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Purpose of Report 

This report seeks to advise the Committee of the outcome of a study, undertaken by 
consultants yellow book, to look at the future of Motherwell and Wishaw town centres if the 
redevelopment of the Ravenscraig site proceeds as described in the current application. 

Background 

The planning application for the comprehensive redevelopment of the Ravenscraig site was 
submitted to the Council for consideration in June 2001. Since then there has been an 
extensive period of consultation and negotiation that is still ongoing. 

The Glasgow and Clyde Valley Structure Plan, which was approved by the Scottish 
Ministers subject to modifications in April 2002 and became operative in May 2002, 
identifies Ravenscraig - Motherwell - Wishaw as a Metropolitan Flagship Initiative. The 
Structure Plan refers to testing the potential for creating a new town centre for the area 
covered by the Flagship Initiative, linked to the restructuring of Motherwell and Wishaw. 
The Plan goes on to state that, 

0 there is capacity for increased floorspace within the Motherwell and Wishaw retail 
catchment areas; 

0 there is a need to consider the quality and distinctiveness of the retail facilities; and 

0 the availability of the Ravenscraig site provides an opportunity for redevelopment of a 
scale and character that should stimulate regeneration throughout a wider area. 

In response to the Council's consultation on the Ravenscraig planning application the 
Structure Plan Joint Committee stated, in August 2002, that it supported the principle of 
creating a new town centre and that associated retailing proposals be supported subject to, 
amongst other conditions, the specification of linked complementary action for the 
restructuring of Motherwell and Wishaw town centres. 

In recognition of this it was considered necessary to appoint consultants to examine how a 
programme of actions could be used to ensure continued roles for the town centres of 
Motherwell and Wishaw if Ravenscraig were to be developed as a new town centre. 

.. 
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2.5 yellow book was asked to carry out the work. It was considered appropriate to approach 
this company because they had recently led a team of consultants commissioned jointly by 
North Lanarkshire Council, South Lanarkshire Council, Communities Scotland and Scottish 
Enterprise Lanarkshire to prepare a report, Transforming Lanarkshire's Town Centres, 
which looked at the current and future roles of all of Lanarkshire's town centres. It is my 
intention to report this study to the Council at a future date. This gave them valuable and 
current knowledge of the factors affecting Motherwell and Wishaw town centres and the 
market within which they are operating which would avoid work being repeated. Yellow 
book was formally appointed on 10 October 2002 to carry out the work. 

2.6 The brief given to the consultants was to develop an action plan for the restructuring of 
Motherwell and Wishaw. The purpose of the action plan was 

0 

0 

0 

0 to identify funding sources 
0 

to take a strategic view of the future roles of Motherwell and Wishaw 
to frame an action plan that will achieve those roles 
to draw up a phased work programme with indicative costs 

to recommend a delivery mechanism for the programme 

As part of the research conducted by the consultants a number of parties involved in the 
town centres and the proposed development of the Ravenscraig site, were interviewed 
individually or invited to take part in workshops. This included representatives of the 
Glasgow and Clyde Valley Structure Plan Team, Motherwell Town Centre 
Partnership(MTCP), the local Chamber of Commerce, Scottish Enterprise Lanarkshire, 
Town Centre Initiatives Ltd, Wilson Bowden, officers and elected members of the Council. 

3. TheReport 

3.1 The resulting Motherwell and Wishaw Action Plan Report did not involve any primary 
research and is based on a variety of pieces of work that have been carried out for the 
Council and for other parties. The report initially identifies that regardless of whether or not 
the Ravenscraig development proceeds both Motherwell and Wishaw face serious threats 
and challenges which will require a response to prevent their further decline. It then looks 
at what the predicted impacts of the development of a new town centre on Ravenscraig 
could mean for the town centres of Motherwell and Wishaw. It goes on to present a 
strategy or vision for the Motherwell-Ravenscraig-Wishaw area, which is aimed at ensuring 
it becomes an attractive, efficient and competitive urban area. The full realisation of the 
vision revolves around the development of a new town centre at Ravenscraig, with its own 
distinctive role, which is used as a catalyst for creating a more attractive and coherent 
urban form, whilst, in parallel reinventing and reinvigorating the traditional centres as places 
with their own complementary and viable roles. For Motherwell this involves focusing on its 
location on the transport network to make it an attractive location for business and 
associated uses, including comparison and convenience shopping, and for Wishaw 
consolidation around a core retail area, which would serve local needs and release new 
locations for housing and micro-businesses. In order to develop the roles suggested for 
each of the Centres, the report develops an action plan based upon 3 key themes: 
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Diversification - Ensuring that each centre secures a diverse, sustainable mix of 
activities. 

3.2 

3.3 

3.4 

4. 

4.1 

4.2 

0 Infrastructure - Establishing an integrated transport network connecting all the 
communities in the area. 

Design and quality - Securing quality design in buildings and open spaces together with 
improved levels of maintenance and vigorous promotion and marketing. 

The report considers that, having regard to the timescale for the development of the 
Ravenscraig site and the nature of the changes being proposed, that the full realisation of 
the changes set out in the vision would require a 20 - 25 year period. As an initial step, the 
report then goes on to identify a programme of Policy and development initiatives that could 
be taken forward over the first 10 years of the action plan. It also includes indicative costing 
for this initial programme. 

Later, the report sets out a series of options describing how the private and public sector 
could operate together to deliver the strategy and action plan being proposed. These are 
based on the principle that the development process has to be private sector led, unless 
there is clear evidence of market failure. Where public sector involvement or support is 
required the report points out that it can include joint ventures, direct build, the use of 
public sector partnerships grant funding etc. 

The action plan highlights the need to ensure that it does not conflict with the existing policy 
framework contained in the Council’s various strategic policy documents, such as the Local 
Transport Strategy and the Development Plan, and that they operate together to ensure 
that the benefits from Ravenscraig are fully realised and spread into the neighbouring 
communities. 

Assessment of Report 

The report, produced by yellow book, provides the Council with a basis to respond to the 
Structure Plan Joint Committee. It has tested the potential of a new town centre at 
Ravenscraig being linked to the restructuring of Motherwell and Wishaw town centres. 
Furthermore, it has demonstrated that there is the potential to identify viable and 
complementary new roles that the existing centres could fulfil. In order to take forward this 
restructuring the report points out that the consent for the redevelopment and extension of 
Motherwell Town Centre, recently granted to MTCP, does raise issues. The proposal is 
evidence of investor confidence in Motherwell, but at the same time the retail impact 
assessment done for the Council points to the difficulty which may exist in trying to take 
the scheme forward, in its present form, together with the proposals for Ravenscraig. This 
may require the form and nature of the scheme to be an integral part of discussions 
concerning the development of the Town’s role. The report also shows how the 
development of the Ravenscraig site can be utilised to bring benefits to the wider area by 
creating a more cohesive and attractive urban form, thereby preventing the Ravenscraig 
development taking place without regard to or in isolation from the neighbouring 
corn m un ities . 

The initial programme of physical works identified by the consultants provides a menu or 
range of options from which the Council and its partners could select items to progress in 
response to circumstances prevailing at a particular time. These works would be planned 
to take place over a ten year period. During such a prolonged period factors may change 
and because of this the works needed could alter. There would also be the need to roll 
forward the 10 year programme as the vision was developed over the full 20/25 year 
period. 
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4.3 

4.4 

5. 

5.1 

6. 

