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I nverclycde

ouncil

Municipal Buildings Clyde Square Greenock PA15 1LY Tel: 01475 717171 Fax: 01475 712 468 Email:
devcont.planning@inverclyde.gov.uk

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.
Thank you for completing this application form:
ONLINE REFERENCE 100066232-001

The online reference is the unique reference for your online form only. The Planning Authority will allocate an Application Number when
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Type of Application

What is this application for? Please select one of the following: *

Application for planning permission (including changes of use and surface mineral working).
D Application for planning permission in principle.
[:I Further application, (including renewal of planning permission, modification, variation or removal of a planning condition ete)

D Application for Approval of Matters specified in conditions.

Description of Proposal

Please describe the proposal including any change of use: * (Max 500 characters)

Erection of Class 3 Drive Thru Coffee Shop and Formation of Associated Car Parking, Landscaping and Site Infrastructure

Is this a temporary permission? * D Yes No

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

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

No D Yes — Started D Yes - Completed

Applicant or Agent Details

Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application) E] Applicant Agent
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Agent Details

Please enter Agent details

Company/Organisation:

Ref. Number:

First Name: *

Last Name: *

Telephone Number: *

Extension Number:

Mobile Number:

Fax Number:

Email Address: *

Lambert Smith Hampton

David

Campbell

0141226 6783

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

Building Name:

Building Number:

Address 1
(Street). *

Address 2:

Town/City: *

Country: *

Postcode: *

33

Bothwell Street

Glasgow

Scotland

G2 6NL

dcampbell@Ish.co.uk

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

] Individual Organisation/Corporate entity

Applicant Details

Please enter Applicant details

Title:

Other Title:

First Name: *

Last Name: *

Company/Organisation

Telephone Number: *

Extension Number:

Mobile Number:

Fax Number:

Email Address: *

Other

OCO Westend Ltd (Starbucks)

Crucible Developments (Scotland) Ltd

OCO Westend & Crucible

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

Building Name:

Building Number:

Address 1
(Street): *

Address 2:

Town/City: *

Country: *

Postcode: *

33

Bothwell Street

Glasgow

UK

G2 6NL
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Site Address D

etails

Planning Authority:

Inverclyde Council

Full postal address of the site (including postcode where available):

Address 1.

LAND AT CARTSDYKE AVENVE

Address 2:

GREENOUC

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

GREENGCIC

Post Code:

PAS

|ED

Please identify/describe the location of the site or sites

Northing

675782

Easting

229131

Pre-Application Discussion

Have you discussed your proposal with the planning authority? *

Yes D No

Pre-Application Discussion Details Cont.

In what format was the feedback given? *

Meeting

|:| Telephone

I:] Letter

Email

Please provide a description of the feedback you were given and the name of the officer who provided this feedback. If a processing
agreement [note 1] is currently in place or if you are currently discussing a processing agreement with the planning authority, please
provide details of this. (This will help the authority to deal with this application more efficiently.) * (max 500 characters)

Meeting held with David Ashman and Alan Williamson of Inverclyde Council. Planning officer's confirmed the LDP allocation of
the site as business and industrial, and that key issues for determination of an application would be to demonstrate compliance
with policy, and to also suitability with regards to roads, design and landscaping

Title:
First Name:

Correspondence Reference
Number:

Other title:

David

Last Name:

Date (dd/mmfyyyy):

Ashman

15/05/2017

Note 1. A Processing agreement involves setting out the key stages involved in determining a planning application, identifying what
information is required and from whom and setting timescales for the delivery of various stages of the process.
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Site Area

Please state the site area: 1.10

Please state the measurement type used: Hectares (ha) D Square Metres (sq.m)

Existing Use

Please describe the current or most recent use: * (Max 500 characters)

Vacant undeveloped brownfield land

Access and Parking

Are you proposing a new altered vehicle access to or from a public road? * Yes D No

If Yes please describe and show on your drawings the position of any existing. Altered or new access points, highlighting the changes
you propose to make. You should also show existing footpaths and note if there will be any impact on these.

Are you proposing any change to public paths, public rights of way or affecting any public right of access? * D Yes No

If Yes please show on your drawings the pesition of any affected areas highlighting the changes you propose to make, including
arrangements for continuing or alternative public access.

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

How many vehicle parking spaces (garaging and open parking) do you propose on the site (i.e. the 27
Total of existing and any new spaces or a reduced number of spaces)? *

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

Water Supply and Drainage Arrangements

Will your proposal require new or altered water supply or drainage arrangements? * Yes |:] No

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

Yes — connecting to public drainage network
D No — proposing to make private drainage arrangements

D Not Applicable — only arrangements for water supply required

Do your proposals make provision for sustainable drainage of surface water?? * Yes D No
(e.g. SUDS arrangements) *

Note:-
Please include details of SUDS arrangements on your plans

Selecting ‘No’ to the above question means that you could be in breach of Environmental legislation.
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Are you praposing to connect to the public water supply network? *

Yes
|:| No, using a private water supply
D No connection required

If No, using a private water supply, please show on plans the supply and all works needed to provide it (on or off site).

