ROYAL ORDNANCE SITE, BISHOPTON

OUTLINE PLANNING APPLICATION FOR THE REGENERATION OF THE SITE TO
FORM A MIXED USE COMMUNITY GROWTH AREA

REVISED MASTERPLAN STATEMENT

Prepared by
Cass Associates
Studio 104
The Tea Factory
82 Wood Street
Liverpool
L1 4DQ
Tel: 0151 707 0110
Fax: 0151 707 0332
E-mail: all@cassassociates.co.uk

September 2008

Contents
1

Introduction

2

Influences and Constraints

3

The Masterplan Framework

4

Delivery Strategy

Figures
2.1

Ground Conditions

2.2

Site Topography

2.3

Categorisation of Woodland by Type and Character

2.4

Mature Trees at Station Road Entrance

3.1

Land Use Plan

3.2

Bishopton Community Woodland Park, Long Term Management Strategy

3.3

Illustrative Masterplan

3.4

Examples of Urban Form in Small Towns of Scotland

4.1

Sequence of Remediation Tasks

4.2

Six Phases of Development

4.3

Progress of Development at Completion of Phase 2

4.4

Progress of Development at Completion of Phase 4

715/MASTERPLAN STATEMENT
ROYAL ORDNANCE SITE, BISHOPTON

CASS ASSOCIATES
SEPTEMBER 2008

1

Introduction

1.1

The masterplan for the site has many roles to play. It is more than the graphic presentation of
the assignment of different landuses. More importantly it is a vehicle for reconciling different
issues such as technical challenges, social objectives, financial imperatives and the
aspirations of different stakeholder groups.

1.2

The masterplan for the Royal Ordnance site at Bishopton (the site) needs to be an enduring
framework for a strategic development which will be implemented over an extended period.
This framework needs to be flexible rather than prescriptive as design and development
decisions will be made over a period in excess of 15 years. Technical, economic and
environmental factors will impose their influence through the life of the development and the
masterplan will need to adapt.

1.3

The purpose of this report is to explain some of the fundamental influences and constraints
that have shaped the masterplan and to describe key facets of the framework for future
development and activity. This report will need to be considered in parallel with the
Environmental Statement which sets out detail such as the character of the site, constituents
of the project and the sequence of remediation, land reclamation and development.
Purpose of the Masterplan for the Royal Ordnance Site

1.4

This masterplan is conceived as a vehicle to guide development and activity across the full
extent of a strategic site over a considerable period of time. It will act as a framework rather
than a fixed design. It will need to respond not only to a built development of around 2,500
houses and 150,000 square metres of employment related floorspace but also extensive
areas of open land. The built development will occupy around one quarter of the site. There
is an imperative for the masterplan to demonstrate the integration of mixed use development
and the creation of new countryside.

1.5

The masterplan is the basis for the development which comprises the outline planning
application. Through the course of the development it will be complemented and augmented
by Design Codes. The scale and timeframe of the development is such that individual Design
Codes should be produced for each phase of the development. The setting of standards and
questions of design detail are matters for Design Codes. The level of detail presented in the
masterplan has been arrived at bearing in mind the following :
(1) This development will occur in a number of phases
(2) A number of designers and developers will be active on the site
(3) There will be changes to economic, technological and environmental influences as well
as to requirements and regulations through the extended period of the development.

1.6

The masterplan demonstrates how a particular character and sense of place will be captured
through this development. The masterplan is sensitive to the wide range of influences and
constraints described in this report. It is derived from an understanding of key influences and
constraints to give a framework for the regeneration of the site which is at once robust and
flexible.
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2

Influences and Constraints

2.1

There are many and varied influences and constraints which have informed the
masterplanning process.
1. Planning Policy and Guidance

2.2

The Environmental Statement provides a full account of the policy context for the
development and sets out how the essential approach to development is a considered and
proportionate response to the requirements outlined in policy and guidance. The masterplan
is the visual expression of the approach to development. It demonstrates a high level of
consistency with key facets of planning policy such as the need to integrate the existing
community with the new development and to provide a particular focus on the ease of access
to the strategic transport network, particularly the fixed public transport system.
2. Development Mix and Density

