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1 Introduction 

1.1 Introduction 
AECOM have been commissioned by Stone & Wolfe to undertake a parking review relating to a retail unit located within the 
Birkenshaw Trading Park, Uddingston. The site location is shown in Figure 1 of Appendix A. 

This review has been requested following refusal of planning application (S/10/00612/FUL) for a mezzanine floor (225m2) by 
North Lanarkshire Council with a lack of appropriate parking cited as a reason for refusal. 

1.2 Report Objectives 
This report will discuss the reasons for refusal given by North Lanarkshire Council, and review these in the context of local and 
national policy and the specific character of the application site. The report will also provide a summary of the data gathered from 
a parking survey undertaken to determine the level of existing parking capacity and use around the store. A brief review of 
parking issues identified in the wider retail park has also been included for information. 

1.3 Report Structure 
The following chapters providing reviews of the Policies Cited, the parking requirements of the application site, and a review of 
the wider parking conditions at Birkenshaw Trading Estate. Subsequent to this chapter the report has been structured as follows: 

- Chapter 2: Policy Review; 
- Chapter 3: Stone & Wolfe Parking Review; 
- Chapter 4: Wider Estate Parking Review: and 
- Chapter 4: Summary and Conclusions 
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2 Policy Review 

2.1 Introduction 
Planning application S/10/00612/FUL for the erection of an internal mezzanine floor deck within the existing retail unit was 
refused on 17 July 2010, with NLC suggesting that the application ran contrary to Policies RTL 4 and TR 13 of the Southern Area 
Local Plan 2008, and Policy RTC 1 B of the Finalised Draft North Lanarkshire Local Plan. The following chapter examines each of 
these Policies in turn as they relate to the Stone & Wolfe planning application. 

2.2 Policy RTL 4 

2.2.1 
- "In determining applications for Class 1 Retail Development as defined by the Town and Country Planning (Use Classes) 

(Scotland) Order 1997, the Council will consider, amongst other things, the following:- 
- whether the proposal could be supported by the appropriate catchment population, 
- the effect on the viability and vitality of existing shopping centres, 

Policy RTL 4 (Southern Area Local Plan) -Assessing Applications for Retail Development 

en vironment, 
- detailed design elements such as building height, materials, positioning, and access or pedestrians and disabled people, 

and 

- Where specific design or site development briefs have been prepared by the Council for a particular site, development should 
be in accordance with their provisions. 

- All applications for retail development over 2,000m2 gross require to be accompanied by a Retail Impact assessment as do 
smaller scale proposals which the Council consider to have a potentially significant impact upon Town Centres, Secondaty, 
Village and Neighbourhood Commercial Areas, either individually or cumulatively. '' 

2.2.2 Response to RTL 4 
The unit is located within the Birkenshaw Trading Estate and travel to the area by a range of modes is well established. An initial 
review of public transport services in the vicinity of Birkenshaw Trading Park revealed that there are 11 buses per hour during 
Saturday peak times operating on Old Edinburgh Road approximately 10 minutes walk from the centre of the estate. 

This report will demonstrate that the application S/10/00612/FUL does not run contrary to the transport criteria established within 
Policy RTL 4 of the Southem Area Local Plan. Further consideration of and response to this policy will be provided in the report 
by Bryce Associates. 

2.3 Policy TR 13 

2.3.1 Policy TR 13 (Southern Area Local Plan) -Assessing the Transport Implications of Development 
"In determining applications for new development, the Council will consider amongst other things, the following transport 
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- In appropriate circumstances the Council will require the provision of a Transport Assessment to accompany development 
proposals.” 

2.3.2 Response to TR 13 
The mezzanine floor associated with application S/lO/O0612/FUL is used to increase the showroom floorspace within the unit, 
and as such may not in its self generate significant additional trips. Therefore, the unit should not experience a significant 
increase in demand for parking, nor should the adjoining sites incur an additional impact as a result. The provision made for 
access, parking and vehicle manoeuvring remains unchanged, and the parking survey undertaken (discussed later within this 
report) has demonstrated that existing facilities are adequate to accommodate store and adjoining unit generation. 