The report makes some reference to how the necessary works can be funded. The 
estimated costs set out in Annex 1 - for the initial action plan - are high, amounting to 
between €7 million and f8 million per annum over the 10 year period. It should be noted, 
however, that the programme includes some works that are already contained within 
existing Council budgets, some that have already been identified as future schemes, and 
would therefore be funded by the Council from existing financial sources. In this regard the 
total budget identified in the report is not all new costs. Other works identified have the 
potential for external funding and will not require Council contribution. This is the first time 
that the potential benefits of the Ravenscraig redevelopment for the surrounding area have 
been quantified by anyone, other than the Ravenscraig developers. However, further 
consideration has to be given to how the required works could be programmed and 
financed. Similarly, while the report identifies the alternative approaches which can be used 
to pursue the delivery of different elements of the plan the option chosen is likely to both 
vary over time, as the plan evolves, and change to reflect the particular requirements of 
individual projects. 

Other issues raised by the report requiring further consideration are: the adoption of the 
recommendations of the Transforming Lanarkshire’s Town Centres report. It is my 
intention to present a report on the recommendations of the Motherwell and Wishaw Action 
Plan Report to the Committee in the near future assessing how the proposed Motherwell- 
Ravenscraig-Wishaw strategy could be incorporated within the existing development plan 
framework. 

Conclusions 

I consider that the report demonstrates that options do exist which allow Motherwell and 
Wishaw to develop a more secure and clearly identified role in the urban hierarchy, with 
this role being pursued in parallel with the development of the Ravenscraig site, on the 
basis described in the application. Nevertheless, there are some aspects including funding, 
the development and refining of both the Policy initiatives and the works/projects identified 
in the action plan, and programming, which require to be examined further. This is also 
likely to require discussion and consultation with a range of parties. 

Recommendation 

That the Committee agrees 

(1) 

(2) 

to note the submission of the Motherwell & Wishaw Action Plan, prepared by the 
consultants ye1 low book. 
to pursue and develop a strategy for securing a viable and sustainable role for 
Motherwell and Wishaw Town Centres. 
that, as indicated by the decision of the Structure Plan Joint Committee, the report 
identifies the potential for a series of complementary policy and development 
initiatives to be developed for Motherwell and Wishaw which are compatible with 
and linked to the future development of the Ravenscraig site. 

(3) 

David M. Porch 
DIRECTOR OF PLANNING AND ENVIRONMENT 
(31 December 2002) 

Backup of Motherwell Wishaw Action Plan - gc -13-01-03(5) 



Background Papers 

Motherwell and Wishaw Action Plan produced by yellow book for North Lanarkshire Council, 
December 2002 
The Glasgow and Clyde Valley Structure Plan, May 2002 
The minutes of the Structure Plan Joint Committee dated 1 3'h September 2002 
Transforming Lanarkshire's Town Centres, by yellow book, March 2002 
Report on the Ravenscraig retail proposals by Prof. John Dawson of University of Edinburgh 
Management School for North Lanarkshire Council, June 2002 
Report on the retail assessment for the Ravenscraig development by Max Cowan for North 
Lanarkshire Council, September 2002 
Letter from yellow book to Director of Planning and Environment, dated 2 September 2002 
Letter from Director of Planning and Environment to yellow book dated 11 October 2002 

Local Government Access to Information Act: for further information about this report, please contact 
Lorna Bowden, on 01236 616479. 
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is 

i n t r o d u c t i o n  
1.1 This report, which has been prepared by a 

consultant team led by yellow book', sets out a 

strategy and outline action plon for the restructuring 
ond regeneration of Motherwell and Wishaw town 
centres. 

1.2 The report was commissioned by North 
Lanarkshire Council to provide context for 
consideration of an outline planning application 
for the redevelopment of the Ravenscraig site, 
including the creation of a new town centre. 

1.3 The brief to the consultants called for: 

a strotegic view of the future roles of 
Motherwell and Wishaw town centres i f  such 
a new town centre is developed at 
Ravenscraig 
an action plon to  help achieve those roles 
an outline work programme, with indicative 
costs 
identification of funding sources 
a review of possible delivery mechanisms for 
the action plan. 

' The consultant team comprises Kevin Murray Associates, Turner & 
Townsend. Ryden and Willie Miller Urban Design + Planning. 

m o t h e r w e l l  a n d  w i s h a w  a c t i o n  p l a n  I I 



1.4 The consultants were not asked to comment on 
the Ravenscraig proposals, but only to address 
the implications for Motherwell and Wishaw i f  the 
proposals set out in  the current application are 
approved and implemented. 

1.5 In responding to the brief we have concluded that 

a response based exclusively on Motherwell and 
Wishaw town centres would be inadequate in  
that it would fail to  address broader needs and 
opportunities for urban restructuring. We have 
therefore framed our proposals for the two 
centres in  the context of an action plan for the 
wider urban area. This approach is in line with 

the Glasgow and the Clyde Valley Structure Plan, 
which identifies Motherwell-Ravenscraig-Wishaw 
as a metropolitan flagship initiative. 

BACKGROUND 

1.6 Ravenscraig Limited, a wholly owned subsidiary 

of Corus, has submitted an outline planning 
application to North Lanarkshire Council for the 
redevelopment o f  the site of the former 
Ravenscraig steel works. The application was 
submitted on behalf of the Ravenscraig partners, 

Wilson Bowden Developments, Scottish 
Enterprise Lanarkshire and Corus. 

1.7 The application comprises development for a 
range of uses, including: 

57,600 square metres of retail floorspace 
65 hectares of industrial and business 
development 
3,000 housing units 
a major leisure facility 
a new rail station and transport 
interchanges 
cultural, religious and health facilities 
extensive public realm. 

1.8 A report to the Glasgow and the Clyde Valley 
Structure Plan Joint Committee describes “[t lhis 
range of facilities ...[ as] consistent with the 
criteria included in  NPPG8 (Town Centres and 
Retailing) as being the basis for recognising a 
town centre”.* 

1.9 The Glasgow and the Clyde Valley Structure Plan3 
identifies the Ravenscraig-Motherwell-Wishaw 
initiative as a Metropolitan Flagship Initiative, and 
states that proposals for the creation of a new 

town centre at Ravenscraig should be ”linked to  
the planned restructuring o f  the existing centres 
o f  Wishaw and Motherwell”. The report to  the 
Structure Plan Joint Committee (see above) 
confirms this principle, and states that: 

The range ofmeasures are likely to include a 
strong town centre management strategy for 
Motherwell and Wishaw, in particular. to 

e promote the business function of Motherwell 

town centre 
develop a public purchasing strategy to direct 
new activity to the centres 
create a secure, high quality public realm 
enhance Motherwell’s role as a transport hub 
encourage investment in renewal, rather 
than expansion. 

e 

e 

METHODOLOGY AND SOURCES 

1.10 No primary research has been undertaken for 
this report, although the consultants have 
undertaken site visits and consultations with 
interested parties4. We have also facilitated two 
focus groups - for officers and elected members 
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of North Lanarkshire Council respectively - and a 
workshop for public sector organisations. The 
workshop/focus groups were al l  subject to  the 
same ground rules as this report. It was made 
clear that: 

there could be no discussion on the merits or 
otherwise o f  the Ravenscraig application, but 
for the purposes of this exercise, discussions 
should proceed on the basis that the 
Ravenscraig application would be approved. 

1.11 Working within these parameters, the workshop/ 
focus groups provided an opportunity for 
participants to  reflect on: 

the current performance and prospects of 
Motherwell and Wishaw 
initial propositions from the consultant team 
the potential contribution of drivers of change, 
including workspace, housing, culture, leisure, 
retail and urban design. 

