promotion and celebration of historic and contemporary local culture
new amenities which celebrate Glasgow’s rich shipbuilding and maritime heritage
the formal reinstatement of Dock 1 as a working dry dock
establishment of permanent new employment, education and training opportunities
the provision of the promotion of socially cohesive economic growth and
employment
strategic environmental regulation and sustainable development

Development proposals at Govan Graving Docks meet the requirements of the
expanded scope within National Planning Framework 4 to meet targets set therein
and housing needs of older persons and the disabled. The proposed redevelopment
of a derelict brownfield site will improve the health and wellbeing of local people,
contribute to meeting greenhouse gas reduction targets and help secure positive
effects for biodiversity.
All of the above are strategically significant at a national level and should be endorsed
by National Planning Framework 4.
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In conclusion, National Planning Framework 4 should ensure that its enhanced
Development Plan status ensures that Local Development Plan prepared from it must
be consistent with it. It must adopt a proactive approach to development opportunities
to ensure that sufficient land is available for the full housing, work and recreational
needs of the growing Scottish population and that such land is delivered for high
quality sustainable development.
For the River Clyde. it is essential that a comprehensive and co-ordinated overarching
approach be taken for the river corridor as part of, and integrated within, National
Planning Framework 4. This must require the identification of all appropriate brownfield
sites on the Clyde as development opportunities to encourage sustainable riverside
living and working along the length of the River as it passes through the Glasgow
urban area.
It is, therefore, recommended that the River Clyde Corridor be identified as a national
scale project within the emerging National Planning Framework 4.
New City Vision endorses the co-ordinated and strategic approach ongoing by
Glasgow City Council to highlight the national importance and significance of the wider
River Corridor and its ambitions to create a compact city with urban living, working
and recreation. This is exemplified by the mixed use development proposals currently
being put forward by New City Vision for the former Govan Graving Docks.
National Planning Framework 4 should, further identify the former Govan Graving
Docks as one of a number of strategic development opportunities. It must require that
local authorities work with landowners, developers and the Scottish Government to
come to a comprehensive agreed development solution that will enable such sites
to be brought into reuse and promote riverside living working and recreation. New
City Vision is keen to work the Glasgow City Council and other partners in delivering
a vision for the historically significant site that is in keeping with the surroundings and
enables a well-designed, vibrant and vital mixed use development.
The proposed redevelopment of the Govan Graving Docks as set out in the
accompanying document to this submission goes beyond the physical restoration of
the site by creating permanent employment, education and training opportunities for
local people of all ages.
Again, New City Vision endorses the strategic importance given to the regeneration
of the former Graving Docks and the need for co-operative working as part of the
River wide strategy above as set out in its Development Plan and supporting strategic
documents.
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