Assessment of Flood Risk

Is the site within an area of known risk of flooding? * Yes D No D Don't Know

If the site is within an area of known risk of flooding you may need to submit a Flood Risk Assessment before your application can be
determined. You may wish to contact your Planning Authority or SEPA for advice on what information may be required.

Do you think your proposal may increase the flood risk elsewhere? * D Yes No D Don't Know
Trees
Are there any trees on or adjacent to the application site? * Yes D No

If Yes, please mark on your drawings any trees, known protected trees and their canopy spread close to the proposal site and indicate if
any are to be cut back or felled.

Waste Storage and Collection

Do the plans incorporate areas to store and aid the collection of waste (including recycling)? * Yes |:| No

If Yes or No, please provide further details: * (Max 500 characters)

Refuse bin areas are indicated on the proposed plans, and this will be managed, recycled, where possible, and removed from site
in line with standard Starbucks procedures

Residential Units Including Conversion

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

All Types of Non Housing Development — Proposed New Floorspace

Does your proposal alter or create non-residential floorspace? * Yes [:I No
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All Types of Non Housing Development — Proposed New Floorspace
Details

For planning permission in principle applications, if you are unaware of the exact proposed floorspace dimensions please provide an
estimate where necessary and provide a fuller explanation in the ‘Don’t Know’ text box below.

Please state the use type and proposed floorspace (or number of rooms if you are proposing a hotel or residential institution): *

Class 3 Restaurant/cafe

Gross (proposed) floorspace (In square meters, sq.m) or number of new (additional) 213
Rooms (If class 7, 8 or 8a): *

If Class 1, please give details of internal floorspace:

Net trading spaces: Non-trading space:

Total:

If Class ‘Not in a use class’ or ‘Don’'t know' is selected, please give more details: (Max 500 characters)

Schedule 3 Development

Does the proposal involve a form of development listed in Schedule 3 of the Town and Country D Yes No [] Don't Know
Planning (Development Management Procedure (Scotland) Regulations 2013 *

If yes, your proposal will additionally have to be advertised in a newspaper circulating in the area of the development. Your planning
authority will do this on your behalf but will charge you a fee. Please check the planning authority's website for advice on the additional
fee and add this to your planning fee.

If you are unsure whether your proposal involves a form of development listed in Schedule 3, please check the Help Text and Guidance
notes before contacting your planning authority.

Planning Service Employee/Elected Member Interest

Is the applicant, or the applicant's spouse/partner, either a member of staff within the planning service or an I:] Yes No
elected member of the planning authority? *

Certificates and Notices

CERTIFICATE AND NOTICE UNDER REGULATION 15 — TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT
PROCEDURE) (SCOTLAND) REGULATION 2013

One Certificate must be completed and submitted along with the application form. This is most usually Certificate A, Form 1,
Certificate B, Certificate C or Certificate E.

Are you/the applicant the sole owner of ALL the land? * Yes D No

Is any of the land part of an agricultural holding? * [ ves No

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

Certificate A
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Land Ownership Certificate

Certificate and Notice under Regulation 15 of the Town and Country Planning (Development Management Procedure) (Scotland)
Regulations 2013

Certificate A

| hereby certify that —

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

the beginning of the period of 21 days ending with the date of the accompanying application.

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

Signed: David Campbell
On behalf of: OCO Westend & Crucible Developments
Date: 28/09/2017

Please tick here to certify this Certificate. *

Checklist — Application for Planning Permission
Town and Country Planning (Scotland) Act 1997
The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

Please take a few moments to complete the following checklist in order to ensure that you have provided all the necessary information
in support of your application. Failure to submit sufficient information with your application may result in your application being deemed
invalid. The planning authority will not start processing your application until it is valid.

a) If this is a further application where there is a variation of conditions attached to a previous consent, have you provided a statement to
that effect? *

D Yes D No Not applicable to this application

b) If this is an application for planning permission or planning permission in principal where there is a crown interest in the land, have
you provided a statement to that effect? *

[:l Yes D No Not applicable to this application

¢) If this is an application for planning permission, planning permission in principle or a further application and the application is for

development belonging to the categaries of national or major development (other than one under Section 42 of the planning Act), have
you provided a Pre-Application Consultation Report? *

D Yes D No Not applicable to this application

Town and Country Planning (Scotland) Act 1997
The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

d) If this is an application for planning permission and the application relates to development belonging to the categories of national or
major developments and you do not benefit from exemption under Regulation 13 of The Town and Country Planning (Development
Management Procedure) (Scotland) Regulations 2013, have you provided a Design and Access Statement? *

D Yes D No Not applicable to this application
e) If this is an application for planning permission and relates to development belonging to the category of local developments (subject

to regulation 13. (2) and (3) of the Development Management Procedure (Scotland) Regulations 2013) have you provided a Design
Statement? *

D Yes D No Not applicable to this application

f) If your application relates to installation of an antenna to be employed in an electronic communication network, have you provided an
ICNIRP Declaration? *

[:| Yes |:| No Not applicable to this application
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g) If this is an application for planning permission, planning permission in principle, an application for approval of matters specified in
conditions or an application for mineral development, have you provided any other plans or drawings as necessary:

Site Layout Plan or Block plan.
Elevations.