2.3

There is a need for the masterplan to accommodate different uses and activities across the
site as a whole. Not only will the mix of uses vary throughout the site but there will also be
diversity in the intensity of use. For instance, a key principle of the masterplan approach is to
place higher density, higher intensity activities at the core of the development, adjacent to the
railway station and the public transport interchange. Uses which tend to generate a higher
number of trips will be conveniently placed for access to public transport. Lower density
development – including larger family houses – is directed towards the peripheral zones of
the development where efficiency in the use of land needs to be balanced against the need
to achieve an appropriate interface between the expanded urban area and the open
countryside beyond.
3. Ground Conditions

2.4

The masterplan has been significantly influenced by the characterisation of deep soils across
the development area (Figure 2.1). In the interest of sustainability and viability the shape of
development has been planned so as to avoid, where possible, heavy engineering
intervention on ground of poor geo-technical quality. Housing in particular is concentrated on
ground where bearing capacity is favourable. Open space falls in zones where ground
conditions present particular difficulties. There is a strong correlation between the way in
which predominant land uses are assigned in the masterplan and the underlying ground
conditions.
4. Topography

2.5

There is a relationship between ground conditions and topography. The higher ground
towards the periphery of the site (Figure 2.2) has the better bearing capacity. Notwithstanding
this, the compact nature of the development – orientated around the node created by the
railway station – leads to significant blocks of development on reasonably level land. There
will be housing along the northern edge of the development which is located on sloping
ground but this is achieved without significant construction earthworks. The underlying
topographical character of the site will not be significantly altered.
5. Remediation and Site Reclamation

2.6

Of necessity, the process of remediation and reclamation earthworks across the site will be
intrusive. This has implications for the masterplan. There is an interactive and iterative
process between the approach to remediation / reclamation and the process of
masterplanning. There are particular manifestations of this relationship. OnE key example is
2
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the need for tree removal to achieve effective ground remediation and the impact this might
have on landscape character and ecology. A methodology has been development to identify
higher value trees and a premium has been placed on their retention. Other trees and
woodland also have a potential role to play in the masterplan but their retention will always
need to be balanced against the health and safety imperatives that drive the remediation /
reclamation of the site.
6. Surface Water Drainage
2.7

The masterplan has been substantially influenced by the need to accommodate surface
water run-off in a way that is sustainable and which makes a positive contribution to the
character of the development. [The mechanics of surface water drainage are explained in the
companion document Flood Risk Assessment.] The approach to the masterplan is to use the
sustainable drainage infrastructure in a positive way and to ensure that it makes a
contribution to the essential open space infrastructure of the development and to the creation
of ecological habitats. The arrangement of water bodies edge treatment and principles of
management have been developed so as to minimise the level of attraction for flocking
species of birds which can generate a risk to aircraft. The masterplan will make positive use
of existing watercourses (principally Dargavel Burn and Craigton Burn), incorporating these
features as key natural elements of the development framework.
7. Trees and Woodland

2.8

The site is of an essential wooded character (Figure 2.3). There will be tree removal to
facilitate remediation and land reclamation and, to a lesser extent, to accommodate new
development. However, the masterplan aims to retain an overall wooded character. Trees of
the highest amenity and ecological value will be retained where possible. One significant
example is the group of mature trees at the principal Station Road entrance to the site
(Figure 2.4). There is a close relationship between the storage and processing buildings and
the incidence of plantation woodland. It is the plantation woodland that will be most
significantly affected by the remediation and demolition of buildings. However, there will
remain the potential to retain blocks of plantation woodland where these can take on a
screening role or can add to the natural structure of the development. New woodland planting
within the development area and in the surrounding Community Woodland Park will be used
to enhance the essential wooded character of the site.
8. Ecology

2.9

The ecological value of the site derives principally from the significant extent of woodland,
plantation, scrub, grassland, waterbodies and man-made structures together with the relative
lack of disturbance. The masterplan approach needs to account for the disturbance to the
mosaic of habitats in general and the impact on protected species in particular. There is a
recognition that there needs to be a spatial and temporal balance between activities such as
remediation / land reclamation and development which will cause the loss of habitat and
positive intervention to create new habitat. This is a particular reason for allowing flexibility
over time in the way in which the development materialises.
9. Primary Infrastructure

2.10 The built components of the masterplan in terms of location, form and phasing will be
influenced by the availability of an appropriate standard of primary infrastructure. The
Environmental Statement provides a description of the key infrastructure requirements.
These include access to the strategic road network, improved facilities at and around the
fixed public transport infrastructure and the utilities and drainage infrastructure to serve the
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development. The detail of many aspects of the primary infrastructure is provided in the
companion documents that address drainage, utilities and transportation.

