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Planning Guidance for alternative uses
in Clydebank Business Park
1.

Introduction

Over recent years the Council has received increased interest from non-industrial/business uses to
locate within Clydebank Business Park. Planning applications and enquiries have been received for
the change of use of existing premises to uses such as nurseries, soft play and gymnasiums. This has
raised issues about whether these are suitable uses to locate within a business/industrial area in
terms of their impact on existing uses and the impact on the availability of property for industrial and
business uses.
This document offers additional guidance on how the Council’s Local Development Plan should be
applied when considering proposals for such uses. It will assist the Council in determining applications and will also provide greater certainty to potential applicants.

2.

Alternative Uses: Defining the Issue

This Guidance uses the term ‘industrial/business uses’ to refer to the following uses from the Town
and Country Planning (Use Classes) (Scotland) Order 1997:
Use Class 4 – Business
Use Class 5 – General Industry
Use Class 6 – Storage and Distribution
In this guidance, the terms ‘non-industrial/business uses’ and ‘alternative uses’ is used only to refer to:
Use Class 3 – Restaurants and cafes – where its primary trade will be drawn from the Business Park
Use Class 10 – Non-residential institutions e.g. nursery, training/education centre
Use Class 11 – Assembly and leisure e.g. gymnasium, sport arena
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3.

Clydebank Business Park

Clydebank Business Park was built on part of the site of the former Singer Sewing Machine factory
which closed in 1980. The site was identified as an Enterprise Zone in 1981 and the business park
developed to provide industrial and business accommodation for such uses.
It is located centrally within Clydebank, adjacent to the town centre and Clyde Shopping Centre. It is
easily accessible by public transport with Singer rail station sitting immediately adjacent to the north,
and Clydebank rail station within walking distance to the south. A frequent bus service runs along
Kilbowie Road at the eastern entrance to the Business Park, with more services available within walking distance from locations within the town centre.
Road access is also good with Kilbowie Road linking to the A82 and A814 which provide access to the
rest of Clydebank and the West Dunbartonshire area, Glasgow City Centre and via the Erskine Bridge
and Clyde Tunnel to the wider trunk road network.
Map 1: Clydebank Business Park location and transport links

The Business Park is now predominantly occupied by Business (Use Class 4), General Industry (Use
Class 5) and Storage and Distribution (Use Class 6) uses. Business types range from small local businesses to national and international organisations such as the Clydesdale Bank and Northern Marine.
Business units range in size from under 100sq.m up to 8,000 sq.m.
The Business Park is in multiple ownership, with business units and common areas in different private ownerships. The Council does not own or manage property within the Business Park.
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4.

Policy context

Scottish Planning Policy states that planning should address the development requirements of
businesses and enable key opportunities for investment to be realised. Planning can support sustainable economic growth by providing a positive policy context for development that delivers economic benefit.
It also states that where existing business sites are underused, for example where there has been an
increase in vacancy rates, reallocation to enable a wider range of viable business or alternative uses
should be considered, taking careful account of the potential impacts on existing businesses on the
site.
Scottish Planning Policy also identifies town centres as the preferred location for uses attracting significant number of people including retail and commercial leisure, offices, and community and cultural facilities.
The West Dunbartonshire Local Development Plan (Proposed Plan) applies Policy GE2 to existing
industrial and business locations in the Council area, including Clydebank Business Park. The purpose of Policy GE2 is to protect these locations for economic activity and growth, particularly for Use
Class 4, 5 and 6 uses, and to manage the level of alternative uses within business and industrial areas.
Policy GE2 states that development of Use Class 4, 5 and 6 uses will be supported within the existing
business and industrial areas identified on the Proposals Map. Proposals for alternative uses will be
assessed with regard to:
a) the impact on the operations of existing uses in the area;
b) the impact on the suitability of the area for future industrial and business investment;
c) the impact on the availability of land and buildings for business, industry or storage and
distribution uses;
d) the cumulative impact of non-Use Class 4, 5 & 6 uses with regard to the above considerations;
e) the availability of other locations for the proposed use;
f ) the positive contribution the proposed use can make to the area
Policy SC3 states that town centres are the preferred location for new leisure uses.The Plan’s strategy
for Clydebank town centre includes support for improving the evening economy and leisure offer.
The Council’s Economic Development Strategy 2015-2020 establishes key strategic priorities including stimulating economic investment and growing the business base, and creating an inclusive
and prosperous place where people choose to live, work and invest. For Clydebank Business Park,
the strategy indicates that the possibility of a Business Improvement District will be investigated.
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5.

