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1.0 INTRODUCTION 
 

1.1 This Retail Statement is prepared in support of an application for planning permission in principle for 

mixed use development at the core of Dargavel Village comprising a food retail store of up to 4,000sqm 

gross floorspace, petrol filling station, individual retail/commercial units, library/learning resource 

centre, residential, park and ride, and open space within the Community Growth Area planned at 

Bishopton.  Full details of the application are contained within a Planning Statement lodged with the 

application.  

 

1.2 The Glasgow and Clyde Valley Joint Structure Plan 2006 (structure plan) estimated that capacity for 

approximately 19,000 additional houses needed to be identified for the period to 2018.  The structure 

plan noted that although, on past experience, new brownfield opportunities will emerge to meet part of 

this demand, it is considered necessary to make provision for new areas of urban expansion.  These 

areas are referred to as Community Growth Areas. 

 

1.3 Bishopton is identified as a Community Growth Area in the structure plan with an indicative capacity of 

2,500 houses.  The structure plan states that Community Growth Areas are to be developed in 

accordance with master plans approved by the relevant planning authorities.  The requirements for 

supporting infrastructure and services shall be established through these master plans and, where 

necessary, through legally binding agreements.  These requirements include:  

 

  “access to adequate social and community facilities, including educational, religious and  

  cultural, and if necessary a neighbourhood centre.”  

 

1.4 The Royal Ordance Factory (ROF) site at Bishopton is identified as the Community Growth Area for 

Bishopton.  The Renfrewshire Local Plan, adopted in March 2006, identifies the majority of the site as 

being covered by Policy SS2 ‘Royal Ordnance Bishopton’, an important substantial development 

opportunity site.  

 

1.5 Planning permission in principle was issued for the Community Growth Area in August 2009, following 

the resolution to grant in December 2008, subject to conditions and a legal agreement.  The planning 

permission in principle describes the nature of the proposals as “Regeneration of the site to form a 

mixed use community growth area”.  The proposals are further described as comprising “residential 

development of some 2500 houses; 150,000 square metres of commercial/employment related 

floorspace with a business park; a community woodland park; recreation and open space area; 

community facilities; local services and retail and education provision; infrastructure works including a 

motorway junction and northern and southern link roads; improvements to station approach and park 

and ride facilities; and the retention of the existing BAe environment test facility”.



Retail Statement  
 
 
 
 

 
 
BAE Systems Ltd  
Bishopton 
IJM/SV9076 

Page 4

1.6 In the report to Renfrewshire Council on the application on the issue of the town centre uses, the 

Director of Planning and Transport referred to Policy R1 of the Renfrewshire Local Plan, and stated: 

 

 “This policy requires that the Council will direct proposals for town centre uses to the strategic 

and secondary centres except those required to meet a local neighbourhood demand.  I (the 

Director of Planning and Transport) consider that for the establishment of a successful, 

sustainable and integrated community growth area a range of town centre uses are required to 

support the new population.  However, these would require to remain at a level that does not 

impact on the vitalities or viabilities of other centres and I am satisfied that subject to the 

imposition of a condition regulating this aspect, the proposal would remain in accordance with 

the terms of this policy”. 

 

1.7 Condition 1 of the permission states that: 

 

 “The consent hereby approved shall comprise a maximum of 2500 residential units, 154,179 

square metres of employment, commercial and community development of which 138,000 

square metres shall be Industrial (Class 5)/Business (Class 4) floorspace, and local retail 

provision which shall not exceed 1000 square metres”. 

 

1.8 Briefly stated the permission includes ‘retail’ as an approved use but it is limited by Condition 1 of the 

decision notice to no more than 1000 square metres.  The report on the application however also 

states that: “for the establishment of a successful, sustainable and integrated community growth area a 

range of town centre uses are required to support the new population”. 

 

1.9 This Retail Statement considers the capacity for new retail development in a new village centre as part 

of the Community Growth Area, having regard to the need for a range of town centre uses that are 

required to support the new population, the scale of the current proposals and the potential impact on 

the vitality and viability of other centres.  The Retail Statement provides a detailed assessment of the 

capacity for, and impact of, a food store of up to 4,000m2 (gross).  

 

1.10 The proposals for the village centre have been the subject of public consultation and discussions with 

the Community Liaison Group.  A Pre-Application Public Consultation Statement is lodged with the 

planning application that describes the nature and extent of public consultation.  
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2.0 RETAIL CAPACITY 
 

2.1 This section considers the current and potential future retail capacity in Bishopton to support existing 

 and proposed new retail floorspace.  

  

 Population 
 

2.2 The resident population of Bishopton, based on the 2001 Census is 5,157.  The existing population has 

a very high proportion of owner occupied houses at 92% compared to the Scottish average of 63%, 

and car ownership at 89% compared to Scotland at 65%.  A population profile from the 2001 Census is 

attached, Appendix A.  Information from the 2011 Census for localities, such as Bishopton, will start to 

become available during the latter half of 2013.  

 

2.3 The existing settlement of Bishopton is equivalent in size to towns such as Kelso (5,380), Alness 

(5,180), Dingwall (5,080) and Kinross (4,680).  All of these towns have modern food stores with 

2,000m2 - 3,000m2 sales area.   

 

2.4 From the 2001 Census Bishopton has an average household size of 2.72 persons/household.  

Applying this ratio to the proposed community growth area of 2,500 houses, equates to an increase in 

population of 6,800. The total potential population estimate, following the development of the 

Community Growth Area, for Bishopton is therefore (5,157 + 6,800) 11,957. 

 

2.5 With the Community Growth Area in place and occupied, the population of Bishopton, at approximately 

11,957, is larger than traditional market towns such as Lanark (8,200), Haddington (8,600) and Cupar 

(8,800).  These towns all have modern convenience stores of approximately 3,000m2 – 3,500m2 sales, 

and a wide range of other comparison and service outlets.  That may be explained by the market town 

nature, and the large rural catchment of these towns. 

