
 

 

Argyll and Bute Council 
Development & Regulatory Services   

 
Delegated or Committee Planning Application Report and Report of handling as required 
by Schedule 2 of the Town and Country Planning (Development Management Procedure) 
(Scotland) Regulations 2008 relative to applications for Planning Permission or Planning 
Permission in Principle 
____________________________________________________________________________ 
 
Reference No: 10/01892/PP 
 
Planning Hierarchy: Local Application 
 
Applicant:  J D Wetherspoon PLC 
 
Proposal:  Change of use of retail premises (Class1) to public house (sui generis), 

formation of beer garden and external alterations in connection with the 
proposed use and formation of two retail units 

 
Site Address:  19-29 James Street, Helensburgh    
____________________________________________________________________________ 
  
DECISION ROUTE  
 
Local Government Scotland Act 1973 
____________________________________________________________________________ 
 
(A)  THE APPLICATION 
 

(i) Development Requiring Express Planning Permission 
 

• Change of use of retail (Class 1) to public House (sui generis) 
• Formation of beer garden 
• Formation of two retail units 

  
(ii) Other specified operations 

 

• None 
____________________________________________________________________________ 
 
(B) RECOMMENDATION: 
 

It is recommended that, subject to a discretionary local hearing, planning permission is 
granted subject to the conditions and reasons set out overleaf. 

____________________________________________________________________________ 
 
(C) HISTORY:  99/00110/DET - Alterations and part demolition of premises including 

installation of new shop front (permitted 01.03.1999) 
____________________________________________________________________________ 
 
(D) CONSULTATIONS:   
 
  

Scottish Water 20.12.2010 - No objections 



 

 

 
Roads  10.01.2011 - No objections 

 
 

Environmental 
Health   
 
Helensburgh 
Community 
Council 

11.01.2011 - 
 
 
17.01.2011 - 

No objections 
 
 
Object for the following reasons: 
-  We have canvassed local residents and they           
are largely against it. 
-  The Wetherspoon application is an  
inappropriate development for the site, instead it 
should be used for housing 
 
Results of local opinion: 
Helensburgh Community Councillors 
Support: 2; Oppose 9;  Not Sure 2 
 
Adjacent Businesses 
Support 2; Oppose 2 
 
Adjacent residents 
Support 6; Oppose 10; Not Sure 2 

 
____________________________________________________________________________ 
 
(E) PUBLICITY:  Listed Building/Conservation Advert (expires 14.01.2011) 
____________________________________________________________________________ 
 
(F) REPRESENTATIONS:   
 
 3 letters of support have been received from the following: 
 
 Hilary Williams, 13 Millerslea Gardens, Helensburgh (email dated 23/12/2010) 
 Mr and Mrs McDougall (email dated 10/01/2010) 
 Edna McGhee, Flat 6, 9 Cairndhu Gardens, Helensburgh (letter received 24/01/2011) 
 
 29 letters of objection have been received from the following: 
 

Gordon and Diane White, 3 Scott Court, James Street, Helensburgh (letter dated 
24/12/2010) 

 Crawford Foster, 8 Scott Court, Helensburgh (letters dated 23/12/2010 and 02/01/2010) 
 Mr and Mrs Vallance, 5 Scott Court, Helensburgh (letter dated 29/12/2010) 
 E Cordner and D Nicolson, 9 Scott Court, Helensburgh (letter dated 03/01/2011) 
 Mrs E Perella, flat 2/2, Princess Court, Helensburgh 
 Christopher Wilson, 2/2, 5 James Street, Helensburgh (email dated 05/01/2011) 
 David Smeeton, Flat 2/1, 15 James Street, Helensburgh (email dated 07/01/2011) 
 Marie Londie, 11 Princes Court, Helensburgh (letter received 10/01/2011)  

Helen Gilchrist, Flat 18 Princes Court, 55 West Princes Street, Helensburgh (letter 
received 10/01/2011)   
Mr and Mrs Burt, 10 Princes Court, West Princes Street, Helensburgh (letter received 
10/01/2011) 
Mrs A Meikle, 6 Princes Court, Helensburgh (letter received 11/01/2011)* 



 

 