10. The Bishopton Community and Other Local Stakeholders
2.11 The masterplan has evolved to respond, where possible, to the concerns and aspirations of
the Bishopton community and other local stakeholders. The outcome of engaging the
community and local stakeholders is summarised in the Community Consultation document.
This points to the need for the masterplan to absorb a range of requirements including :
(1) The need to ensure that an appropriate and proportionate improvement to community
infrastructure is secured in a timely way. This includes not only facilities and services
but also matters such as linkage between existing and new development and access
to open space and newly created countryside.
(2) The incorporation of housing of varying type, size and tenure, together with the
provision of affordable housing.
(3) A need for direct road links to the strategic road network which do not impose
unreasonable penalties on the existing village whilst making some use of existing road
links to the site as a way of achieving integration.
(4) Improvements to public transport and accessibility to the fixed public transport
infrastructure
(5) The delivery of an improved retail offer in the settlement and the creation of
opportunities for the employment of local people.
(6) The imperative that the site as a whole is considered in an integrated and holistic way
and that the woodland character overall is retained.
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3

The Masterplan Framework

3.1

It is the role of the masterplan to respond to the key influences and constraints set out in the
previous section of this report and to provide a flexible framework which allows apparent
conflicts to be reconciled.

3.2

At the broad level of the use of land itself, the masterplan framework is derived from a
landuse plan (Figure 3.1) and a strategic management plan for the Community Woodland
Park (Figure 3.2).

3.3

The land use plan shows the broad assignment and distribution of primary land uses through
the area of urban expansion and illustrates a high level structure for the development. It
provides the essential foundation for the masterplanning of the site and is the basis for
assessing the overall quantum of development given in the Environmental Statement. The
essence of the distribution of primary uses is a core of mixed uses and activity which is
focused on the key approach to the site along Station Road. To the north and west of the
core are the principal housing neighbourhoods. To the south and west, adjacent to the
Southern Link Road, and in proximity to the new motorway junction, is the Business Park. To
an extent a land use plan disguises the way in which activities will be integrated. For instance
the core is intended as an integrated mix of residential, community and retail uses together
with opportunities for smaller scale business.

3.4

The land use structure is unified through a continuous open space network to provide an
essential amenity, a setting for development and linkage through the development and with
surrounding open space.

3.5

The Community Woodland Park has a direct interface with the western limit of development
(itself defined by a tree lined historic road which predates the construction of the factory). The
Woodland Park will take on multiple roles as outlined in the Woodland Park Management
Plan. For the purpose of the masterplan it is pertinent to highlight that the approach to the
use and function of land in the Woodland Park will be a response to prevailing characteristics
and the impacts of remediation / land reclamation. There are areas such as Barochan Moss
and the southern (Georgetown) zone which hold ecological value. This value is to be retained
and enhanced; the remediation approach in these areas will be tailored to this objective.
Somewhat in contrast, the central zone of the Community Woodland Park will experience
large-scale and intrusive remediation – this presents the opportunity to promote different
open land activities, perhaps those of a more intensive nature such as golf or other forms of
organised recreation.

Character and Identity
3.6

For the area of urban expansion, an illustrative masterplan sets out key principles for future
development (Figure 3.3). This provides a way of expressing characteristics of the proposed
development which will give it particular and distinct identity. These characteristics can be
described under three headings : urban form, landscape and public spaces and the identity of
neighbourhoods. [For the core of the new urban area further illustrative material is provided in
support of the outline planning application – refer to the separately bound report by Cooper
Cromar]
(1) Urban Form

3.7

The urban form of the development is derived from the different functions and roles
throughout the urban expansion area.
5
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3.8

To a considerable extent the character of the development will be formed at the primary
points of arrival. The approach along Station Road will be important as this represents a
significant link between the new development and the existing village for public transport,
cyclists and pedestrians. The environment of Station Road and the way that it functions as a
movement route needs improvement and rationalisation. This can be achieved by
establishing a new order for car parking, through the use of higher quality shared surfaces
and through a new framework of soft landscape treatment. These improvements will need
integration with the expanded and enhanced public transport interchange which includes
Park and Ride facilities and a bus terminal within the development site(described in full in the
Public Transport Study).