 

2.6 The nearest large town to Bishopton is Erskine, it has a resident population of 15,347 based on the 

2001 Census.  Erskine has a Morrisons foodstore (4,000m2) and an Aldi (1430m2) in the Bridgewater 

Shopping Centre.  There are a number of other retail and service outlets in the Bridgewater Shopping 

Centre, and other retail stores in local neighbourhood centres.  

 

2.7 Other comparables, in terms of population, include Westhill (10,750) and Inverurie (10,970), both are in 

Aberdeenshire and both are close to Aberdeen.  These towns support 2-3 large (4,000m2 + sales) food 

stores and a large range of other retail outlets.  
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2.8 It is clear, in qualitative terms, that the range of town centre uses that are required to establish a 

 successful, sustainable and integrated community growth area in Bishopton far exceed the current 

 permission for 1,000m2.  

  
 Expenditure 
 

2.9 Using figures produced by the Glasgow and Clyde Valley Structure Plan, in its Technical Report 

(TR7/06) – Convenience and Comparison Shopping Capacity Assessments at 2011, the average 

expenditure per head on convenience goods in the Renfrew area, that includes Renfrew, Erskine and 

Bishopton, is £1,858/head and £3,279/head for comparison goods (at 2004 prices). 

 

2.10 Applying these ratios to the existing and projected population in Bishopton; 

  

Table 2.1 
Bishopton – Available Expenditure 

Population 
 

Convenience 
 Expenditure/Head 
 

Comparison  
Expenditure/Head 

Total Available 
Expenditure 

 
 

(£)                    Total 
                         (£m) 

(£)                     Total 
                          (£m) 

(£m) 

 

Existing: 5,157 

 

 

£1858              £9.6m 

 

£3279          £16.9m 

 

 £26.5m 

 

Projected: 11,957 

 

 

£1858            £22.2m 

 

£3279           £39.2m 

 

  £61.4m 

 

 (All at 2004 prices, consistent with Technical Report TR7/06) 

   

 There is clearly a substantial level of expenditure available to support existing local convenience food 

 stores and potential for a significant increase of new retail floorspace in both convenience (food) and 

 comparison sectors.   

 

 Existing Food Store Provision 
 

2.11 The existing provision in Bishopton is restricted to relatively small convenience stores (Co-op, 

Costcutter, Key Store) that mainly provide for day to day top-up shopping.  The Co-op store has 

recently been increased in size from 185m2 (gross) to 500m2 (gross) following the development of a 

new unit on a site south east of 24 Greenock Road, Bishopton.  
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2.12 Based on a review of the application drawings and on site observation it is estimated that the Co-op 

sales area extends to approximately 350m2 (sales).  The only other convenience stores are small and 

together are estimated to have a sales area of approximately 150m2.  The total convenience floorspace 

in Bishopton is estimated to be approximately 500m2 (sales area) 

 

2.13 A household survey of residents in Bishopton was undertaken in March 2012, by NEMS Market 

Research, to determine existing shopping patterns.  A full copy of the report, including the results, 

conclusions, responses and sample questionnaire, is included in Appendix B.  A brief summary of the 

key findings from the March survey is outlined below:  

 

• Bishopton is a small settlement to the west of Glasgow and south of the M8.  It consists of 1928 

households with a total population of approximately 5,000.  

• A household survey of residents was undertaken, using telephone interviews, in March 2012.  Two 

hundred completed interviews were achieved from a random sample.   

• Almost three quarters of residents undertake a main food and grocery shopping trip once a week.  

The big four operators: Morrisons, Asda, Tesco and Sainsbury’s each have large stores within 20 

minutes drivetime of Bishopton, and between them account for almost three-quarters (71%) of 

main shopping trips.  

• Just over 8 out of 10 (83%) of households in Bishopton undertake ‘top-up’ food and grocery 

shopping.  The convenience of local stores comes to the fore for top-up shopping with Costcutter 

in Bishopton accounting for 44% of such trips and other stores in Bishopton accounting for a 

further 9%.  

• Bishopton stores also feature strongly for visits to other small shops to purchase food and 

groceries.  Just over half (54%) of residents make such trips, they primarily visit Bishopton (64%) 

with the bulk of the remaining trips heading to Erskine.  

• The average weekly household expenditure on food and groceries is £94.60, with over 70% of this 

going on main food shopping trips.  This level of expenditure makes the Bishopton food and 

grocery market worth around £9.5 per annum.   

• Around 19% of all food and grocery expenditure by residents is retained in the town, with the 

largest value share (39%) going to the immediate environs, which includes a 33% share going to 

the Morrisons in Erskine.  

• Only an estimated 4% of non-food expenditure is retained in Bishopton, the bulk of which is on 

heath/beauty/chemist products. 

• A tenth of non-food expenditure goes to special forms of trading (SFTs – online, TV and 

catalogue).  The majority of the remaining expenditure heads east to two zones, with Braehead 

attracting the highest proportion of spend, and Glasgow centre and Paisley featuring strongly.  

• Retail parks account for around a quarter of non-food expenditure.  



Retail Statement  
 
 
 

 
 
BAE Systems Ltd  
Bishopton 
IJM/SV9076   

Page 8

• Car ownership in Bishopton is high at 88%.  For the small minority without private transport, their 

shopping patterns do differ from their car owning counterparts.  For food shopping, those without a 

car are more likely to visit Morrisons in Erskine and less likely to frequent the more distant main 

stores.  The most notable impact on non-food shopping is that car owners are almost twice as 

likely to visit retail parks, compared with those relying on public transport or a lift from others.  