1.12 We have therefore drawn on official documents and 
commissioned studies/reports, including: 

Restructuring Urban Form (1999): report by 
EDAW, commissioned by Lanarkshire 
Development Agency and North Lanarkshire 
Council 
Transforming Lanarkshire's Town Centres (2002): 
unpublished report by yellow book, 
commissioned by Scottish Enterprise 
Lanarkshire, North Lanarkshire Council, South 
Lanarkshire Council and Communities Scotland 
retail impact studies by Max Cowan for North 
Lanarkshire Council, and 
Report on the Town Centre Concept within the 
Ravenscraig Master Plan proposal (2000): report 
by University of Edinburgh Management School, 

Report by the Structure Plan Manager to the loint Committee Meeting, 26'h 
August 2002 
' Approved by Scottish Ministers. April 2002 
' Consultations were undertaken with representatives of: Glasgow the Clyde 
Valley loint Structure Plan Team. Motherwell Town Centre Partnership, 
Motherwell & District Chamber of Commerce. Scottish Enterprise Lanarkshire, 
Town Centre Initiatives Lid, Wilson Bowden. Gateshead Metropolitan Borough 
Council. 
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2.1 In a previous report, Transforming Lanarkshire’s 
Town Centress, yellow book identified ten criteria 
for successful town centres. Town centres: 

a t t r a c t i v e  a n d  v i b r a n t  
t o w n  c e n t r e s  

act as the central place for the town and i ts 
surrounding area 
have attributes and amenities that attract 
local residents and visitors 
offer attractive, diverse, high quality 

shopping 
offer a range of civic and professional 
services 
provide a range of employment opportunities 
offer a choice of attractive housing 
provide leisure, recreation and cultural 
facilities 
act as a transport node 
have a sense of place, derived from a 
distinctive urban form 
have a positive image and identity that 
confers benefits on the whole community. 

2 . 2  Very few town centres in  central Scotland meet 
these criteria in  full. The report showed that - 
especially in urban North Lanarkshire - many 
former industrial towns have found it hard to 

adapt to  economic and social change. Places 
l ike Motherwell and Wishaw that had a clear 
sense of purpose in  the industrial age have 
failed to  establish a new role in  the post- 
industrial era. 

2.3 North Lanarkshire’s experience is typical of 
many similar locations in  Britain, Europe and 
the USA. Former industrial towns have found 
themselves squeezed between the competing 
attractions of resurgent major cities, out of 
town retail and leisure destinations, and 
suburban residential areas. In an age of 
increased mobility and choice, the centres of 
the old economy have struggled to compete. 

2.4 The symptoms of decline are familiar: 

fall ing population 
retail and leisure trade moving to out of 
town locations 
collapse of the commercial property market 

Prepared by a consultant team led by yellow book and including Gillespies. 
Ryden and Colin Buchanan & Partners. The report was commissioned jointly 
by North Lanarkshire Council, South Lanarkshire Council, Communities 
Scotland and Scottish Enterprise Lanarkshire. 
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erosion of civic, cultural and institutional 
functions 

loss of civic pride and amenity. 
growing car dependency 

2.5  Some town centres become locked in  a downward 
spiral: as their traditional roles and functions are 
undermined by market forces they become less 
attractive places, with vacant property and 
vandalism creating an air of neglect; people who 
have a choice opt for more prosperous and 
attractive alternatives, leaving the centres to  
serve a captive market of low-income groups such 
as the elderly, the young and the poor; as local 
spending continues to leak out of the towns, the 
decline accelerates. 

T O W N  CENTRES FIGHTING BACK 

2.6 This is a gloomy prospect, but - though the 
competitive pressures are undoubtedly severe - 
decline is not inevitable. Policy makers have 
sought to protect and strengthen town centres 
through a range of instruments. A growing 
number o f  small and medium-sized towns have 
developed imaginative strategies for change, 
underpinned by effective partnerships between 

the public and private sectors and the 
corn m un ity. 

2.7 Notable success stories in  Scotland include: 

Perth which is now one o f  Scotland’s most 
attractive and liveable town centres, with 
quality retailing, a successful programme of 
events and activities, vibrant public spaces 
and a growing resident population 

Kirkwall has overcome some of the problems 
of distance and structural change by 
reinventing itself as a place of quality and 

variety, with quality shops and restaurants, 
cultural events and attractions and modern 
office space 

Paisley has responded positively to the 
challenge presented by Braehead, by 
diversifying the town centre - through the 
expansion of the university and the provision 
of small business and start-up space - and 
through effective marketing and promotion. 

2.8 English towns that have found viable new roles 
include: 

the neighbouring Yorkshire towns of Halifax 
and Huddersfield which have developed 
distinctive, complementary roles despite 
the rapid growth of their near neighbour, 
Leeds: key themes have included cultural 
and creative industries, vibrant markets 
and speciality shops, celebration of ethnic 
diversity and new firm formation 

Doncaster was one of the South Yorkshire 
towns hi t  by mine closures in  the 198Os, 
but has exploited its road and rail l inks to 
reinvent itself; the town centre has been 
upgraded, the retail offer (including a 

traditional market) improved and the 
evening economy has developed; there are 
plans for a new education campus and a 
major extension of the central area around 
a “grand street” 

Stroud i n  Gloucestershire had been in  long- 

term decline, but developed a programme 
to animate vacant shops by using them a s  
artists’ studios; this project acted as the 
springboard for image change and active 
partnership with local traders, as well as 
growth in  the creative + cultural industries 
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Penge was an anonymous local centre in  
suburban south London; as part of the Crystal 
Palace Partnership Programme, the High Street 
was transformed by a combination of traffic 
management measures - removing a l l  through 
traffic except buses - and investment in  the 
public realm, including the creation of a 
succession of small squares and pavement- 
widening to  encourage outdoor seating for 
cafes 

Wigan. where former industrial buildings have 
been recycled to create office and conference 
space, and the ail ing town centre has been the 

subject of pedestrianisation and streetscape 
schemes designed to increase footfall and 
promote the evening economy. 

Policy instruments 

2.9 Concern about the declining fortunes of smaller 

town centres has led to a succession of policy and 
other initiatives over the past decade. The case for 
town and city centres was set out recently in the 
Scottish Executive policy statement, Designing 
Places6: 

2.10 Designing Places captures a growing awareness - 
among policy-makers. academics, developers and 
communities - that there is  a direct l ink between 
economic and social well being and vibrant and 
attractive places. Earlier, the Scottish Office 
Planning Advice Note, Planning in  Small Towns 
(PAN 5 2 ) 7  described the forces threatening small 
towns: 

population change 
economic restructuring 

traffic growth, and 
insensitive development. 

concentration of employment and services 

2.11 PAN 52  argued that active. lively and vibrant 
town centres can be achieved by: 

providing for a wider range of everyday 
needs 
conserving and maintaining the bui l t  fabric 
generating community pride and confidence 

providing opportunities for new uses. 

2.12 NPPG 8, Town Centres and RetailingS set out the 
Government's policy objectives for town centre 
shopping. They can be summarised as follows: 

to sustain and enhance the vitality. viability 
and design quality of town centres 

Scottish Executive, Designing Places (2001) 

Published October 1998 
' Published April 1997 
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c r e a t i n g  a 
r n p e t i t i v e  u r b a n  a r e a  

to maintain an efficient, competitive and 
innovative retail sector offering consumer 
choice, and 

... meeting those objectives in  a sustainable 
way, and reducing car dependency. 

NEW LIFE FOR SMALLER T O W N S  

2.13 The 1990s saw the emergence of numerous 
initiatives designed to  revitalise small and 
medium-sized towns. Many of the best practice 
models were documented in the Urbed report, 
New Life for Smaller Towns (1999)9. This landmark 
report focused on five key themes: 

improving the shopping offer 
diversifying the attractions 
coping with the car 

resourcing town centre initiatives. 
creating a pride of place 

2.14 This report was a precursor to the Market Towns 
Initiative now being delivered by the English 
regional development agencies (RDAs). The 
achievements of larger towns and cities have 
been monitored by the Partners in Urban Renais- 
sance project. 