3.9

The Station Road approach to the site leads directly into the mixed use core of the
development. This is a significant threshold. It is conceived as a high density amalgam of
uses and activities orientated around high quality public spaces. One illustration of this is the
linear series of spaces which will run from the site entrance to the water setting provided by
the ponds formed from former clay pits. These spaces incorporate existing mature trees
(Figure 2.4) and will be framed by continuous building frontage. The public spaces will be
adaptable and flexible with the ability to accommodate a range of functions such as small
scale outside events, open markets and car parking. In this way the core of the development
will resonate with positive aspects of urban design found in a number of traditional Scottish
towns (Figure 3.4).

3.10 The mixed use core will harbour a range of house types and tenures. This will be of
significance in the early stages of the development when it will be residential blocks which
will give the immediate character to the urban form. As the critical mass of the local
population builds through later stages of the development then commercial, retail and
community uses can be integrated with the predominantly housing parcels.
3.11 Traffic moving through the mixed use core will be given a choice of routes in a network of
streets of essentially urban character. Direct frontage of buildings onto these streets is
important but streets will be of variable geometry so as car parking and servicing can be
accommodated where it is needed. Small pockets of open space will need to earn their place
in this core area; they will need to function as part of the essential grain of the development
and will need to be assigned a particular and transparent role. There is a particularly exciting
opportunity to create development along a waterfront formed from existing ponds. Public
access to the waterfront will be facilitated along with interspersed uses such as food and
drink outlets which could benefit from a south and west facing waterfront aspect.
3.12 The approach to the development from the north leads directly to housing neighbourhoods
(Figure 3.3) The link road will penetrate the development to follow a route of characteristic
urban form with features such as a direct building frontage and on-street car parking. The link
terminates at a ‘Northern Gateway’ – a public space rather than a traffic interchange – which
will act as a focal point for the surrounding residential neighbourhoods.
3.13 The character of the southern link approach to the development will differ. This is the link to
the Business Park. It will be defined with a frontage of commercial buildings to give a
character which is distinct from the link road to the north. However, in a similar way, there will
be a point of arrival at the ‘Southern Gateway’ which will function as a pivot, giving access
towards the mixed use core to the Business Park and towards the eastern edge of the
development. The ‘Southern Gateway’ will need an element of enclosure with sentinel
buildings to define a quality of space which is consistent with its status as the primary arrival
point for the majority of traffic entering the site.
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(2) Landscape and Public Spaces
3.14 One fundamental aim of the masterplan has been to find the optimum balance between open
space, circulation routes and buildings. In arriving at an appropriate balance it has been the
open space that has provided a unifying component in the overall structure of the masterplan.
3.15 The open space acts as a primary element around which functions and activities are
orientated. Building frontage to open space is an especially important objective. It gives
surveillance of the space but also defines and encloses the edge of the space. The open
space contains water and watercourses – predominantly historic ponds on the site and
existing watercourses. It also incorporates existing trees where this is possible and
appropriate.
3.16 The core village park – located on ground of poor geotechnical quality – will be a central
focus for the development with the potential to accommodate playing pitches as well as
providing informal opportunities for play and recreation (Figure 3.3). There is a strong link
between the core village park and the environment of the existing ponds. The two combined
will give a distinct identity to the development.
3.17 The open space within the development forms part of a wider network. It not only provides a
unifying component within the masterplan but it also gives a setting for the development and
provides links with its surroundings.
3.18 At the edge of the development existing features in the landscape exert a strong influence.
The historic network of roads with associated walls, trees and hedgerows, Dargavel House
and its surrounding woodland and Wester Rossland Woodland are all features at the
periphery which have influenced the shape of the masterplan.
3.19 The public amenity provided by Wester Rossland Woodland can be extended to incorporate
the prominent feature of Gladstone Hill to give opportunities for informal recreation.
3.20 Circulation routes will form important components of the landscape structure, particularly
where they run through or alongside open space. The treatment and character of circulation
routes will vary throughout the development but there will always need to be a close
relationship between urban design and landscape design along circulation routes so as to
give a secure and attractive public realm with a strong sense of identity. This is an important
facet which will assist in creating a high level of legibility for the development.
(3) The Identity of Neighbourhoods
3.21 The way in which the masterplan has been conceived allows for the staged construction of
development over an extended period. Each stage of construction will be guided by a Design
Code which will set out standards and requirements but will also begin to establish the
individual identity of neighbourhoods.
3.22 The identity of neighbourhoods within the development will vary according to predominant
use, the projected intensity of development and the influence of natural features. For
instance, the identity of the mixed use neighbourhood at the core of the development will be
coloured by the essential higher density urban grain of the layout and the integrated mix of
activities. By way of contrast the identity of predominantly residential neighbourhoods along
the northern margin of the development will be influenced by a lesser intensity of
development and a loose structure to the layout which is appropriate at a point of transition
between the built up area and the open countryside.
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Connectivity, Linkage and Movement
3.23 The connections which link the site with its surroundings and the way in which vehicles,
cyclists and pedestrians will move to, from and through the development are essential
attributes of the masterplan. Decisions on connections, linkage and movement were made at
the earliest stage in the masterplan process as these decisions are the precursor to
establishing a pattern of development.
3.24 The points of connection and linkage have already been described in this document and in
companion documents. At this point it is appropriate to emphasis how the form of the
masterplan has been shaped by the need for the movement network to achieve a level of
connectivity with the existing community without undermining the amenities of that
community.
3.25 In order to facilitate the movement of traffic towards the strategic road network the northern
and southern link roads are provided together with a new motorway junction. These links are
positioned so as to direct traffic approaching along strategic roads to the west and east into
the development well before it penetrates the road network of the existing village. The
alignment of these links and the points of connection to the development have exerted a
strong influence over the shape of the masterplan in general and the structure of internal
routes in particular. The masterplan is founded on the need to direct the majority of traffic in
one way or another generated by the development efficiently towards the links to the
strategic road network.
3.26 The masterplan, however, also needs to accommodate and facilitate local movements of
pedestrians and cyclists. These movements will be between the existing and the new
community. Existing points of connection and the opportunity for new links will be used to
engage linkage. Station Road will be the most significant corridor for movement providing
access to a re-modelled transport interchange. There is a linear axis which runs the length of
Station Road, beneath the railway and into the core of the new development. It is one of the
most prominent features of the masterplan. There are other points of connection which can
be used for the unrestricted movement of pedestrians and cyclists. These are at Rossland
Crescent and at Newton Road.