Floor plans.

Cross sections.

Roof plan.

Master Plan/Framework Plan.
Landscape plan.

Photographs and/or photomontages.
Other.

O0OXDOX XX XX

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

Provide copies of the following documents if applicable:

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

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

Planning Statement, Flood Risk Assessment and Transport Statement

Declare — For Application to Planning Authority

I, the applicant/agent certify that this is an application to the planning authority as described in this form. The accompanying
Plans/drawings and additional information are provided as a part of this application.

Declaration Name: Mr David Campbell

Declaration Date: 28/09/2017

Payment Details

Cheque: 0000, 0000
Created: 28/09/2017 10:29
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2. APPOINTED OFFICER’S SITE PHOTOGRAPHS
TOGETHER WITH LOCATION PLAN

Agenda Builder - Cartsdyke Avenue
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3. APPOINTED OFFICER’S REPORT OF HANDLING
DATED 21 DECEMBER 2017

Agenda Builder - Cartsdyke Avenue



Inverc ISZQ.%

REPORT OF HANDLING

Report By: David Ashman Report No: 17/029211C

Contact 01475 712416 Date: 21" December 2017
Officer:

Subject: Erection of Class 3 Drive Thru Coffee Shop and formation of associated car

parking, landscaping and site infrastructure at
Land At Cartedyke Avenue and Main Street, Greenock

SITE DESCRIPTION

The irregularly shaped application site extends to 1.1 hectares of ground comprising
landscaped ground to the east of the Royal Bank of Scotland mortgage centre at the corner of
Cartsdyke Avenue and Main Street, Greenock. The well maintained landscaping nearest to the
A8 trunk road and to the front of a beech hedge comprises a mix of grass and trees. Behind the
hedge is a wooded area of mature trees lefi to nature.

The site sits prominently within a significant employment area immediately west of the
roundabout at the busy junction of Cartsdyke Avenue, Main Street, East Hamilton Street and
James Watt Way. The Royal Bank of Scotland (RBS) Mortgage Centre sits to the west of the
application site, the former Misco works are to the north across Cartsdyke Avenue, the
McDonald's Drive Thru is located to the east beyond the roundabout with the Cartsdyke
business development platform and Cigna to the south across the Main Street dual

carriageway.
PROPOSAL

Planning permission is sought for the construction of a Class 3 Drive Thru Coffee Shop with
associated parking provision, landscaping and site infrastructure. The proposed coffee shop is a
flat roof, single storey building extending to approximately 213 square metres with a mix of
glazing, cladding and brick external finishes. The drawings indicate that the building will sit in
the north-eastemn part of the site, close to the existing A8 roundabout. The building fronts
Cartsdyke Avenue sitting approximately 9 metres back from the rear of the footway with the
drive through road intervening.

The submitted drawings indicate that formalisation of the existing spur access from the mini-
roundabout on Cartsdyke Avenue will facilitate future development on two distinct and variable
sized plots adjacent to the proposed Drive Thru. The drawings also show two totem signs along

the south-eastern frontage of the site.

The application is supported by a range of studies and statements, including a planning
statement, a design statement, a site marketing analysis, a landscape strategy, flood risk
assessment and a transport statement.

The planning statement, which summarises all other supporting documentation, indicates that
the site is brownfield land which was reserved for potential expansion of the RBS building (or its
car park) but that the site has been marketed on four occasions since 2010, without success,
for Class 4, 5 and 6 uses. The design of the building is considered justified in terms of the built
context. It is claimed that the existing landscaping on the site is purely functional, originally




intended to screen a rear extension or car park for the RBS facility and that it has grown
uncontrolled due to limited maintenance and management. It acknowledges that in order to
accommodate the proposal the existing landscaping will have to be “altered® but that the
proposals “manage and improve” the existing landscaping. In summary, it is claimed that “a
pragmatic view must be taken in light of the changed circumstances, and mindful of its limited
size, lack of market interest from business and industrial developers or occupiers and the
precedent set by other uses that sit on other corners of the adjacent roundabout, that in order to
secure redevelopment of the site it is essential that the site has increased visibility through an
altered landscape framework.”

The statement goes onto suggest that there is a lack of supporting facilities for the business
community at and around Cartsdyke. It is proposed that the drive thru be open 6am -11pm, 7
days a week, bringing 20-30 jobs, 50% of which will be full time positions.

The applicant carries out an analysis of what he considers to be the relevant planning policies
with an emphasis on the failure to develop the site in the past helping to justify the proposal in
the context of national, strategic and local planning policy. Reference is also made to a previous
decision made in support of a drive thru facility on a separate site in Port Glasgow to justify the

proposal.