T O W N  CENTRE MANAGEMENT I N  SCOTLAND 

2.15 NPPG 8 acknowledged the “positive benefits” of 
town centre management (TCM) programmes, 
which: 

2.16 There are now 20 TCM initiatives in  Scotland1o, 
and more than 250 throughout the UK. The 
Association of Town Centre Management (ATCM) 
describes the principles of town centre 
management as follows: 

2.17 The TCM movement is well established in  
Scotland, with the first init iatives dating back to 
1986. Research carried out for ATCM Scotland 
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suggests that in 2001 the aggregate budgets for 
the 20 initiatives were in  the order of f3.4 
million. 

GLASGOW AND THE CLYDE VALLEY 
JOINT STRUCTURE PLAN 

2.18 The Glasgow and the Clyde Valley Joint Structure 
P la n (G CVJ S P) i d  e n ti f i e s Raven s c ra ig- Mo t h e rwe I I- 
Wishaw as one of three Metropolitan flagship 
lnitiatives, “us[ing] the opportunity of Ravenscraig 
to  create a more coherent urban structure, sense 
of place and quality of l i fe within Lanarkshire and 
deliver major land renewal”. 

A FRAMEWORK FOR INTERVENTION 2.21 

2.19 Transforming Lanarkshire’s Town Centres set out a 
20-year vision of a sustainable urban hierarchy in 
Lanarkshire in which town centres will: 

drive economic prosperity in a modern 
economy 
contribute to social justice, and 
enrich the quality of life. 

2.20 The report identified five key objectives in order 

to achieve transformational change: 

establishing an appropriate policy context 
establishing town centres as key locations for 
commerce, education, culture and 
entertain men t 
making town centres vital, vibrant and 
attractive places 
achieving a better balance between people 
and cars, and creating a popular and efficient 

public transport system 
forming an effective delivery partnership 
between the private, public and voluntary 
sectors. 

The report contains a prioritisation framework 
based on a combination of: 

each town’s place in the urban hierarchy: 
Motherwell is identified as one of 4 town 
centres i n  North Lanarkshire”; Wishaw is 
identified as a local centre]’ 
each town’s condition and prospects: based 
on a range of socio-economic measures and 
an environmental assessment, Motherwell 
was described as being in the balance, while 
Wishaw was at risk. 

2.22 Using this framework, Motherwell i s  classified as 
one of 5 urban renewal priorities. The report 
argues that the prospects for this group of towns 
are “uncertain; collectively they are under- 
performing and have failed to come to terms with 
the era o f  place competition”. The report 
concludes that “the future of these town centres is 
vital to Lanarkshire’s place competitiveness and 
the sustainability of the urban system”. 

2.23 Wishaw is identified as a community regeneration 
priority. It is one of a group of centres that are 
“at a low ebb in  their fortunes, with negative 
socio-economic indicators and degraded 
environments; these centres should be the focus 
for initiatives to promote economic and social 
inclusion and environmental justice”. 

New Life for Smaller Towns: a handbook for action (1999): report by Urbed, 
sponsored by I Sainsbury plc 

Dunbartonshire*, Edinburgh, Falkirk‘, Glasgow. Hamilton. Inverness. Irvine. 
Kilmarnock. Kirkcaldy, Lerwick’, North Lanarkshire’. Paisley, Perth, Stirling, 
West Dunbartonshire’, West Lothian* (* indicates multi-centre initiatives). 
“ ATCM. Getting i t  Right - A Good Practice Guide to Successful Town Centre 
Management Initiatives 

The others are Airdrie, Coatbridge and Cumbernauld. There are also 2 sub- 
regional centres (East Kilbride and Hamilton) both in  South Lanarkshire. The 
report defines town centres as places that meet (or have the potential to 
meet) the 10 criteria set out in para 2.1. 

of  local residents, although they may also fulfil some specialised roles. 

Initiatives located in: Aberdeen. Ayr, Dumfries, Dundee, East 

The report defines local centres as places that cater primarily for the needs 
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CONCLUSION 

2.24 Town centres have a vital role to play in helping 
to create and sustain successful and prosperous 
communities and a good quality of life, but 
changing socio-economic conditions have 
undermined the traditional roles and functions of 
many towns, including Motherwell and Wishaw. A 
recent report by the New Economic FoundationI4 
warns that, i f  current trends continue: 

“Britain wil l inherit a whole generation of ghost 
towns - communities that have lost a vital part of 
their economic or social fabric ... the symptoms are 
evident through the job  losses and decay resulting 
from the slow death of local shops, pubs, post 
offices and bank branches. In other areas, the 

decline of local services may have had no impact on 
the overall prosperity of the community, but wil l 
have created a sense of isolation, loss of 
community, higher crime and social exclusion.” 

2.25 These concerns have triggered a range of policy 

responses and other interventions, designed first 
to stabilise and then to reposition declining town 
centres. In the following pages we set out a 
strategy designed to help Motherwell and Wishaw 

to respond to competitive threats - and to seize 
the opportunities presented by the development 
of Ravenscraig. The strategy aims to  build on the 
experience and successes o f  other former 
industrial towns that have reinvented themselves 
as attractive, competitive places to live, work 
and visit. 

2.26 The experience of these reinvented towns 
confirms that the problems - and solutions - are 
not confined to the performance and quality of 
the retail offer, important though this is. Our 

proposals address a much wider agenda, taking 
account of the impacts and opportunities that wi l l  
result from the redevelopment of Ravenscraig. In 
considering the roles that towns centres play in  
enriching the quality of urban life. we have taken 
on  board the critical role of urban connections 
and spatial form as enablers of (or constraints on) 

’‘ New Economic Foundation. Ghost Town Britain ( 2 0 0 2 )  

10 
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m o t h e r w e l l  a n d  w i s h a w :  
c o n d i t i o n s  a n d  p r o s p e c t s  

3.1 Whether on not the proposed Ravenscraig town 
centre goes ahead, Motherwell and Wishaw 
already face significant challenges. Research 
carried out for the yellow book report, 
Transforming Lanarkshire’s Town Centres,ls 
showed that, in Motherwell: 

0 population fell by 2% between 1991 and 

1999 
employment declined by 13% between 1995 

and 1999 
the unemployment rate in April 2001 was 

poverty and deprivation, as measured by the 
Scottish Area Deprivation index (SADI), are 
above the Scottish median level in  a l l  
Motherwell’s postcode sectors 

4.8% 

3.2 In Wishaw in  the same periods: 

population fell by 4% 
employment declined by 16% 

Most of the available data relate to the two towns; only the property market 
data relate to the town centres. 
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3.3  

3.4 

the unemployment rate was 4.9% 
poverty and deprivation are at least twice 
the Scottish median level in  a l l  Wishaw’s 

postcode sectors 

By a l l  these indicators, the performance of the 
two towns was worse than the Lanarkshire 
average, and much worse than the Scottish and 
UK norms. However, not a l l  the signals were 
negative. For example, in Motherwell: 

the town centre retail unit vacancy rate was 
the lowest in Lanarkshire 
take-up of retail and office space between 
1996 and 2000 was above the local average 
the proportion of school leavers going into 

higher education in 2000 (39%) was above 
the Scottish average. 

Many of the symptoms of decline and decay in the 
two towns result, directly or indirectly, from 
endemic problems of poverty and exclusion. It 

follows that the only sustainable solutions to the 
difficulties facing the two towns and the wider 
urban area are those that address the challenge 
of economic and social change in th is part of 
North Lanarkshire. 