The Built and Natural Heritage
3.27 The building heritage will make a contribution to the development but it will be limited. The
one listed building on the site is Dargavel House. This falls outwith the urban extension area
and is set within the Community Woodland Park – its future use is likely to be as a positive
asset to the functions which take place in the Woodland Park. There are other important
legacy features which pre-date the construction of the factory such as the network of country
lanes lined with mature trees and occasionally enclosed by stone walls. These lanes are to
be retained to provide a readily defined edge to the urban expansion area.
3.28 The majority of buildings and structures, however, will be removed through the rigorous
process of remediation and land reclamation. There is little potential to incorporate existing
buildings and structures into the new development.
3.29 It is the existing natural features that can be retained to assist in giving a sense of place. In
particular, the wooded environment that prevails at present will remain as the general
impression.
3.30 The retention of higher value trees – both individual specimens and woodland blocks –
together with the integration of water – open ponds and water courses – into the open space
framework of the development will provide opportunities to create a quality of place which is
difficult to achieve on a site which is cleared of all features.
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4

Delivery Strategy

4.1

The delivery of a project of this scale over an extended period requires a rational approach to
the sequence and timing of remediation / land reclamation and to the phasing of development
and the associated primary infrastructure.

Remediation / Land Reclamation : Sequence and Timing
4.2

The detail surrounding the approach to remediation and land reclamation is to be found in the
companion document Outline Remediation Strategy (Appendix 11.5 to the Environmental
Statement as amended). The impacts and implications arising from this approach are
outlined in the Environmental Statement.

4.3

For the purpose of this report it needs to be emphasised that there is an inter-relationship
between when remediation tasks are carried out and the bringing forward of individual
phases of development. Remediation and land reclamation activities will at all times be
completed well in advance of development at any particular location on the site. As a
consequence, there will always be a buffer between the ongoing remediation of the site and
development under construction or occupied.

4.4

Whilst remediation and development are inextricably linked, there are other influences which
will have a bearing in particular on both the spatial and temporal planning of remediation and
land reclamation. For instance :
(1) There will need to be advanced remediation towards the western fringe of the site to
prepare for the early construction of the contained landfill site.
(2) There will need to be early remediation and reclamation at peripheral locations to enable
the improvement of habitat, allowing these locations to act as receptors for displaced
wildlife.
(3) Early consideration will need to be given to how surface water drainage is
accommodated and constructed as part of the engineering works associated with
remediation and land reclamation.