Elena Gildea, 19 Princes Court, 55 West Princes Street, Helensburgh (letter received 
11/01/2010) 
E Beaton, Flat 12 Princes Court, 55 West Princes Street, Helensburgh (letter dated 
10/01/2011) 
C Gardner, Flat Basement/1, 34 East Argyle Street, Helensburgh (email dated 
11/01/2011) 
Margaret MacDonald, 5 Princes Court, Helensburgh (letter received 12/01/2010) 
Cynthia B Green, 2 Princes Court, West Princes Street Helensburgh (letter dated 
08/01/2011) 
M Kinloch, 17 Princes Court, Helensburgh (letter received 12/01/2011) 
Mrs M Evans, Flat 20 Princes Court, 55 West Princes Street, Helensburgh (letter 
received 13/01/2011) 
Anne Donnachie, 12 - 14 West Clyde Street, Helensburgh (email dated 14/01/2011) 
H Catterson Ltd T/A, The Ashton, 74 West Princes Street, Helensburgh (letter received 
14/01/2010) 
Mr and Mrs J Green, 57 West Clyde Street, Helensburgh (letter dated 11/01/2011) 
Steven Dunn, 15 James Street, Helensburgh (email dated 13/01/2011)  
Stephen Tudhope, 5 James Street, Flat 2/1, Helensburgh (email dated 13/01/2011) 
Catriona Malan, 36A James Street, Helensburgh (letter dated 16/01/2011) 
Nigel Millar, 29 George Street, Helensburgh (letter dated 14/01/2011) 
Cara Nikolic, 41/42 West Clyde Street, Helensburgh (email dated 14/11/2011) 
Mr and Mrs A K Johnson, DFlat 1/2, 15 James Street, Helensburgh (letter received 
13/01/2011) 
Mark Tyson, Royal Bar, 8 West Clyde Street, Helensburgh (email dated 14/01/2011) 
Councillor George Freeman, Ward 9 – Lomond North (email dated 25/01/2011) 
 
One anonymous letter has been received and cannot therefore be included. 

  
 

(i) Summary of issues raised 
 

Support: 
 

Helensburgh is in steep decline at the moment and people choose to go elsewhere 
for a night out or a nice meal, namely Glasgow, Dumbarton or Balloch.  A pub like 
this would boost the economy with people staying in Helensburgh and spending 
their money here. 
 
Wetherspoons is a popular chain.  With the impending influx of submariners to the 
town, I feel the addition of a pub of this nature will be welcomed. 
 
Wetherspoons is a reasonable priced, family orientated pub – something we do not 
have at the moment. 
 

Objections: 
 

There will be issues with regards to parking. 
 
Comment:  The site is within the town centre and as such zero parking provision is 
required.  The Area Roads Manager has no objections to the proposal. 

 
The residents of Scott Court and James Street already have to deal with excessive 
noise at nights and weekends and a new pub and beer garden here will exacerbate 
the problem. 



 

 

 
Comment:  This is a town centre location where some noise is to be expected.  The 
Area Environmental Health Officer has no objections to the proposal. 
 
At night and weekends the area is full of drunk people urinating in public and 
vomiting up and down the street.  A new pub will intensify this problem. 
 
Comment:  Anti-social behaviour is a police matter, not a material planning 
consideration.  The site is within the town centre where these types of development 
are expected. 
 
A chain like this with cheap food and drink promotions will put other smaller local 
businesses out of business. 
 
Comment:  This is down to market forces and not a material planning consideration. 
 
The owners should be encouraged to use the site for housing. 
 
Comment:  No pre-application discussions had taken place with the applicant with 
regards to this application.  Each application is required to be judged individually 
and on its own merit.  It is considered that a public house is an acceptable use 
within this town centre location. It is necessary to determine the application at hand 
regardless of any other potential use for which permission has not been sought.   

 
There is already a proliferation of public houses in the vicinity and another one is not 
needed. 
 
Comment: This is not a planning consideration as the number of licensed premises 
in the area is a matter determined by market competition and licensing 
considerations. 
 
The residents of Scot Court, a number of who are elderly and adjacent properties 
will suffer loss of privacy due to the beer garden.   
 
Comment:  The beer garden will be enclosed within the site.  It will not have views to 
the residents and as such it is not considered that it will adversely affect privacy. 
 
Property prices have fallen below the national average and will continue to do so. 
 
Comment:  Property prices are not a material planning consideration. 
 
The extraction flues and inevitable smells from kitchen and air conditioning. 
. 
Comment:  The Area Environmental Health officer has no objections. 
 