DEVELOPMENT PLAN POLICIES

CLYDEPLAN

Policy § - Strategic Economic Investment Locations

The Strategic Economic Investment Locations (SEILs) set out in Schedule 3 and Diagram 4 are
the city region’s strategic response to delivering long-term sustainable economic growth.

To support the Vision and Spatial Development Strategy, Local Authorities should

e safeguard and promote investment in the SEILs fo support their dominant role and
function and to address the opportunities/challenges as identified in Schedule 3. This
may include providing opportunities for the expansion or consolidation of these
locations, where appropriate; .

e identify the locations and circumstances when other uses commensurate to the scale of
the SEILs non-dominant role and function will be supported. The Implementing the Plan
and Development Management section of the Plan should be taken into account when
considering non-dominant roleffunction uses within the SEILs.

INVERCLYDE LOCAL DEVELOPMENT PLAN
Policy ECN1 : Business and Industrial Areas
(a) - Strategic Economic Locations

The strategic economic locations listed in Schedule 4.1 and identified on the Proposals Map as
ECN1 (a) will be safeguarded, with favourable consideration given to:

(i) new development in support of green technologies and business and financial services
within the Inverclyde Waterfront Strategic Economic Investment Location (SEIL);

(i) new development and support for the continuation of current uses for the operation of
the international Ocean (Container) Terminal Strategic Freight Transport Hub; and

(i)  new development proposals for business, general industrial and storage or distribution
(Use Classes 4, 5 and 6); and all subject to Policy ECN3.




(b) Local Business and Industrial Areas

The business and industrial areas listed in Schedule 4.1 and identified on the Proposals Map as
ECN1(b) will be safeguarded, with a presumpiion in favour of new development proposals for
business, general industrial and storage or distribution (Use Classes 4, 5 and 6), subject to
Policy ECNa3.

(c) Economic Mixed Use Areas

The business and industrial areas listed in Schedule 4.1 and identified on the Proposals Map as
ECN1(c) will be safeguarded, and while there will continue to be a presumption in favour of new
development proposals for business, general industrial and storage or distribution (Use Classes
4, 5 and 6), other uses that would contribute to permanent employment creation or be clearly
supportive of the operation of existing businesses will be supported, provided they are not uses
typically associated with Town Centres, subject to Policy ECN3.

(d) Business and Industrial Areas with Potential for Change

The business and industrial areas listed in Schedule 4.1 and identified on the Proposals Map as
ECN1(d) will be safeguarded, and while there will be a presumption in favour of new
development proposals for business, general industrial and storage or distribution (Use Classes
4, 5 and 6), proposals for uses other than business and industrial will also be given
consideration, subject to Policy ECN3 and other relevant policies of the Local Development
Plan.

Policy ECN2 Business and Industrial Development Opportunities

The development of business and industrial uses on the sites included in Schedule 4.1 and
indicated on the Proposals Map will be encouraged and supported. An annual audit of the
business and industrial land supply will monitor and review the sites, and where necessary,
augment the marketable land supply, to maintain the economic competitiveness of Inverclyde.

Policy ECN3 : Character and Amenity of Areas for Business and Industrial Use

Within the designated business and industrial areas, development proposals will be assessed
against the following criteria, where appropriate:

(a) the scale, siting and design of buildings;

(b)  site boundary treatment and landscaping;

(c) infrastructure,  transportation, and environmental considerations  (including
Supplementary Guidance on the Green Network),

(d) assessment against the Council's adopted roads guidance;

(e) compatibility with neighbouring uses; and

(f) impact on the overall supply of land for business and industry.

Policy TCR2 - Sequential Approach to Site Selection for Town Centre Uses

Proposals for development of fown centre uses as set out in Policy TCR3 will be subject to the
sequential approach as set out below:

(a) Greenock Central Area,

(b) Port Glasgow and Gourock Town Centres;

(c) Greenock Outer Area (subject to Policy TCRS);

(d) sites on the edge of Greenock, Port Glasgow and Gourock Town Centres; and only

then,
(e)  out-of-centre sites that are or can be made accessible by a choice of public and private

transport modes.




The principles underlying the sequential approach also apply to proposals to expand or change
the use of existing developments, where the proposals are of a scale or form sufficient to
change a centre's role and function.

Policy TCR3 -Town Centre Uses

The following town centre uses will be directed to the Cenlral Area of Greenock Town Centre,
Port Glasgow and Gourock Town Centres and the Local Centres, subject to Policy TCR7:

(a) Use Class 1 (Shops);

(b) Use Class 2 (Financial, Professional and other Services);

(c) Use Class 3 (Food and Drink);

(d) Use Class 11 (Assembly and Leisure); and

{e) related uses such as public houses, hot food take-aways, theatres, amusement arcades
and offices for taxis for public hire.

