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SITE DESCRIPTION

The application relates to a vacant industrial unit on the southern side of Clarence Street, sited
between Kerr Street and Patrick Street, Greenock. A variety of buildings and uses lie adjacent
including the Container Terminal, industrial premises and a new supermarket which is currently
under construction. The floor area of the unit extends to approximately 1150 square metres. The
northern section of the building comprises office accommodation within an upper floor.

PROPOSAL

It is proposed to change the use of the premises to form three retail units. The applicant indicates
that the units will comprise a carpet showroom with a floor area of 541 square metres, a bathroom
showroom with a floor area of 416 square metres and a curtain and blind showroom with a floor
area of 190 square metres. The office accommodation will be retained above the smallest of the
three units and will be utilised for administration in connection with the new retail use.



External alterations will comprise new door openings for each of the proposed units and the
formation of 12 parking spaces, 10 in the former service yard and 2 in an on street lay-by.

DEVELOPMENT PLAN POLICIES

Local Plan Policy R1- Designated Centres

The following Centres are designated:

1. Town Centres, as defined on the Proposals Map:

(a)
(b)
(©)

Greenock, subdivided into a ‘Central Shopping Area’ and ‘Outer Mixed/Commercial Area’;
Port Glasgow;
Gourock; and

2. Local Centres, as defined or indicated on the Proposals Map:

(a)
(b)
(©)
(d)
(e)
®

()]
(h
(0

0)

k)

Kilmacolm (defined);

Dubbs Road, Port Glasgow (defined);
Sinclair Street, Greenock;

Belville Street, Greenock;

Lynedoch Street, Greenock;

Barrs Cottage (Inverkip Road/ Dunlop Street), Greenock;
Ravenscraig (Cumberland Walk), Greenock;
Cardwell Road, Gourock (defined);

Main Street, Inverkip;

Ardgowan Road, Wemyss Bay;

By Station/Pier, Wemyss Bay;

Inverclyde Council, as Planning Authority, will seek to assist urban regeneration and sustainable
travel patterns. This will be achieved by encouraging each Centre to serve its own retail and
service catchments without detriment to other Centres and to the overall roles of Greenock, Port
Glasgow and Gourock as the principal Centres serving the Authority.

Local Plan Policy R2 - Support for Designated Centres

The designated Centres identified in Policy R1 will be protected, enhanced and developed, where
resources allow, through a range of initiatives aimed at achieving the following:

(@)

(b)

(©)

(d)
(e)

encouraging a diversity of retail, leisure, civic, public administration, office, residential and
other uses, of the type which the Council, as Planning Authority, considers to be
appropriate to the development of the individual Centres, in order to support their vitality
and viability, particularly through mixed use developments and through the use of upper
floors of commercial premises;

identifying and promoting opportunities for new development and for the redevelopment and
reuse of existing premises, both within and on the edge of the defined Centres;

improving the quality of the urban environment through implementing programmes for the
improvement of individual properties, the streetscape and open spaces;

improving accessibility and integration of services by bus, train, ferry and taxi;

improving accessibility for pedestrians and cyclists through the provision of safe and
convenient facilities and routes both into and within the town centres;



() managing provision of freight access and of car, motorcycle and cycle parking for residents,
visitors, workers and shoppers in accordance with an approved strategy;

(9) managing traffic flows to minimise congestion and pollution and to give priority to the
disabled, pedestrians, cyclists, public transport and service vehicles; and

(h) developing Town Centre Action Plans in partnership with other agencies.
Local Plan Policy R3 - Town Centre Uses

The following town centre uses will be directed towards the Central Shopping Area of Greenock,
the other two Town Centres (Port Glasgow and Gourock) and the Local Centres:

(a) Use Class 1 (Shops);

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

(© 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.

Outside these designated Centres, the above uses will be permitted in principle in the Outer Mixed/
Commercial Area around the Central Shopping Area of Greenock Town Centre, according to the
specification in Policy R5. Applications for any of the uses listed will be considered subject to the
criteria outlined in Policy R10. Proposals for other uses in designated Centres will be considered on
their merit.