In terms of accessibility, the unit is located within the Birkenshaw Trading Estate which is a well established destination for home 
improvement customer trips, and travel routes and modes for existing trips to this location are already well established. As 
mentioned above, there are a number of public transport services operating with a high level of frequency during peak periods 
within a short walk from Birkenshaw Trading Estate. 

We would therefore comment that application S/10/00612/FUL does not run contrary to the transport criteria established within 
Policy TR 13 of the Southern Area Local Plan. Further consideration of and response to this policy will be provided in the report 
by Bryce Associates. 

2.4 Policy RTC 1B 
This policy is planning related and has no specific transport considerations which can be commented upon by this report. Further 
consideration of and response to this policy will be provided in the report by Bryce Associates. 

2.5 Summary 
This chapter has undertaken a review of the transportation elements of Policies RTL 4 and TR 13 of the Southern Area Local 
Plan 2008, and Policy RTC 1B of the Finalised Draft North Lanarkshire Local Plan, which were cited in the refusal of planning 
application S/10/00612/FUL for the erection of an internal mezzanine floor deck within an existing retail unit. 

The review has demonstrated that the application does not run contrary to the transportation elements of these Policies, as the 
mezzanine floor is used to increase showroom floorspace (as opposed to retail floorspace) and will not therefore increase 
generation to the store. As a result, no increase in existing parking provision levels is required. 
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3 Stone & Wolfe Parking Review 

3.1 Introduction 
In order to establish the validity of NLC’s concerns over the levels of parking provision associated with the Stone & Wolfe, Rooms 
2 Go and In-Floor retail units, a parking accumulation survey was designed and undertaken and a summary of the results are 
provided within this report. This review consists of two distinct parts: a desktop exercise examining the relevant parking provision 
standards in line with the guidelines adopted by NLC and within Scottish Planning Policy (SPP) and a parking survey to establish 
existing levels of demand and capacity in areas around the Stone & Wolfe showroom unit. 

3.2 Review of Parking Provision 
In order to provide an indication of the levels of parking provision required by the application site, and how this compares to the 
provision of parking at neighbouring retail units, a desktop exercise has been undertaken using the parking standards adopted for 
use by North Lanarkshire Council (NLC), and those contained within The Scottish Planning Policy (SPP). 

3.2.1 Parking Standards 
In order to review the parking provision of the application site and neighbouring units a range of parking standards have been 
extracted from the Strathclyde Regional (1986 and 1996) Guidelines, and from the SPP. The parking standards initially 
considered for comparison purposes within this review are summarised in Table 1. Extracts from the three standards referenced 
in Table 1 are provided in Appendix E. 

I Warehousing (non-sales) 0.5 
Free Standing Shopping Development (0-500m2) 5.0 
Free Standina ShoDDina DeVelODment (500-2.000m2) 6.5 

Strathclyde Regional Council 
(1986) - Used by NLC in 

response to the application 
(Referred to as ‘Appropriate 

Provision’) 

-- ~ 

Free Standing Shopping Development (5,000 - 7,500m2)- 
Free Standing Shopping Development (7,500 - 10,000m2) 
Motor Trade - Vehicle DisDlav Area 

7.0 
6.0 
2.0 

Strathclyde Regional Council 

(Referred to as ‘Appropriate 
Provision’) 

(1 996) - 

Factories and Warehouses 1 .I 
Warehousing (non-sales) 0.5 
Business Park 2.0 

I Motor Trade - Vehicle DisDlav Area I 2.0 I 

I Retail Parks (5,000 - 8.000mZ) 4 5  I 
Retail Parks (2,000 - 5,000mZ) 
DIY SuDerstore (0 - 2.000m2) 

5.0 
5.5 

Scottish Planning Policy 
(Maximum) I Food Retail (Class 1 7.14 
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690 55 28 35 29 

166 83 104 86 2070 

Following a review of the character of the Stone & Wolfe unit and the wider the Birkenshaw Trading Estate, it is considered 
unreasonable to apply the standard used in the NLC (T&T) response to the mezzanine floor planning application. This standard 
does not reflect the operation of the unit (the parking ratio also being applicable to Food Retail) and indeed it would push the 
parking provision above the national maximum standard for general non food retail by a significant margin. Indeed, the text in 
paragraph 22.2 of the 1986 SRC standards (reproduced in Appendix E) makes it clear that the figure given is a guide only and 
that a number of factors can influence the actual parking requirement. 