4.5

The approach to the sequence and timing of remediation / land reclamation will be a
sophisticated mosaic which will account for the essential need to release land for
development on a phased basis but which will also accommodate other interests such as
ecology and site drainage.

4.6

A simplified graphic expression of the sequence and timing of remediation tasks is given in
Figure 4.1. This is based on a sequential approach to remediation and land reclamation
involving six key tasks :
1.

Tree removal

2.

Asbestos removal

3.

Surface water drainage system

4.

Building decontamination

5.

Building demolition (to ground level)

6.

Ground works.

The Outline Remediation Strategy gives detail on each task.
4.7

The first of the tasks to be activated in order to facilitate the engineering operations is tree
removal. This has a particular influence on the masterplan. Bearing in mind the objective of
9
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retaining the essentially wooded character of the site, then the method of tree removal needs
to be tailored in order to ensure that, where practical, trees or woodland group are retained
where they have a valuable role as habitat, as an amenity in the landscape or as a screen or
filter.
4.8

The broad principles associated with the tree removal methodology are founded on a
generalised categorisation of woodland by type and character (Figure 2.3). The methodology
is summarised in the table below.
Table 4.1 Categorisation of Woodland and Tree Removal

WOODLAND CATEGORY

MANAGEMENT PROPOSALS

GENERAL DESCRIPTION

WITHIN THE VILLAGE EXPANSION
AREA

WITHIN THE WOODLAND PARK

CATEGORY 1 - Historical Planting and Woodland
•

Mature, mainly deciduous planting;

•

•

Mixture of copses, roadside avenue
planting.

Detailed survey to be carried out at detailed planning stage to determine condition
and management requirements.

•

Main species Oak, Beech, Ash,
Lime and Sycamore.

Valuable features which should be integrated into the planning and development
process.

•

To be retained wherever possible unless they cause serious disruption to
remediation and development process. Individual justification required for removal.

•

Barochan Moss, a mature Scots Pine and Birch woodland on a raised peat bog, is
an important ecological feature. It will be protected and managed to maximise
ecological and landscape value.

•

Estimated 90% retention.

•
•

Age : 100+ years.

•

Important
culturally,
ecologically.

visually,

CATEGORY 2 - Other Mature Broadleaved Planting
•

More recent, mainly deciduous
planting, often planted as part of the
factory.

•

Mixture of copses, roadside and
amenity planting.

•

Main species: Sycamore,
Oak, Willow, Poplar.

•

Age : 50 – 75 years.

•

Valuable landscape and ecological
feature.

•

Detailed survey to be carried out at
detail planning stage to determine
condition, value and management
requirements.

•

General survey to be carried out at
detailed planning stage.

•

Potentially valuable features within
Woodland Park.

•

Some over-mature species (e.g. willow,
poplar) reaching the end of their useful
lives – to be removed.

•

Should be retained where they do
not form a restraint to remediation.

•

Others
form
potentially
valuable
features within new development,
provided they do not restrict remediation
and development planning.

•

Some over-mature species (e.g.
willow, poplar) to be felled, but
consider retention where not a
hazard for ecological and landscape
reasons.

•

Estimated 50% retention.

•

Estimated 50% retention.

•

Generally larger areas, to
retained as maturing woodland.

•

Management to enhance long term
landscape, ecological and amenity
value.

•

Management required (e.g. thinning,
re-profiling) in areas to be retained.

•

Areas of planting on former
operational ground
will have
estimated 80% loss, phased
through remediation process to
exploit short and medium term
value.

•

Areas of planting not on former
operational ground will have little
impact from remediation.

Lime,

CATEGORY 3 - Softwood Planting
•

Densely
plantations

‘forestry’

•

•

Mainly Sitka Spruce and European
Larch.

Dense mosaic of often small areas of
planting,
closely
associated
with
structures and infrastructure.

•

Individual parcels of planting not
sufficient value to impose restrictions on
remediation.

•

Potential value as landscape features
within future development, both within
development parcels and in providing a
wooded setting for development.

•

planted

Age varies from 10 – 40 years
approximately

•

Major contribution to enclosed,
wooded character of the factory site.

•

Provides dense screen in many
parts of the site restricting views into
and around the site.

