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A particular set of economic, social and cultural circumstances 
underpinned Inveraray’s evolution. The current context is very di�er-
ent. The design of this new development can, however, adopt Key 
Principles which will ensure it is compatible with and enhances 
Inveraray’s character. 

1. It should relate well to the surrounding landscape. 

2. Re�ect the urban character of the planned town.

3. Integrate the townscape and landscape formally and informally. 

Inveraray was planned and developed as a grand statement. The 
current Inveraray Project does not set out to achieve such grandeur. 
In fact, it is designed to accentuate the historic Designed Landscape 
and planned town. It will re�ect the grand principles of Inveraray’s 
Sublime, Georgian classical and Picturesque character through a 
more subtle and understated expression of landscape and town-
scape.    

Inveraray in 1901

2.  VISION AND KEY PRINCIPLES

Inveraray is one of the most important and in�uential Designed 
Landscapes and planned towns in Scotland. It is an iconic town of 
national signi�cance and an exemplar for placemaking across Scot-
land.

The Designed Landscape was created from 1650 onwards and the 
planned town constructed from the 1750s. Both remain largely intact 
and retain their striking relationship to Loch Fyne, Loch Shira and the 
surrounding landscape.  

There has been signi�cant new development since the mid-20th 
century on parkland in the Fisherland area west of the planned town 
and on higher ground west of Newtown. This sporadic ‘backland’ 
development has become increasingly visible as the town has 
grown. The Inveraray Project proposes planned development of the 
central parkland area unifying these two areas and the town as a 
whole.

The Project is the most signi�cant intervention at Inveraray since the 
formation and adaptation of the Designed Landscape and the 
construction of the planned town. The Master Plan aims to respect 
the historical context, whilst providing homes, employment and 
services to meet modern needs. 

Inveraray’s character re�ects the design philosophies which shaped 
the Designed Landscape and planned town over the mid 17th to late 
18th Century period. These are primarily Sublime landscape, Geor-
gian classical urbanism and the Picturesque blend of natural and 
man-made features. 

1.  INTRODUCTION
 
The Inveraray Project Master Plan has been prepared by Urban 
Animation, on behalf of Argyll Estates. It guides development at the 
site known as MU3001 and MAST 1/5 in Argyll & Bute Council’s Local 
Development Plan. The site is to be developed for housing, business, 
tourism and community facilities.

The Master Plan sets out proposals for development at the site. It 
re�ects the content of a Framework Plan which was previously 
approved by the Council.  

The Master Plan is the result of a lengthy process which included 
statutory consultation through the Council’s development plan and 
engagement with local people, businesses and the Inveraray Com-
munity Council. It has also been the subject of a collaborative design 
review process involving the Council, Architecture+Design Scotland, 
Historic Environment Scotland, Transport Scotland and other public 
agencies. 

The Inveraray Project will re�ect the grand 
principles of Inveraray’s Sublime, Georgian 
classical and Picturesque character through 
a more subtle and understated expression 
of landscape and townscape.
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3. THE INVERARAY PROJECT SITE
 
The Argyll & Bute Local Development Plan (LDP) allocates the Inveraray Project site as 
the MU3001 Mixed Use site. Appropriate uses are housing (c. 150 dwellings, with 25% 
a�ordable), business, tourism (including hotel) and community facilities. The LDP also 
designates the site as the MAST 1/5 Strategic Master Plan Area for mixed use, village 
expansion, housing, business, retail and community facilities.
 
The 8.7 ha/21.7 acre site lies in Inveraray’s undeveloped central area. It is owned by Argyll 
Estates and lies within the Inveraray Castle Designed Landscape. 

Access and Routes : Discussions with Transport Scotland and the Council’s Roads 
Department have con�rmed three access points for the development :

a. A83/Avenue Car Park - A new access road has been provided at the new Co-op 
development, providing capacity for early phases of development. As the develop-
ment expands, Transport Scotland may require further improvements to the A83 trunk 
road to form a turning lane for tra�c approaching the junction from the north (some 
adjustment to the listed stone wall may be required, subject to technical consider-
ations). 

b. Barn Park - A new access here requires upgrading of a tight bend  and a path to the 
bus stops at the A83. 

c. A819 - There are several options for an access by the Police Station.

The Avenue and the high track to the west of the site are Core Paths. New 
path/cycleway links can be provided to these routes.

Flood Risk : SEPA estimates the 1 in 200 year still water coastal �ood level at 4.06m 
AOD. Allowing for freeboard and climate change , a safe level of 5.5m AOD is generally 
accepted throughout Argyll and the west of Scotland. No part of the site lies below 
5.5m AOD and the development therefore appears to be free of coastal �ood risk.

Services : Scottish Water con�rms there is water capacity  to service the development. 
Foul drainage capacity is adequate for early development phases. On site surface 
water management will meet SUDS requirements, with water discharged to Loch 
Fyne. 

An overhead low voltage power supply at the burn will be relocated underground and 
the local network extended as required. 

Archaeology : West of Scotland Archaeology Service (WoSAS) con�rms no archaeo-
logical remains have been recorded on the site but suggests sub-surface deposits may 
exist. Nearby cairns to the south west raise the potential for associated material to be 
present. Features such as pits, post-holes and hearths may survive below ground. 
Evaluation will proceed alongside planning applications for development phases, to 
the satisfaction of WoSAS and the Council. 
  
Wildlife/Biodiversity : The site has few natural features other than a small burn 
towards the north and a few older trees. There is adjacent woodland at the Avenue, a 
tree roundel and around the church and bell tower. It has been in agricultural use for 
many years. Species such as bats, otter and deer may be found locally. Habitat surveys 
will be undertaken as required, to support planning applications.

Built Heritage : Direct impacts on listed buildings/structures in the Conservation 
Area/Designed Landscape will be limited to any alterations to the listed wall at the 
A83/Avenue car park junction. This will be  discussed with HES and the Council. No physi-
cal impacts are expected on the screen walls at Front Street and A83/Avenue junction. 

remaining parkland 
within the Designed 

Landscape



Inveraray town and Designed Landscape, 1756

view across loch fyne: linear form with parkland wooded  backdrop

the planned town with the bell tower, post-war developments 
and the Inveraray Project site at Fisherlands beyond
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4. INVERARAY PAST AND PRESENT

Inveraray lies on the western shore of Loch Fyne, adjacent to Inveraray 
Castle. It is the ancestral seat of the Dukes of Argyll and home of the 
Campbells since the 15th century. The town is amongst the country’s 
earliest experiments in town planning. 

Inveraray is set in a scheduled Designed Landscape, �rst laid out in the 
mid-17th century and pre-dating the planned town. It includes park-
land, woodlands, and gardens, in 4300 acres of glens, high ground, low 
slopes and coastal land. There are numerous architectural features, the 
most signi�cant of which are the planned town and Inveraray Castle.

The Designed Landscape and its buildings are largely the product of 
four main phases of intervention. The 8th and 9th Earls of Argyll estab-
lished large woodlands, planting long processional lime and beech 
avenues (including the Town Avenue), four tree roundels at Fisherland 
and woodlands on surrounding slopes between 1650-1680. 

The Town Avenue runs on the seaward side along the full length of 
Fisherlands and probably superseded the Upper Avenue as the proces-
sional approach to the castle from the southwest. 

The early design was informed by the rugged surrounding topography, 
with plantations integrated into this aesthetic, bringing the wider land-
scape into the scope of the garden. This less formal approach to design, 
according with the natural scene, was established in England during 
the same period.  Inveraray is a key early example in Scotland.

The 3rd Duke inherited Inveraray in 1743, bringing a keen interest in 
architecture and gardens.  The new castle, begun in 1746, was an early 
and in�uential showpiece of ‘Gothick’ architecture designed by Roger 
Morris. From 1744-50 Morris and William Adam provided plans for 
numerous key buildings at Inveraray.