Policy TCR7 - Assessing Development Proposals for Town Centre Uses

To assist the protection, enhancement and development of the designated Centres, all
proposals for the development of town centre uses identified in Policy TCR3, or for any other
commercial uses within a designated centre, will require to satisfy the following criteria:

(a) the size of the development is appropriate to the centre for which it is proposed:;

(b) it is of a high standard of design;

(c) it has an acceptable impact on traffic management and must not adversely impact on
road safety and adjacent and/or nearby land uses;

(d) it does not have a detrimental effect on amenity or the effective operation of existing
businesses;

(e) it is consistent with any Town Centre Strategy or other relevant initiative; and

(f) has regard to Supplementary Guidance on Planning Application Advice.

Proposals for town centre uses outwith the designated Centres, unless they are small scale
development to meet local needs that are subject 1o Policy TCR10, must also demonstrate:

(g) that no appropriate sequentially preferable site exists;

(h) that there is capacity for the development in terms of expenditure compared to turnover

in the appropriate catchment area;

(i) that there will be no detrimental impact, including cumulatively, on the viability and
vitality of the designated Centres (Policy TCR1); and

)] in the case of temporary street markets, the operation will be for a maximum of 13 days

in any 12 month period.

Proposals for retail and leisure development over 2,500 square metres outwith the designated
town centres and that are not in accordance with the Development Plan should be
accompanied by a retail impact analysis, as should any town centre proposal that the Council
considers likely to have a potentially detrimental impact on the vitality and viability of the
designated Centres. At the Council's discretion, applications for small-scale development of
town centre uses outwith the designated Centres may be exempted from the requirement to be
justified against criteria (g) - (i).

Policy INF4 - Reducing Flood Risk

Development will not be acceptable where it is at risk of flooding, or increases flood risk
elsewhere. There may be exceptions for infrastructure if a specific location is essential for
operational reasons and the development is designed to operate in flood conditions and 1o have
minimal impact on water flow and retention.

All developments at risk of flooding will require to be accompanied by a Flood Risk Assessment
(FRA) and should include a freeboard allowance, use water resistant materials where




appropriate and include suitable management measures and mitigation for any loss of flood
storage capacity.

Note: refer to Glossary for FRA and other technical terms.
Policy INF5 - Sustainable Urban Drainage Systems

Proposed new development should be drained by appropriate Sustainable Urban Drainage
Systems (SUDS) designed in accordance with the CIRIA SUDS Manual (C697) and, where the
scheme is to be adopted by Scottish Water, the Sewers for Scotland Manual Second Edition.
Where the scheme is not to be adopted by Scottish Water, the developer should indicate how
the scheme will be maintained in the long term.

Where more than one development drains into the same catchment a co-ordinated approach to
SUDS provision should be taken where practicable.

CONSULTATIONS
Transport Scotland - No objection, subject to the following conditions:

1. The proposed totem sign to the south of the development (further from the roundabout at
Cartdyke Avenue) is to be omitted.

2 The proposed totem sign to the east of the development is to be re-located to a point near to
the access to Cartsdyke Avenue.

Head of Environmental and Commercial Services — The proposed development will have an
impact on street lighting, accordingly a lighting and electrical design for adoptable areas will be
required for each site.

A Road Construction Consent is required for the road. This would be prospectively adoptable
from the mini-roundabout to the access to the site.

Drainage details should be provided for the development and approved prior to starting work on
site. All surface water generated during and after development is to be maintained within the

site boundary.

Confirmation of connection to Scottish Water's Network should be submitted for approval.

Head of Safer and Inclusive Communities - No objection, subject to conditions in respect of
Japanese Knotweed, contaminated land and external lighting. Advisory notes are suggested in
respect of the Construction (Design and Management) Regulations 2015, gull control, and food
safety and Health and Safety at Work legislation.

Scottish Environment Protection Agency West - No objection with regard to tidal flood risk. It
is recommended that the flood prevention officer be contacted to discuss surface water risks as
its resolution may have a bearing on the overall design of the proposal. There may also be a
need to contact Scottish Water as the risk might be associated with the sewerage system. The
proposed land use (drive thru’ coffee shop and parking) would be deemed as ‘least vulnerable’
in regards to SEPA’s Land Use Vulnerability Guidance.

PUBLICITY

The application was advertised in the Greenock Telegraph on 13th October 2017 as there are
no premises on neighbouring land.

SITE NOTICES

The nature of the proposal did not require a site notice.




PUBLIC PARTICIPATION

Five objections have been received. The points of objection may be summarised as follows:

Policy issues

1. The proposal is contrary to the Inverclyde Local Development Plan (2014) as it is a town
centre use which has not been made subject of a sequential test and the site is
identified as a Strategic Economic Investment Location under Policy ECN1.

2. The proposal is contrary to the “Town Centre First” principle of the Scottish Government.

3. Potential adverse implications for Greenock Town Centre in terms of setting a
precedent.

Miscellaneous

1. Concern that provision is not made for the parking of larger vans, HGVs etc. Experience
suggests these drivers are frequent customers and will cause congestion by parking in
the street.

Adverse impact on quality of life of nearby residents.

Will lead to further litter production.

