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Subject:   Proposed erection of a 3 storey Class 2 office at 30 Regent Street and formation of 16 car 
parking spaces adjacent to 39 Regent Street and 10 Bank Street, Greenock 

 at  

30 Regent Street 

Greenock 

PA15 4PB 

 
 
 
SITE DESCRIPTION 
 
The site is in two parts, comprising the Council's Alcohol Services building on the north east 
junction of Regent Street and Bank Street, Greenock and a cul-de-sac (part of Bank Street), lying 
to the south of Regent Street. The Alcohol Services site extends to approximately 0.95ha while the 
cul-de-sac site, opposite, has an approximate area of 0.89ha.  
 
The single storey, flat roofed Alcohol Services building dates from the Second World War and is in 
a poor state of repair. It occupies a level platform contained by retaining walls at its boundaries with 
the steeply sloping Bank Street to the west and the grade B listed Jericho House (hostel) to the 
north. The Wellpark forms the east boundary which is defined by an approximately 1.4m high 
random rubble wall. The random rubble wall has been undermined by tree roots in the 
neighbouring park and has a pronounced lean. Vehicular access to the site is from Regent Street.  
 
The cul-de-sac part of the site is bound by Regent Street to the north, Bank Street to the east and 
south and by the Highland Star Chinese Restaurant and a tenement at 10 Bank Street to the west. 
There is a vehicular access into a yard at the rear of the restaurant from the cul-de-sac. The 
carriageway of the cu-de-sac is contained by pavements to the north, east and west. The 
pavement to the north is broad and is used to site a group of council recycling bins. The eastern 
part of the cul-de-sac site comprises an area of grassed open space, containing a small item of 
play equipment. 
 
PROPOSAL 
 
At the February meeting of the Planning Board, following a site visit, Members decided to continue 
consideration of planning application 08/0203/IC for the erection  of a 3 storey, class 2 office at 30 
Regent Street and formation of 14 car parking spaces adjacent to 39 Regent Street and 10 Bank 
Street Greenock to allow  the submission of an amended planning application. Copies of my 
reports to the January and February meetings of the Planning board on 08/0203/IC are attached. 



Planning application 08/0203/IC has been withdrawn and replaced by the application under 
consideration in this report. 
 
It is proposed to replace the Alcohol Services building with a new three storey building with a 
monopitched roof, providing Class 2 office accommodation for Health Authority and Social Services 
workers. A statement has been supplied explaining the background to the planning application and 
the proposed use of the building (copy attached). 
 
Vehicular access to the proposed building would be from Regent Street. It is proposed to provide  
23 parking spaces. 7 spaces would be provided within the site of the proposed building. Another 16 
spaces are proposed to be provided at the cul-de-sac on Bank Street with end on parking bays 
being formed.  The proposed parking spaces on Bank Street would be part of the public road and 
as such would be available for use by all motorists, thus increasing parking facilities within the 
area.  
 
In the previous planning application, 27 off street parking spaces were proposed. This figure has 
reduced to 23 spaces in the current planning application. Members were concerned by the design 
of undercroft parking in the proposed building and it has been replaced by office accommodation in 
the design now under consideration.  
 
It is further proposed to take down and rebuild the random rubble wall at the boundary wall with the 
Wellpark. Four mature trees within the park, which have caused the existing wall to subside, are 
proposed to be felled and replacement specimens planted.  
 
LOCAL PLAN POLICIES 
 
Local Plan Policy LR1- Safeguarding Open Space 
 
Inverclyde Council, as Planning Authority, will support, safeguard and where practicable, enhance: 
 
(a) areas identified as ‘Open Space’ on the Proposals Map  
(b) other areas of open space of value in terms of their amenity to their surroundings and to the      

community and their function as wildlife corridors or wedges; and 
(c) where appropriate, encourage other relevant and compatible development for the purposes 
of leisure, recreation and sport. 
 
Local Plan Policy H1 - Safeguarding the Character and Amenity of Residential Areas 
 
The character and amenity of existing residential areas, identified on the Proposals Map, will be 
safeguarded, and where practicable, enhanced. New residential development will be acceptable, in 
principle, subject to other relevant Local Plan policies. 
 