John Adam’s plans for Inveraray new town (c.1750) retained the Town 
Avenue. To the east, town wall functioned as a separating boundary 
between the castle policies and the developing new town.

A 1756 survey shows the old town removed and the new town set back 
from the Castle. The Bealachanuaran grotto is shown on the slopes of 
Creag Dhubh, with a  panoramic view over Loch Fyne. The watercourse 
was diverted alongside a ha-ha wall which crosses the Project site.   

The emergence of Gothic/rustic architecture at Inveraray as a counter-
point to the natural landscape, re�ects a growing appreciation of the 
‘Sublime’ in Scottish landscape from the mid-1700s. The ‘Sublime’ 
predates the ‘Picturesque’ and ‘Romantic’ movements that grew in the 
late 18th century. It is associated with terror, power, vastness, rugged-
ness and the ability to stimulate imagination and emotion. 

The 5th Duke accelerated building work at the planned town between 
1771 and 1792. The planned town is a prime example of Scottish 
Enlightenment-era  classical Georgian style. Built to a geometric grid 
pattern, the town presents Front Street grandly to the shores of Loch 
Fyne and Loch Shira. Inveraray’s more formal public buildings and 
architectural statements are gathered here. 

Main Street runs perpendicular, with a less austere, more varied and 
understated collection of buildings at a more domestic scale. The 
Inveraray Parish Church sits impressively on high ground in the centre 
of Main Street, acting as a fulcrum for the town. Main Street was 
aligned with the Avenue and it’s new boundary wall, which screened 
and prevented access to the parkland beyond from the rear of the 
planned town. 

Although perceived as a town built to plan over a short period of time, 
Inveraray’s emergence owed much to evolution and the mutually 
respectful e�orts of a number of designers. A preliminary plan was 
prepared by the 3rd Duke and Lord Milton. William Adam’s subsequent 
plans of 1747 were not implemented but set the scene for his son, John 
Adam’s revision in 1750.

It was not until Robert Mylne’s arrival in 1770 that the town we see 
today became well established. Mylne added the distinctive arcaded 
screen walls at Front street, unifying the composition. Adjustments to 
the original plan and individual building designs continued, as the 
town grew into the early 19th century.

The First Edition OS Map from 1870 shows many retained features of 
the 18th century designed landscape. The listed Bell Tower, was added 
in the 1920s: is a prominent building, visible from many parts of the 
town and beyond. 

During the Second World War the parkland was used as a Combined 
Operations Training HQ. Temporary buildings were erected and much 
woodland felled. A nissen hut village was located in Fisherlands Park. 
The Parish Church steeple was a removed for safety reasons and has 
never been reinstated.  

In the post-War period, Inveraray grew signi�cantly, beyond the Town 
Avenue and at Fisherland. The planned village was protected through 
conservation work in the late 1950s and early 1960s, led by Ian Lindsay 
on behalf of the Burgh Council and the 11th Duke. This saw renovation 
of more than one hundred buildings, previously gifted to the nation.
   
The beech trees on the Town Avenue were declared unsafe in 1951 due 
to age. From 1955-1957 many were removed, leaving only a few fring-
ing the long meadow walk. Reinstatement of beech trees at the Town 
Avenue has taken place with limited success. 

Conservation Area status was granted in 1972, covering the planned 
town, Newtown, the Avenue and the main approaches to the town.

The Avenue now lies within the town, with development having 
spread west to Fisherland and Newtown. Its function has changed 
signi�cantly and it now provides vehicular access, car parking, public 
realm and local facilities such a recycling yard.

The planned town, the Bell Tower and Newtown are viewed as distinct 
lochside entities against a green backdrop, with backland areas well 
screened. As a result, the original character of the town remains largely 
in place, awaiting maturation of the beech trees at the Avenue. 
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5. DEVELOPMENT PROPOSALS

Vision and Key Principles

All phases of development should contribute towards the Master 
Plan Vision by re�ecting the grand principles of Inveraray’s Sublime, 
Georgian classical and Picturesque character through a more subtle 
and understated expression of landscape and townscape.

The Master Plan proposals aim to deliver the three Key Objectives set 
out in the Vision:

1. The development is related well to the wider landscape with 
views maintained to Loch Fyne, the surrounding hills and key 
features within the Designed Landscape such as the Dun an Cuaiche 
watchtower and the Bealachanuaran springhead grotto.

2. The development re�ects the urban character of the planned 
town. Uni�ed building frontages are placed adjacent to footpaths, car 
parking in front gardens is minimised, hard landscaping is utilised in the 
streetscape and buildings on key routes are grouped closely together, 
two or more storeys high and connected by walls. 

3. The development integrates the townscape and landscape 
formally and informally. There are axial views to landmarks and open 
panoramic views to the wider landscape; the main streets and frontages 
hold tight building lines but the backland areas are less regimented; 
there are linear green spaces and organic green spaces fronted formally 
and informally by buildings. 

Key design principles for each part of the development are set out in the 
Character Area pages later in this section of the master plan.

Land Uses

Housing :  The main land use will be housing, with at least 25% 
a�ordable. A �rst phase of 12 a�ordable homes is complete at Barn 
Park.

Approximately 180 homes are proposed, with scope for additional 
�ats above commercial development at the Avenue Frontage. The 
Argyll & Bute Local Development Plan (LDP) currently allocates 150 
homes on the site. This is insu�cient to achieve a suitably urban form 
of development. Argyll Estates will seek to increase the allocated 
capacity through the next LDP, supported by the design and place 
making considerations set out in this Master Plan.  
  

Commercial :  O�ces, tourist facilities or services, retail and leisure 
will be focused on the Avenue Frontage, where a Co-op store has 
already been constructed. This is the most accessible part of the site 
by bus, car, foot and cycle and  provides a prominent trading loca-
tion. Any commercial uses must not undermine town centre viability.

Small scale commercial uses such as o�ce spaces, dentist, chiroprac-
tor, hairdresser, architect etc could also be located within the housing 
areas, providing they do not result in a loss of amenity. 

Community : Appropriate uses can be located at the Avenue Front-
age, or suitable locations in and around the housing areas, subject to 
suitable design and layout. An allotment site is proposed but delivery 
of this use will rely upon interest within the community.

Open Space/Public Realm : Three main public spaces are proposed: 
a green corridor at the ha-ha; informal parkland at the roundel’ A 
public realm strip and spill out space at the Avenue frontage. Details 
are set out in the Landscape : Key Features and the Character Area 
pages later in this section of the master plan. The open spaces will 
serve multiple functions (visual amenity, play, biodiversity, SUDS, 
etc). 

A total of 1080m2 of play provision is required for under-5s.  This can 
be provided at a number of sites within the development, including 
at the south of the Avenue frontage, the roundel parkland, the ha-ha 
corridor and the allotments.

A total of 2160m2 of casual play is required for older children. This  be 
provided creatively within the roundel parkland, integrated with the 
topography, existing trees and rocky outcrops (see Roundel Park 
Character Area page). Discussions with the Council are proceeding 
on the precise nature of play provision at the site. 

Routes : A network of pedestrian/cycle routes is proposed, connect-
ing to the adjacent Core Paths. Key principles for road and path provi-
sion are set out in the Movement and Character Area pages later in 
this section of the master plan. The entire site lies within 400-500 
metres walking distance of existing bus stops.
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KEY DIAGRAM - MAIN FRONTAGES, 
BLOCKS, SPACES, FOCAL POINTS 
AND LANDSCAPE STRUCTURE

This diagram illustrates the arrangement of 
the key built and landscape features of the 
proposal. Design requirements for the main 
elements are set out in the Character Area 
pages in this document.
    