12 
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THE TOWN CENTRE EXPERIENCE 

The statistics present a mixed picture, but they 
do not tell the whole story. Site visits to 
Motherwell and Wishaw confirm that both centres 
are in considerdble difficulties and exhibiting 
signs of distress. The condition of the two towns 

3.5 

broadly similar, Motherwell clearly ranks above 
Wishaw in  the urban hierarchy: 

Motherwell has an extensive comparison 
shopping offer with a high proportion of 
multiple stores, albeit o f  indifferent quality; 
Wishaw has fewer multiples and a relatively 
high proportion of convenience and 
independent stores, although the weekly 

outdoor market attracts customers from a 
wide area 

Motherwell has amenities that attract 

visitors, including the Civic Theatre, 
Aquatec and the Heritage Centre; the SPL 
football team gives the town UK-wide 
recognition, and there is  a modest evening 
economy; none of these are fulf i l l ing their 
potential, but they do provide a valuable 
asset base 

Motherwell’s Civic Centre is the principal 
centre for local government and 
administration, and the town is also home 
to Motherwell College; Motherwell offers a 
wider range o f  business, financial and 
professional services, while Wishaw 
Hospital is a major new facility for the sub- 
region 

Motherwell has the only major main-line 
railway station in  Lanarkshire, with regular 
services to Edinburgh and London, but this 
remains an under-exploited asset; both 
towns have good suburban rail services, 
and Wishaw has an attractive modernised 
station; both towns are well-served by 
buses, although the quality of vehicles - 
and passenger facilities - are generally 
poor 
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Motherwell has more than twice as many 
employees in  employment as Wishaw, and 
has attracted new service sector jobs in the 

past few years 

Motherwell has some high-rise public 
sector housing in  the town centre, while 
Wishaw has attracted new housing for sale 
and rent on town centre sites. 

3.7 Motherwell and Wishaw town centres both have 
“poor environments which affect their economic 

performance and the quality of people’s lives” 16. 
Figure 3.1, which has been assembled from a 
variety of sources, records some of the 
perceived strengths and weaknesses of the two 

3.8 Both towns have a long and proud history, and 
they sti l l  command the loyalty and affection of 

many local people. But today neither Wishaw 

l6 North Lanarkshire Partnership, Partnership in the New Millennium: a community 
plan (Consultative draft. February 2001) 
“This analysis has been prepared by the consultant team. It takes account of 
research for the report, Transforming Lanarkshire’s Town Centres (op cit). views 
expressed at workshops and focus groups organised as palt of this study. and 
papers prepared by Town Centre Initiatives Ltd. 

Figure 3.1: Motherwell and Wishaw - strengths and weaknesses 

WISHAW L 

civic amenities 
college 
leisure centra 
Strathclyde Park 
motorway and rai l  access 
SPL football team 
history and tradition 
strong community loyalty 
Heritage Centre 

rai l  station and bus stops well located 

central location 
some quality independent retailers 
new hospital 
busy library with improved setting 
some good buildings and views 
popular market 
upgraded railway station 

WEAKNESSES 

t ired and outdated retail cent- 
shopping offer has ‘levelled down”, although vacancy levels remain low 
town centre lacks variety and vitality 
a h w  buitdings of interest and quality. but architecture and design 
generally anonymous 
road system cuts off centre from neighbouring communities 
pedestrian access through underpasses and scrais busy roads 
civic centre. college and leisure amenities detached from town centre by 
roads and railways 
poor quality Failjbus ameniEies 
poor s twdards of cleansing, maintenance and promotion 
negative i m q a  

retail centre overstretched. with vacant shop fronts and upper floors 
few multiple stores and many marginal enterprises 
linear form means town has no centre 
through traffic and narrow pavements create hostile pedestrian environment 

numerous gap sites around centre 
major problems with ground conditions due t o  mineral warirings 

poor amenities for bus travellers 
poor standards of cleansing, maintenance and promotion 
negative image 
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nor Motherwell offers an attractive or appealing 
experience for the visitor. The physical 
environment of both town centres is 
disappointing, and they fail a number of the 
tests for lively and vibrant centres set out in  
New Life for Smaller Towns: 

the functional diversity of the two towns 
has diminished over time as economic, 
civic, retail, leisure and cultural functions 
have been eroded 

their qualitative status in  the regional 
shopping hierarchy has declined, and - for 
the most part - they have failed to develop 
a distinctive, complementary role; within 
this context Motherwell appears to have 

“found its quality level” and there are few 
retail vacancies, but Wishaw has a growing 
problem of empty shops 

the environment of both towns is car- 
dominated: the approaches to Motherwell 
are defined by the inner-ring road and 
surface car-parking; Wishaw’s Main Street 
is a busy through route 

there is l i tt le evidence of pride of place, 
proactive management or town centre 
initiatives; investment is required to 
improve standards of cleanliness, promote 
customer care, and market the two centres. 

3.9 Whatever the causes of this decline, the effects 
on the two town centres are clear. In an age of 
increasing choice, prosperity and personal 
mobility, the two centres have become 
increasingly uncompetitive. Local people are 
voting with their feet by travelling to  other, more 
attractive centres in  the region. Motherwell and 
Wishaw depend increasingly on convenience 
shopping and a captive market of local people 
who are too old, too young or too poor to be able 
to travel to  other centres. Like other town 
centres in  central Scotland, Motherwell and 
Wishaw have become defined by poverty and 
exclusion. 

3.10 Successful places adapt to  changing times and 
circumstances, but Motherwell and Wishaw have 
struggled to find new roles to play in  the post- 
industrial era. There is no sense of strategic 
direction for either community. Both towns have 
become increasingly marginalised, and neither is 

making a positive contribution to what the 
Scottish Executive calls a smart, successful 
Scotland. 

3.11 There have been some positive signs in  recent 

years: 

new housing developments have improved 
housing choice and quality in  the urban area 

new office space at Airbles Road, Motherwell 
is now occupied 

other significant investments include: 

- the recent opening of Wishaw Hospital 

opening of Motherwell Heritage Centre 

upgrading of Wishaw railway station 

- environmental improvements at Wishaw 
Library and Main Street back courts 

- 

- 

3.12 These are welcome developments that may help 
to stop the rot in the two towns and to stem retail 
leakage. However, they are not l ikely to halt the 
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relative decline of the two centres, or to enhance 
their competitiveness significantly. Compared 
with recent/planned developments in, for 
example, East Kilbride and Hamilton, the changes 
in  Motherwell and Wishaw appear modest at best. 
New competitive threats are emerging with, for 
example, a new retail park under construction by 
the M8 Junction 10. The fortunes of the two towns 
seem likely to  continue on their long-term 

downward trend. We can only conclude that, with 
or without a new Ravenscraig town centre, 
transformational change is  imperative i f  
Motherwell and Wishaw are to  offer the range of 
activities and quality of place which wi l l  attract 

residents, workers and visitors in  a time of 
growing competition. 

3.13 One key issue needs to  be highlighted: the 

Motherwell Town Centre Partnership (MTCP) 
proposals for the refurbishment, part ia l  
redevelopment and extension of Motherwell Town 

Centre. These proposals - which have been 
granted outline planning consent on appeal - 
undoubtedly present a dilemma: 

they can be viewed as positive evidence of 
private sector confidence in Motherwell, and 

i f  implemented would result in a significant 
upgrading of the retail offer in the town 
centre 

on the other hand, the proposals as 
submitted do not - in our judgement - 
tackle satisfactorily the urban design and 
transportation weaknesses in  the town 
centre, and 

in any event, the retail impact assessment 
commissioned by NLC concludes that it may 
be diff icult for the MTCP scheme in  i ts 
present form to  co-exist with the proposed 

Ravenscraig Town Centre. 