Local Plan Policy H8 - The Character and Amenity of Residential Areas 
 
Proposals for residential development that are acceptable in principle in terms of the Development 
Strategy of the Local Plan will still be required to satisfy the following development control criteria: 
 
(a) compatibility with the character and amenity of an area in terms of land use, density, design 

and materials used; 
(b) visual impact of development on the site and its surroundings; 
(c) landscaping proposals; 
(d) open space proposals (see also Policy H11 and guidance in Policy DC1); 
(e) proposals for the retention of existing landscape or townscape features of value on the site; 
(f) assessment against the Council’s Roads Development Guidelines 1995 with regard to road 
design, parking and traffic safety; 
(g) provision of adequate services; and 



(h) accommodation of, in appropriate cases, the requirements of bus operators regarding road 
widths, lay-bys and turning areas. 
 
Local Plan Policy H9 - Non-Residential Development Proposals within Residential Areas 
 
The introduction of new, or the extension of, non-residential uses in existing residential areas will 
be acceptable only where such uses are compatible with the character and amenity of the area and 
satisfy other relevant policies of the Local Plan. 
 
 
CONSULTATIONS 
 
Head Of Environmental Services - No objections 
 
PUBLICITY 
 
The application was advertised in the Greenock Telegraph on 9th February 2009 as Development 
by Planning Authority and as a Development Affecting the Setting of a Listed Building. 
 
SITE NOTICES 
  
A site notice was posted on 10th February 2009 for Development Affecting the Setting of a Listed 
Building. 
 
PUBLIC PARTICIPATION 
 
One letter of objection to this planning application has been received (copy attached). The objector 
considers that: 
 
1. The development of car parking on the area of open space will be to the detriment of 
 residents and is contrary to the Inverclyde Local Plan. 
2. The priority should be for increased public transport and not additional car parking. 
3. The size of the proposed car park is insufficient, as it will attract use by other town centre 
 visitors making parking more difficult for residents. 
4. Parking spaces will be lost during construction. 
5.  The recycling facility, which is well used by residents, may be lost as a result of the 
 development. 
6. The proximity of the site to the front door of 10 Bank Street is unacceptable, and assurance 
 is required from the principal contractor that issues of noise, housekeeping, hygiene and 
 general nuisance will be mitigated. 
7. There are already perceived problems associated with the users of the facility, therefore 
 questions arise over the impact of increased use. 
8. Assurance is required over the impact from asbestos during the demolition works. 
 
Copies of the representations received in response to the planning application considered at the 
January and February meetings of the Planning Board are enclosed with my two previous reports 
and are attached. 
 
ASSESSMENT 
 
The material considerations in the determination of this planning application are the Development 
Plan, the consultation responses, the previous planning application for the site and design. 
 
Although on the border of the commercial town centre and the residential area surrounding, Policy 
H1 applies. It seeks to safeguard and, where practicable, enhance the character and amenity of 
residential areas. The best measure, I consider, of whether or not the proposal satisfies this aim is 



to assess it against Policy H9 which requires the introduction of new, non residential uses in 
existing residential areas to be compatible with the character and amenity of the area. Key to this 
issue is recognition that the existing Alcohol Services office occupies the site. The existing building 
is of single storey construction while that proposed would have three storeys. Staffing levels at the 
existing office are 14, 6 of whom provide an itinerant service around Inverclyde. The proposed 
office would have a staff complement of 22, of which 8 would operate itinerantly. It therefore falls to 
consider what impact the proposed building and increased staff complement would have on 
residential amenity and character. With regard to the increased level of activity I consider that the 
greatest potential impact arises from demand for car parking. The Council’s Roads Development 
Guide advises that 2 parking spaces should be provided per 100 square metres of floorspace . In 
this instance the requirement is for  23 spaces, including approximately 100 square metres of office 
space designed as undercroft parking in the previous planning application. A total of 23 spaces are 
proposed; 7 within the office site and 16 in a car park to be formed on Bank Street. The proposed 
Bank Street car park is available for public use and on street parking is generally available during 
the day. The car park would be available to users of the proposed office during its core hours of 
9am to 5pm. Limited evening use of the proposed office is, I consider, unlikely to make significant 
demand on the proposed parking at Bank Street as 7 spaces are available at the office itself. The 
increased amount of car parking at Bank Street would be to the benefit of residents wishing to park 
near to their homes during the evening. Access to the rear of the Highland Star Chinese 
Restaurant is maintained. 
 