   Avenue/commercial frontages

   Spine Street frontages

    Courts and street frontages

    Park frontages

    Focal point buildings

    Woodland

    Open space

    Arrival points/gateways

Key Principles

Consolidate the established grid in the 
planned town and designed landscape

Main visitor arrival point at the Avenue

Spine street aligned with watchtower

Form new parks around retained his-
toric roundel and ha-ha wall

Enhance connectivity by creating three 
vehicular access points
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1-1.5 storey

1.5-2 storey

2 storey

2-3 storey

Building Heights

The building heights shown are predominant heights for 
each area. Within each area there is some �exibility on 
building heights subject to detailed design and the 
design composition of building blocks. 

north
north

High : c. 56 dwellings at 40 dph

Medium : c. 112 dwellings at 30 dph

Low-Medium : c. 12 dwellings at 20 dph

Density Distribution

 Total 180 units (excluding any �ats in commercial zone)

Net housing density c. 32.15 dph (180 units/5.6 ha.)
Gross housing density 20.70 dph (180 units/8.7 ha.)

Key Principles

Establish urban character of built form at Avenue 
frontage, echoing Main Street

Focus density and mass at central spine street

Create strong enclosure of space at ha-ha wall
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BUILDING DESIGN GUIDANCE

Building design should recognise the context of the planned town 
but the development should not seek to imitate its character by 
simply copying Inveraray’s architectural style.    

Design should re�ect Argyll & Bute Council’s Sustainable Design 
Guide. Other helpful reference points of relevance to the historic 
context of the planned village are Historic Environment Scotland’s 
publications :

- Historic Environment Scotland’s Historic Environment Policy
- New Design in Historic Settings
- Managing Change in the Historic Environment

Key principles for building design and placement are :

- simple, well proportioned buildings set on clear building lines
- roofs pitched at 40-45 degrees with full gables
- dominant vertical emphasis in elevation openings
- materials respecting the character of the planned town

A contemporary design approach which is compatible with the local 
character will be favoured. Buildings design should acknowledge the 
use of proportion found throughout the planned town. There are 
many variations but most buildings make obvious use of simple 
geometry, symmetry and repetition.
 

The example provided here shows a typical elevation based on two 
squares - repeating rectangular patterns are also found. The door is 
centrally positioned and the repeating vertically/horizontally aligned 
window openings are evenly distanced. The diagonals set the 
window and door opening positions. 

Windows will typically be of vertical proportion with repeated 
window and door patterns utIlised on terraces and groups of build-
ings. Any proposal for use of upvc windows would need to be fully 
justi�ed in design terms and agreed with Argyll & Bute Council. 

External materials will typically be white rendered walls, slate roofs 
(or a suitable substitute), timber windows painted white and timber 
doors. Many original buildings in Inveraray have window surrounds 
or banding, typically painted black. Where window banding is used, 
it will be painted in black or a contrasting colour (although colour will 
be used sparingly) or �nished in natural stone. The Council’s Conser-
vation O�cers will advise on paint �nishes, including the use of 
white paints (which can vary signi�cantly in tone and �nish). 

Dormers will typically be positioned �ush with the front elevation. 
Roof verge and eaves detailing will generally re�ect traditional forms 
seen in Inveraray’s older buildings.

In many parts of the site, the topography and di�erences in building 
height will tend to create breaks in the roof line. Where terraces 
would create single plane roofs, upstands or chimneys will be used to 
break the roo�ine, to avoid dominant horizontal form or excessive 
underbuilding.

Garages integrated with the main house elevation would be inappro-
priate. However, they may form a subsidiary part of the elevation, be 
linked to the house or free standing as part of a building group. 
Garages should be single storey with double pitched roofs. Design and 
materials should match the houses.

Rear garden boundaries facing open spaces or streets should be 
enclosed with hedges or stone/rendered walls. Timber fencing may 
be acceptable between rear gardens or as screening whilst hedges 
reach maturity. Communal drying greens or courts would be appro-
priate if located sensitively.  Pends or closes should be used for rear 
access to terraced properties.

Provision is required for the separation and collection of waste, to 
meet the Council’s operational requirements. Bin storage should be 
in enclosed structures integrated into external structures, walls and 
gardens to minimise impact on the streetscape.

xxxx

xx

Top : phase 1 a�ordable housing with simple form, clear building line, full 
gables, 40 degree roof pitch, aligned window openings, white render and 
smooth grey concrete roof tiles.

bottom : sample domestic properties in the planned town illustrate the key 
design principles to be applied use in the master plan site.
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LANDSCAPE : KEY FEATURES

Retained landscape and open space features on and around the site are 
the watercourse and ha-ha, existing mature trees, the roundel, the beech 
avenue and the school playing �eld.

Three key landscaped open spaces are proposed :

Ha-ha park: An open space around the burn and reinstated ha-ha wall, 
fronted by buildings on both sides. A multi-functional space, providing play, 
SUDS drainage, habitat, views to the wider landscape, a path route for recre-
ation and school access and a setting for housing.
  
Roundel park: An open space retaining steeper ground, mature trees and 
former parkland as a setting for the roundel. Providing play, walks, path links, 
habitat, a setting for development and visual links to the wider landscape.

Avenue frontage: Pocket park/public realm strip providing an arrival place for 
visitors and residents - a green spill out space for recreation, play and gather-
ing, and a wide paved area at the commercial frontage. 

Other new features are a community allotment site, tree avenues at the central 
spine, a lime tree avenue at the south, reinstated hedging at the northern 
track. A landscaped movement corridor connects the roundel and avenue 
spaces and creates a linear view from the south to the Bell Tower. 

Design guidance for the main features is provided in the Character Zone pages 
in this master plan document.

roundel

roundel park

central spine

ha-ha park central spine

avenue frontage

existing 
mature 
trees

reinstated beech 
hedges at track

new 
lime 
avenue

beech 
avenue

beech 
avenue

Key Principles

Retain/restore designed landscape features (roundel/ha-ha wall)

Consolidate grid: east/west green corridors (roundel/ha-ha) & north/ south 
features (tree avenues at spine street, hedges at western track)

New park spaces to create a setting for retained roundel and ha-ha wall. 

Views retained to surrounding landscape



MOVEMENT : KEY FEATURES

The route and form of the main movement corridor has been designed to 
meet the requirements of Transport Scotland as Trunk Roads Authority. This 
route needs to connect with three adjacent roads to achieve a satisfactory 
spread of vehicle movements:

a. A83/Avenue Car Park - A new access road has already been provided  
serving the Co-op development. Transport Scotland may require altera-
tions to the A83 to form a turning lane for tra�c arriving from the north 
(some adjustment to the listed stone wall may be required). 

b. Barn Park - A new access here requires upgrading of a tight bend and 
a path to the bus stops at the A83. 

c. A819 - There are several options for an access by the Police Station. An 
additional road link from the north of the site towards the town centre may 
be possible if the Council roads depot is redeveloped.

The main movement corridor through the site will be designed using 
Designing Streets ‘place before movement’ principles (see following Charac-
ter Zone sections). 

The footpath and cycleway network within the site connects to existing 
core paths and other routes. The potential core path route will be 3 metres 
wide, for shared pedestrian and cycle use. The main movement route will be 
designed for safe cycle use  and the housing courts will incorporate shared 
surfaces.

Provision has been made for a new path connecting the northern part of 
the development to the primary school. Action will be required from the 
Council to enable a new route within the school grounds.
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Barn 
Park 
access

A819 access :
Final position 
and route to 
be con�rmed

potential future 
access via Council 
roads depot site

A83/Avenue 
access

potential future 
path link to 

primary school 

Node to proritise pedestrian movement 
to/from Roundel Park whilst allowing 
vehicles to pass along spine street. 
Design to slow down vehicles, prevent-
ing a direct route through the space. 
Design to enhance place quality and 
incorporate/ replicate, as many design 
features as possible from the Park and 
adjacent road landscaping.