Due to the nature of the retail within the Stone and Wolfe unit and the wider trading estate, it is considered appropriate to use the 
‘Retail Parks (>8,000m2)’ from the 1996 SRC standards. The combined GFA of all units within the Birkenshaw Trading Estate is 
estimated in excess of 32,000m2 and it is clear from on site observations and the detailed parking survey that there is a 
significant volume of shared trips. 

There is no specific rate for retail parks or bulky goods sales in SPP therefore the maximum rate for ‘Non-Food Retail (Class 1)’ 
has been used within the parking review for comparison purposes. 

It should be noted that the SRC standards pertain to ‘appropriate provision’ of parking, whereas the SPP standards pertain to 
‘maximum provision’. 

As mentioned earlier in the report it could be argued that the operation of the Stone and Wolfe unit is more akin to that of a car 
showroom than a retail unit due to the area required for the displays and the way in which customers view product ranges and 
place orders. However, for the purpose of providing a robust assessment in this report the Retail Park rate has been used. 

3.2.2 
The parking standards identified by NLC in the response to planning and those considered more appropriate to the Stone and 
Wolfe unit have been used to calculate the provision shown in the Table 2. 

Existing and Calculated Parking Provisions 

Table 2 shows clearly that the provision of parking in the immediate vicinity of the Stone and Wolfe store (as defined within the 
original red-line boundary) satisfies the 1996 SRC ‘appropriate provision’ and is within the SPP maximum standards. The 
maximum SPP provision is not considered as required at the units as this relates to general non food retail units with higher trip 
rates and parking demands and not specifically bulky goods and/or showroom type units such as Stone and Wolfe. 

3.3 Parking Survey 

3.3.1 Data Collection 
In order to establish the existing levels of parking demand in the vicinity of the Stone & Wolfe store, Streetwise Ltd (specialised in 
traffic data collection) were commissioned to undertake a parking accumulation survey, covering the area shown in Figure 3, 
Appendix A. This area has been subsequently broken down into individual parking ‘zones’ within the survey, as shown in 
Appendix B. The survey also undertook a footfall survey at the three retail units (Stone & Wolfe, Rooms 2 Go and In-Floor), 
including ‘traces’ of people leaving each of the three units to their car (parking area) or other retail unit. In order to address the 
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5 0 0% 
5 0 0% 

concerns held by NLC pertaining to on-street parking, three parking areas along Rannoch Road in the vicinity of the application 
site have been included within the survey. The survey was undertaken on Saturday 16 October 2010, and parking levels within 
each of these areas were recorded at 15 minute intervals between the hours of 1O:OO and 16:OO. 

3.3.2 Weekend Trading 
To determine if the survey data would be representative of normal conditions the Stone & Wolfe store manager was contacted to 
ascertain the level of trade over the weekend. The manager stated that the weekend of the survey (falling at the end of the 
October Week school holiday) was one of their busiest weekends of the year, with people coming into the store to order new 
kitchens in the run-up to Christmas. Adjacent retail units were also contacted in order to establish how trading compared to a 
typical weekend. The adjoining In-Floor store commented that the level of trade on the survey weekend was indicative of a 
normal weekend. It is therefore considered that the survey day is representative of a typical Saturday trading within the 
Birkenshaw Trading Estate, and represents one of the busiest days of the year for the Stone & Wolfe store, therefore 
representing a 'worst case' for the application site. 

H 

I 

3.4 Parking Usage 

3.4.1 Birkenshaw Parking Capacity 
The parking survey undertaken by Streetwise has recorded the occupation of the parking areas specified in Appendix B in 15 
minute periods between 1O:OO and 16:OO on Saturday 16 October 2010. The results of the parking accumulation survey for the 
parking areas serving the application site and the adjoining retail units are summarised in Table 3 below. 