The emptying of glassware to bins at night and in the morning will be a nuisance. 
 
Comment:  Should noise nuisance arise from unacceptable practices, it will be a 
matter to be dealt with at the time by Environmental Health. 
 

____________________________________________________________________________ 
 
 
 



 

 

(G) SUPPORTING INFORMATION 
 
 Has the application been the subject of: 
 

(i) Environmental Statement:  No 
 

(ii) An appropriate assessment under the Conservation (Natural Habitats) 
Regulations 1994:   No 

 
(iii) A design or design/access statement:   Yes 

 
(iv) A report on the impact of the proposed development eg. Retail impact, 

transport impact, noise impact, flood risk, drainage impact etc:  N 
 
Summary of main issues raised by each assessment/report  
 
Design/Access Statement 
 

JD Wetherspoon plc plan to completely upgrade and refurbish the existing 
building to form a traditional public house with an all day restaurant.  This 
includes the introduction of a new shop front main entrance and a beer garden to 
the rear.  A portion of the building is to be set aside for 2 individual sublet units. 
 
JD Wetherspoon offers a friendly service that is responsive to needs of 
customers.  We intend to comply with current regulations and good practice.  The 
premises will be accessible as possible in all areas.  Under ongoing management 
obligations under the DDA, the company undertake regular staff training in order 
to ensure a continued accessible service. 
 
The redevelopment proposals should: 

• Reinstate the life and vitality of the building back to its original condition. 
• Use materials and finishes which are sympathetic with the existing 
building to reinforce the original aesthetic concepts. 

• Create employment. 
• Utilise existing service routes. 
 

The site is within the town centre therefore represents an opportunity for 
sustainable development.  The proposed works will not in any way adversely 
impact upon the neighbouring properties or the local environment. 
 
The use of existing faculties and drainage is a priority.  The management of fume 
extraction is particularly important.  A vertical extract duct from the kitchen 
through the flat roof is proposed to discharge, well away from dwellings adjacent 
to the site. 
 
Appearance:  The proposed buildings overall aesthetics will not change apart 
from redecoration of existing features.  Internally, it will be comfortable and 
welcoming.  Materials where possible, will be locally sourced.  Local historical 
artwork will be displayed.  Internal areas are also decorated with commissioned 
artwork by locally sourced artists. 
 
Landscaping:  It is essential to create an outdoor area which looks attractive all 
year for the use and enjoyment of all customers.  It is essential that these areas 
are maintained to a very high standard. 



 

 

 
Access:  The site is located within walking distance of several bus services, the 
train station, existing cycle routes and well maintained footways. 
 
The proposal presents an opportunity to bring a viable, sustainable use to this 
current vacant building.  The contribution this site makes to the quality of the area 
can therefore be considerably enhanced by this redevelopment.  It is able to 
address a range of townscape and urban design issues dramatically and improve 
the coherence and legibility of this area.  The proposals will regenerate the 
building and meet the needs of modern leisure businesses which will promote 
future investment in Helensburgh. 

____________________________________________________________________________ 
 
(H) PLANNING OBLIGATIONS 
 

(i) Is a Section 75 agreement required:  No 
____________________________________________________________________________ 

 
(I) Has a Direction been issued by Scottish Ministers in terms of Regulation 30, 31 or 

32:  No 
____________________________________________________________________________ 
 
 (J)  Section 25 of the Act; Development Plan and any other material considerations 

over and above those listed above which have been taken into account in the 
assessment of the application 

 
(i)  List of all Development Plan Policy considerations taken into account in 

assessment of the application. 
 
‘Argyll and Bute Structure Plan’ 2002  
 
STRAT DC 1 – Development within the Settlements 
 
‘Argyll and Bute Local Plan’ 2009  
 
LP ENV 1 – Impact on the General Environment 
LP ENV 19 – Development Setting, Layout and Design 

 
LP BAD 1 – Bad Neighbour Development  
 
Appendix A – Sustainable Siting and Design Principles 
Appendix B – Shop Front/Advertising Design Principles 

 
(ii) List of all other material planning considerations taken into account in the 

assessment of the application, having due regard to Annex A of Circular 
4/2009. 

