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Stone & Wolfe Ltd 

Review of refusal of planning application by North Lanarkshire Council 

Erection of internal mezzanine deck (225 sq. m.) within existing retail unit at Unit 3, 
Rannoch Road, Birkenshaw (Application No. S/10/00612/FUL) 
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Introduction 

This report sets out the matters to be taken into account during the review of Stone & 
Wolfe's planning application by the Local Review Body of the Council. 

It sets out 

0 
0 Stone & Wolfe's proposal 
0 consideration of the application 
0 a review of planning policy 
0 an assessment of the proposal including a parking review of Birkenshaw Trading 

Estate prepared by AECOM 
0 conditions to control the development 

background details of location, site and history 

Location, history and site 

The site is located in the western part of Birkenshaw Trading Estate, where the retail 
outlets cater mainly for bulky goods. See Figure 1. 

Planning consent (ref : S/04/0225O/FUL) was granted in April 2005 for the erection of 3 
new retail warehouse units totalling 1,393.5 sq. m. (each measuring 464 sq. m.) 
together with 86 parking spaces. Stone & Wolfe's showroom occupies Unit 3. 

The Stone & Wolfe showroom is at the west end of the block of three units on the south 
side of Rannoch Road, the other two units currently occupied by Rooms 2 Go (Unit 2) 
and In-Floor (Unit 1). The block of units adjoin other bulky goods units which make up 
the remainder of the trading estate, with Focus immediately to the west, Textile World 
to the east and Curry's to the north. The units back onto residential dwellings to the 
south. See Figure 2. 

Rannoch Road runs through the middle of the trading estate and provides access to 
the application site and its associated parking area. The parking for the three units, 
defined within the red line of the planning application, is located to the front and side of 
the building and adjoins (with no defined boundary, physical barrier, or separation) the 
parking for the Focus DIY store. 

Stone & Wolfe proposal 

Stone & Wolfe have recently opened Unit 3 as a showroom for kitchens, studies and 
bedrooms (see website www.stoneandwolfe.com). 

The mezzanine deck comprises 225sqm and increases the floorspace of Unit 3 to a 
total of 690sqm. The mezzanine increases the range of kitchens, etc on display. 

Both the ground and mezzanine floors are occupied by displays of fitted kitchens and 
bedrooms aimed at the upper end of the market sector. Potential customers visit the 
showroom, inspect the displays and may arrange for a kitchen / bedroom designer to 
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visit their home. 
concluded at Unit 3. 

Following acceptance of the proposed design the purchase is 

3.4 The kitchens / bedrooms are brought to Stone & Wolfe’s premises at Fallside Industrial 
Estate, Bothwell, here the fitters assemble the bespoke design and subsequently install 
the kitchens / bedrooms in the customers’ homes. 

3.5 The showroom currently employs 11 full time staff with 6 staff regularly contracted. It is 
anticipated that an additional 20 full time positions will be generated within the next 3 
months at the warehouse base in Bothwell. See Appendix 1 Stone & Wolfe statement. 

4. Consideration of planning application 

4.1 Pre-application inquiries in May 2010 established to the applicant that a planning 
application was required for a mezzanine floor. All pre-application advice provided 
indicated no reason to prevent the development proceeding. The planning application 
was submitted on 3rd June 2010. 

4.2 The application was monitored and advice up to w/c lgth July was that a positive 
determination would be forthcoming. Given these circumstances, in mid June Stone & 
Wolfe instructed the construction of the mezzanine deck. This is regrettable given 
subsequent events. In w/c lg th  July, following receipt of the Roads consultation, the 
then agent, SJ Convery Architects Ltd, was advised that the application would be 
refused because of inadequate parking provision. 

During subsequent discussions between SJ Convery Architects Ltd and the planning 
officer : 

4.3 

(i) it was explained that Unit 3 would operate as a showroom 
(ii) there would be lower footfall compared with nearby retail warehouse units and 

the existing parking provision would be more than adequate 
(iii) the applicant would accept conditions to restrict the proposed use 
(iv) a request was made to defer determination so that matters could be further 

investigated and considered 

SJ Convery Architects were advised that, following discussions between the planning 
officer and team leader, it was not appropriate to so limit any planning consent as the 
condition could not be enforced. The application was refused on 28 July for the 
following reason: 

4.4 

“That the proposed development is contrary to Policies RTL4 and TR13 of the Southern 
Area Local Plan 2008 and Policy RTCIB of Finalised Draft North Lanarkshire Local 
Plan in that there will be insufficient parking facilities provided within the site which will 
result in on-street parking on Rannoch Road, to the detriment of road and pedestrian 
safety and would set an undesirable precedent for other such applications in the future” 

5. Planning policy review 

5.1 The adopted Southern Area Local Plan in Policy RTL3 allocates the site for retail 
warehouse development where retail warehouse proposals require to be considered 
against criteria set out in Policy RTL4 including parking. Policy TR13 Assessing the 
Transport Implications of Development sets out transport criteria for assessing planning 
applications, including levels of traffic generation, traffic circulation and safety, and the 
provision of parking. 