The results shown in Table 3 clearly show that throughout the surveyed period (recorded on one of the busiest days of the year 
for the Stone & Wolfe showroom) the surrounding parking had large numbers of available spaces, with combined occupation 
averaging 36% and peaking at 40%. The results from this survey demonstrate that there is adequate parking provision to cater 
for the three units including the mezzanine floors. 

The results as summarised in Table 3 below are an excerpt from the full parking accumulation survey results included as 
Appendix B. 

23 6 26% 

12 5 42% 
J 
K 

23 14 61 % 

21 11 52% 

The results of the parking accumulation survey for the wider area surrounding the Stone and Wolfe unit clearly demonstrate that 
there is adequate available parking within the areas surveyed with the exception being the Dunelm Mill car park. The results also 
identify specific sub areas of parking that are more popular than others, such as the bays in front of the Comet store. The parking 
accumulation study has demonstrated that there is adequate spare capacity within the vicinity of the application site where 60% 
of parking bays were found to be unoccupied at any one time. 
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Graph 1 demonstrates that within the wider parking survey cordon there is ample available parking space, The total number of 
spaces being just below 800 and the maximum accumulation on the day of the survey being around 400 giving spare capacity on 
the day of approximately 50% capacity. 

Parking capacity within survey cordon 
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Graph 1 - Birkenshaw Overall Capacity by Zone 

3.4.2 Customer Tracker Survey Results 
In addition to the parking accumulation survey, a tracker survey was also undertaken at the three retail units, including 'tracks' of 
people leaving each of the three units to their car (parking area) or other retail unit. 

The results of the customer tracker survey, included as Appendix C of this report, demonstrate that the majority of customers 
visiting the Stone & Wolfe store are parking in areas I, J and K, all of which lie within the parking area designated for the 
application site and the adjoining two units. As the parking study has demonstrated that there is adequate parking available in 
these areas, there is no reason to suggest that the mezzanine floor has led to issues associated with parking overspill andlor 
pedestrian and vehicular safety. 
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3.5 Summary 
The review of parking policy suggests that there is appropriate parking provided for the Stone and Wolfe unit, and indeed the 
three units in the block, including all mezzanine floors. The further review of parking undertaken by an accumulation survey 
shows clearly that there is sufficient parking available within the application boundary and also in the adjoining parking areas. 
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4 Birkenshaw Trading Estate Review 

4.1 Introduction 
This Chapter provides a high level review of the wider parking conditions around the Birkenshaw Trading Estate, in particular the 
area at the east end which experiences on road parking on Rannoch Road. On street parking was one of the main concerns held 
by North Lanarkshire Council in relation to the mezzanine floor application and it was reiterated on several occasions within the 
recommendation for refusal. While it is clear that the parking survey that there is no issue of on-street parking around the west 
side of the trading estate, it was evident from on site observations on the 16'h and 17'h October and on previous visits during off 
peak times during the week that on-street parking occurs on Rannoch Road at the east end of the estate. 

4.2 Rannoch Road Parking 
As indicated above, during the site visit no on-street parking was observed on Rannoch Road in the vicinity of the application 
site, however, there was a high instance of on-street parking on Rannoch Road at the east end of the trading estate in the vicinity 
of the Dreams, Pagani, B&M, Land of Leather, Archers and In-Style units. It was noted that, while the designated parking areas 
in front of these stores were well used, the areas of parking located behind the units were almost empty. A drive through the 
parking areas reveals evidence of anti-social behaviour such as graffiti, smashed glass and burnt crates. The assumption which 
is drawn is that these parking areas are not popular for the following reasons: 

~ The spaces are some distance from the store entrances; 
- Evidence of anti-social behaviour; 
- Safety and security concerns (There is no obvious means of natural surveillance); 
- Signage to the rear parking is not immediately evident; 
- Busy parking in front of the stores with associated vehicle manoeuvring and customers waiting for spaces; 
. Lack of parking restrictions on Rannoch Road; 

It should be noted that none of the above concerns are evident around the Stone and Wolfe unit and indeed there is no overspill 
parking on Rannoch Road in the vicinity of the store. All parking is in front of or beside the units and therefore is close to store 
entrances and visible from the retail units and from Rannoch Road. Photos taken on site are provided in Appendix D. 