 

2.14 At the time of the fieldwork in March 2012, the Co-op store in Bishopton was temporarily closed prior to 

re-opening in larger premises. Montagu Evans were concerned that this co-incidence of events had a 

potential impact on residents shopping patterns and instructed that supplementary interviews were 

undertaken.  The supplementary work was completed and a Report Addendum issued in August 2012.  

A copy of the Report Addendum is included in Appendix C.  

 

2.15 The Report Addendum concludes that during the temporary Co-op store closure much of the food and 

grocery expenditure was retained in Bishopton with an increase in patronage of the Costcutter.  The 

updated survey of households demonstrates that the opening of the new Co-op retained the previous 

customer base, but also attracted new customers.  The enhanced retail provision in Bishopton 

increased the retention of convenience goods expenditure in Bishopton by 5 percentage points, 

increasing the retention of expenditure from 19% to 24%, primarily by reclaiming a proportion of the 

leakage of expenditure to the Morrisons store at Erskine, reducing it from 33% to 28% of the total 

available expenditure in Bishopton.  

 

2.16 The household survey confirms that there is a very large leakage of expenditure on main food shopping 

trips to stores outwith Bishopton.  The vast majority (98%) of Bishopton residents undertake a main 

food and grocery shopping trip.  Based on the Addendum Report, the top 5 destinations for main food 

and grocery shopping are:  

 

Table 2.2 
Top 5 Destinations for Main Food and Grocery Shopping 

Store  % Share Visits  

 

Morrisons, Erskine 

Tesco Extra, Port Glasgow 

Co-op, Bishopton 

Asda, Phoenix Retail Park, Paisley 

Sainsbury, Braehead  

 

50 

9.5 

8.5 

5.5 

5.5 

 

 

 These stores represent 79% of the main food shopping trip over 70% of which goes to food stores 

 outwith Bishopton.  
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2.17 Following the re-opening of the Co-op store in Bishopton, as noted above, only 24% of all expenditure 

on food and grocery shopping is retained in Bishopton.  Based on an existing estimated expenditure in 

Bishopton of £9.6m, that equates to £2.3m retained and £7.3m leaking to other centres.  

 

2.18 The location and size of the main foodstores used by Bishopton households, as identified in the 

household survey are listed below:  

 

Table 2.3 
Main Food Stores Used by Bishopton Households 

Store Location Distance from 
Bishopton 

Area 
Gross                  Net  
 

Morrisons 

 

Erskine 

Town Centre 

3 miles  4,000m2             2,400m2 

Tesco 

Extra 

 

Port Glasgow 

Town Centre  

8 miles  10,200m2           6,400m2 

Asda 

 

Phoenix Retail 

Park, Paisley 

8 miles  9,500m2             5,600m2 

Sainsbury 

 

Braehead Shopping 

Centre & Retail 

Park 

7 miles  7,660m2            4,800m2 

 

2.19 Bishopton and the centres in which the foodstores are located are shown in a plan, Appendix D, and 

described in more detail below:  

 

• Bishopton  
 

 There are a range of retail and other services provided throughout Bishopton.  This includes the new 

Co-op development that has a dry cleaners and take/away units.  Other retail units include Costcutter, 

Key Store, chemist, newsagents, Post Office, Bank of Scotland, coffee shop, hairdressers, take-away 

restaurants, filling station and public houses.  Other uses in the village include the library, health centre 

and nursery, community centre and tennis club.  

 

• Erskine Town Centre 
 

 Erskine Town Centre is defined in the Renfrewshire Local Plan, it comprises the Bridgewater Shopping 

Centre and surrounding uses.  The existing retail provision is based on a modern food store occupied 

by Morrisons (4,000m2 gross), another large new retail unit (1430m2 gross) occupied by ALDI and a 
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parade of units opened in 1984 that include: a range of convenience stores (approximately 500m2 

gross), (Greggs, butchers), comparison (hardware), take away/restaurant, public house (Subway, ANI’s 

Diner, Chinese, Whuppity Scourie), services (funeral directors, estate agents, laundrette, Ladbrokers, 

opticians, chemists, dentist, Bank of Scotland, solicitors).  The town centre also includes a library, 

swimming pool and sports centre, medical centre, community centre, offices and small industrial units.  

The town centre is served by a surface level car park and public transport.  The town centre has been 

very busy on all the days visited, that is obvious from the use of the car park and in the activity in the 

Morrisons store.  The store appears to be trading well.  

 

• Port Glasgow Town Centre 
 

 Port Glasgow is in Inverclyde Council area.  The town centre is dominated by a new Tesco Extra store 

that has a gross area of 10,200m2.  The Tesco Extra offers a wide range of food and non food goods, a 

café and petrol filling station.  The non food offer in the Tesco Extra store is extensive and includes 

clothing, electrical, homeware, books, cds.  There is also an in store optician.  The traditional town 

centre in Port Glasgow, based mainly on Princes Street, includes a wide variety of shops including 

Farmfoods, Iceland, Greggs, butcher, newsagents, as well as a range of other services; hairdressers, 

public houses, solicitors, estate agents and opticians.  There are a number of civic uses in the town 

centre including the Town Hall, Churches, Salvation Army Hall.  There is good pedestrian access 

between the Tesco Extra and the rest of the town centre.  The Tesco Extra is served by a large surface 

level car park with taxi rank and public transport nearby.  The Tesco Extra has been busy on the days 

of site visit.  

 

• Phoenix Retail Park, Paisley 
 

 The Phoenix Retail Park is a large out-of-centre retailing centre that includes: Asda (described in the 

local plan as an out-of-centre superstore), retail warehouse parks and an area allocated to uses in the 

categories of leisure, business, hotel and car showrooms.  The Asda is a large superstore, 9,500m2 

gross, with surface level car parking and a petrol filling station.  There is a wide range of food and non-

food goods available in store.  The non food offer includes clothing, electrical, toys, homeware, books, 

music, dvds and seasonal goods.   The Asda also includes the following in store: café, optician, 

pharmacy (with NHS prescription), photo shop and toilets.  The Asda store is popular and it has been 

busy on all visits.  