•

Largely concentrated in the western
part of the village expansion area.

•

Monotonous visual character.

•

Limited ecological value.

•

Potential
fuel
source
decontamination by burning.

for

•

Provide
valuable
screening
to
remediation activities for development
areas.

•

Management required (e.g. thinning, reprofiling) in areas to be retained.

•

Estimated 80% loss, phased through
remediation and development process
to exploit short and medium term value.

10
715/MASTERPLAN STATEMENT
ROYAL ORDNANCE SITE, BISHOPTON

CASS ASSOCIATES
SEPTEMBER 2008

be

WOODLAND CATEGORY

MANAGEMENT PROPOSALS

GENERAL DESCRIPTION

WITHIN THE VILLAGE EXPANSION AREA

WITHIN THE WOODLAND PARK

CATEGORY 4 – Scrub and Mixed Woodland
•

Variable
age,
character.

•

Age : 0 – 50 years.

•

Generally
self-colonised
Birch,
Willow, Oak, Sycamore; some areas
of young plantations, especially in
the north-west.

condition

and

•

Detailed survey to be carried out at
detailed planning stage.

•

General survey to be carried out at
detailed planning stage.

•

Insufficient value to impose restrictions
on remediation.

•

Insufficient
value
to
impose
restrictions on remediation.

•

Relatively mature areas have potential
amenity
value,
especially
within
designated open space areas.

•

Areas not affected by remediation to
be
managed
to
maximise
landscape, amenity and ecological
value (in some areas this may
involve clearance).

•

Estimated 75% loss.

•

Dargavel Burn to be ‘re-naturalised’;
existing mature planting to be
retained where possible.

•

Frequently on disturbed, neglected
ground requiring remediation.

•

Younger, denser areas unlikely to be of
long-term value.

•

Variable landscape and ecological
value.

•

Estimated 95% loss.

•

Edges of Brick Ponds to be extensively
reprofiled, with resultant tree loss;
important trees to be retained if
possible.

•

Existing watercourses unlikely to be
retained, resulting in loss of waterside
planting.

CATEGORY 5 - Waterside Planting
•

Mainly self-sown mature trees,
especially along Dargavel Burn and
around the fire ponds.

•

Mainly willow and Alder species.

•

Generally good condition.

•

Age varies 0 – 50 years.

•

Water features are important
ecological corridors with trees an
important component.

•

Potentially high amenity value –
access and safety issues important.

•

Trees
and
other
waterside
vegetation can obstruct drainage
and increase flood risk; integration
with drainage design needed.

•

Access for maintenance can impact
on trees.

•

Watercourses unlikely to be affected
by remediation.

Phasing of Development and Primary Infrastructure
4.9

Decisions on the phasing of development have been driven by a range of factors including :
(1) The need to deliver housing of varying size and tenure through all stages of the
development.
(2) To engender a mixed use development through a link between new housing
development and the availability of serviced employment land.
(3) The link between accessibility of the site and the provision of serviced employment land.
(4) The direct association between the progressive increase in the population of Bishopton
and the provision of enhanced community infrastructure.
(5) The objective of securing early and effective integration between the existing community
and the new development.
(6) The need to have the road infrastructure in place to accommodate the traffic generated
by the development in a way that avoids an excessive increase in movements in the
village of Bishopton.