Key Principles

Consolidate the established grid

Provide views to wider landscape, Loch Fyne, watchtower, 
retained features (roundel/ha-ha wall)

Tra�c movements split evenly between three junctions

Apply Designing Streets principles/20 mph vehicle design speed

Surrounding Roads

Main Movement Corridor

Courts and parking

Core Path

Potential Core Path

Other Paths



CHARACTER AREA 1 : AVENUE FRONTAGE

This part of the site is the main arrival point for visitors and also a gate-
way to the site for residents. It is the focus for commercial uses, retail, 
public services, community and tourism functions in the master plan 
site. Upper �oors could also be used for o�ces or housing.

KEY PRINCIPLES

1. Buildings will front a public realm strip at the main town car park.

2. Buildings will form an urban frontage on a set building line.

3. Development to form a welcoming arrival point for visitors.    

Street form, blocks and frontages

Building frontages will be located on a set building line with a hard 
surfaced, 4 metre wide public realm strip facing the existing Avenue 
car park. This strip will act as a circulation and activity space for visitors 
and residents using services and facilities in the new buildings. It will 
exploit views across Loch Fyne and bene�t in time from the grandeur 
of its setting next to the beech tree avenue, as it matures. 

Buildings will be terraced or placed close together, connected by walls. 
Larger building mass can be used at this part of the site with buildings 
of 2 to 3 storeys. The built form and streetscape should take it’s inspira-
tion from Main Street North and Front Street. The main frontage design 
should evolve with each phase as an integrated composition. Design 
Briefs will be provided for each phase to guide this process. 

To the rear, careful design will be required to mitigate level changes, 
path and road layout and views over the site from housing on higher 
ground. There may be scope for split �oor levels: buildings and park-
ing can respond to the rising ground levels with cut, regrading and 
retaining introduced where necessary.

A �rst phase has already been completed, delivering a Co-op store, an 
improved access to the site and the �rst part of the public realm strip. 
As it extends, the strip will provide street furniture, an information point,  
cycle stands and seating. A line of street trees (eg. Field Maple acer camp-
estre 'streetwise' or given the maritime location, Mountain Ash sorbus 
aucuparia 'streetwise') will be planted with guards and grilles. These 
trees will be subordinate to the beech avenue.  A pocket park spill out 
open space will be created at the south, primarily for use by visitors 
during peak season. It can also function as a SUDS area as required.

Beyond the site, the Council should lead enhancements to the Avenue, 
including improved management/maintenance of the reinstated 
beech avenue and a review of the function of the space and route.

Further improvements to the A83 junction may be required in agree-
ment with Transport Scotland and the Council. Potential impacts on 
the listed town wall will be minimised. 

FRONTAGE/PUBLIC REALM SECTION 1:200

AVENUE CAR PARK ELEVATION

public realm/spill 
out space for 

visitors arriving at  
town car park

metres

0 10050

car parking/
servicing

larger building 
forms or split 

level may work 
to the rear 

path link to 
Avenue

Co-opcar 
park

care required with design 
of overlooked rear areas

10

potential for �ats over 
commercial uses

housing and/or 
commercial uses
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CHARACTER AREA 2 : SPINE STREET

This character area is the main  spine street passing north-south 
through the centre of the site. It is a main movement corridor but will 
be designed on a ‘place before movement’ basis. It is aligned to 
exploit views north to the Dun an Cuaiche watchtower which lies on the 
summit beyond Loch Shira, re�ecting the Sublime and Picturesque connec-
tions set out in the master plan Vision.  

KEY PRINCIPLES

1. Buildings will be grouped in terraces or placed close together on 
clear building lines.

2. The street will incorporate tree avenues.

3. Light touch engineering to avoid a traditional footpath and road 
carriageway design.    

Street form, blocks and frontages

Houses will front a tree lined street with buildings grouped in 
terraces or placed close together. Frontages will be 18 metres apart, 
Buildings will typically be set adjacent to pedestrian circulation areas 
or with a narrow semi-private strip up to one metre wide. Some 
narrow front gardens may be provided, enclosed by walls or hedges, 
but these will not be used for parking cars.  

The tree avenues will be set in linear grassed strips 3-7 metres wide 
metres wide, with SUDS drainage swales. Some trees may be set in 
hard surfaced areas. Trees will be columnar with a narrow crown (eg.  
hornbeam carpinus betulus 'Streetwise'), with tree grilles and guards.   

The spine street will accommodate movement by all modes of trans-
port and re�ect the requirements of the end users. A range of surfac-
ing will be used, enabling a design with light touch engineering - low 
kerbs, shared surface areas, priority crossing points for perpendicular 
path routes - and a mix of surface materials and colours. Narrowing 
points, raised surfacing and changes in alignment of the vehicle 
circulation space will be used to slow tra�c. 

Parking

Parking will utilise a mix of approaches. Some parking will be placed 
within the street in laybye or parallel bays. Some properties will have 
parking in private driveways, set behind the building line. Some park-
ing courts will also be provided to the rear of properties, accessed by 
narrow, shared surface drives or via wide closes.

Boundaries

Boundaries facing open spaces or public areas will be closed o� with 
hedging or stane/rendered walls (temporary vertical boarded timber 
fencing may be used inside hedge lines to enable the hedging to 
mature. Houses backing onto surrounding properties and will have 
boundaries demarcated by hedges or timber fences.
 

House Types and Materials

Buildings will typically be 2 storey but two and half or three storeys 
would also be appropriate subject to detailed design, topography 
and suitable relationships with adjacent blocks and terraces.
 
Over most of the street, development will be at a higher density, with 
a mix of townhouses, houses and �ats to a variety of family sizes. 

Materials will be slate or dark grey/black smooth concrete tiles and 
smooth white render or wetdash.   

Connections

The spine street will connect to Barn Park at the south, a link route to 
the A83 at the east and to the A819 at the north. It will cross the ha-ha 
park via a shallow bridge over the burn. The east-west path here and 
at the roundel park will take priority over vehicles.

SECTION AT TERRACE/SEMI 1:200

18 metres

swale2m path 3-7m wide 
tree strip

variable width vehicle and 
pedestrian circulation strip

SAMPLE PLAN  1:500

tree 
avenue

NB: diagram indicative 
only - subject to detailed 
design and agreement 
with Council Roads Dept

MATERIALS BOARD



Polnoon development: shared space and surfacing

CHARACTER AREA 3 :  COURTS AND OTHER STREETS

These ‘backland’ or secondary development areas will function as 
informal courts, lanes and streets. Most will not be used as main 
circulation routes for vehicles and pedestrians. A �rst phase court 
providing 12 a�ordable homes has already been completed at the 
south of the master plan site, where the built form integrates with an 
existing frontage to create enclosure and form a view corridor to the 
listed Bell Tower. 

KEY PRINCIPLES

1. Buildings will be grouped in short terraces or placed close together 
on clear building lines.

2. Buildings, hedges and walls will enclose court and street spaces.

3. Shared surfacing will be used with light touch road engineering.  

These areas should take their inspiration from Cross Houses, Fisher 
Row, Factory Land and other backland areas in Inveraray’s historic 
planned town. These historic examples use shared surfacing, infor-
mality and enclosure to create attractive and distinctive places.

The courts and other streets, like the spine street, are conceived in 
accordance with Designing Streets principles. Pedestrian comfort 
and convenience should generally take precedence over tra�c 
movements.

The phase 1 a�ordable housing development has set an initial stan-
dard which future phases should follow and aim to improve upon. A 
threshold is created at the entrance to the court by raising the road 
surface and utilizing di�erent paving material and colour. There is a 
shared surface for pedestrian and vehicle movement. Buildings 
follow a single building line which relates directly to an existing open 
sided terrace, creating a newly enclosed space with views to the Bell 
Tower and the surrounding landscape.

Parking

Parking will be on street as part of the shared court surface, or 
private, behind the building line

House Types, Materials and Boundaries

Buildings will be one and a half to two storeys high, although some 
bungalows will be acceptable to ensure a full range of accessible 
living options is provided.  Materials and boundary treatment should 
be as set out for Character Area 2 : Spine Street on the previous page. 
 