I note the concern of the objector over car parking and the consequential impact on the area of 
open space and potential loss of the recycling facility. Policy LR1 of the Local Plan seeks to 
safeguard areas of open space of value in terms of their amenity to their surroundings and to the 
community and their function as wildlife corridors or wedges. I also note that the Wellpark, which 
constitutes a significant public amenity, lies opposite. Overall, however, I consider that the proposal 
offers to opportunity to rationalize the area, increase parking, and improve the visual amenity of the 
area, including the impact of the recycling facility, which is to be retained.  
 
While the proposed modern building is significantly larger than the dilapidated wartime structure 
presently on site, I consider that its scale and design are sympathetic to neighbouring properties, 
including the Grade B listed Jericho House and to the setting of the Wellpark. The deletion of the 
undercroft parking overcomes one of the design issues raised by the Police in their observations on 
the previous planning application. Benefits to be accrued from having an improved design and 
quality of building require to be balanced against the impact which the removal of 4 mature trees 
from the Wellpark shall have. While the trees within the park are not afforded any formal protection 
they are an important component in the overall amenity that the park affords to the public. On 
balance, I consider the benefits of having an improved quality of building adjacent to the public park 
outweigh the adverse impact on character and amenity arising from the proposed felling. 
 
Overall, I am satisfied that the proposed building design satisfies the requirements of policy H9 and 
there is no conflict with the aims of Policies LR1 and H1. 
 
I am, however, required to consider if there are other material considerations that persuade against 
following development plan policy. In this respect I have examined the points of objection to the 
application.  As previously informed, I am satisfied that the impact on residential amenity of the 
proposed parking facility will be acceptable, and that the level of parking is appropriate. Site 
management and health and safety matters relative to construction and demolition are controlled 
by non planning legislation, and I am not persuaded that perceptions of the impact from greater use 
of the building merits refusal.  
 
Scottish Government PAN 82 advises that in the case of planning applications by planning 
authorities the Scottish Ministers should be notified where the planning authority  considers the 
strength of opposition is a significant material consideration taking into account the number of 
representations, the extent to which they are representative of the community and their relevance 
in planning terms. A substantial body of objections was received to the previous planning 
application, which the application under consideration substitutes. Although the application under 



consideration has been the subject of neighbour notification and press and site advertisements, at 
the time of writing only one written representation has been received. The concerns raised by 
objectors to the previous application remain relevant, however, and I consequently consider that 
the planning application under consideration requires to be referred to the Scottish Ministers in the 
event that the Planning Board is minded to grant planning permission. 
 
 
RECOMMENDATION 
 
That the application be Granted Subject to Conditions 
 
Conditions 
 
 
 1. That the development to which this permission relates must be begun within five years from 

the date of this permission. 
 
 
 2. The office hereby approved shall not be occupied until the parking layout detailed on 

docquetted drawing 07 126 101 has been completed. 
 
 
 3. No development shall commence until details of tree planting to replace the 4 trees to be 

felled in the Wellpark have been submitted to and approved in writing by the Planning 
Authority. Planting shall take place in the first planting season following completion of the 
office and any specimens that in the subsequent 5 years die, become diseased or are 
damaged shall be replaced in the next planting season with a similar specimen unless the 
Head of Planning and Housing gives prior approval to any alternatives 

 
 
 4. Development shall not begin until samples of materials to be used (on external surfaces of 

the buildings) or (in construction of hard standings/walls/fences) have been submitted to and 
approved in writing by the planning authority.  Development shall thereafter be carried out 
using the approved materials or such alternatives as may be agreed in writing with the Head 
of Planning and Housing. 

 
 
 5. No development shall commence until details of measures to improve the security and natural 

surveillance of the side and rear footpaths and the provision of 2m high boundary treatment to 
the east and north site boundaries have been submitted to and approved in writing by the 
Head of Planning & Housing. Development shall thereafter be carried out in accordance with 
the approved details or such alternatives as may be agreed in writing with the Head of 
Planning and Housing. 