Local Plan Policy R5 - Greenock Town Centre: Outer Mixed/Commercial Area

Inverclyde Council, as Planning Authority, will seek to protect the character, both existing and
potential, of the different divisions of the Outer mixed/Commercial Area of Greenock Town Centre,
as defined on the Proposals Map and below. In addition to development in keeping with the
existing character of the area, the following town centre uses will also be permitted in the identified
divisions (G) to (L)

(G) CLARENCE STREET MIXED-USE AREA:
Use Class 2 (Financial, Professional and Other Services);
Use Class 3 (Food and Drink);
Use Class 10 (Community Uses);
Use Class 11 (Assembly and Leisure); and
Related uses, including public house, hot food take away or taxi office, and the sale of
motor vehicles.

(H) WEST END OFFICE AND CIVIC AREA and

() SIR MICHAEL STREET/KING STREET RESIDENTIAL AREA
Use Class 2 (Financial, Professional and Other Services);
Use Class 10 (Community Uses); and
Use Class 11 (Assembly and Leisure).

J) DELLINGBURN STREET/RUE END STREET
Area fully developed for Class 1 Use (Shops).
No further opportunities. Intensification of current retail use would not be appropriate.

(K) THE HARBOURS AREA *
Use Class 9 (Residential Flats);



Use Classes 1, 10 or 11, where related or ancillary to tourism or to maritime-based leisure
or commercial enterprises;

Use Class 2 (Financial, Professional and Other Services);

Use Class 3 (Food and Drink); and

Use as a public house.

(L) WATERFRONT: EDUCATION AND LEISURE AREA
Use Class 8 (Residential Institutions), if halls of residence associated with James Watt
College;
Use Class 10 (Community Uses); and
Use Class 11 (Assembly and Leisure).

Local Plan Policy R6 - Town Centre/Retail Development Opportunities

Inverclyde Council, as Planning Authority, will support and encourage the development of town
centre uses on the sites included in Schedule 8.1 and as identified on the Proposals Map, including
Greenock Town Centre Inset Map G.

Local Plan Policy R10 - Assessing Development Proposals for Town Centre Uses

Any proposal for a development of one or more of the town centre uses identified in Policy R3, or
for any other commercial use within a defined centre, will be required to satisfy the criteria listed
below:

(@) for developments on the edge of, or outside, the designated Centres, and retail
developments on the edge of, or outside, Greenock's Central Shopping Area, the applicant
should have adopted a sequential approach to site selection, including consideration of
sites identified under Policy R6;

(b) the applicant having demonstrated that there is a capacity for the development in terms of
expenditure compared to turnover in the appropriate catchment area, or a qualitative
deficiency in existing provision;

(© the proposal should not have a detrimental effect, including cumulatively, on the vitality and
viability of existing Centres;

(d) the size and format of the development is appropriate to the Centre for which it is proposed;

(e) the proposed development should be accessible by a choice of means of transport from its
forecast catchment, make provision for improved infrastructure where deemed necessary,
not result in unacceptable changes in travel patterns and, where required, be supported by
the production of a Transport Assessment;

) the proposed development should be to a high standard of design and its scale, siting and
relationship to the surrounding townscape and land uses should make a positive
contribution to the quality of the urban environment;

(9) the proposal should not have a detrimental effect on residential amenity or on the amenity
and effective operation of existing businesses;

(h) the proposal should be consistent with other relevant national, Structure Plan and Local
Plan policies and guidelines, including any Town Centre Strategy or other relevant initiative
which may have been instigated, the Council’s Roads Development Guide, 1995 and any
other standards; and

0] in Greenock Town Centre the proposed development should be consistent with Policies R4
and R5.



Where the proposal includes either a convenience retail development of over 1,000 square metres
gross; comparison retail development of over 2,000 square metres gross; or Use Class 11
(Assembly & Leisure) developments that will attract a large number of users, it should be
accompanied by a statement of justification addressing the above criteria and the criteria set out in
the Structure Plan and NPPG8. At the Council’'s discretion, applications for development within
designated Centres or small-scale development of town centre uses outwith the designated
Centres may be exempted from the requirement to be justified against criteria (a)-(d).

Local Plan Policy R11- Use of Conditions

Inverclyde Council, as Planning Authority, considers it necessary to protect both existing Centres
and residential amenity with the use of planning conditions to control the operation of new retail
and leisure developments. The circumstances in which such conditions will be appropriate will be:

(@) in the case of Use Class 1 (Shops) developments of over 1,000 square metres gross, to
define the maximum permitted net floorspace for both convenience and comparison goods;

(b) where practical, to restrict a proportion of the gross floor area of edge-of-centre retail
warehouse developments, and all out-of-centre retail warehouse developments, to the sale
of bulky goods only;

(© to prevent the sub-division or amalgamation of new retail warehouse units of over 500
square metres gross;

(d) to prevent the inclusion of smaller sub-units within foodstores outside Greenock’s Central
Shopping Area; and

(e) to restrict the hours of trading or of access for service vehicles where the operation is
considered likely to affect either residential or business amenity.