5.2 The Finalised Draft North Lanarkshire Local Plan, Policy RTCIB protects the network 
of retail centres including Birkenshaw Trading Estate. Policy DSP4 requires high 
standards of site planning and sustainable design including appropriate parking. 
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6.1 1 

This report will demonstrate that Stone & Wolfe’s proposal to increase the number of 
kitchen displays etc in their showroom will not adversely impact on the parking 
provision and related transport matters at the Birkenshaw retail centre, and therefore is 
not contrary to the adopted and draft local plans. 

Assessment 

Birkenshaw Trading Estate, a commercial centre within the ‘Network of Centres’ 
operates as a retail park where customers often visit more than one unit. The Stone & 
Wolfe unit is not freestanding, it is an integral part of the retail park 

The retail warehouses at Birkenshaw Trading Estate generally operate for the sale of 
bulky goods. Customers purchase the bulky goods and take them away from the store. 

Stone & Wolfe’s showroom functions differently from other retail warehouses at 
Birkenshaw. Customers make an initial visit which may be followed up by a 
subsequent visit to confirm the sale. The kitchens, etc are installed by the company’s 
fitters (paragraph 3.2-3.3 above). 

Consequently Stone & Wolfe’s showroom would attract a smaller footfall than 
mainstream retail warehouses located at Birkenshaw, and thus a lesser parking 
requirement. 

To address the matters raised by the Council, Stone & Wolfe commissioned AECOM to 
undertake a parking review of Birkenshaw Trading Estate. Full details are included in 
the accompanying report and are summarised below. 

Parking standards 

AECOM advise that the planning application is most appropriately considered in 
relation to the Strathclyde Regional Council Guidelines 1996 where the appropriate 
parking provision for retail parks in excess of 8000sqm is 4 parking spaces per 100sqm 
of gross retail floorspace. The parking provision for Stone & Wolfe’s enlarged 
showroom is 28 spaces. The current provision is 29 spaces. 

The SRC 1986 standard of 8 spaces per 100sqm retail floorspace (used in the T & T 
consultation response) is not considered appropriate as this relates to freestanding 
shopping development (including food retail) with higher parking demands and not 
specifically bulky goods and/or showroom units within retail parks. 

Parking Usage 

A parking survey was undertaken on Saturday 16 October 2010 at Birkenshaw Trading 
Estate in the vicinity of Stone & Wolfe’s showroom. 

The parking survey indicates that the parking areas for Units 1, 2 and 3 had large 
numbers of available spaces with combined occupation averaging 36% and peaking at 
40%. 

The results of the parking survey for the wider area surrounding Units 1, 2 and 3 
demonstrate that there is more than adequate parking available. 

In addition, a tracker survey was undertaken to indicate the destination of people 
leaving Units 1, 2 and 3, either to their car or another retail unit. Most of the customers 
visiting the Stone & Wolfe showroom parked within their allocated car park. A 
significant proportion of visitors to Units 1, 2 and 3 also visited other retail units. 
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6.1 2 

6.1 3 

6.14 

7. 

7.1 

7.2 

7.3 

7.4 

7.5 

7.6 

a. 

8.1 

8.2 

8.3 

The review of parking policy suggests that there is appropriate parking provided for the 
Stone & Wolfe unit. It also indicates that there is sufficient parking available within the 
application site and adjoining parking areas. 

Rannoch Road parking 

The Council have expressed concerns regarding overspill parking on Rannoch Road. 
The parking survey demonstrates that there is adequate parking available within the 
immediate and adjoining parking areas. 

On-site observations suggest that the on-street parking at the eastern end of the 
Trading Estate is most probably due to concerns over vehicle/personal safety and 
convenience of parking. None of these concerns are evident around the Stone & Wolfe 
unit and there is no overspill parking problem on Rannoch Road in the vicinity of the 
store. 