 
 
 
 
Reasons 
 
 
 1. To comply with Section 58 of the Town and Country Planning (Scotland) Act 1997 
 
 2. To prevent obstructive parking on Regent Street and Bank Street. 
 
 3. To ensure a quality tree setting for the office and the Wellpark 
 



 4. To ensure a continuity of materials in this part of Greenock 
 
5. To improve the security of the building hereby approved and to accord with Police advice. 
 
 
 
 
 
F. K WILLIAMSON 
Head of Planning and Housing 
 
 
 
BACKGROUND PAPERS 
 
1. Application form 
2. Application plans 
3. Inverclyde Local Plan 
4. Consultation responses 
5. Written representations 
6. Planning Application 08/0203/IC 
 
 
 
 
 
 
 
 
 
     























































 

 
Flat1/2 
10 Bank Street 
Greenock 
 
Tel 07946451277 
 
 

Your ref 09/0029/IC 
 
Our ref SY 
 
Date 23 February 2009 
 
 
Guy Phillips 
Inverclyde District Council 
Municipal Buildings 
GREENOCK 
PA15 1LY 
 
 
Dear Guy 
 
I would like to advise that as a resident of 10 Bank Street Greenock, I object to the 
planned development at 30 Regent Street.  My reasons for this are as follows. 
 
From an amenity point of view, the residents of this area will lose the green living space 
in front of the property.  The Inverclyde Local Plan (ILP) states that there is “currently a 
shortfall of open space in Inverclyde. Given this apparent shortfall, which is recognised 
in the Structure Plan, any attempt to make adequate provision should start by 
safeguarding existing open space, whatever the size”. (ILP, page 159) 
 
In October 2000 ‘A Strategy for Inverclyde’s Town Centres’ was produced.  One of the 
actions arising from this consultation was the requirement for green travel plans stated 
within table 8.1, page 121 of the ILP.  The ILP goes on further to state that the aims are 
 “to meet sustainable transport objectives and reduce both need and demand for long 
term parking in central Greenock”. 
 
Therefore, the provision of this proposed number of car parking spaces is not in line 
with the local plan for the area which I believed the planning committee were required 
to comply with.  In light of the aims of the ILP, should better facilities for public 
transport not be the main consideration here as opposed to simply providing car parking 
spaces?  Indeed, the revised planning proposal increases the number of car park spaces 
from the previous application.  Considering the prime location of the proposed building 
on the bus route and within less than 5 minutes walk of train stations, this would seem 
to be an ideal opportunity to ensure that this requirement is met as identified in the 
Local Plan. 
 
The area outside 10 Bank Street is currently used for a number of cars local to the area 
and not just the residents of number 10.  This includes people using this parking area for 
the town due to its proximity to the town buildings, shopping centres and other 
employers.   Therefore, the proposed capacity will still not be enough and will only act 
as an attractive area for non-employees of the proposed build to park in.  This means 
that whilst there could be an argument to say that parking is being provided for use, the 
reality is that there is unlikely to be space for the local residents to use these spaces so 
forcing us to park elsewhere in an already saturated area. 
 

   



Therefore, considering the size of the building proposed and the residents in the area, 
the car park will not be sufficient for the needs of either local residents or employees 
and as such will put additional pressure on an already at capacity area. 
 
Furthermore, by barriering this area off throughout construction at least 9 car parking 
spaces will be lost for the duration of the works.  In addition, the staff and operatives of 
the site will all likely be car drivers and again will put pressure on the local area.   
 
Furthermore, a question arises as to whether the recycling facilities currently available 
at Bank Street will still be available after the development.  These are used regularly by 
the residents of the local area and a loss of this would be substantial and lead to 
increased general waste. 
 
The proximity of the site to the front door of the property is unacceptable.  It is likely 
that the area immediately outside the front door will be the site compound bringing with 
it the associated issues of noise, housekeeping, hygiene and general nuisance.  The issue 
of whether this will act as a potential beacon for thieves is a concern which is something 
that we do not wish to encourage in our neighbourhood. 
 
Therefore, we would be keen to seek assurance that the principal contractor will be 
taking all measures to mitigate the environmental nuisance from the proposed site to 
eliminate disturbance to residents. 
 
Following on from this, there are already perceived problems in the area associated with 
clientele of the current facility. Therefore, questions arise as to what kind of degree of 
social problems can local residents expect from an increase in the number of people 
being seen at the proposed facility. 
 
In addition, there are concerns related to the demolition of the existing building.  We 
would like to be assured that the principal contractor for the site is in receipt of a full 
asbestos management plan for the existing building, that appropriate asbestos surveys 
have been carried out prior to the demolition and that local residents are assured of 
proposals to mitigate the release of asbestos into the atmosphere in accordance with the 
Control of Asbestos Regulations.   
 
I anticipate that shall the proposal go to a committee, residents of Bank Street and other 
interested parties shall be invited to the committee meeting. 
 
Yours sincerely 
 
 
 
 
 
Sharon Young 
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