No need for a third food/drink outlet (referring to the existing McDonalds and Brewer's
Fayre).

The potential site operator will not offer the type of employment needed.

The transport statement underestimates the traffic impact.

oo hwbd

ASSESSMENT

The material considerations in determination of this application are the Development Plan
consisting of the Clydeplan Strategic Development Plan and the Inverclyde Local Development
Plan, the Scottish Planning Policy, historical planning documentation, the consultation replies,
the representations and the applicant’s supporting information.

Although not a “strategic” scale of application, as determined by Diagram 10 of Clydeplan, the
Clydeplan is nevertheless of relevance in that part of the application site falls within a Strategic
Economic Investment Location (SEIL). Policy 5 requires local authorities to safeguard and
promote investment in the SEILs, to support their dominant role and function and to address the
opportunities/challenges as identified in Schedule 3 to the policy. This may include providing
opportunities for the expansion or consolidation of these locations, where appropriate, and to
identify the locations and circumstances when other uses commensurate to the scale of the
SEILs non-dominant role and function will be supported. The “Implementing the Plan and
Development Management” section of the Plan should be taken into account when considering
non-dominant roleffunction uses within the SElLs; this identifies “Strategic Scales of
Development” (Schedule 14) and it is noted that the proposed development is not of qualifying
scale. Consequently the impact of the proposal on the safeguarding and promotion of the
dominant role and function of the SEIL is best assessed against the relevant policies of the
Local Development Plan.

The Local Development Plan identifies the site as a business and industrial area under Policy
ECN1. Integral to this policy, as noted above, part of the application site is identified as a
Strategic Economic Investment Location in Schedule 4.1 to the policy and the proposals map
highlights the development area associated with the Schedule. The annotation on the proposals
map notably excludes from the Schedule the landscaped verge comprising grass and trees
which fronts onto Cartsdyke Avenue and Main Street. Policy ECN1 indicates that strategic
economic locations such as that identified will be safeguarded, with favourable consideration
being given to (i) new development in support of green technologies and business and financial
services;, (ii) new development and support for the continuation of current uses for the operation
of the international Ocean (Container) Terminal Strategic Freight Transport Hub; and (iii) new
development proposals for business, general industrial and storage or distribution (Use Classes
4, 5 and 6); and all subject to Policy ECN3.




In assessing these categories it is only under the first category that a potential argument could
be made that the proposal could act as a “support” to business and financial services in
providing food and beverage facilities. | note, however, that in close proximity to the east there
is an existing hot food and drink drive thru facility (McDonalds) and a Brewers Fayre also selling
hot food and beverages and, on this basis, existing business and financial services in the
vicinity are already well supported. The “support” case for justifying a departure from the Local
Development Plan is therefore considerably weakened by existing nearby developments. |
therefore find no justifiable case to support the proposal under Policy ECN1.

Policy ECN1 does, however, also cross reference to Policy ECN3. The latter policy sets out
criteria for assessment of development proposals consisting of (a) the scale, siting and design
of buildings; (b) site boundary treatment and landscaping; (c) infrastructure, transportation, and
environmental considerations (including Supplementary Guidance on the Green Network); (d)
assessment against the Council's adopted roads guidance; (e) compatibility with neighbouring
uses; and (f) impact on the overall supply of land for business and industry.

The application site is part of site no.6 in the former Inverclyde Enterprise Zone Scheme dating
from 1989. Site no.6 was envisaged as “an open landscaped industrial park for large occupiers”
and that character has been successiully established. Furthermore, the intent of the Enterprise
Zone Scheme with regards to scale of development has been recognised and carried through
into subsequent Local Plans and Local Development Plans. The proposed development is
inappropriate in terms of scale and siting; this would constitute a smaller, rather than a larger
occupier, and therefore is contrary to the intent of the original Enterprise Zone Scheme and the
policy aims of the Local Development Plan. | also note that the additional information submitted
by the applicant shows the overall site subdivided into three separate “development sites” all of
which are, inevitably, of a smaller scale that would be incongruous relative to the neighbouring
RBS and former Misco buildings. Hence, the proposal is considered to be unsupportable with
reference to criterion (a) of Policy ECN3.

The impact of the proposal on the site’s landscaping is also of crucial importance. The
landscaping within the application site largely comprises the semi-mature arc of trees set in
grass fronting Cartsdyke Avenue and Main Street. The planning statement notes that “whilst it is
recognised that this contributes to the appearance of the site and the character of the area, the
original planting here would have been undertaken on the expectation that the site would
accommodate either a rear extension to the RBS office building and/or a car park associated
with that use and. As such, it seems likely that the landscaping strategy at that time was aimed
towards screening the site.” This is not correct. The landscaping on this site was an integral part
of the overall landscaping strategy for the Enterprise Zone with similar planting extending along
Main Strest. It is not appropriate to consider any one element in isolation if the original planting
concept is to be understood. Furthermore and contrary to the applicant’s claims, the trees and
the grass are both well maintained and make a positive contribution to the visual amenity of the
area. The hedge, which is only partly within the application site, and the ground fo the rear
(west) of it have been allowed to grow naturally, but this is not inappropriate. being partly
screened by the trees both within the application site and the dense tree and shrub belt outwith
the site to the south-west. Overall this forms part of the visual experience on approach to the
site along the Main Street from the south-west. Indeed, such is the recognised positive
contribution of this landscaping that the area identified for development purposes in the Local
Development Plan, as part of the SEIL, specifically excludes it on the proposals map.
Furthermore, this landscaping reads in context with other maturing landscaping along this
corridor and is an integral part of the original landscaping concept which was developed as part
of the Inverclyde Enterprise Zone Scheme dating from 1988.