PROPOSED LOCAL DEVELOPMENT PLAN POLICIES
Policy TCR1- Network of Designated Centres

The following hierarchy of centres are designated as locations where a range of town centre uses
will be appropriate in order to support the role and function of the particular centre, as well as their
vitality and viability:

Strategic Town Centre:
(@) Greenock, subdivided into a 'Central Area' and 'Outer Area'
Town Centres:

(a) Port Glasgow
(b) Gourock

Local Centres:

(@) The Cross, Kilmacolm

(b) Dubbs Road, Port Glasgow

(© Sinclair Street, Greenock

(d) Lynedoch Street, Greenock

(e) Barrs Cottage (Inverkip Road and Dunlop Street), Greenock
) Cumberland Walk, Greenock (proposed redevelopment)

(9) Cardwell Road, Gourock

(h) Kip Park, Inverkip

0] Ardgowan Road, Wemyss Bay

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



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

(@) Greenock Central Area;

(b) Port Glasgow and Gourock Town Centres;

(© Greenock Outer Area (subject to Policy TCR5);

(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 Central 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);

© 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 TCR5 - Outer Area of Greenock Town Centre

Proposals for development in the five divisions of the Outer Area of Greenock Town Centre, as
defined on the Proposals Map and below, should have regard to their respective roles, functions,
character and amenity. The following uses will be encouraged and supported, subject to there
being no adverse impact upon the amenity of the area:

A - WEST END (Civic, Office and Residential)

- Use Class 2 (Financial, professional and other services)
- Use Class 4 (Business)

- Use Class 8 (Residential institutions)

- Use Class 10 (Non-residential institutions)

B - CLARENCE STREET AREA (Mixed Use)

- Use Class 3 (Food and drink)
- Use Class 4 (Business)
- Use Class 11 (Assembly and leisure)

C - WATERFRONT (Education and Leisure)

- Use Class 3 (Food and drink)

- Use Class 4 (Business)

- Use Class 7 (Hotels and hostels)

- Use Class 8 (Residential institutions)

- Use Class 10 (Non-residential institutions)
- Use Class 11 (Assembly and leisure)

D - KING STREET AREA (Business and Residential)



- Use Class 2 (Financial, professional and other services)
- Use Class 4 (Business)

- Use Class 8 (Residential institutions)

- Use Class 10 (Non-residential institutions)

E - ROXBURGH STREET AREA (Business and Community)

- Use Class 2 (Financial, professional and other services)
- Use Class 3 (Food and drink)

- Use Class 4 (Business)

- Use Class 8 (Residential institutions)

- Use Class 10 (Non-residential institutions)

Policy TCR6 - Town Centre/Retail Development Opportunities

The development of town centre uses on the sites included in Schedule 7.1 and as identified on the
Proposals Map, will be encouraged and supported.

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:

(@) the size of the development is appropriate to the centre for which it is proposed;
(b) it is of a high standard of design;

© 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

) 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 to Policy TCR10, must also demonstrate:

(9) 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;

0] that there will be no detrimental impact, including cumulatively, on the viability and vitality of
the designated Centres (Policy TCR1); and
0] 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 TCR8 - Use of Conditions
To protect both designated Centres and residential amenity, planning conditions will be imposed to

control the operation of new retail and leisure developments outwith the designated town centres in
the following circumstances:



(a) in the case of Use Class 1 (Shops) development of over 1,000 square metres gross, to
define the maximum permitted net floorspace for both convenience and comparison goods;

(b) to restrict a proportion of the gross floor area of retail warehouse developments, to the sale
of bulky goods only, where practical;

(© to prevent the sub-division or amalgamation of retail warehouse units of over 500 square
metres gross;

(d) to prevent the inclusion of smaller sub-units within foodstores;

(e) to restrict the hours of trading or of access for service vehicles where the operation is
considered likely to affect either residential or business amenity; and

) to restrict changes between the convenience and comparison sectors, where appropriate.

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).