Current situation

Alternative uses
The predominant existing uses within the Business Park are industrial and business (Use Classes 4/5/
6). However a number of non-industrial/business uses have been established including a café, dog
care/training service, sport/fitness uses, children’s nursery and a soft play centre. Table 1 and Map 2
show the number and spread of these non-industrial uses.

Table 1: Breakdown of alternative uses

Type
No. of units
Use class 3 - Food & drink
1
Use class 8 - Residential institution
1
Use class 10 - Non-residential institutions
2
Use class 11 - Leisure
4
Total

8

Map 2: Use Classes in Clydebank Business Park
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Unit sizes and vacancies
There are a range of different unit types and sizes in the Business Park.Table 2 identifies the number
of units available within different size bands. Vacancies exist in greatest number and at the highest
rate in the 100-500 sq.m size band. Vacancies exist in all the other size bands but in less number and
not as high a rate. The majority of vacancies sit to the front (east) of the Business Park.

Table 2: Breakdown of unit sizes (September 2016)

Size band (sq.m)
<100
100-500
500-1000
>1000

No. of Units
20
82
14
26

Vacant units
3
26
2
6

Vacancy rate
15%
32%
14%
23%

Total

142

37

26%
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6.

Research

Survey of Business Park businesses
The Council undertook a survey of Clydebank Business Park businesses in September 2016. The survey results provide information on the attitude of existing Clydebank Business Park businesses towards alternative uses and vacancies within the Business Park. Full details of the survey and the results are set out in Appendix 1. Some headline findings are included below.

Alternative uses
•
•

•
•

The majority of respondents agree that alternative uses can provide convenient services
for the Business Park and that they also contribute to an active and lively business park.
The majority of respondents do not think that alternative uses detract from the character
of the Business Park or introduce conflict with the operations (non-traffic) of existing
businesses.
Some concern is expressed that certain alternative uses introduce conflict with traffic
related operations of existing businesses.
The majority of respondents are unconcerned about the existing level of non-industrial/
business uses in the Business Park.

Vacancies
•

The majority of respondents agreed or strongly agreed that vacant units detract from the
character of the business park, attract anti-social behaviour and vandalism and present a
negative image to customers and clients.

Other Issues
•

On street parking is causing difficulty for other road traffic.

Quotes
‘Anything that will help the local economy. Times are changing and the market needs to
adapt to change’
‘Anything involving children beside industrial business is always going to provide a possible
conflict’
‘Welcome the forward thinking in this exercise in trying to attract a broad spectrum of users
to the business park…’
‘Where else would you want businesses to go that don’t fit a certain criteria’

Conclusions from survey
The survey indicates a majority opinion within existing businesses in favour of alternative uses within
the business park and support for the level of vacancy to be addressed. There are concerns around
on-road parking within the Business Park, although this is not specifically connected to alternative
uses.
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Accessibility
The Local Development Plan policy encourages all development to be easily accessible by active
travel or sustainable means of transport, thereby reducing the need to travel by private car. Policy
SD3 outlines that significant travel generating uses should locate within 400 metres of the public
transport network. Map 3 identifies those areas of the Business Park within 400 metres of Singer
Station and the nearest bus stops on Kilbowie Road. All of the units to the front to the east of Symington
Drive, and some units to the east of Whitworth Drive fall within 400 metres of public transport facilities.