 

• Braehead 
 

 Braehead is a large retail and leisure destination that includes a covered shopping centre, retail 

warehousing, take-away restaurants and large free standing retail stores, including IKEA and 

Sainsbury.  The centre is referred to as the ‘Braehead Regional Shopping and Leisure Centre’ in the 
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adopted local plan.  The centre is at present an out-of-centre retail location but the preferred strategy in 

the emerging LDP is to designate Braehead as a town centre and to support the expansion of the 

centre.  The Sainsbury at Braehead is a large free standing superstore with surface level car parking 

and petrol filling station.  The superstore includes a wide range of food and non food goods, and in 

store café.  The non food goods include clothing, electrical, a large homeware area and seasonal 

goods.  Braehead is a major shopping centre for the west side of Glasgow, and for residents in 

Renfrew and Inverclyde.  

 

 It is clear that there is an extensive range of food and non food facilities available to existing Bishopton 

residents with access to a car.  Car ownership is high in Bishopton, at 88% of households  The 

household survey confirms that the vast majority of households travel outwith Bishopton to undertake 

both the food and non food shopping trip.  It is obvious that, unless there is improved provision within 

Bishopton, the existing patterns of shopping will continue and increase as the Community Growth Area 

is developed.   

 

2.20 The household survey notes that for the minority of households without a car, their choice of shopping 

options is inevitably different due to both access via public transport and the transport of goods 

purchased.  

 

2.21 The survey notes that those without a car spend similar amounts to their car owning counterparts on 

food and groceries within Bishopton itself, but their use of the main operator stores differ notably.  The 

survey concludes that those without a car are more likely to use the Morrisons in Erskine and much 

less likely to frequent the other three more distant main stores; Asda in Paisley, Sainsbury in Braehead 

and Tesco Extra in Port Glasgow.  

 

2.22 The survey comments that only a handful of respondents undertake their main food and shopping in 

Bishopton.  

 

 Capacity  
 

2.23 The structure plan assessment of the retail capacity, for convenience goods, in the 2006 Structure Plan 

Alteration concluded that there was no surplus of turnover compared to expenditure and that there was 

no strategic requirement for additional floorspace in the Renfrew catchment area. 

 

2.24 The structure plan assessment considered the Renfrew catchment area to include the towns of 

Erskine, Renfrew and Bishopton but it also included the turnover of the existing stores including those 

noted in the table above.  It is clear that there is already substantial leakage of expenditure from 

Bishopton to the large food stores in Erskine, Port Glasgow, Paisley and Braehead.   
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2.25 There is a strong qualitative and quantitative case for increased and improved convenience retailing 

provision in Bishopton.  There is a need at present but that is clearly re-enforced with the development 

of the Community Growth Area.  It is not clear that the Structure Plan assessment of retail capacity 

included the increase in population that will occur as a result of the Community Growth Area in 

Bishopton.  

 

2.26 Applying the figures used in the Structure Plan Technical Report TR7/06, on local convenience 

floorspace, of £4,000/m2 (at 2004 prices) to the total existing convenience expenditure in Bishopton of 

£9.6m would equate to a floorspace requirement of approximately 2,400m2 (sales) an increase of 

approximately 1,900m2 (sales), above the current local provision.  Looking ahead to when the 

Community Growth Area population is added gives an projected population base of 11,957 and an 

estimated available expenditure of £22.2m, that equates to a convenience floorspace requirement of 

5,550m2 (sales), over 5,000m2 (sales) more than the current provision in Bishopton.  Applying a 60% 

net to gross ratio to the net (sales) figure of 5,000m2 indicates a gross requirement of approximately 

8,330m2 of new convenience floorspace.  

 

2.27 There is a clear need for additional convenience (food) floorspace above the 1,000m2 that is permitted 

in the original Community Growth Area permission to meet the current and future demand of residents 

in Bishopton.  The household survey has confirmed that the vast majority of existing residents travel 

outwith Bishopton to undertake the main food shopping trip.  As the Community Growth Area is 

developed, and the population grows, that leakage of expenditure will continue and increase unless a 

reasonably sized foodstore is developed in Bishopton.  

 

2.28 The analysis has concentrated on convenience (food) goods but there is significant potential in terms of 

comparison goods expenditure.  The existing available expenditure for comparison goods is £16.9m 

increasing to £39.2m with the Community Growth Area in place.  There is very little local comparison 

sales floorspace.  It is however expected that the majority of comparison goods spend will continue to 

be attracted to higher order centres.  The household survey identifies Braehead, Glasgow and Paisley 

as the main shopping destinations for comparison goods.  It is also significant that the stores identified 

as the current destinations for main food shopping trip include significant levels of floorspace devoted 

to the sale of non food/comparison goods.  Looking at the potential provision of a reasonably sized 

food store in Bishopton, it would be appropriate to include for an element of comparison sales 

floorspace, at say 20% of the sales area.  
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3.0 RETAIL ASSESSMENT  
 

 Background  
 

3.1 This Retail Statement is lodged as part of the documentation with an application for planning 

permission in principle for the village centre in the Community Growth Area.  The village centre is an 

important component of the master plan for the whole Community Growth Area.  

 

3.2 The retail capacity assessment has concluded that there is a need for a reasonably sized foodstore to 

serve existing Bishopton residents and the expanding population as the Community Growth Area 

develops.  The current planning permission allows 1,000m2 retail floorspace.  The retail capacity 

assessment estimates capacity for up to 5,000m2 (sales) or 8,330m2 (gross) convenience floorspace.  