3.14 This report is predicated on the assumption that 
the Ravenscraig proposals wi l l  be approved (see 
para 1.5 above). In those circumstances, it is of 
course a matter for MTCP (as major property 
owners and prospective investors) to assess the 
impact on their approved scheme, bearing in  
mind that Ravenscraig town centre is not 
expected to open for business unti l around 
2008. In any event, i f  the Ravenscraig 
application is approved, it wi l l  be important for 
NLC and i ts partners to engage with MTCP so 

that, i f  necessary, revised proposals can be 
brought forward that f i t  with the strategic vision 
for Motherwell within the urban area. A new set 
of opportunities - in  terms of both the mix of 
uses and urban form - will require fresh 
thinking. 

THE URBAN AREA 

3.15 Motherwell and Wishaw are the two principal 
settlements in  an urban area with a population 
of around 100.000. The two towns are joined by 
a narrow corridor of development, including the 
communities of Craigneuk, Shieldrnuir, 
Muirhouse and Netherton, al l  of which are 
ranged within a mile of the southern edge of the 

Ravenscraig site. 

3.16 The Ravenscraig development wi l l  f i l l  the 
“missing middle” in  this urban area, and 
presents an opportunity to establish coherent 
urban form and structure in what i s  at present a 
largely anonymous and incoherent band of 
development. Despite i ts generally poor 
environment and weak internal connections, the 
urban area enjoys an excellent strategic 
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location, close to the M8 and M74 motorways, 
and served by inter-city and suburban rail 
services (Figure 3.2). 

3.17 The housing schemes that cluster around and 
between the two towns include concentrations 
of high unemployment, poverty and social 
exclusion. Together they form a bedraggled, 
fragmented and amorphous landscape, part of 
the zone of ambiguity i n  central Scotland, 
described by Miles Glendinning and David 
Page.I8 

3.18 Transport connections between the communities 

and to  the town centres are often poor, 
especially in  the evenings and at weekends. 
Connections between the communities 

themselves are even more fragmented, largely 
because o f  the barriers created from the 191h 
century onwards by industrial sites and 
railways. 

In Miles Glendinning and David Page. Clone City (Edinburgh 1999) 

N Fig 3.2: the towns in context 

MOTORWAY -. ACLASSROAD - DISTRIBUTOR 
WLWAY 

BUILTUP 
TOWN CENTRES 
WVENKWG 

___-__ 
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CONCLUSION 

3.19 Whether or not the new Ravenscraig town centre 
is built, Motherwell and Wishaw face serious 
threats and challenges. Our assessment is that 
both town centres have been drift ing down the 
urban hierarchy of central Scotland as the 
diversity and quality of the offer has been eroded. 
In a period of “increasingly intense 
competition ... between medium sized  centre^"'^, 
they have both been losers. 

3.22 

3.20 We have analysed some o f  the symptoms of 
decline in Motherwell and Wishaw. We have 
reviewed the evidence o f  a lagging economy, 
demographic decline and persistent poverty and 
exclusion. These problems are reflected in  the 
impoverished state of the two town centres - and 
in  the fragmented, degraded and depressing 
environment of the wider urban area. The 
difficulties are deep-seated and systemic and wi l l  
require an appropriately wide-ranging response. 

With both towns in  a fragile condition, it is hardly 
surprising that the prospect o f  a major new retail, 
leisure and employment centre at Ravenscraig 
should be a cause for concern. There is no doubt 

3.23 

3.21 

that the direct impact, especially in  terms of 
retail trade, wi l l  be very significant (see section 4 
below). However, it would be a mistake to 
assume that - without Ravenscraig - the 
prospects for Motherwell and Wishaw would 
necessarily be brighter. 

Ravenscraig is just one of a number of 
developments planned within a 30-minute drive of 
Motherwell and Wishaw, including investment at 
East Kilbride and M8 Junction 10, a l l  of which are 
likely to impact on the urban area. The key 
question for policy-makers is whether - i n  this 
complex operating environment - the positive 

impacts and benefits of the new Ravenscraig can be 
made to outweigh any negative effects. A difficult - 
and sometimes painful - transition may be 
inevitable: but wil l it be justified by a sustainable 
uplift in  the quality, attractiveness, 
connectedness and competitiveness of the wider 
urban area? 

In his report to NLC. John Dawson of the University 
of Edinburgh Management School2n argues that 
there are “two dominant trends in retailing and 
town centres i n  Scotland”: 

firstly, concentration o f  the retail industry, 
with sales concentrated in  fewer firms, and 
retailing concentrated in  core locations in  
larger centres 

secondly, diversification of town centre 
activity, with leisure, recreation, shopping, 
work and (we would add) housing becoming 
inter-mixed. 

3.24 In the face of these powerful, long-term trends 
we think it i s  unlikely that Motherwell and 
Wishaw wi l l  benefit from the concentration of 
retailing. Neither town has the scale o r  
adaptability to make it a favoured retail location, 
and the barriers to growth are compounded by 
the demographic and socio-economic 
characteristics of the area. None of this is an 
argument against retail investment in Wishaw 

and Motherwell, which should be encouraged, but 
that investment should be informed by a shared 
view of the two towns’ future role and status. 

Report by University of Edinburgh Management School, op cif 
’’ ibid 
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3.25  On the other hand, both Motherwell and Wishaw 
have the potential to  pursue a strategy of 
diversification, which wi II transform them in  to 
attractive and viable mixed-use centres. In this 
respect, the prospect of a redeveloped 
Ravenscraig can be seen as major opportunity 

because: 

it should encourage city thinking by 
positioning Motherwell and Wishaw as key 
centres in a medium-sized Scottish city 
rather than fragile places in  a fragmented 
urban area 

within this context, individual centres can 

carve out viable and complementary niche 
roles 

the development of Ravenscraig wi l l  bring to 
the area assets and activities that could not 
be accommodated within the scale or 
infrastructure of the existing town centres, 
helping to  build critical mass at the urban 
area level 

it wi l l  help to reverse negative demographic 
trends, by attracting and retaining working 

age people in this part of North Lanarkshire, 
resulting in a better balanced population 

it wi l l  result in an increase in the 
consumption ofgoods and services by local 
people and visitors, creating new 
opportunities for local businesses 

it wi l l  enable the creation of a more coherent 
urban form and structure and the adoption of 
higher standards of architecture and design. 

3.26 Change is an essential and urgent imperative, and 
positive, imaginative diversification is a core 

theme of the strategy set out in  the following 
pages. Given that there is  continuing market 
failure in some sectors of the property market, 
this approach wil l require active leadership and 
financial support from the public sector, in order 
to effect the necessary step change. 
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r a v e n s c r a i g  t o w n  centre:  

4.1 In this section we introduce the Ravenscraig 
proposals, and especially those relating to the 
new town centre, and we review the evidence 
relating to  their impact on Motherwell and 
Wishaw. This section reviews documents 
submitted by Ravenscraig Ltd, and retail impact 
studies commissioned by NLC. A l l  of this 
material i s  already in the public domain, and 
the summary below should therefore not 
influence the outcome of the Ravenscraig 
planning application in  any  way. However, the 
summary aims to provide essential context for 
the development of a strategy for the wider 
urban area, i f  the Ravenscraig application is 
approved. 

4.2 A document prepared by Ravenscraig Limited to  
explain the town centre concept2] states that 
the “key characteristics” of the new 
development wil l be: 

about 8 major retail/leisure anchors with 
large display and experiential areas for 
brand development and showcase retailing 
10% of total retail floorspace in Lanarkshire 

a strongly leisure-orientated mix of 

retailers 
a complete mix of uses - including 
business, community and residential - 
within an accessible town centre 
leisure attractors to extend catchment and 
sustain dwell times to ensure a destination 
effect 
an offer unique in the Scottish retail 
hierarchy with a high proportion of 
specialist retailers 
quality design and built environment and 
activity at al l  hours of the day 
site managed and marketed as a single 
entity 
a modernised railway station. 