The existing buildings within this part of the former Enterprise Zone are also set within
generously landscaped grounds which provide a context successfully “softening” the visual
impact of the buildings from the main traffic routes. As acknowledged by the applicant, the
proposed operator requires high visibility to attract custom and there are therefore adverse
implications for the character of the established pattern of landscaping. Of the 40 trees which
are located between the hedge and the road only 9 are annotated to be retained. The layout
plans, however, show encroachment of parking spaces which questions the longer term viability
of the trees due to potential root damage. The beech hedge is also to be removed. | therefore




conclude that the impact on the existing landscaping would be significant and unacceptable,
both with respect to this element of the landscaping and the integrity of the wider landscape
framework associated with the former Enterprise Zone (criterion (b)). | note the landscaping on
offer by the applicant in lieu of that to be removed (more than “altered” as claimed by the
applicant) but consider this to be an inadequate replacement. | also note reference to the
McDonald’s drive thru by way of landscaping comparison but this building is outwith the bounds
of the former Enterprise Zone and the same criteria of scale and landscape setting did not and
do not apply.

With regard to the remaining criteria of Policy ECN3, | accept the findings of the transport
statement and infrastructure implications (criterion (c)), and consider that the proposal accords
with the adopted roads guidance (criterion (d)). | also note that there is the nearby Drive Thru
facility referred to above and the Brewers Fayre and, if all other factors were to be excluded, in
the sense of “use” alone the proposal may be interpreted as compatible (criterion (e)).

With respect to the impact on the overall supply of land for business and industry, this is kept
continually under review (as required by Policy ECN2). Scottish Planning Policy seeks flexibility
to adapt to changing circumstances when sites are not being developed, taking account of
current market demands. Such changes, however, are more properly reflected through the
Local Development Plan process as part of the plan led system desired by the Scottish
Government. The applicant has provided evidence of attempts to market the site for
development in the past few years and indicated that a failure of any Class 4, 5 or 6 operator to
propose development justifies their proposal for alternative uses on the site. This approach,
however, has to be assessed against the Scottish Government's aim of providing economic
certainty through a plan led system under which local authorities are required to review their
plans, including the requirement to maintain a supply of SEILs. Such sites are important in that
they are retained as available to enable significant economic development opportunities to be
taken advantage of when they arise. This being the case, the current failure to successfully
market the site is not a determining factor. Overall, as part of the Local Development Plan
review process this site and others are being considered in terms of their cumency and
appropriateness for development purposes. It is correct to properly plan and address any
perceived surpluses or shortfalis through the plan led process rather than as a consequence of
individual site marketing and until such times as a review is complete and the new Local
Development Plan is adopted | have to conclude that the proposal would potentially adversely
impact on the overall supply of land for business and industry (criterion (f)).

A further economic policy consideration is Policy ECN2, which aims to encourage and support
business and industrial uses on the sites included in Schedule 4.1 (which includes the
Cartsburn SEIL). A non-business and industrial use, such as that proposed by the applicant,
would be contrary to this policy. Furthermore, the sub-division of this site and the formation of
two smaller business plots may be considered to sterilise these sites. | am particularly
concerned to note the size and position of plot 1, and question its viability in providing a building
and associated car parking. As is evident, this is a significant employment location with the
potential to be developed as an attractive strategically significant employment location with
close proximity to major employers and with hotel and restaurant facilities at hand. This sub-
division will result in the loss of a strategically important business opportunity site to facilitate a
use contrary to the development plan and small development plots of a size available
elsewhere in Inverclyde.

The proposed development, as a Class 3 use, is one identified by Policy TCR3 as a town centre
use. Policy TCR2 applies a common sense approach to supporting town centres in line with
national and strategic policy, and requires that proposals for development of town centre uses
be subject to a sequential test in order as follows: (a) Greenock Central Area; (b) Port Glasgow
and Gourock Town Centres; (c) Greenock Outer Area (subject to Policy TCRS5); (d) sites on the
edge of Greenock, Port Glasgow and Gourock Town Centres; and only then, (e) out-of-centre
sites that are or can be made accessible by a choice of public and private transport modes.