There is also considerable capacity for new comparison floorspace but there is an expectation that 

residents (existing and new) will continue to look towards the higher order retail centres of Braehead, 

Glasgow and Paisley for the majority of their comparison goods shopping.  

 

3.3 It is appropriate that the master plan addresses now the issue of the scale and nature of the retail 

provision in the village centre.  Following discussion with the Council in respect of an earlier application 

for a store of up to 6,000m2 (gross), now withdrawn, the proposal is for a food store of up to 4,000m2 

(gross).   

 

3.4 The proposed foodstore is to serve both the existing and the expanding population.  The rate of the 

expanding population will obviously depend upon market conditions, an indicative phasing plan is 

produced as part of the master plan, a copy of the plan and schedule is attached in Appendix D.  The 

phases and indicative timing, together with an estimate of population growth (based on the Bishopton 

average of 2.72 persons/household) is set out below:  

 

Table 3.1 
Development Phase and Population Growth 

Phase Time Period Housing Units  Population 

1 2012-16 745 2,026 

2 2017-18 388 1,055 

3 2019-22 617 1,678 

4 2023-25 444 1,208 

5 2026-27 306 832 

 

Total 

 

 

 

2,500 

 

6,800 
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3.5 As would be expected of such a significant number of houses the overall development of the 

Community Growth Area is expected to occur over a 15 year period.   The provision of services, in 

particular services in the village centre including the food store cannot wait until the housing is 

completed, it has to be developed in conjunction with the early phases of development.  

  

 Policy 
 

3.6 Consideration of the retail impact of the proposal has to be assessed against the development plan, 

that includes the Glasgow and the Clyde Valley Strategic Development Plan (SDP), which supercedes 

the Glasgow and Clyde Valley Joint Structure Plan 2006 and its associated alterations (structure plan), 

and the Renfrewshire Local Plan (local plan) adopted in March 2006.  

 

3.7 The SDP is a new form of development plan.  It is a strategic level document comprising a Spatial 

Vision of the city-region to 2035 along with a Spatial Development Strategy (SDS) to deliver that vision.  

 

3.8 One of the fundamental principles of the SDP is that development proposals which do not have 

implications for the SDS will fall within the considerations of Local Development Plans and the 

development management process.  It is stated that decisions on these matters are for the relevant 

local authority only.  

 

3.9 The Community Growth Areas (CGA’s), including Bishopton, are identified as one of the core 

components of the SDS, that includes economic activity and infrastructure.  

 

3.10 On the subject of assessing demand/need the SDP states that for town centre and commercial 

development the relevant policy in Scottish Planning Policy should be followed.  

 

3.11 The SDP acknowledges that the development of the CGA’s has been impacted upon by the economic 

down turn but it is anticipated that rates of growth will recover to previous levels.  The CGA’s are 

recognised to provide an opportunity to create examples of low carbon sustainable communities.  

 

3.12 The SDP identifies a network of strategic centres, their challenges and the range of interventions that 

will be required to support their long term roles and functions.  The retail centres in this case which 

include: Bishopton and the town centres of Erskine and Port Glasgow are not identified as strategic 

centres.  The out of centre location of Phoenix Retail Park is not included in the strategic network of 

strategic centres.  Braehead is included in the network as a “commercial centre”.  

 

3.13 There is no guidance or policy basis outlined in the SDP in relation to assessing the effect of the 

proposal on existing town centres.  The SDP refers to Scottish Planning Policy (SPP) as the basis of 

assessing demand/need.  
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3.14 SPP identifies town centres as a key element of the economic and social fabric of Scotland, acting as 

centres of employment and services for local communities and a focus for civic activity, and making an 

important contribution to sustainable economic growth.  

 

3.15 SPP states that development plans should identify a network of centres, and explain the role of each 

centre in the network.  As noted above in the context of the SDP only Braehead is identified as a 

strategic centre. 

 

3.16 SPP is concerned that where a proposed retail development is contrary to the development plan, 

planning authorities should ensure that:  

 

• The sequential approach to the site selection has been used; 

• There is no unacceptable individual or cumulative impact on the vitality and viability of the 

identified network of centres; 

• The proposal will help to meet qualitative and quantitative deficiencies identified in the 

development plan, and  

• The proposal does not conflict with other significant objectives of the development plan or other 

relevant strategy.  

 

 SPP further states that a retail impact analysis should be undertaken where a retail development over 

2,500 square metres gross floorspace outwith a defined town centre is proposed which is not in 

accordance with the development plan.  The impact analysis should consider the relationship of the 

proposed development with the network of centres identified in the development plan.  SPP states that 

in carrying out an analysis, a broad based approach should be adopted.  

 

3.17 SPP on assessing impact relates to proposals that are contrary to the development plan, in this case 

the proposal for a new village centre is consistent with the development plan but there is a need to re-

visit the scale of retail provision.  Against that background the question of the sequential approach is 

addressed through the requirement in the masterplan to develop a new village centre as part of the 

CGA.  Bishopton does not have a “town centre” but the local plan identifies an area around the Village 

Hall as “a primary area of focus for local facilities.”  A traditional approach to the sequential test is 

therefore not appropriate in this case.  There is a requirement for a village centre as part of the CGA 

masterplan.  There is a desire for Bishopton and the CGA to be a sustainable community.  The retail 

capacity exercise confirms that there is a need for a reasonably sized foodstore, in excess of the retail 

area approved in the original outline permission.  

 

3.18 The question of retail impact is unusual in this case.  The proposal is required to meet the needs of 

both the existing and the proposed population that will grow as the CGA is developed and occupied.  

The household survey provides excellent evidence of the current leakage of expenditure by existing 
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residents on the main food shopping trip to stores and centres outwith Bishopton.  That provides a 

base from which to assess the level of trade diversion from those stores/centres as a result of a new 

store being developed in Bishopton.  The following provides a detailed assessment of the retail impact 

of a new food store of up to 4,000m2 (gross).   