4.3 The document states that the new town centre 

wi l l  not be: 

e a traditional mall and regional shopping 
centre with “high street type retailers 
selling more of the same” 
anchored by standard department stores or 

a food superstore 

e 

implications and impacts 

4.4 

4.5 

~ 

another Gyle or Braehead, competing in 

their market 
a standard retail offer with token leisure 

elements. 

The creation of a multi-functional town centre 
and a leisure-driven experience will, it i s  
claimed, attract people from a wide catchment 
area “to consume leisure elements and shop at 
leisure-orientated retailers”. This formula wi l l  
make Ravenscraig “one of the major tourist and 
leisure attractions in Scotland and the UK”. 

The document argues that the new centre is a 
“unique concept” that wi l l  generate “a whole 
new draw of custom”. Traditional retail impact 
assessments are based on  a standard mall/ 
regional shopping centre model, but not the 
Ravenscraig concept, which wi l l  cater for a large 

~ 

Ravenscraig Town Centre Concept: An explanation of Retoil and Leisure 

Components (undated) 
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part of central Scotland. Ravenscraig town centre 
“wil l  be complementary for the region and wi l l  
not directly compete with existing local centres 
and facilities”. 

4.6 Ravenscraig Limited states that “[t lhere wil l be 
l itt le similarity with existing traditional hierarchy 
centres that fulfil a local role for their catchments”. 
Convenience shopping wil l  be l imited to what is 
required to  serve the new Ravenscraig 
community, while the new town centre “should 
not alter“ the role of centres serving a more local 
catchment at different levels i n  the shopping 
hierarchy. 

4.7 These claims are contested, and the retail impact 
assessments commissioned by NLC suggest that 
there wi l l  be significant displacement, especially 
of comparison shopping, i f  the new town centre 
proceeds. The evidence is discussed below. 

TESTING THE CONCEPT 

4.8 Professor Dawson was asked to review the 
Ravenscraig town centre concept, taking account 
of its “non-traditional nature”. In particular, he 
was asked to  consider the sustainability o f the  

ideas behind the concept. His report concludes 
that: 

4.9 However, Professor Dawson argues that “a 
number of conditions need to  be met”, including: 
a sub-regional plan for the development o f the  

system oftown and local centres showing ways that 
the centres can respond to varied consumer needs 
and also that benefits flow from the commercial 
investment in  Ravenscraig to centres outside the 
area of the whole scheme”. This report is  a first 
step towards the development of such a plan. 

RETAIL IMPACT ASSESSMENTS 

4.10 The creation o f  a new town centre at Ravenscraig 

would have a significant effect on retail trade in  
Motherwell and Wishaw. The retail impact 
assessment (RIA) commissioned by North 

Lanarkshire Council and carried out by Max 
Cowan22, shows that the impact on Motherwell 
and Wishaw of the “unique” town centre 
proposed for Ravenscraig would be less than a 
conventional shopping mall  of the same scale. 
but st i l l  very significant. 

4.11 In his August 2002 report, Cowan estimates that, 
depending on the proportion of experiential retail 
at Ravenscraig: 

Motherwell may lose between 2 5 %  and 30% 

of i ts comparison trade 
Wishaw may lose between 33% and 37% of 

its comparison trade. 

4.12 Cowan concludes that, i f  Ravenscraig’s retail offer 
i s  developed in the minimum experiential format - 
“the most l ikely outcome” - then “Ravenscraig 
should be viewed as a replacement for 
Motherwell and Wishaw as comparison centres” 

(our emphasis). 

22  Assessment of Proposols for Retail Development at Rovenscroig. Motherwell (Final 

Draft. August 2002): report by Max Cowan for North Lanarkshire Council 

22 
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4.13 Max Cowan’s report also examines the likely 
impact of Ravenscraig on the Motherwell Town 
Centre Partnership (MTCP) scheme, which was 
approved on appeal in  June 2002 (referred to 
here as the Watsonville scheme). He concludes 
that: 

“The effect of introducing Ravenscraig at the same 
time as Watsonville is to combine two depressant 
effects on turnover and produce lower turnover/ 
floarspoce ratios ... This is not the sort ofprospect 
that would encourage the developers of Watsonville 
to proceed with their development. The results for 
Ravenscraig in the conventional or minimum 
experiential formats suggest that the larger 
proposal at  Watsonville could not co-exist”. 

4.14 Turley Associates, in their July 2002 report for 
Ravenscraig Ltd23, provide a commentary on Max 
Cowan’s methodology and on earlier RlAs by 
Llewellyn Davies and DTZ Pieda. Compared with 

Max Cowan, Turley Associates predict “slightly 
more impact on Motherwell ... and slightly less on 
Wishaw”. They warn that any impact estimate 
“must be treated with caution”, but conclude that 
“[d]evelopment of Ravenscraig town centre wi l l  
inevitably result in  structural changes to 

Motherwell and Wishaw”. 

4.15 In a later update report’“, Turley Associates state 
that, in  the absence of a fu l l  RIA for the MTCP 
scheme, they “cannot give an accurate 
quantitative picture of [the] overall impact” of the 
Ravenscraig scheme. However, they suggest that 
the MTCP scheme as presented would result “in a 
much larger and stronger Motherwell that wi l l  be 

better able to withstand the effects of 
Ravenscraig”. On this basis they present the 
hypotheses that: 

the MTCP scheme would increase turnover in 

Motherwell Town Centre in  2006 by about f41 
million, to f95 million - with no 

displacement effect 
there would be no increase in the diversion 
of trade resulting from the Ravenscraig 
scheme (f17 million) 
therefore the net impact on Motherwell 
would be reduced from 31.4% to 17.8%. 

CONCLUSIONS 

4.16 North Lanarkshire Council wil l need to  review 

these reports in arriving at their decision about 
the Ravenscraig proposals. We wi l l  not 
contribute to this debate, other than t o  observe 
that - while the exact scale and nature of the 
impact of Ravenscraig on retail trade in 
Motherwell and Wishaw may be disputed - 
there is  general agreement that the effects wi l l  
be very significant. 

4.17 However, the calculation of retail impacts is not 

a precise science, not least because - whether 
or not Ravenscraig goes ahead - the market wil l 
continue to exert competitive pressures an all 
town centres in central Scotland. For example: 

the trend towards the concentration of 
retailing in  large city centre and out-of- 
town locations looks set to continue for the 

foreseeable future 

Outline of Supplementary Retail Statement on Ravenscraig Impact Issues (luly 

Retooil Assessment Update (August 2002): report by Turley Associates for 
2002): report by Turley Associates for Ravenscrais Ltd 

Ravenscraig Ltd 
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new developments wil l  continue to come 
forward (for example, East Kilbride and M8 
Junction 10)  which w i l l  attract customers 
from the Motherwell-Wishaw area 
planned retail investment in Motherwell and 
Wishaw (such as the MTCP scheme) wil l be 

subject to  the same competitive pressures. 

4.18 In any event, the future of Motherwell and Wishaw 
should not be defined exclusively in  terms of 
retailing. In part 2 we emphasise the importance 
of diversification as the key strategy for helping 
Motherwell and Wishaw to  find useful and viable 
roles to play in the next 25 years. Current retail 
trends suggest that the towns are unlikely to  
recover their previous status in  the retail 
hierarchy, but we see great opportunities to use 
the planned investment in Ravenscraig as the 
catalyst for reinventing and reinvigorating the 
traditional centres that frame the new development, 
and for creating an attractive. liveable, joined-up 
urban area. 