Phase one a�ordable housing court

SECTION  1:200
18 metres

12
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CHARACTER AREA 4 : HA-HA PARK

The Ha-ha was constructed by the 3rd Duke around 1760 as part of the 
agricultural improvements which included drainage and hedge planting 
within Fisherland. It consists of a linear feature: a low retaining wall, 
constructed in stone, a ditch and watercourse. 

The proposals retain and reinstate these features in a new park. The 
informally landscaped park will contain the linear ha-ha, fronted by 
formal  building lines. Buildings fronting the park will be predomi-
nantly two storey. The linear frontage of buildings at Newtown, 
facing the A83 and the sea wall and stepping down to the natural 
edge at the shore, is a useful local reference point.

The multi-functional space will providing play, SUDS drainage, habitat, 
views to the wider landscape, a path route for recreation and school 
access and a setting for housing.

The ditch will be widened in places to create gently shelving areas 
functioning as habitat and SUDS storage. These areas would be 
planted with aquatic plants and native tree species which can toler-
ate intermittent waterlogged ground conditions, such as alder and 
birch.

A new bridge crossing is required for vehicles and pedestrians. Its 
design will reference other bridges in the Designed Landscape.

A path will be provided to link with the west side of the primary 
school: the Council will be encouraged to create a gate here.

SECTION AT HA-HA 1:200

Proposed landscape treatment: view to Loch Fyne Example : a formal tree row and path to the top of the Ha-ha and 
informal 'parkland' trees to the lower ground

formal 
frontage

formal 
frontage

informal 
landscape

2m 
path

40 metres

3m 
driveway

6m access strip

Key Principles

Retain/restore designed landscape features (roundel/ha-ha wall)

Consolidate grid: east/west green corridors (roundel/ha-ha) & north/ south 
features (tree avenues at spine street, hedges at western track)

New park spaces to create a setting for retained roundel and ha-ha wall. 

Views retained to surrounding landscape



View to Loch Fyne from Roundel

CHARACTER AREA 5 : ROUNDEL PARK

Historically Fisherland included four tree roundels, created by the 3rd 
Duke as part of his agricultural improvements around 1760. Two roun-
dels remain: one is over mature and requires replanting; the other, at the 
high track through Fisherland, was replanted around 150 years ago.

This is the most prominent and intact of the surviving roundels, posi-
tioned at a central location where the four �elds which make up Fisher-
land meet. The master plan responds to the signi�cance of this feature of 
the Designed Landscape by ensuring that the roundel commands a 
pastoral setting, surrounded by  an area of parkland.

The roundel mixes evergreen and deciduous trees and originally 
included a track around it’s circumference. The track was planted up with 
a mixed deciduous hedgerow, which is no longer managed as a hedge. 
Tree species within the roundel include; beech, oak, Western Hemlock 
and sycamore. Species in the hedgerow include; hawthorn, ash and 
sycamore, di�erentiating it from the beech hedge lining the high track. 
      
The roundel and hedgerow will be brought under a woodland man-
agement plan and reinstated. Works will include removing �y tipping, 
retaining over mature trees as habitat pecking posts and �tting bird and 
bat boxes.  Fallen trees and large branches can be stacked into habitat 
management piles and self-seeded or invasive tree species removed. 
The understory will be cleared and managed to encourage woodland 
ground �ora to establish and the hedgerow will be layered and brought 
back into management. The ‘lost’ estate fence to the grazed �eld bound-
aries and ‘lost’ track around the north of the roundel will be reinstated. 
The proposals include a beech hedgerow to both sides of the high track 
between the tree roundel and Dalmally Road. 

Inveraray has few recreational open spaces and this area provides oppor-
tunities for active play, recreation, walks, permeability of path routes, 
habitat, a setting for development etc. Whilst the open space at Front 
Street is well used by tourists, this informal space is expected to be well 
used by residents. It will retain existing trees, some of which may have 
been added to the designed landscape to enhance the springhead view.

Play opportunities will be provided hare (subject to further discus-
sion with the Council). Play provision will be informal, making best 
use of the natural features of the site - slopes, rocks, steeper ground, 
elevated positions, existing trees.

A viewpoint will be created at the south west corner, allowing views 
across the development to  Loch Fyne and the wider landscape. 

Much of the parkland will be edged with continuous mixed species 
deciduous hedges forming rear garden boundaries. Some houses 
will front onto the space, exploiting views south towards the roundel. 

14

Active and informal play provision will make best use of nature An informal maintenance regime is planned with 
mown paths through species rich wild�ower 
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SKETCH LAYOUT

Development Areas as Proposed :

1.10  ha.   : Commercial/community etc 
5.60 ha.    : Housing (Incl. roads/parking)
1.70 ha.    : Open space
0.30 ha.    : Allotments

8.7 ha.  : Total site area

community 
allotments/

orchard/
growing space

potential future 
access via Council 
roads depot site

potential future 
path link to 

primary school 

public realm and 
spill out space for 
visitors arriving at  

town car park

north

metres

0 10050

school

bell tower

church



north

golf 
course

play 
area

8 
x 8

north
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THE DEVELOPMENT PROPOSAL 
IN INVERARY’S WIDER CONTEXT
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SKETCH : BUILDINGS AND SPACES
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6. PHASING AND DELIVERY

Argyll Estates will deliver the Inveraray Project in phases, working with  
developers, public agencies and community groups. Completion of the 
development may take 15-20 years. The delivery of development will 
depend upon progressively securing street and path connections and 
landscape works with each phase. The Master Plan will be updated 
periodically to re�ect progress and any changing circumstances. Every 
e�ort will be made to ensure that development proceeds in a timely and 
co-ordinated manner, to minimise impacts on the setting of the Conser-
vation Area and the Designed Landscape. Archaeology surveys will be 
required in conjunction with planning applications for each phase of 
development and a habitat survey investigating otter (and other 
species) activity will be needed for the ha-ha /watercourse area.  

Argyll Estates will provide Design Briefs to guide stage of development 
taking account of completed phases. These will be produced through 
liaison with the Council and entirely re�ect the Master Plan content.

Argyll Estates will aim to achieve an early critical mass of development at 
the east of the site. Housing will also proceed in the short term at the 
south of the site. These areas will be linked by an access route. Develop-
ment at the north is expected at a later date. The road link to the south 
and east of the site should only be created towards the end of the devel-
opment. It may be possible to create the allotments at an earlier point. 

Phase 1 of the Project is already complete: 12 a�ordable homes by Argyll 
Community Housing Association (ACHA) at Barn Park. Phase 2 is also 
complete: a Co-op store at the Avenue Frontage. A further phase of 
housing by ACHA is at the detailed design stage: 10 a�ordable homes.

Further upgrading at the A83/Avenue car park and A83/Barn Brae/Barn 
Park with future phases (see Appendix 3) is the subject of ongoing 
discussion with Transport Scotland and the Council. Open space phas-
ing will also be agreed with the Council as the development proceeds.

The key infrastructure and landscape features requiring co-ordinated 
phasing are set out below and on the diagram on the following page :

Phase 2A/B/C/D works : 
- Further junction improvements as required
- Avenue Frontage public realm
- Avenue Open space
- Rear open space corridor

Phase 3/4/5/6 works :
- Junction/route upgrading to improve access from the south
- Roundel reinstatement and management plan
- Form Roundel park Southern lime tree avenue
- Beech hedges at high track

Phase 5B/7/8 works :
- East-west green corridor and path
- Central node ‘junction’ on spine street

Later phase works :
- Ha-ha park and paths

(NB: Phases 3/4/5/6 may proceed ahead of Phases 2A/B/C/D)

Path/cycle routes can be provided on a phased basis as developments 
proceed. The priority will be a route through the site connecting Barn 
Park with the Avenue Frontage and the town centre beyond. Delivery of 
the housing around the ha-ha and to the north of this feature will 
depend upon agreement of an adoptable road connection to the A819 
(via the police houses, Council depot or other route - see Appendix 3 for 
speci�cation) and will proceed after phase 5B provides a road connec-
tion between the Avenue and Barn Park.