 

3.19  A new food store of 4,000m2 (gross) would equate to a sales area of 2,400m2 (net), applying a 

standard gross to net ratio of 60% for food store developments.  The convenience, or food, element 

would generally equate to 80% of the net sales area for stores of this size, that is 1,920m2 (net 

convenience) with the balance of 20%, 480m2 (net comparison) given over to non-food/comparison 

goods.  The breakdown of the proposed store floorspace is shown in Table 3.2.  

 

Table 3.2 
Proposed Store - Floorspace 

 Gross Net  

(@60%) 

Convenience 

(@80%) 

Comparison 

(@20%) 

Store  4,000m2 2,400m2 1,920m2 480m2 

 

3.20 The average turnover estimate used in the strategic plan for assessing retail capacity on convenience 

goods in centres is £4,000/m2 (at 2004 prices).  The average of the national averages for the 4 largest 

food store operators (Asda, Sainsbury, Tesco, Morrisons) is £10,215/m2 (at 2004 prices).  The Co-op 

average is £5,183m2 (2004 prices) and Asda are promoting a smaller store format in North Lanarkshire 

with a turnover ratio of £5,320/m2, evidence that there is a range of potential turnover ratios, relative to 

the operator and the local catchment.  

 

3.21 It is not considered appropriate to apply an average of the national average in this case.  The potential 

for a new foodstore has to consider the available expenditure and the location and accessibility of 

competing stores.  The example from North Lanarkshire illustrates the approach that national food 

store operations adopt in practice, where an assessment is made of the new store turnover, and not 

simply applying a national average.  An operator is not identified for the proposed store in Bishopton.  It 

is proposed to adopt a convenience turnover ratio of £6,000/m2 (2004 prices) for the new store.  This is 

below the average of the national averages but it is higher than the Co-op store average, it is higher 

than the recent Asda assessment, and it equates to the turnover estimate applied to the Morrisons 

store in Erskine.  The comparison turnover ratio for Erskine town centre of £5,000/m2 is adopted for the 

comparison floorspace in the new store.  This is a robust assessment of the turnover potential of the 

new store.  The turnover estimates for the new store are shown in Table 3.3.  

 

 

 



Retail Statement  
 
 
 

 
 
BAE Systems Ltd  
Bishopton 
IJM/SV9076   

Page 17

 

Table 3.3 
Proposed Store – Turnover Estimates  

Floorspace   

Type  Net Sales  Turnover Ratio Turnover 

Convenience 1,920m2 

Comparison 480m2 

£6,000/m 

£5,000/m 

£11.52m 

£2.40m 

 

 Trade Draw 
 

3.22 It is clear from the household survey that the existing retail provision, including the new Co-op store, 

does not retain the main food shopping trip for the majority of existing residents in Bishopton.  The 

household survey concluded that 76% of the total available convenience expenditure in Bishopton is 

lost to other centres/stores.  A new store, of sufficient scale to offer the range of goods to compete with 

the main food stores outwith Bishopton, should retain a high proportion of the leaked expenditure.  This 

would be consistent with the Council’s view that the retail provision should be of an appropriate scale to 

serve local needs.  

 

3.23 Table 3.4 below provides an assessment of the most likely sources of trade draw to the new store.  
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Table 3.4  
Proposed Store – Convenience Trade Draw  

 
1. 

 
Proposed Store   

 

- Convenience Turnover 

 

  

£11.52m 

2. Trade Draw  
 

- outwith catchment area (15%) 

- from catchment area (85%) 

 

 £1.7m 

£9.8m 

3. Existing Population  

 Total Available  Retained  Leakage of  Clawback   

 Conv Exp (1) Conv Exp (2) Conv Exp (2) @ 90%   

 £9.6m £2.3m £7.3m £6.6m £6.6m 

4. Expenditure Balance Deficit £3.2m 

5. New Population    

 Phase (3) Housing (3) Population (3) Convenience 

Exp/Head (1) 

Available  

Conv Exp 

 1. 2012-16 745 2,026 £1,858 £3.76m 

 2. 2016-18 388 1,055 £1,858 £1.96m 

    Total  £5.72m 

Notes:  

  (1) From Table 2.1 
 (2) From paragraph 2.17 
 (3) From Table 3.1  

  

3.24 Looking at each step in the assessment in turn:  

 

1. The convenience turnover of the proposed store is described above and detailed in Table 3.3. 

 

2. The catchment area, based on the household survey, is very tightly drawn to only include the 

residents of Bishopton.  There will always be a flow of trade into and out from any catchment area, 

you do not get “closed” retail catchment areas.  Consistent with the designation as a ‘local service 

centre’ it is assumed that 85% of the new store trade will be drawn from the catchment area.  

 

3. The calculation of the available expenditure from existing residents in the catchment area is taken 

from Table 2.1.  The estimated retention of expenditure and the leakage of convenience 

expenditure is taken from the findings of the household shopping survey.  Again consistent with the 

Council view that the new store should serve local needs it is assumed that 90% of the leaked 

expenditure would be clawed back by the new store.  That assumption acknowledges that there will 
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continue to be leakage of expenditure but at a much reduced level after the new store is in place.  

The clawback of leakage, at £6.6m, will result in an impact on the stores/centres outwith Bishopton 

that currently benefit from the leaked expenditure.  The assessment of impact is addressed later in 

this statement. 

 

4. The expenditure balance is looking at the new store trade draw from the catchment area, at £9.8m, 

less the clawback of expenditure, at £6.6m, leaving a deficit of expenditure of £3.2m to support the 

new store.  In this case the deficit is addressed by the growth in the resident population and the 

increase in available expenditure.  