Map 3: Accessibility to public transport

7

Approach in other Local Authority areas
Other local authorities within the Glasgow and Clyde Valley city-region were approached to ascertain whether they had received similar pressure for alternative uses in business and industrial locations and how they had addressed it. Responses were received from South and North Lanarkshire
Councils and Renfrewshire Council.
South Lanarkshire Council have adopted a hierarchy of industrial and business areas which includes
‘other employment land use areas’ where they are taking a more relaxed approach to non-use class
4/5/6. These are areas where there is a pressure for other uses and high levels of vacancy and where
there has been a subsequent change in character from predominantly industrial and business to
areas with a wider range of uses. In allowing more flexibility the Council expect this will in turn help
to stimulate the local economy. Proposals still require to be assessed against a criteria led policy.
Residential and retail uses (where retail will undermine existing towns/villages) are not considered
acceptable, and that the proposed uses would not prejudice the operation of adjoining businesses.
North Lanarkshire Council has also experienced pressure for alternative uses in business and industrial areas including for gyms, trampoline centres and dance studios. Following a charrette process to develop a new policy framework for industry and business, the Council has identified areas
where it can classify what facilities would be acceptable through guidance.This includes areas which
could be re-designated as mixed-use neighbourhoods (including housing) and informal/unplanned
commercials areas outwith town centres which could be re-conceived as appropriate for most nonresidential uses. They have also encompassed some older industrial areas into their town centres
which could accommodate these uses and therefore allow more flexibility.
Renfrewshire Council has introduced a Simplified Planning Zone for the Hillington area which has
relaxed planning restrictions within an industrial/business location.The focus of the Simplified Planning Zone scheme is on core business and employment uses, the Scheme also recognises the opportunity to introduce further complementary and non-conforming uses such as small scale retail and
leisure uses and motor vehicle sales operations (with the retail/leisure uses to serve the existing
organisations and make the park more sustainable and attractive for investment).
The information from other local authorities highlights that there is a trend towards a more flexible
approach for alternative uses in certain industrial and business areas, whilst it is appropriate that
other areas remain solely for business/industrial use. This approach is supported by Scottish Planning Policy which a wider range of viable business or alternative uses where existing business sites
are underused.
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7. Application of Local Development Plan Policy
GE2 criteria
Policy GE2 of the Local Development Plan supports the development of Use Class 4, 5 and 6 uses
within the existing business and industrial areas and sets out the criteria for assessing proposals for
alternative uses in these areas. Based on the survey and research information included in this guidance, a more flexible approach towards the location of certain non-industrial/business uses within
Clydebank Business Park will be adopted. However, having regard to the location of vacancies and
the accessibility information, the Council will only support proposals for non-industrial/business
uses to be located to the east of Symington Drive as identified on Map 4.

Map 4: Area identified for the location of non-industrial/business uses

a)
Would the use have an impact on the operations of existing uses in the
area?
The Council shares the view of the majority of respondents from across a range of business size and
types that non-industrial/business uses have limited impact on the operations of existing businesses.
Therefore, only in exceptional circumstances where there is clear evidence that there would be an
adverse impact on an existing industrial/business use, would an alternative use be refused on these
grounds.
However, the Council does have concerns about the safety of users of alternative uses within industrial/business areas, particularly of child-focused uses, and survey evidence suggests that there is a
general concern with regards to parking in the Business Park, particularly on-road parking.Therefore
the Council will require proposals for alternative uses to provide dedicated parking in close proximity to the unit proposed for the alternative use, and which avoids conflict with traffic associated with
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other uses in the Business Park. Where parking areas are shared with other uses, different hours of
operation will be a consideration.The Council will also require for a suitable walking route to the unit
from public transport nodes to be demonstrated.Any traffic impacts and parking requirements should
be discussed and agreed with the Council.

b)
Would the use have an impact on the suitability of the area for future
industrial and business investment?
There is no research or evidence to support that the introduction of alternative uses has a detrimental impact on the suitability of an area’s future for industrial/business development. However, a consideration will be the impact of any particular alternative use, or cluster of alternative uses on the
quality and character of the Business Park.

c)
Would the use have an impact on the availability of land and buildings
for business, industry or storage and distribution uses?
The primary purpose of Clydebank Business Park remains business and industry. The Council will
seek to retain a supply of units for these uses in preference to other uses. Therefore, the Council will
not support an alternative use in any unit that would result in there being no vacant units remaining
in any of the size bands identified in Table 2.

d)
Would there be a cumulative impact of non-use Class 4, 5 & 6 uses with
regard to the above considerations.
Consideration will be given to whether the overall level of non-industrial/business uses is having an
impact on operations, status and suitability of existing and proposed industrial/business use. The
primary purpose of this business park for industrial/business use will remain.

e)

Is there availability of other locations for the proposed use?

The Council’s preferred location for new leisure and public service uses will remain Clydebank town
centre. Clydebank’s edge of centre commercial centres (Clyde Retail Park and Kilbowie Retail Park)
will be sequentially preferable for these uses. Applicants for non-business and industrial uses within
Clydebank Business Park should always demonstrate that they have considered available premises
within the town centre and retail parks, and justify why they are not suitable.There will be no requirement to consider premises in other locations.
In some circumstances it is accepted that premises within Clydebank town centre and its commercial centres may not be suitable for alternative uses. When considering the suitability of alternative
premises cognisance will be given to the operational requirements of the proposed use with regard
to physical requirements and hours of operation.

f)

What positive contribution would the proposed use make to the area?