4.3 Summary 
North Lanarkshire Council had expressed concerns regarding overspill parking on Rannoch Road within the refusal of application 
SI1 0/00612/FUL, however the parking accumulation survey clearly demonstrates that there is adequate spare parking available 
within the immediate and adjoining parking areas. 

On site observations suggest that the on-street parking at the east end of the trading estate is most probably the result of a 
combination of factors including concerns over vehicle/ personal safety and convenience of the parking which is behind the 
stores. None of these concerns are evident around the Stone and Wolfe unit and indeed there is no overspill parking on Rannoch 
Road in the vicinity of the store. 
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5 Summary and Conclusion 

5.1 Summary 
AECOM have been commissioned by Stone & Wolfe to undertake a parking review study relating to a retail unit located within 
the Birkenshaw Trading Park, Uddingston. 

This review has been requested following a refusal of planning application (S/lO/O0612/FUL) for a mezzanine floor by North 
Lanarkshire Council with a lack of appropriate parking cited as a reason for refusal. This report has examined the reasons for 
refusal given by North Lanarkshire Council, and reviewed these in the context of local and national parking policy and the specific 
character of the application site. The report has also provided a summary of the data gathered from a parking survey undertaken 
to determine the level of existing parking capacity and use around the store. A brief review of parking issues identified in the 
wider retail park has also been included for information. 

5.2 Conclusions 
The following key conclusions can be drawn from the policy review and parking study; 

- The parking rate used in the NLC Traffic and Transportation response to the planning application is not appropriate as it 
applies to food retail developments and would push parking levels above the national maximum set out in Scottish Planning 
Policy. 

- The existing parking allocated to the three units, including Stone and Wolfe and allowing for mezzanine floors, is in line with 
SRC 1996 'appropriate provision' and is within the maximum levels set by Scottish Planning Policy; 

- The parking survey demonstrates ample available parking provision around the Stone & Wolfe store even during the peak 
Saturday period; 

- There is no on street parking problem in the vicinity of the Stone and Wolfe store; 
. The on street parking which occurs at the east end of the estate does not appear to be the result of a lack of parking spaces 

but rather the result of customer convenience, lack of on-street parking restrictions, poor parking and signage layout and 
potential safety and security concerns. 

It is therefore considered that the transportation and parking reasons given for the planning refusal relating to the mezzanine floor 
are inaccurate and do not reflect appropriate parking requirements or the use of spaces around the Stone and Wolfe unit. 
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BIRKENSHAW RETAIL PARK - CUSTOMER ORIGIN DESTINATION SURVEY 
SATURDAY 16TH OCTOBER 2010 
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BIRKENSHAW RETAIL PARK - CUSTOMER ORIGIN DESTINATION SURVEY 
SATURDAY 16TH OCTOBER 2010 
RETAIL UNIT 2 - 1O:OO - 16:OO 
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BIRKENSHAW RETAIL PARK - CUSTOMER ORIGIN DESTINATION SURVEY 
SATURDAY 16TH OCTOBER 2010 
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Strathclyde Regional Council 7986 Parking Guidelines 

I TABLE 11 - Typical* 

Job Number: Produced BY Checked By: 
AJ DT 601 a6255 

Car Parking Provision 

Date: 
October 2010 

for - Different 

Type of Development 
Factories and Workshops 

Warehousing (non-sales) 

Oflice Accommodation 
Glasgow City Centre 
Elsewhere 

Banks 

Shops in Established Centres 
(See Strathclyde Structure Plan) 

Tier 1 
Tier 2 
Tier 3/Tier 4 

Free Standing Shopping Developments 
(ind. Superstores and Supermarkets) 

0-500m2 G.F.A. 
500-2000m2 G.F.A. 
2000-5000m2 G.F.A. 
5000-7500m2 G.F.A. 
7500-10000 m2 G.F.A. 