 

5. The phasing of housing and estimated population growth is taken from Table 3.1.  This stage in the 

assessment demonstrates that the growth in expenditure in the phases up to 2016 of £3.76m and 

up to 2018 of £1.96m, giving total growth in 2016-18 of £5.72m, is more than sufficient to 

accommodate the proposed store.  

 

Table 3.4 demonstrates that there is expenditure capacity in the combination of the clawback of 

existing expenditure and the growth associated with the early phases of residential development to 

support a new food store of up to 4,000m2.  

 

3.25 Table 3.5, below, considers the comparison floorspace element of the proposal.  

 

Table 3.5  
Proposed Store – Comparison Trade Draw  

1. Proposed Store   - Comparison Turnover  £2.4m 

2. Trade Draw  
 

- outwith Catchment Area (15%) 

- from Catchment Area (85%) 

 £0.36m 

£2.04m 

3. Existing Population  

 Total Available  Retained Comp    

 Comparison Exp (1) Exp (15%)     

 £22.2m £3.33m   £3.33m 

4. Expenditure Balance  Surplus £1.29m 

5. New Population    

 Phase (2) Housing (2) Population (2) Comparison 

Exp/Head (1) 

Available  

Comp Exp 

 1. 2012-16 745 2,026 £3,279 £6.64m 

 2. 2016 -18 388 1,055 £3,279 £3.46m 

Notes:  

  (1) From Table 2.1 
 (2) From Table 3.1  
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 In the case of the potential comparison turnover of the new store it is clear that there is a significant 

level of comparison expenditure available to support the new store.  There is very little retention of 

comparison expenditure in the catchment area, as there is little current provision of comparison 

floorspace.  The household survey estimates that only 4% of non-food expenditure is retained in 

Bishopton, the bulk of which is on health/beauty/chemist products.  It will be the case that the majority 

of comparison expenditure will continue to be attracted to higher order retail centres; Braehead, 

Paisley, Glasgow.  Given the levels of available expenditure that may occur with the new store in place, 

the trade diversion and thereby retail impact associated with the new stores comparison floorspace will 

be negligible.  

 

 Trade Diversion  
 

3.26 The household survey identifies the existing shopping patterns of Bishopton residents, it confirms that 

there is substantial leakage of convenience spend to stores and centres outwith Bishopton.  It is 

estimated that only 24% of all convenience expenditure (that includes both a very limited level of main 

food shopping and day to day top up shopping) is retained in Bishopton, after the opening of the new 

Co-op store.  The remaining 76% is lost to other centres.  It is assumed that a new store in Bishopton 

of sufficient scale to compete for the main food shopping trip, but also of a scale commensurate with 

the local service centre designation, would clawback a significant proportion of the leaked expenditure.  

The assessment of trade draw is set out in Tables 3.4 and 3.5.  Table 3.6, below, considers in detail 

the trade diversion form individual stores/centres.  The figures of % convenience spend are based on 

the household survey.  
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Table 3.6 
Trade Diversion – Convenience  

Store/Centre  Convenience Spend from Clawback 

 Bishopton 

% (1) 

Residents 

£m 

(@90%) 

£m 

Morrisons/Erskine 28 2.7 2.4 

Tesco/Port Glasgow  9 0.9 0.8 

Asda/Phoenix Retail Park  8 0.8 0.7 

Sainsbury/Braehead 6 0.6 0.5 

M+S/Kings Inch Road 3 0.3 0.3 

M+S/High Street, Paisley 3 0.3 0.3 

Asda/Clydebank 2 0.2 0.2 

Aldi/Erskine 2 0.2 0.2 

Tesco/East Lane, Paisley 2 0.2 0.2 

Tesco/Renfrew 2 0.2 0.2 

   (5.8) 

Bishopton  24 2.3 - 

    

Others/Internet  9 0.9 (0.8) 

    

TOTAL 100 £9.6m £6.6m 

Notes:  
(1) From Household Survey, share of convenience expenditure 

 

 Table 3.6 illustrates that there are a large number of stores/centres that benefit from convenience 

expenditure from Bishopton residents.  The individual levels of trade diversion are very small across 

the range of stores/centres, the only significant level of diversion relates to the Morrisons store in 

Erskine.  

 

3.27 Discussions with the Council have confirmed that the Council are concerned about the potential impact 

on Erskine town centre.  The trade diversion assessment in Table 3.6, based on the household survey, 

confirms that the impact on the other stores/centres is negligible.  The impact on Erskine town centre is 

addressed below.  

 

 Retail Impact  
 

3.28 The existing floorspace and total turnover of Erskine town centre is outlined in Table 3.7.  
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Table 3.7 
Erskine Town Centre 

           Floorspace 
Gross                  Net  

Turnover Ratio (2) 
        £/m2  

Turnover 
£m 

Convenience 

 

Morrisons 

Aldi  

 

 

4000 

1430 

 

 

  2400 

  1144 (1) 

 

 

       6000 

       4000 

 

 

                         14.4 

                          4.6 

 

Other  

 

500 

 

  300 

 

       4000 

 

                          1.2 

 

Comparison 

 

500 

 

  300 

 

       5000 

 

                          1.5 

Total                             £21.7m  

Notes:  

(1) The normal gross to net ratio of 60% is adjusted to 80% for Aldi reflecting the particular nature and operation of the 

operator.  

(2) The turnover ratios are derived from the Technical Report TR7/06, and are at 2004 prices.  

 

3.29 The policy test in Scottish Planning Policy and the development plan in planning terms is not the impact 

on individual stores but the impact on the vitality and viability of the town centre as a whole.  Erskine 

town centre is noted to be a vibrant and successful town centre.  There has been only one vacancy in 

recent years, the car park is very often close to full, the Morrison store appears to trade well, it has 

been busy on the numerous site visits on different days and at different times of day.  Erskine has a 

resident population of approximately 15,000 and the town centre is the main focus for retail expenditure 

and other public service facilities.  