A detailed services, drainage and SUDS strategy will be completed once 
the main trigger points for junction and route upgrades are agreed. This 
will indicate capacity requirements for early phases, enabling future 
phases to be served.

At least 25% of homes built at the site (c. 45 units) will be a�ordable. Nine 
of the phase one a�ordable homes are allocated to the development 
total, so at least 36 more a�ordable homes will be provided. Argyll 
Estates will promote early provision as Inveraray has a known shortfall in 
a�ordable homes. Phases 2A/B, 3 and 4 (see plan overleaf) could accom-
modate a�ordable housing.

The phasing of play provision is the subject of further discussion with 
the Council. Play space for phases 1, 3 and 4 will need to be provided in 
conjunction with phase 4 (see plan overleaf) to the standards set out in 
the Council’s Supplementary Guidance. Later housing phases (and any 
housing in phase 2 areas) will also have to provide play provision. A com-
muted sum for play provision will be required with phase 3. Adoption of 
play space by the Council is considered unlikely but this will be explored. 
Otherwise,  open space and play space will be communally owned and 
maintained by residents of the development.

Current Council requirements for play space are 12m2/house of casual 
play space plus 6m2/house of equipped play space. With 180 houses, 
this will generate a total of 2160m2 of casual play space and 1080m2 
of equipped play space, funded proportionally by each housing 
phase as it proceeds. Commuted sums may be used by the 
Council to deliver the play provision in a small number of 
planned stages.

north

A83/Avenue Car Park Access - 
Junction upgrading is the 
subject of ongoing discussions 
with Transport Scotland and 
the Council. Any alterations to 
the listed wall require agree-
ment with Historic Environ-
ment Scotland and the Council. 

A83/Barn Brae/Barn Park Access - 
Junction/route upgrading is the 
subject of ongoing discussions with 
Transport Scotland and the Council. 

Dalmally Road Access - 
Details of this  access will 
be con�rmed in the longer 
term.

Site Boundary

Phase 1 : A�ordable Housing

Phase 2 : Co-op retail store

Next phases from eastern access

Next phases from southern access

Longer term phases from northern access

Road/Junction adjustments

Future Road Links

DEVELOPMENT PHASES 
AND ACCESS

Council Roads Depot - 
Should the depot site be 
redeveloped in future, a 
new access connection 
should be provided to the 
town centre
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PHASE 1

PHASE 2

PHASE 3

PHASE 2A

PHASE 4

PHASE 5A

PHASE 2BPHASE 2CPHASE 2D

PHASE 5B

PHASE 6

Roundel reinstatement and 
management plan by Argyll 
Estates in conjunction with 
Phase 4

Beech hedge planted by Argyll 
Estates in conjunction with 
Phase 5A/B and prior to phase 6 
starting on site

Public realm and open space 
delivered in stages by developers 
as commercial phases progress

Ha-ha reinstatement and open 
space delivered in conjunction 
with adjacent housing phase 

Green corridor and paths 
delivered by developers in 
conjunction with adjacent 
housing phases

PHASE 7

PHASE 8

LATER PHASES 

INDICATIVE PHASING AND DELIVERY PLAN

NB: This diagram is indicative as the scale, form and timing of 
future phases is not yet con�rmed. However, the pattern of 
phasing shown here is expected to be realistic. The diagram 
re�ects the principle that infrastructure and open space will be 
delivered on a staged basis.

Lime tree avenue to be 
provided in conjunction 
with phase 4 and prior to 
phase 5 starting on site

phased play 
provision



Inveraray town and Designed Landscape, 1756
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Inveraray town and Designed Landscape, 1722

APPENDIX 1 CONTEXT : INVERARAY PAST AND PRESENT

Inveraray is located on the western shore of Loch Fyne, adjacent to 
Inveraray Castle. It is the ancestral seat of the Dukes of Argyll and 
home of the Campbells, who have been resident at Inveraray since the 
15th century. The town is amongst the country’s earliest experiments 
in town planning. 

Inveraray is set in a scheduled Designed Landscape, �rst laid out in the 
mid-17th century and pre-dating construction of the town. It was 
altered in the 1720s and completely redesigned in the mid-18th 
century. It includes parkland, woodlands, gardens and a walled 
garden, ranging across 4300 acres of glens, high ground, low slopes 
and coastal land. There are numerous architectural features, the most 
signi�cant of which are the planned town and Inveraray Castle.

Historic Environment Scotland’s Inventory of Designed Gardens and 
Landscapes categorises Inveraray Castle‘s Designed Landscape as 
follows :

Work of Art - Value: Outstanding
Historical - Value: Outstanding
Horticultural, Arboricultural, Silvicultural - Value: High
Architectural - Value: Outstanding
Scenic - Value: Outstanding
Nature Conservation - Value: Outstanding
Archaeological - Value: High

Evolution of the Designed Landscape and Planned Town

The Inveraray Castle Designed Landscape and its associated buildings 
are largely the product of four main phases of intervention from 1650 
to 1880. 

The 8th and 9th Earls of Argyll established large woodland plantations 
at Inveraray, planting long processional avenues of lime and beech 
trees between 1650-1680. Boucher’s Plan from c.1722 records the 
estate landscape as laid out by the 1st Marquess of Argyll  and the 1st 
and 2nd Dukes , revealing:
 
- The wooded slopes of Creag Dhubh, Blackhill, Bachelors Park and 
  Fisherland laid out as �elds with four distinct roundels;
- The beech tree Town Avenue approach;
- The lime tree Upper Avenue approach to the castle;

The Town Avenue (c. 1650) runs on the seaward side along the full 
length of Fisherlands.  It starts at the Cromalt Burn to the south and 
terminates on one of the town archways. It is also known as the Beech 
Avenue, the Great Beech Avenue and the Mall. The Town Avenue prob-
ably superseded the Upper Avenue as the processional approach to 
the castle from the southwest. 

Signi�cantly, the early landscape layout was informed by the rugged 
surrounding topography and the plantations integrated into the 
aesthetic programme, bringing the wider countryside into the scope 
of the garden. This less formal approach to landscape design, accord-
ing with the natural scene, was established in England during the 
same period.  Inveraray is a key early example in Scotland.

The 3rd Duke of Argyll, Archibald Campbell, inherited Inveraray in 
1743.  The Duke’s keen interest in architecture and the laying out of 
grounds and gardens drove plans to rebuild Inveraray Castle and 
improve the policies. 

John Adam’s plans for Inveraray new town (c.1750) retained the Town 
Avenue.  The wall which separates the new town with the estate poli-
cies is evident on both plans. It functioned as a separating boundary 
between the castle policies and the developing new town.

A 1756 Patterson estate survey reveals additions to the established 
landscape setting undertaken by the 3rd Duke. These included demol-
ishing the old town and building the new town at a distance from the 
castle on Gallows, or Foreland Point. The Patterson plan also records 
the Bealachanuaran springhead adjacent to the Upper Drive within 
the wooded slopes of Creag Dhubh, with a woodland clearing to 
create a panoramic view across Loch Fyne. The watercourse was 
diverted alongside a ha-ha wall which crosses the Project site.   

The new castle was begun in 1746. It was an early and in�uential 
showpiece of ‘Gothick’ architecture ‘improved by classical rules and 
proportions’ to a design by Roger Morris. From 1744-50 Morris and 
William Adam provided plans for numerous key buildings at Inveraray, 
including the rustic watchtower on the Dun Na Cuaiche summit.