Fast Food Franchise within Shop 

Markets 

Cash and Carry Warehouses 
Trade 
Retail 

Motor Trade 
Vehde Display Area 
Spares Department 
Servicing/Bodywork 
Tyre & Exhaust Centres 
Car Wash 
Scrapyards 
Staff 
Jetwash 

Hotels 
Glasgow City Centre 
Elsewhere 

I 

lpes of Development > 
Appropriate Provision 

(spaces per 100mz gross floor area 
(G.F.A.) unless othe-wise indicated) 

1.0 + 0.1 visitor parking 

0.5 

0.4 
2.0 

1 space per 10m2 public floor area 
+ 1 space per 3 staff 

2.0 
3.0 
5.0 

5.0 
6.5 
8.0 
7.0 
6.0 

3 spaces minimum 

1 space per stall holder 
1 space per 50m2 sales area 

5.0 
5.0-10.0 + 1 space per 3 staff 

2.0 
4.0 
4 spaces per service bay 
2 spaces per service bay 
5 spaces queueing space 
2.0 
1 space per 2 staff 
3 spaces queuing space 

space per 2.5 bed spaces 
space per 2.5 bed spaces + 
space per 3 staff 

Comment 
Special provision for buses may be required 

Office space to be separately assessed 

Maximum permissible provision 

Extensions to freestanding shopping developments to be assessed according 
to their incremental effect on the Gross Floor Area rather than as a 
separate development. 

Includes staff parking 
Lower figure applicable to bulky non-food sales such as carpets and furniture. 

Includes showrooms and any external display area 

Provision stated is for customers only and must be resetved and marked for 
their use. Developers wil l  be required to demonstrate that space has been 
allowed for storage of newhsed cars and other operational requirements. 

Maximum permissible provision 
For bars open to non-residents additional parking provision will be required as 
for public houses (see below). 

Stone and Wolfe 

Birkenshaw Trading Estate Parking Review 
Project: 



I 

:Kent: 

Stone and Wolfe 

3irkenshaw Trading Estate Parking Review 
'roject: 

Strathclyde Regional Council 1996 Parking Guidelines 

Title: 
Appendix E 

Parking Standard Extracts 
Job Number: Produced BY: Checked By: Date: 
601 86255 AJ DT October 2010 

Scottish Planning Policv Parking Guidelines 

Type of Development Appropriate Provision Comment 
(spaces per IOOrn' y i ( ~ s  f l w r  
area (GPA) unless otherwise 

indtcated) 
- - __ ~ 

^ I  - -- - 

Office Accommodation 
Glasgow City Centre and o a  Maximum permissible provisron 
Tier 23 and 4 Town Centres May be permitted irl exceptional 

crrrumslances at the drscretion of the 
Local Plannrng Authority 

0 4  

Elsewhere 2 0  

I -  --- - -_l . - " - - 
Banks 1 Space per 10m' public floor 

space t 1 Jpate per 3mf f  
- __-l_ll_ "- - - - ~ _ _ _ _ _  - 

Shops in Established Centres 

Glasgow City Centre 20  Minimum permissible provision 
Tier 2 3.0 
Tier 3ITier 4 5.0 

~ - _ _ _ _ -  -_I____ I _ _ - - ~  _ _ - _ _ - ~  - - - 

Food Superstow (Stand Alone) 
(includes Hypermarkets and 
Supermarkets) 

0 500rn2 GFA 
500-2MMm' GFA 
2000-5000 m' GFA 
5W0-8000m' GFA 
>mo h+ GFA 

50 €xtensions to freestanding shopping 
6 5  
so 
7.0 
6 0  develonment. 

developmena to be assessed according 
to their incremental effect on the Gross 
Floor Area rather fhan as a separate 

Shopping Centre (Food & Non-food) 

0-S00m2 GFA 4.0 

SO00 m' GFA 5.0 

500-?000 m2 GFA 5 0  
2000-8OOOm' GFA 6 0  

-- -- 

Retail Parks (Nm-food oNly] 

2000-5000m' CFA S O  
5000-8000rn' GFA 4 5  
>8M)O m' GFA 4.0 

DIY Superstore (Stand Alone) 
0-2000 ni? GFA 5 5  
20M)-500mz CFA 5.0 
>SO00 m2 GFA 4 0  

A number o f  retail units sharing 
patking facilites 

A mixed site of DIY and other uses but 
not containing food retail. 

Non-food retail warehouse specialising 
in DIY goods & possibly including 
gaiden centres. 
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