 

3.30 A new store in Bishopton would have an impact on Erskine town centre.  Table 3.8, below, indicates an 

impact of 11.2%.  The impact occurs because residents in Bishopton do not have a store offering an 

alternative for the main food shopping trip.  Given the obvious strength of Erskine town centre, its own 

resident population and range of retail and other service provision, it is considered that a proposed 

store of up to 4,000m2 (gross) in Bishopton would not undermine the vitality and viability of Erskine 

town centre.  
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Table 3.8 
Retail Impact  

 

Store/Centre 

Turnover (1) 

Trade 

Diversion (2) Impact 

Store/Centre £m   £m % 

Erskine Town Centre  21.7 (1) 2.42 11.2 

   

Notes: 
(1) From Retail Statement, Table 3.3 
(2) From Table 5, Morrison, Erskine (£2.4m) + Aldi, Erskine (£0.2m) 

 

3.31 The predicted impact on Erskine town centre will in any event be temporary.  As the population in 

Bishopton increases it is accepted that there will continue to be a degree of leakage of expenditure and 

that Erskine town centre will receive the greatest share.  By 2018 the available expenditure is expected 

to increase by £5.72m.  Based on the turnover estimates the proposed store in Bishopton would only 

take £3.2m of that leaving over £2.5m available for either an increase in the turnover of the new 

Bishopton store or as leakage to other centres, sufficient to effectively mitigate the estimated £2.4m 

trade diversion from Erskine town centre.  

 

3.32 The trade diversion assessment assumes that the existing 24% retention of expenditure in Bishopton is 

maintained.  That is assumed because there is so little main food shopping currently undertaken in 

Bishopton and therefore little potential diversion to a new food store.  The survey evidence is clear that 

the vast majority of the retained convenience expenditure is on top-up shopping, not the main food 

shopping trip.  The Co-op in Bishopton will continue to play an important role in the provision of top-up 

shopping, and for the few that find it more convenient for main food shopping.  As the CGA develops 

and new residents appear the Co-op may well benefit from an increase in its top-up shopping function.  

The existing retail provision in Bishopton, including the Co-op, is most likely to see significant benefits 

from the retention of the main food shopping trip related to the new store, the increase in housing and 

population, and the increase in the level of top-up shopping.  

 

3.33 It is also significant in terms of the development plan policy test that Erskine is not a strategic centre in 

the SDP, there are no strategic concerns in relation to the impact of the proposal.  

   

3.34 The local plan pre-dates the SDP but it broadly applies the same principles in relation to town centres 

and retail provision.  The local plan notes that there is an existing network of centres, with different 

roles and functions depending on size and locations.  The local plan confirms that Bishopton is not a 

strategic town centre.  Bishopton is identified as one of a number of secondary centres, that: “have 

more localised catchment areas and thereby provide a more restricted day to day range of goods and 
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services.”  The description in the local plan is consistent with the evidence from the household survey.  

The local plan notes that: “ the change in shopping patterns and greater mobility of modern society is 

putting pressure on these centres, but the importance the Council gives to their prosperity is expressed 

in the policies set down to foster their future well-being”.  

 

3.35 The local plan recognises that: “ the secondary centres perform an important role as a focus for the 

surrounding communities, and it is important to support those centres by directing facilities to meet 

local needs to the secondary centres.”  Bishopton is described as follows in the local plan:  

 

 “The Centre has been defined as the area around the Village Hall, at the junction of Old 

 Greenock Road and Greenock Road.  Shopping and Community facilities are dispersed to a 

 number of locations, making it more difficult to define a centre as such.  It is considered that 

 the area chosen represents a primary area of focus for local facilities.”  

 

 Policy R8 relates to Secondary Centres, it states:  

 

 “ The Council will direct proposals for shopping and other Town Centre uses to meet localised 

 needs to the secondary centres identified on the Proposals Map.”  

 

 It is clear that the local plan describes Bishopton as it is now and not as it will be when the CGA is fully 

developed.  The new village centre is part of the CGA, the inclusion of a reasonably sized foodstore will 

benefit both the existing and the proposed new population.  

  
 Conclusion  
 

3.36 The proposal is required to meet the localised needs of Bishopton and the CGA, as it develops and the 

population grows.  There is a local need now that is evident from the leakage of expenditure identified 

by the household survey.  

 

3.37 It is concluded that the proposal does not raise any strategic concerns.  It can also be reasonably 

concluded that the proposal is consistent with the local plan, in as much as the retail policies in the 

local plan provide a basis for any assessment of a new village centre proposed as an integral part of 

the CGA.  

 

3.38 The retail capacity assessment confirms that there is a need for much larger retail provision in 

Bishopton than is provided for in the existing planning permission.  It is also clear that there is a 

qualitative need for a reasonably sized food store, to contribute towards the low carbon sustainable 

community that is envisaged.  



Retail Statement  
 
 
 

 
 
BAE Systems Ltd  
Bishopton 
IJM/SV9076   

Page 25

3.39 The levels of impact that the proposal would have relate to the extent that existing expenditure leakage 

is retained, resulting in de minimus levels of impact on Braehead, Phoenix Retail Park and Port 

Glasgow and a level of impact on Erskine that would not adversely affect the vitality and viability of the 

town centre.  

 

3.40 It is appropriate that the issue of the scale and nature of the retail provision in the new village centre is 

addressed now.  Although the population in the Community Growth Area will take some time to grow, 

the infrastructure, shape, design and scale of the integral elements of the village centre have to be 

planned and developed in the early phases of the overall scheme.  

 

 
Montagu Evans LLP  
May 2013    

 
 
 
 
 
 
 
 
 
  












































































































