CONSULTATIONS

Head of Environmental and Commercial Services — The Council’'s Roads Development Guide
indicates a parking requirement of 3 spaces per 100 square metres of gross floor area for this
development. The existing industrial use requires a parking provision of 1.1 spaces per 100 square
metres of gross floor area. Consequently 2 spaces per 100 square metres of gross floor area
should be provided for this development. Off-road servicing will be required advising that Container
Way is one of the main routes for large vehicles entering and leaving the container terminal and
this route should not be subject to obstructive parking.

Head of Safer and Inclusive Communities — Conditions relating to contamination are
recommended due to the previous industrial use of the premises together with details of the
provisions for waste and recycling.

PUBLICITY

The application was advertised in the Greenock Telegraph on 29th November 2013 as it is contrary
to the development plan.

SITE NOTICES

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

PUBLIC PARTICIPATION

No representations have been received.

ASSESSMENT

The material considerations in the assessment of this application are the Inverclyde Local Plan, the
proposed Local Development Plan, Scottish Planning Policy, the visual impact of the external
alterations and the consultation responses.

The external alterations to the building are restricted to the formation of new entrances to the

proposed retail units, and the new parking within the service yard and on-street lay-by. Overall,
these changes are considered visually neutral.



The site lies within the Outer Mixed/Commercial Area of the Greenock Town Centre as defined by
Policy R1 the Local Plan and Policy R2 seeks to support designated centres. Policy R3 directs
town centre uses, including Class 1 retail uses to the Central Shopping Area. Within the Outer
Mixed/Commercial Area, town centre uses according to the specification in Policy R5 will be
permitted. Policy R5 identifies the site as being within Sub Area G of the Outer Mixed/Commercial
Area of the town centre development. Developments in keeping with the existing character of the
area are supported together with selected town centre uses. This does not include Class 1 as an
appropriate use and thus the proposal is not in accordance with Policies R3 and R5. It rests
therefore to consider if there are other material considerations that justify a departure from these
policies including reference to Policy R10 which provides criteria for the assessment of town centre
uses, whether within or outwith designated centres.

Firstly examining Policy R10, | note that the applicant has not undertaken a sequential approach to
site selection. The site is not identified as a development opportunity. Being a comparison retail
development, a statement of justification in support of the proposal is only required by Policy R10
where the development has a floor area over 2000 square metres; this proposal has a floor area of
approximately 1150 square metres. Crucial, however, in assessing the acceptability of the proposal
is the Council's position on the proposed Local Development Plan. In addressing retail policy the
proposed LDP considers key elements of capacity and impact on vitality and viability of Greenock
Town Centre as required by the current Local Plan Policy R10(c).

The proposed LDP extends the Central Shopping Area to the north-west to incorporate the
currently under construction Aldi development and this site. In public consultation, there were no
objections submitted against this extension of the Central Shopping Area to reflect the emergence
of a larger development opportunity appropriate for town centre uses. The principle of development
of a Class 1 retail use on this site accords with the proposed LDP, as established by Policies TCR
1-6. An assessment of the development specifics identified by Policy TCR7 also support
development.

The scale of the development, by the proximity of the site to the existing shops on Grey Place and
West Blackhall Street, the pedestrian crossing on Grey Place and the development of the adjacent
Aldi development all create a greater likelihood of linked shopping trips with the Central Shopping
Area. The proposal is also considered to be of an appropriate scale for the location, with larger
retail units already found within the existing town centre. As the proposal will result in a comparison
sector retail warehouse type development, it is considered that it will complement established
businesses already within the town centre.



However, looking beyond this application it must be recognised that the comparison and
convenience sector give rise to different shopping patterns and any proposal for the future use of
the premises for convenience retailing would require to be carefully considered and supported by a
full statement of justification to ensure the vitality and viability of the town centre was not adversely
affected. Policy R11 of the Local Plan and policy TCR8 of the proposed Local Development Plan
support the use of conditions to define floorspace for convenience and comparison goods and to
restrict changes between these two shopping sectors. | consider it appropriate to apply a condition
restricting the proposed retail use to comparison goods only would be appropriate in this instance,
to protect the retail core of the existing town centre.

Examining parking and road safety, the Head of Environmental and Commercial Services advises
that the Council’'s Roads Development Guide indicates a parking requirement of 3 spaces per 100
square metres of gross floor area. He recognises the existing industrial use requires a parking
provision of 1.1 spaces per 100 square metres of gross floor area. Consequently he advises that 2
spaces per 100 square metres of gross floor area should be provided. He further notes that off-road
servicing will be required, advising that Container Way is one of the main routes for large vehicles
entering and leaving the container terminal and should not be subject to obstructive parking.