Control of the development 

Stone & Wolfe’s development is for a showroom akin to the operation of a car 
showroom. The mezzanine floor provides for a greater display range. 

It is accepted that the Council needs to ensure adequate parking provision at 
Birkenshaw Trading Estate in the interest of vehicular and pedestrian safety. In this 
particular instance there is the potential to grant planning consent subject to conditions 
which would protect the parking situation at Birkenshaw Trading Estate. 

Planning conditions should be tailored to the specific problems and circumstances in 
this part of Birkenshaw Trading Estate, and ensure that Stone & Wolfe’s proposals do 
not adversely impact on the surrounding area. In order to ensure this, and also that the 
future use of Unit 3 does not revert to mainstream non-food retail warehousing which 
might raise parking issues, Stone & Wolfe would accept the following condition : 

The floorspace shall be used only for the display of fitted kitchens, bedrooms and 
studies. The mezzanine floor shall be removed should this use cease. 

In practice the condition can be enforced as it will be possible to detect any 
infringement. 

Stone & Wolfe would also be prepared to accept an occupancy condition limiting use to 
the applicant if considered to be appropriate. 

The Council have raised concerns that granting consent would raise an undesirable 
precedent for similar applications in the future. Planning applications require to be 
determined in compliance with the development plan unless material considerations 
indicate otherwise. In this particular case a “showroom” use generates less footfall, the 
application is compliant with the relevant SRC 1996 parking guidelines for retail parks 
and the survey confirms that parking provision is adequate and there is no on-street 
parking on Rannoch Road. Conditions as detailed above can control the development 
and no precedent will be created. 

Conclusions 

The Stone & Wolfe development is for a showroom and not mainstream non-food retail 
warehousing. 

The business is generating some 37 jobs. 

The development is compliant with the SRC 1996 parking guidelines for retail parks. 
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8.4 

8.5 

The development is compliant with policies in the adopted and draft local plans. 

Evidence from a recent parking survey confirms that the showroom has no adverse 
effects on parking and traffic conditions at Birkenshaw Trading Estate and parking 
provision is adequate. 

8.6 Planning conditions can be tailored to adequately control the development to ensure no 
adverse effect on parking and traffic conditions at Birkenshaw Trading Estate which 
may arise in the future. 

For all these reasons it is respectfully requested that the Review Body approve this 
application. 

8.7 

Bryce Associates Ltd 
DJBIJLII 532 
27 October 2010 
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FIGURE I 

14 



Newlands 

f 
/ 

c 
... 

Birkenshaw Trading Estate 
Stone & Wolfe 

- .__ II-.-. 

Chemical 
works 

Client: 
Stone & Woife Site Location Plan I nk: 

L 
Pmjecl: 

Birkenshaw Trading Estate 

Design MS CAD MS A m M  CWd GS App'd DT 

Sale NTS Dale October2010 
I 

Rev: Tel: 44 (0) 141 222 6400 
F a :  44 (0) 141 222 6499 

225 Bath Street. 
Glasgow. 6 2  4GZ 

w.aBcom.u)m No. Figure 1 
I I I I I I I A 3  

II, 
I 



FIGURE 2 

16 



17 



APPENDIX I 
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bedrooms 

HISTORICAL BACKGROUND 

M r  Love formerly owned a leading kitchen retail and manufacturing company trading for 14 years and laterally 

employing 800 persons within West Central Scotland. Annual turnover a t  that point was approximately f 18million 
with 12 showrooms, 4 call centres and a manufacturing base in Cumbernauld. 

In late 2005 the company was sold - a t  that point a 4 year non-compete agreement was put in place. 

STONE AND WOLFE 

Stone and Wolfe is a newly founded company owned by Mr Love. The business currently operates through a 
Showroom in Birkenshaw Trading Estate where clientele view ranges and makes an appointment for a home survey. 
The client is then invited back to  the showroom to  view proposals and agree terms if applicable. (Product range is 
approx. f 15k - f50Kt)  

All products are brought to  Warehouse facilities based in Fallside Industrial Estate, Bothwell for assembly and 
distribution t o  customers. 

The 5 year business plan for Stone and Wolfe currently projects a further 5 showroom units and the setup of a 
central manufacturing base (Bothwell) 

The showroom currently employs 11 full time staff with 6 staff regularly contracted. It is anticipated that an 
additional 20 full time positions will be generated within the next 3 months a t  the warehouse base in Bothwell. 
Expansion plans in line with the business plan will see similar levels of duplication. 
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