____________________________________________________________________________ 
 

(K) Is the proposal a Schedule 2 Development not requiring an Environmental Impact 
Assessment:  No  

____________________________________________________________________________ 
 
(L) Has the application been the subject of statutory pre-application consultation 

(PAC):  No 



 

 

____________________________________________________________________________ 
 
(M) Has a sustainability check list been submitted:  No 
____________________________________________________________________________ 
 
(N) Does the Council have an interest in the site:  No 
____________________________________________________________________________ 
 
(O) Requirement for a hearing (PAN41 or other):  Given the large number of 

representations, a discretionary local hearing is recommended. 
____________________________________________________________________________ 
 
(P) Assessment and summary of determining issues and material considerations 
 
 Planning permission is sought for the change of use of a retail unit (Class 1) to a public 

house (Sui Generis).  The proposed site is an old retail unit selling carpets which is 
currently lying vacant.  The building is adjacent to flatted properties, but it is a separate 
unit.   

 
 The application site is situated within Helensburgh town centre as defined by the ‘Argyll 

& Bute Local Plan’ where there is a general presumption in favour of commercial and 
retail development.  The proposal complies with Local Plan policy particularly as it 
involves the reuse of a vacant premises which is fairly prominent within Helensburgh 
town centre. 

____________________________________________________________________________ 
 
(Q) Is the proposal consistent with the Development Plan:  Yes 
____________________________________________________________________________ 
 
(R) Reasons why planning permission or a Planning Permission in Principle should 

be granted  
  

The proposed development is acceptable at this location.  Within town centres there is a 
presumption in favour of retail and commercial development and as such this is an ideal 
location for this change of use.  The Area Environmental Health Manager and the Area 
Roads Manager have been consulted and neither have any objections to the proposal.  It 
is therefore considered that the proposal accords with Policies LP ENV 1, LP ENV 19, 
LP BAD 1 and Appendix A of the ‘Argyll and Bute Local Plan’.   

____________________________________________________________________________ 
 
(S) Reasoned justification for a departure to the provisions of the Development Plan 
 
 N/A 
____________________________________________________________________________ 
 
(T) Need for notification to Scottish Ministers or Historic Scotland:  No 
____________________________________________________________________________ 
 
Author of Report:  Stephanie Glen      Date:  23/02/2011 
 
Reviewing Officer:  Howard Young     Date: 24/02/2011  
 
Angus Gilmour 
Head of Planning & Regulatory Services 



 

 

CONDITIONS AND REASONS RELATIVE TO APPLICATION 10/01892/PP 
 
1. That the development to which this permission relates must be begun within three years 

from the date of this permission. 
 

Reason: In accordance with Section 58 of the Town and Country Planning (Scotland) Act 
1997. 

 
2.   The development shall be implemented in accordance with the details specified on the 

application form dated 01/12/2010 and the approved drawing reference numbers AK01, 
AK02, AS01, AS02, AL01 revA, AL02 revB and AM01 unless the prior written approval of 
the planning authority is obtained for other materials/finishes/for an amendment to the 
approved details under Section 64 of the Town and Country Planning (Scotland) Act 1997. 

 
Reason: For the purpose of clarity, to ensure that the development is implemented in 
accordance with the approved details. 
 

3. Development shall not begin until samples of materials to be used in construction of hard 
surfaces 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 Planning Authority. 

 
Reason:  In order to integrate the development into its surroundings. 

 
4. Details of any works of public art to be sited on the plinths or in the centre of the square 

shall be submitted to and approved in writing by the Planning Authority prior to being 
placed on site.  

 
 Reason:  In the interests of visual amenity. 
 
 
 
 
NOTES TO APPLICANT 
 
1. In order to comply with Section 27A(1) of the Town and Country Planning (Scotland) Act 

1997, prior to works commencing on site it is the responsibility of the developer to 
complete and submit the attached ‘Notice of Initiation of Development’ to the Planning 
Authority specifying the date on which the development will start.  

 
2. In order to comply with Section 27B(1) of the Town and Country Planning (Scotland) Act 

1997 it is the responsibility of the developer to submit the attached ‘Notice of Completion’ 
to the Planning Authority specifying the date upon which the development was completed. 
 

3. The application is required to be submitted in accordance with the Roads Scotland Act 
1984 to alter the road layout. 
 

4. An application to promote the new Traffic Regulation Orders and amend the various 
existing TRO’s is required. 
 

5. Please see attached letter from Scottish Water dated 19 January 2011. 
 

 
 



 

 

 APPENDIX A – RELATIVE TO APPLICATION NUMBER: 10/01892/PP 
 
PLANNING LAND USE AND POLICY ASSESSMENT 
 
A. Settlement Strategy 
 

The proposed development is within the ‘Main Town Centre’ of Helensburgh as defined 
by the adopted Local Plan, but outwith the defined ‘core shopping area’.  Within the town 
centre there is a general presumption in favour of retail and commercial developments.   