In support of the proposal, the applicant identifies that the three retail units proposed will require
approximately 4 staff car parking spaces and approximately 7 customer parking spaces at any one
time. The type of retailing identified typically has a relatively low number of customers who
purchase bulky, higher value items, many of which are subsequently delivered. Consequently, 12
off street parking spaces are provided to meet the expected demand. The scale of the business will
result in deliveries and collections being undertaken in relatively small vehicles.

In examining this issue, | note that existing parking restrictions prevent obstructive parking which
would interfere with the free flow of traffic in vicinity of the premises. The application site is within
Greenock Town Centre and is accessible by a range of means of transport. Dalrymple Street and
Brougham Street which are approximately 5 minutes walking distance carry a range of bus
services both local and longer range in nature. Existing pedestrian links are also well established
with the retail core of the town centre. A range of existing parking opportunities also exist within the
wider town centre in dedicated public car parks and within identified on street bays. Scottish
Planning Policy supports development which is accessible by a range of transport means including
walking, cycling and public transport and advises that in sustainable locations, more restrictive
parking standards may be appropriate. Excepting large scale food retailing, specific allocated car
parking provision is not typically allocated within town centres where there is a range of publicly
accessible parking facilities aimed at general shoppers. Whist | note the position of the Head of
Environmental and Commercial Services, | do not consider that this relatively small addition to
Greenock’s town centre shopping mix justifies the requirement for additional and specific car
parking above what the application proposes.

Overall, although the proposal is a departure from Policies R3 and R5 of the Local Plan, it satisfies
other relevant criteria of Policy R10 of the Local Plan as supported by the emerging proposed Local
Development Plan which identifies the site as a town centre and retail development opportunity
within the extended central shopping area. | consider that the assessment and analysis of all the
material considerations justify a departure from the Local Plan.

RECOMMENDATION
That the application be granted subject to the following conditions:

1. The premises shall be used for solely as non-food retail warehouses for the sale of
comparison goods and for no other purpose (including any other purpose in Class 1 of the
Schedule to the Town and Country Planning (Use Classes) (Scotland) Order 1997, or in
any provision equivalent to that Class in any statutory instruments revoking and re-enacting
that Order.



The proposed 12 parking spaces proposed shall be formed, marked out and available for
use by staff and customers, to the satisfaction of the Planning Authority, prior to the
commencement of the retail use hereby permitted. The spaces shall then remain available
for use by staff and customers at all time thereafter.

The applicant shall submit to the Planning Authority a detailed specification of the
containers to be used to store waste materials and recyclable materials produced on the
premises as well as specific details of the areas where such containers are to be located.
The use of the development shall not commence until the above details are approved in
writing by the Planning Authority and the equipment and any structural changes are in
place.

That the development shall not commence until an environmental investigation and risk
assessment, including any necessary remediation strategy with timescale for
implementation, of all pollutant linkages has been submitted to and approved, in writing by
the Planning Authority. The investigations and assessment shall be site-specific and
completed in accordance with acceptable codes of practice. The remediation strategy shall
include verification/validation methodologies. This may be incorporated as part of a ground
condition report and should include an appraisal of options.

That on completion of remediation and verification/validation works and prior to the site
being occupied, the developer shall submit a Completion Report for approval, in writing by
the Planning Authority, confirming that the works have been carried out in accordance with
the remediation strategy. This report shall demonstrate that no pollutant linkages remain or
are likely to occur and include (but not be limited to) a collation of verification/validation
certificates, analysis information, remediation lifespan, maintenance/aftercare information
and details of imported/disposed/reused materials relevant to the site.

That the presence of any previously unrecorded contamination or variation to reported
ground conditions that becomes evident during site works shall be brought to the attention
of the Planning Authority within one week. Consequential amendments to the remediation
strategy shall not be implemented unless it has been submitted to and approved, in writing
by the Planning Authority.

Reasons

1.

2.

3.

To protect the vitality and viability of the wider Greenock Town Centre.
To ensure appropriate parking provision for the premises.

To protect the amenity of the immediate area, prevent the creation of nuisance due to
odours, insects, rodents or birds.

To satisfactorily address potential contamination issues in the interests of environmental
safety.

To provide verification that remediation has been carried out to the Authority’s satisfaction.

To ensure that all contamination issues are recorded and dealt with appropriately.

Stuart Jamieson
Head of Regeneration and Planning
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