4.10 Bearing in mind the physical, environmental, social and financial drivers, the phased
implementation of development and primary infrastructure is summarised in the table below.
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Table 4.2 Phasing Matrix
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4.11 The spatial manifestation of the phases of development is shown in Figure 4.2. This
illustrates the direction and scale of built development over the course of the project.
4.12 There are a number of pertinent matters to highlight in relation to the information presented in
Table 4.2 and Figure 4.2.
Phase 1
4.13 In this phase the tone, quality and character of the development is established. The
development in this phase is facilitated by the southern link road (to the south of Barrangary
Farm). This provides a direct link from the A8 (Greenock Road) to the core of development
which lies to the west of Bishopton rail station. There will be no access to new development
at this stage from Station Road aside from a vehicular link to the newly created Park and
Ride facility to the west of the rail line. There are a number of fundamental components of the
development which are brought into play in this first phase of development:
(1) Delivery of over 14ha of serviced employment land
(2) Creation of the first phase of the new Park and Ride (in the region of 100 spaces) to
the west of the railway.
(3) Development of around 400 housing units of mixed type and tenure in the core of the
urban expansion area orientated around new public spaces which lead to the riparian
environment of the fire ponds. Potential to include local retail opportunities.
(4) Creation of the opportunity for a new health centre as an integral component of the first
phase of housing development.
(5) Early environmental improvements to create Wester Rossland Park.
4.14 The early provision of serviced land for employment development reinforces the mixed use
credentials of the project. The economic development opportunities inherent in bringing
forward serviced employment land will be stimulated by the completion of the new junction to
the M8 motorway by the end of Phase 1.
4.15 In Phase I there is also a need to commence the process of constructing the primary
infrastructure. Utilities and drainage infrastructure for the first phase will draw on latent
capacity in the existing network but there is a recognition that work could need to commence
on the enabling infrastructure which will ultimately serve the full extent of development (such
as the foul water pumping station and the associated infrastructure).
4.16 Prior to any construction activity there is a need to provide a haul road – this is routed from
Houston Road through the centre of the site to the urban expansion area (Figure 4.2).
Phase 2
4.17 The extent of development by the end of Phase 2 (and the amount of fully remediated land
secured at this point) is illustrated in Figure 4.3. This phase is founded on the completion of
the new motorway junction at the intersection of the M8 and Greenock Road (A8).
4.18 The direct link from the development to the trunk road network will ensure that the first
tranche of serviced employment land (made available in Phase 1) will benefit from ease of
access to the M8.
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4.19 By this point in the development the open space which will lie at the centre of the expanded
community of Bishopton will be in place. There are a number of components to this amenity
area :
(1) Wester Rossland Park created as part of Phase 1
(2) The informal parkland at Gladstone Hill
(3) An enhanced recreation ground to the east of the railway.
4.20 Improvements along the Station Road corridor in particular will be geared towards enhancing
the quality and safety of pedestrian / cycleway links between Bishopton and the new
development.
4.21 Housing is constructed along the eastern and northern margins of the development so that it
evolves as a managed expansion of Bishopton rather than isolated and piecemeal parcels of
development.
4.22 By the completion of Phase 2 the northern link road is constructed. Once operational, this
link road will provide access from the A8 to the north of Bishopton and will complete the key
strategic road links from the development to the surrounding network. The northern link road
will facilitate movements to and from the development towards the strategic road network in a
north and west direction.
4.23 There will be a continuing emphasis on the delivery of mixed house types and tenure in
Phase 2, including rented housing provided by Housing Associations and specialist housing
for the elderly.
Phase 3 and Phase 4
4.24 The managed expansion of Bishopton is continued through phases 3 and 4. The level of
development (and the extent of remediation) at the conclusion of Phase 4 is illustrated in
Figure 4.4.
4.25 Through this period of development it is anticipated that the need will arise for a primary
school as well as facilities for religious groups, larger scale retail to serve the expanding
community and further leisure and recreational uses. These will be absorbed in to the fabric
of the development.
4.26 Housing will continue to be built as a managed progression away from the existing village of
Bishopton. Opportunities will remain for a balanced mix of house types through both these
phases of development.
4.27 Serviced employment land is extended over this period as the internal road infrastructure is
put in place.
4.28 The open space focus for the community growth area is to be created in Phase 4. This
comprises a series of interlinked spaces, each with a different role and character (collectively
referred to as Craigton Park). These spaces are essential components of the overall
landscape structure of the development. They incorporate the existing ponds and include
areas for playing pitches, possibly associated with built leisure and fitness facilities, as well
as zones for more informal recreation. There is potential for dual use of the playing pitches :
by members of the community and by pupils from the primary school.
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Phase 5 and Phase 6
4.29 The later phases of development include the continued expansion of the residential
neighbourhoods, reaching the limit of the Community Growth Area. At the outer (western and
northern) margins of the development it is particularly important that housing layout and
building design is conceived in a way that leads to an appropriate transition to the open
countryside beyond. Existing trees and new woodland planting can have a particular visual
role at points of transition.
4.30 The mesh of internal roads is extended, commensurate with the pace of development. As the
internal highway network is extended then further opportunities are created to add to the
available portfolio of serviced employment land.
4.31 In parallel with the completion of development in these later phases there will be the
conclusion of site remediation and reclamation earthworks (see Outline Remediation
Strategy). This will enable the full and final implementation of the Community Woodland Park
(see Community Woodland Park Management Plan).
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