 
B. Location, Nature and Design of Proposed Development 
 

The proposed application site is an unused retail unit which has been lying vacant.  It 
sits adjacent to flatted properties, but the unit itself stands alone.  It is single storey to the 
front with a two storey element to the rear.  The ground floor will be used as the 
customer area, with the upper floor being used for customer toilets, with the remainder of 
the upper floor to be undeveloped.  Two retail units will be formed with a frontage to 
James Street.   
 
The proposal is to use the existing building and completely refurbish this in order to 
make best use of the internal space to accommodate a pub/restaurant.  The main 
alterations to the building will include new timber windows to most openings and new 
timber doors.  New signage is proposed but this will be dealt with under a separate 
application for advertisement consent.   
 
The existing shop has outside space within the centre of the application site which is 
nestled inside the group of buildings.  It is enclosed on three sides.  It is proposed to 
enclose this with a further wall and use the area as a beer garden.  Immediately adjacent 
to this area is further external space which will be used for deliveries. 

 
C. Road Network, Parking and Associated Transport Matters. 
 

The site is within the Helensburgh Town Centre and as such zero parking provision is 
required.  The Area Roads Manager therefore has no objections.  This is in accordance 
with Policy LP TRAN 6 and Appendix A of the adopted Local Plan. 

 
K. Other Key Policy Matters 
 

Change of use to a public house is regarded as a Bad Neighbour Development.  As 
such Policy LP BAD 1 of the adopted Local Plan applies.  This states that the proposed 
development should not have an adverse effect on the amenity of neighbouring 
residents and that the proposal should include appropriate measures to reduce the 
impact on amenity. 

 
The Area Environmental Health Manager was consulted regarding the application.  
Some concerns were raised with regards to noise, especially within the beer garden.  
This was raised with the agents and information has been received showing measures 
which will be taken to mitigate against this.  This will include the beer garden being 
monitored by CCTV, along with signage which will state the restrictions on the hours that 
alcohol can be consumed within the beer garden as well as asking that patrons leave the 
premise with due consideration for neighbours without shouting or slamming car doors. 
The Environmental Health Manager is content with these measures and has advised 
that he has no objections to the proposal.  Permitted hours of operation would be 
appropriately controlled under licensing provisions.  



 

 

When considering all applications the residential amenity of surrounding residents must 
be taken into consideration.  It is inevitable that residents in this area already experience 
a certain amount of noise and disturbance the busy street location within the town centre 
and within close proximity to existing licensed premises. This noise and disturbance is 
higher than experienced in quiet residential streets and is outwith the control of the 
applicant.   
 
The site itself is a vacant retail unit.  To the south is a tenement building with retail units 
at ground level and residential properties above.  To the north is Scott Court, which has 
Council offices at ground floor level, with residential accommodation above.  To the rear 
is a Masonic hall and flats at Princes Court.  There are no residential properties across 
the road, only a bank, a church and a public house.  Most letters of objection have been 
received from these residential properties.  While it is understandable that there will be 
concerns with increased level of noise, this is a town centre location where this is to be 
expected.  The main concern is noise from the beer garden which is situated within an 
outside area within the existing retail unit.  This is situated between 21 and 25 metres 
from the residential properties at Scott Court, 30 metres from the properties at Princess 
Court and 16 metres from the nearest flats at James Street.  As previously mentioned, 
this beer garden will be enclosed on 3 sides by buildings and has a high stone wall at 
the boundary with Scott Court.  The Council’s Area Environmental Health Manager is 
satisfied that any noise issues can be addressed by correct signage and stewarding of 
this area.  The issue of unsocial behaviour associated with this is a police matter.      
 
It should be noted that it is inevitable that residents already experience a certain amount 
of noise and disturbance in this area given the busy street location within the town centre 
and within close proximity to existing licensed premises. This noise and disturbance is 
higher than experienced in quiet residential streets and is outwith the control of the 
applicant. 
 
Given the proposed location is within the town centre and the Area Environmental Health 
Manager is satisfied with the proposals, It is considered that the development accords 
with this policy. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