The introduction of Gothic and rustic styles of architecture at Inveraray 
as a counterpoint to the rugged natural landscape, re�ect a growing 
appreciation of the ‘Sublime’ in Scottish landscape from the mid-1700. 
The ‘Sublime’ predates the ‘Picturesque’ and ‘Romantic’ movements 
that began to formulate during the latter years of the 18th-century.

 The Sublime was an 18th century aesthetic concept. It is associated 
with terror, power, vastness, ruggedness, and the ability to stimulate 
imagination and the emotions.  

The 5th Duke accelerated the programme of building work at 
Inveraray’s planned town between 1771 and 1792 but work to com-
plete it continued into the early 19th century (the new Court House for 
example was completed in 1820). The last remnants of the old town 
and the 15th century castle were taken down by 1775. 
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Plans to develop Fisherlands with a model suburb of 46 houses in 
1810 did not come to fruition (Lindsay and Cosh).  

The planned town is a prime example of Scottish Enlightenment-era  
classical Georgian style. Built to a geometric grid pattern, the town 
presents Front Street grandly to the shores of Loch Fyne and Loch 
Shira. Inveraray’s more formal public buildings and architectural 
statements are gathered here.

Main Street runs perpendicular, characterised by a less austere, 
varied and understated collection of buildings at a more domestic 
scale. The Inveraray Parish Church sits impressively on high ground in 
the centre of Main Street, acting as a fulcrum for the town. Main 
Street was aligned with the Avenue and it’s new boundary wall, 
which screened and prevented access to the parkland beyond from 
the rear of the planned town. 

Although perceived as a town built to plan over a short period of 
time, Inveraray’s emergence owed much to evolution and the mutu-
ally respectful e�orts of a number of designers. A preliminary plan 
was prepared by the 3rd Duke and Lord Milton. William Adam’s 
subsequent plans of 1747 were not implemented but set the scene 
for his son, John Adam’s revision in 1750. John Adam designed a 
proposal for Main Street which would have seen four identical 
detached houses or three pairs of semi-detached houses built. Main 
Street would have been a very di�erent place in this scenario.

Inveraray began to take shape but it was not until Robert Mylne’s arrival 
in 1770 that the town we see today became well established. Mylne 
added the distinctive arcaded screen walls at Front street, unifying the 
composition. Adjustments to the original plan and individual building 
designs continued, as the town grew into the early 19th century.
      
An engraving of Inveraray in 1824 from the lower slopes of Dun Na 
Cuaiche, depicts the castle and Fisherland Park beyond. The Lime 
Avenue is clearly made out, as are the roundels within Fisherland.  
The screening of the parkland from the town provided by the now 
mature beech trees at Town Avenue is very apparent.    

Wood’s 1825 plan of the estate polices shows Fisherland in detail, 
including hedge lines to the �eld boundaries. It reveals that the 
south section of the high track running between Queen’s Avenue 
and the roundel was planted with a hedge on both sides. The track 
encircled the roundel and did not run to Dalmally Road at that time.  
Prior to the track, this was a �eld boundary, planted with a hedge 
line. 
   

The First Edition OS Map from 1870 shows many features of the 18th 
century designed landscape, including:

- The Lime avenue within the Winters Park;
- Town avenue approach;
- Upper Avenue within Creag Dhubh;
- Roundels within Fisherland.

During the Second World War the parkland was used as a headquar-
ters for Combined Operations Training. Temporary buildings were 
erected and much woodland felled. Reconnaissance photographs 
reveal the full extent of the nissen hut villages which sprang up 
across the estate. The largest of these was located in Fisherlands Park.  

In the post-War period, Inveraray grew signi�cantly, with new devel-
opment adjacent to the Town Avenue and at Fisherland. However, 
the character of the original planned village was protected, with 
important conservation work in the late 1950s and early 1960s. Work 
led by Ian Lindsay on behalf of the Burgh Council and the 11th Duke 
saw the renovation of more than one hundred buildings, previously 
gifted to the nation.

The beech trees on the Town Avenue were declared unsafe in 1951 
due to over-maturity at 300 years in age. From 1955-1957 many of 
the trees were removed, leaving only a few fringing the long 
meadow walk. The Council has since reinstated the beech avenue 
with limited success.

Conservation Area status was granted in 1972, covering the planned 
town, Newtown, the Avenue and the main approaches to the town. 
 
Inveraray Today

The Council’s draft Conservation Area Character Appraisal notes that 
the planned town forms the core of the Conservation Area, de�ned by 
its distinctive urban form and the regular appearance of its buildings. 

The Conservation Area extends to the south of the Project site at the 
Avenue. This area is an important arrival point for visitors and the 
development frontage will read as part of the Conservation Area 
setting.

The Inveraray Project site is detached from the core of the planned 
town, which turns its back on the Avenue.    the planned town with the bell tower, post-war developments 

and the Inveraray Project site at Fisherlands beyond

main street north: uni�ed building line, form and materials; varied height and elevation



22

Reinstatement of beech trees at the Town Avenue has already taken 
place with limited success. There is an opportunity for the Council to 
undertake further reinstatement and management to ensure that 
the beech avenue matures. Over time, the reinstated tree avenue will 
provide good screening of the development, in conjunction with 
other tree planting within the new development, This can ensure 
that the planned town is still seen against a green backdrop. Addi-
tional tree planting behind the Bell Tower could secure its wooded 
backdrop.  

On the closer approaches to the town from the north, the striking 
frontage of the planned town dominates views, screening the Project 
site in combination with mature trees around the Bell Tower and at the 
entrance to the Castle. A brief glimpse of part of the site behind the 
planned town is possible in winter from the crest of the Aray Bridge.

From the elevated view at the Dun-na-Cuaiche watchtower, the site 
is clearly visible but set back from the planned town. The linear 
Avenue and high track are important features and Inveraray’s 
wooded policies are prominent. The Bell Tower is visible with the 
Avenue car park and Primary School playing �eld beyond.

Closer to the site, there is a view south across the western edge from 
the A819 as it heads down into Inveraray and some views are avail-
able from the track at the Upper Avenue track to the west of the site. 
From this direction, the development site can be viewed at points in 
the foreground with Loch Fyne and the hills beyond. 

At the high track on the western site boundary, views across Loch 
Fyne and the planned town are panoramic. There are some similar 
views from points at the south west of the site. These will largely be 
lost but where possible, open spaces and routes will be arranged to 
retain distant views out from the site.

Planting at the high track on the western edge of the site could miti-
gate the impact of development at the edge of the parkland. The 
master plan proposes lining this route with hedging, extending the 
established character of the track to the south of the roundel.

The Avenue is now incorporated within the town as a whole, with 
development having spread to the west at Fisherland and Newtown. 
Its function has changed signi�cantly and it now serves a number of 
uses providing vehicular access, car parking, public realm and local 
facilities such a recycling yard.

Direct impacts upon listed buildings and structures within the Conser-
vation Area and Designed Landscape will be limited to any potential 
alterations to the listed wall arising from works at the A83/Avenue car 
park junction. These alterations will be subject to discussion and agree-
ment with Historic Environment Scotland and the Council’s Conserva-
tion O�cer. No physical impacts are expected on the listed screen walls 
at the A83/A819 junction and A83/Avenue junction. 

The listed Bell Tower is a prominent building, visible from many parts of 
the town and beyond. Some views to the Bell Tower from the south and 
west across the site will be lost. The layout and form of development 
can be arranged to ensure that Bell Tower view corridors are created.

From the northern entrance of the Avenue looking south, the develop-
ment will largely be screened by wooded areas around the Bell Tower, 
Church and Primary School. Visibility will increase from viewpoints 
further south, on the Avenue approach to the site.  Again, sensitive 
design at the eastern edge of the site will be important in ensuring the 
character of the Conservation Area setting is not compromised. 

Protecting Inveraray’s Setting

The Inveraray Project will introduce signi�cant change at Inveraray and 
its Designed Landscape. In particular, it will change the setting of the 
town both locally and in the wider landscape. Given the nationally 
recognised heritage value of the planned town and Designed Land-
scape, the development must take account of its wider impact. 