There is a strong preference for vacant units to be occupied as they detract from the character of the
Business Park, present a negative image to customers and clients and attract anti-social behaviour
and vandalism. Therefore the occupation of a vacant unit by a non-industrial/business use will be
viewed positively except under the circumstances set out under criterion c.
Alternative uses can also be complementary to existing Business Park businesses and employees
providing convenient services.
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8.

Conclusion

This guidance offers the following key points in respect of non-industrial and business uses within
Clydebank Business Park:

• Scottish Planning Policy supports a wider range of alternative uses where existing business sites
have become underused

• The majority of Business Park businesses that responded to the survey are not concerned about
non-industrial/business uses locating there, and certain uses are seen as complementary to the
Business Park.

• There are vacant units available to accommodate non-industrial/business uses without impacting
on the supply of units for industrial/business uses, and a strong preference within the businesses
surveyed for vacant units to be occupied.

• The Council will direct non-industrial/business uses to the east of Symington Drive and require
dedicated parking for non-industrial/business uses, and particularly for child-focused uses.
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Appendix 1 – Online Questionnaire for Clydebank
Business Park
In preparing the planning guidance for non-industrial/business uses in Clydebank Business Park,
existing businesses were invited to complete an online questionnaire via Survey Monkey. The purpose of the survey was to ascertain the opinions of existing businesses towards non-industrial/business uses and vacant units within the Business Park. Letters were hand delivered to all occupied units
within the Business Park providing the link to the survey and inviting businesses to complete it.
18% of the businesses who were invited to take the survey responded. Responses came from a range
of different business types (business/industrial and alternative uses) and sizes (independents and
multi-nationals).
Businesses were asked to agree/disagree with a number of statements relating to different alternative uses and vacant units. The results of survey are set out below.

1.

They provide convenient services for business park businesses/employees.

*Statement not applicable to child-focused commercial leisure and child-focused sports/fitness uses.
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2.

They detract from the character of the business park

.

3.

They help to fill vacancies.
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4.

They introduce conflict with the operations of existing businesses – traffic related.

5.

They introduce conflict with the operations of existing businesses – other
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6.

They contribute to an active and lively business park.

7.

To what extent are you concerned about the existing level of non-industrial business uses
in Clydebank Business Park?

15

8.

Do you agree or disagree with the following statements about vacant units within
Clydebank Business Park?
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9.

Are there any other uses you would welcome/like to see in Clydebank Business Park?
• Dry cleaning/ car wash/dedicated community police wardens
• Soft Play areas, Rock Climbing, Child minding, Florist
• Have public transport service the whole of the estate rather than buses having a terminus
at the entrance - they could go round North / South Avenue

• Snack van or more eating places. Small convenience store would be handy. Beautician/
hairdressers where workers might use in their lunch break.

• Improved access and exit to park
• Anything that will help the local economy.Times are changing and the market place needs
to adapt to change.

10.

Do you have any further comments to make in relation to non-industrial/business uses
within Clydebank Business Park?
• Additional entry/exit route
• Potential for overprovision of certain alternative uses.
• Sort out the parking. Many parked cars on North and South Avenues with spaces available
in adjacent car parks. Stop buses parking in front of business park directory board and post
boxes.

• Anything involving children beside industrial business is always going to provide a possible
conflict. Not against per say, just an observation. Car parking facilities are inadequate. The
parking on the road on North Avenue is a real problem and seems crazy given there is an
ambulance response unit based just off of it, accidents waiting to happen.

• Inconsiderate Parking is becoming a real issue for our operations from the business park
• Welcome the forward thinking in this exercise in trying to attract a broad spectrum of users
to the business park and avoid the boom or bust scenario that I have witnessed over the
past 5 years

• Parking is the main concern - when heavy goods vehicles are having to navigate past
parked cars especially at call centre in South Avenue

• Lighting could be made better and more CCTV cameras should be in place
• Where else would you want businesses to go that don’t fit into a certain criteria. As a new
business in the park we have been made very welcome by our neighbours. There is very
good infrastructure in place to allow safe access and egress from the estate on foot and by
car so there should be no reason not to allow businesses to move here.
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