Rather than carry out a sequential test the applicant has instead rested the case for granting of
planning permission on a separate site in Port Glasgow in 2016. In parlicular reference is made
to a section of the report which considers that a drive thru facility is a Class 3 use that, due to
the type of custom it is likely to attract in the form of passing motorists, will not necessarily be




most appropriately located in a town centre. This, however, was only part of the assessment of
that application and there are a range of differences between these two sites. The site at Port
Glasgow is not a Strategic Economic Location; it is an Economic Mixed Use Area, where
alternative uses to Classes 4, 5 and 6 which also provide permanent employment creation may
be entertained. The applicant at Port Glasgow had also carried out a sequential test for that
particular facility, noting that at that time no appropriate alternative town centre site was
available. Furthermore, this was a derelict site offering no amenity value and, indeed, it
significantly detracted from visual amenity. In contrast, the application site makes a positive
contribution to visual amenity. It was also not part of a former Enterprise Zone where a
development and landscape character had been established. The sites therefore do not bear
direct comparison. The applicant has not demonstrated that there is no sequentially preferential
site available, notwithstanding my conclusions in relation to Policies ECN1, ECN2 and ECN3.
Hence the proposal is also potentially contrary to Policy TCR2.

Furthermore, limited assessment can be carried out against the relevant criteria in Policy TCR7
for out of centre locations. On the basis of the applicant's submission, it has not been
demonstrated that no appropriate sequentially preferable site exists (criterion (g)); that there is
capacity for the development in terms of expenditure compared to turnover in the appropriate
catchment area (criterion (h)); or that there will be no detrimental impact, including cumulatively,
on the viability and vitality of the designated Centres (criterion (i)).

Tuming to matters of infrastructure, including drainage, | note with respect to Policies INF4 and
INF5 that SEPA does not have any objection in relation to flood risk from coastal flooding. | also
note that the Head of Environmental and Commercial Services has no objections to the
application and that matters related to drainage may be dealt with by condition. Issues related
to lighting design and a road construction consent are associated with other legisiation and
would therefore be more properly address by advisory note. Scottish Water would require the
applicant to fund any upgrade to their infrastructure to accommodate the proposal. | therefore
conclude that the proposal accords with Policy INF4. The requirements of Policy INF5 may be
addressed by condition.

With respect to the consultation replies not already addressed and, firstly, the concerns of
Transport Scotland, the proposed totem signs are under the control of other legisiation and their
proposed positioning has been taken to be indicative only. The remaining comments from the
Head of Environmental and Commercial Services may be addressed by conditions and advisory
notes, as can those of the Head of Safer and Inclusive Communities.

With respect to the points of objection not addressed above, | note that the Head of
Environmental and Commercial Services is satisfied over servicing arrangements. Some HGVs
and larger vans may visit the site as part of custom. These are likely to park at the closest point
which is on Cartsdyke Avenue and is not subject to a traffic regulation order. Consequently,
more distant residents are not likely to be subject to disturbance in connection with the
operation of the site. Concern over litter production is speculative and would not alone justify
refusal of the application. With respect to employment, | note the information provided by the
applicant and consider it to be appropriate for a development of this nature.

Having taken all of the above into consideration and notwithstanding compliance with Policies
INF4 and INF5, | consider that the proposal is unacceptable in not complying with Policies
ECN1 and ECN2, not being justified in terms of ECN3, and being potentially contrary to Policy
TCR2. There are no material considerations which suggest that planning permission should be
granted, notwithstanding my conclusions in respect of the Local Development Plan. On this
basis | consider that planning permission should be refused.

RECOMMENDATION
That the application be refused for the following reasons:

1. The proposed development is contrary to Policy ECN1 of the Inverclyde Local
Development Plan as part of the application site is a Strategic Economic Location and a

Class 3 Use would be contrary to the policy.




2. The proposed development is contrary to Policy ECN2 of the Inverclyde Local
Development Plan in that the proposal does not constitute a business or industrial use.

3. The proposal cannot be justified under Policy ECN3 of the inverclyde Local
Development Plan as it is out of scale with existing developments within the former
Enterprise Zone area associated with Policy ECN1 (criterion (a)); it would have a
detrimental impact on the existing landscaping to the detriment of visual amenity
(criterion (b)); and it could potential adversely impact upon the overall supply of land for
business and industry (criterion (f)).

4. It has not been demonstrated that a sequentially preferential site is unavailable,
therefore the proposal is potentially contrary to Policy TCR2 of the Inverclyde Local
Development Plan.

5. It has not been demonstrated that a sequentially preferential site is unavailable; that
there is capacity for the development in terms of expendifure compared to tumover in
the appropriate catchment area; or that there will be no detrimental impact, including
cumulatively, on the viability and vitality of the designated Centres, consequently the
proposal cannot be justified with respect to criteria (g), (h) and (i) respectively of Policy
TCRY of the Inverclyde Local Development Plan.

m Case Officer: David Ashman Stuart Jamieson
Head of Regeneration and Planning

Signed:




4, CLYDEPLAN POLICY 5 - STRATEGIC ECONOMIC
INVESTMENT LOCATIONS

Agenda Builder - Cartsdyke Avenue
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