The town’s dramatic relationship with the Loch shores will not be 
directly a�ected by the development, although it will be visible to 
some extent behind the planned town when viewed from a distance 
across Loch Fyne.

The planned town, the Bell Tower and Newtown are viewed as 
distinct lochside entities against a green backdrop, with backland 
areas well screened. As a result, the original character of the town 
remains in place, with the exception of the beech trees at the 
Avenue. The development will largely �ll its parkland setting. 

view across loch fyne: linear form with parkland wooded  backdrop

view to the planned town from the crest of the Aray Bridge.



 
Fig. 6 Surviving & ‘lost’ features  
 of the Inveraray designed landscape

legend

surviving features

A Upper Avenue  c.1650-80

B Queen’s Drive c.1650-80

C  Lime Avenue c. 1650-80

D Town Avenue c.1650-80

E Creag Dhubh woodland c.1650-80

F Roundels c.1650-80

G Fisherland’s lane c.1650-80

H Bealachanuaran springhead  c.1747

I Inveraray Castle 1745-60

J Inveraray New Town 1750-80

K  Garden or Frew’s Bridge 1760

L Stable’s Block 1760-70

M new Aray Bridge 1773

N  Ice House 1785

O  Cromalt Lodge c.1790

P South Cromalt Lodge 1802

‘lost’ features

a Lime Aveunue (part)

b Town Avenue (part)

c Fisherland roundels

d Dalquaich Wilderness

e Tree Avenues/ Rows

f Parkland trees

g Field boundaries
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annotated sketch of Bealachanuaran springhead grotto, possibly designed by 
William Adam c. 1747, but of uncon�rmed and somewhat mysterious origin.

removed?

removed?

APPENDIX 2 :  BEALACHANUARAN GROTTO

The Bealachanuaran springhead well grotto is an exquisite feature in 
the Designed Landscape.  It is attributed to William Adam and dates 
from c. 1747. The building is situated o� the Upper Avenue within the 
lower slopes of Creag Dhubh above Fisherland. The rusticated grotto, 
in the classical style, with heavily vermiculated voussoir stones to the 
entrance arch, encloses the source of a spring. The spring water is 
channelled from the wellhead via a serpentine rill carved into the 
stone �oor.

The grotto is something of an emblem for the Master Plan Vision. It is 
located in a dramatic hillside position, constructed around the rock 
face from which the spring �ows in its natural form (Sublime). The 
building is an excellent example of its era (Georgian classical). The 
combination of the building, the setting and the natural features is 
inspiring (Picturesque). The  free-�owing water follows the deliberate 
curve of the serpentine rill (formality and informality).
   
The slopes below the grotto were cleared of trees to form a view 
corridor across Fisherland and Loch Fyne, towards the summit of 
Stob an Eas. Existing tree groups within the master plan site may be 
remnants of deliberate planting to enhance the view. 

The spring feeds a watercourse which was diverted across the project 
site along a ha-ha wall, which will be reinstated through the master 
plan development.  The grotto is in poor condition and needs renova-
tion, particularly to the roof. Full reinstatement of this feature should 
be undertaken in due course. 
 

the grotto is in need of repair and restoration
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APPENDIX 3 :  INDICATIVE PHASING OF ROAD, PATH 
AND INFRASTRUCTURE IMPROVEMENTS AT BARN 
PARK/BARN BRAE

The Council has indicated that a signi�cant amount of upgrading is 
required at Barn Park and Barn Brae to bring the roads, paths and 
infrastructure up to adoptable standard.

At this time, the extent of future phases is not clear - this will depend 
on factors such as market conditions, developer interest and the 
availability of further investment in a�ordable housing. 

Upgrading works and new development need to be carefully 
balanced to ensure that adequate standards of safety and accessibil-
ity can be delivered as development proceeds. The Council will seek 
particular investments by developers at key trigger points.

This is expected to be a matter of ongoing and challenging negotia-
tion between Argyll Estates, prospective developers and the Council.

In an e�ort to provide guidance, the following indicative delivery 
plan has been set out. It is based upon a speculative assessment of 
future phases as follows :

Phase 2 : 10 x a�ordable houses

Phase 3 : 10 x a�ordable or market houses

Phase 4 : 10 x a�ordable or market houses

Should the scale of development in these phases change, the alloca-
tion of road infrastructure improvements may also change accord-
ingly. Early discussion with Council Planning and Roads O�cers 
should be undertaken in this event.

PHASE 3 (see phasing diagram, Page 19)
 
1. Applicant to start constructing the section of footway 
between the A83 Tarbet - Campbeltown Trunk Road and the 
road known as The Avenue, prior to or at the same time as the 
on-site works commence. Footway surfaced width to be 1.50 
metres with positive drainage and street lighting. To be agreed 
with Roads & Amenity Services prior to any work starting on 
site. Footway to be completed two months prior to the occupa-
tion of the dwellings. This relates to the recent phase 1, ACHA 
development.

2. Carriageway widening to be carried out adjacent to number 1 
Argyll Court, prior to any work starting on site. Carriageway to 
be widened to 5.50 metres with a 2.00 metre wide footway.

3. Sinclair Avenue / Barn Park junction to be re-aligned to 
improve junction sightlines. Road layout to be agreed with 
Roads & Amenity Services, prior to any work starting on site.

4. Existing public road to be widened out to 5.50 metres, 
between the road known as The Avenue and the application 
site.

5. New 2.00 metre wide footway to be provided between The 
Avenue and the junction to the existing new development, 
planning ref: 14/01082/PP. New footway to include new Street 
Lighting. New footway to include positive road drainage, where 
required. Design to be agreed in with Roads & Amenity Services, 
prior to any work starting on site.

6. Tra�c calming to be installed at the junction of the Barn Park 
/ existing new housing development.

7. Connection of new development road to existing public road, 
42 x 2.40 x 1.05 metres.

8. Turning head for a commercial vehicle to be provided within 
the development.

9. Turning and parking as per Argyll & Bute Council Local Plan.

10. Road name signs to be erected at the start of the new devel-
opment road.

11. Hard standing for 2 grit bins to be provided.

12. Grit bins to be provided.

13. Existing 900 dia surface water pipe to be replaced. Inspec-
tion chambers to be installed at agreed locations
 

PHASE 4 (see phasing diagram, Page 19)
 
1.  New 2.00 metre wide footway to be provided between junc-
tion to the existing new development, planning ref: 
14/01082/PP and phase 2. New footway to include new Street 
Lighting. New footway to include positive road drainage, where 
required. Design to be agreed with Roads & Amenity Services, 
prior to any work starting on site.

2. Connection of new development road to existing public road, 
42 x 2.40 x 1.05 metres.

3. Turning and parking as per Argyll & Bute Council Local Plan.

4. Road name signs to be erected at the start of the new devel-
opment road.

5. Hard standing for 2 grit bins to be provided.

6. 2 Grit bins to be provided.
 

PHASE 5A (see phasing diagram, Page 19)
 
1. Trial holes to be carried out on the Barn Park Road to establish 
road construction. The existing carriageway may require recon-
struction as the Barn Park Road was never constructed to take 
the vehicle movements being proposed.

2. Turning and parking as per Argyll & Bute Council Local Plan.

3. Road name signs to be erected at the start of the new devel-
opment road.

4.  Hard standing for 2 grit bins to be provided.

5. 2 Grit bins to be provided.

PROPOSED DEVELOPMENT ROAD TO A819 INVERARAY – 
DALMALLY ROAD
 
1. Road to be 5.5 metres wide with 2 metre wide footways, con-
structed to adoptable standard. 

2. Visibility splays at A819 junction to be 42 x 2.40 x 1.05 metres 
assuming the junction is within the 30 mph speed restriction.
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