4.19 In the course of this process, some displacement 
effects are inevitable - although this may only be 
an acceleration of current trends - but the real 
question is whether, in  the medium to long term, 

the benefits to the urban area of the Ravenscraig 
proposals wi l l  outweigh any short term costs and 
impacts. 

4.20 This wi l l  depend to  a considerable extent on 
unlocking the potential of wider urban 
restructuring, which can be secured irrespective 
of the precise retail content of the Ravenscraig 
proposals. The restructuring process requires a 
clear vision and a plan for implementation: these 
are discussed in  the following pages. 

23 Outline of Supplementary' Retail Statement on Ravenscraig impact Issues (July 
2002): report by Turley Associates for Ravenscraig Ltd 

Ravenscraig Ltd 
Retail Assessment Update (August 2002): report by Turley Associates for 
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25  This section is based upon Richard Scase, Briiain towards 2010: the changing 
business environment (1999). published by the Office of Science and Technology 
Foresight Programme 

5.1 For too long, the urban area around Motherwell 
and Wishaw has lacked a sense of direction and 
strategic purpose. It has gained an unwanted 
reputation as an area in decline, reinforced in 
part by the decision in the early 1990s to close 
the Ravenscraig steel works. The area has 
become synonymous with negative images - 
often inaccurate and unjustified - which have 
made it even harder to break out of the cycle of 

decline. 

5.2 The task for North Lanarkshire Council and i ts 

partners in  the private and public sectors is to 

confidence and optimism that wil l enable a 
positive and sustainable future for the Motherwell- 
Ravenscraig-Wishaw (MRW) urban area in the first 
half of the 215' century. 

provide leadership and create a climate of 5.4 

5.3 In order to achieve a sustainable future, the MRW 
urban area must reflect the lifestyles and 

 aspiration^'^ of a fast-changing society in which: 

the vision 

household size is getting smaller, more 

family groups 

people live alone and fewer in  tradition 5.5 

people wi l l  have more choice about where 
and how they live 
individuals wi l l  be more mobile i n  work, 

relationships and place of residence 
personal lifestyles and identities wil l  be more 

fluid 
people wi l l  have greater independence and 

freedom from traditional obligations 
a less structured society may feel insecure 
for some, exciting and challenging for others 
a focus on individuality wi l l  generate more 

creativity and innovation. 

The implications for places are clear. Those that 

fail to change and adapt wil l become communities 
dictated by economic compulsion and constraint, 
while successful places wil l be characterised by 
diversity ond choice. Our analysis has shown that 
- in their present form - Motherwell and Wishaw 
are ill-equipped to compete in terms of diversity 
and choice, and this is reflected in their ageing 
and declining populations. Other places are quite 
simply more attractive and more competitive. 

Getting this story across and building an 
understanding o f  what it wi l l  take to compete 
successfully in the next 25 years are key 
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leadership challenges. A nostalgic attempt to 
reclaim the “good old days” wi l l  be doomed to  
failure. Addressing, accepting and 
accommodating change are at the heart of this 
strategy, demonstrating that the challenges go 
far beyond the need for physical and 
environmental renewal. 

5.6 Fewer than 1 in 5 employees in  the MRW area 
work in the manufacturing sector, and a third of 
the area’s school leavers now progress into 
higher education. These facts alone reflect an 
economic and social revolution in  North 
Lanarkshire, but the demographic data show 
that the quality of l i fe in Motherwell and 
Wishaw has not matched up to the expectations 
of an increasingly demanding and discerning 
community. 

5.7 It follows that a vision for the future of the MRW 

urban area should be expressed in terms of 
attributes that w i l l  enable the area to  compete 
successfully in  an era of place competition. The 
community planning process should be the 
vehicle for developing such a vision, but it is 
important to remember that the plan must 

anticipate the needs of aspirations of future 
generations and in-migrants, as well as today’s 
adult population. We must be careful to  avoid 
backward-looking perspectives based primarily 
on the experiences and aspirations of previous 
generations. 

THE MRW URBAN AREA IN 2025: ECONOMY AND 
SOCIETY 

5.8 The following vision should be treated as 
illustrative only. It has been drafted by the 
consultant team, but it should be developed in 
detail on the lines set out in Sections 6 and 7. 
The development process should provide 
opportunities for community involvement, and 
should be linked to the Council’s formal 
Community Planning process. 

5.9 With this qualification, our vision far the MRW 
area i n  the next 20-25 years is of an urban area 
of more than 100.000 people where: 

population is rising through a combination 
of natural growth and in-migration 
life expectancy matches the Scottish 
average and the incidence of chronic 

diseases has fallen to about the Scottish rate 
the economic activity rate matches the 
highest levels in Scotland, and 
unemployment has fallen to about the 
Scottish rate 
average household income is above the 
Scottish average 
per capita G D P  is above the Scottish average, 
and growth industries/clusters are well 

represented 
the rate of new firm formation matches the 
Scottish average 
the area has some of the best schools in 
Scotland, and 50% of school leavers progress 
into higher education 
a range of undergraduate and postgraduate 
courses are available in  the local area 
local residents enjoy an excellent quality of 
life, with a rich and diverse range of leisure, 
retail, cultural and sporting activities in  the 
local area, and easy access to the best that 
central Scotland has to offer 
people enjoy the benefits of a clean, 
attractive and distinctive environment, and 
opportunities for a healthy, positive lifestyle 
crime and the fear of crime are firmly under 
control. 

26 
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THE MRW URBAN AREA IN 2025: THE PLACE 

5.10 I f  this is the vision of a goad society i n  next 20- 
25 years, how wi l l  the place - and especially 
the town centres - need to change in  order for 
this to happen? We do not believe that the 
fortunes of the MRW area wil l be transformed by 
planning and physical regeneration alone, but a 
major investment in urban form, infrastructure, 

architecture and design are among the 
necessary conditions for sustainable 
regeneration. Without physical and spatial 
transformation, the major social and economic 
changes described above cannot be achieved. 

5.11 Our vision of the physical form of the urban area 
in 2025 is summarised below. The MRW area 
will: 

be a coherent, legible urban area, spanning 
the zone from Strathclyde Country Park in  
the west to Newmains in  the east 
set the highest standards in  architecture 
and urban design, helping to create 
attractive, liveable places 
be a place with three principal centres, at 
Motherwell, Ravenscraig and Wishaw, each 

with distinctive and complementary roles 
offer a choice of quality housing reflecting 
contemporary lifestyles, including live and 
work accommodation 
provide attractive business space for the 
modern Scottish economy and an excellent 
operating environment including global 
connectivity 
be established as a preferred location for 
Scotland’s most innovative start-up 
businesses 
provide outstanding social infrastructure 
(private and public sector) in  the form of 
schools, healthcare facilities and access to 
services 

offer a lively evening economy, quality 
places to eat and drink and a vibrant arts 
and cultural scene 
have a modern learning campus, offering FE 
and HE provision 
have a modern transport system, well- 
connected to the national road and rail 
networks, and with excellent local net- 
works 
reduce car dependency through effective 
traffic management and quality local 
transport 

offer an environment designed around the 
needs of people not cars, with a permeable, 
walkable urban form. parks and nature 
reserves 
be immaculately maintained and effectively 
marketed and promoted. 

A PHASED APPROACH: ESTABLISHING URBAN 
FORM 

5.12 These are ambitious goals designed to  transform 
the Motherwell-Wishaw area from i ts present 

fragmented and incoherent condition into an 
attractive, efficient and competitive urban area. 
Achieving this transformation will, as we have 
said, be a long-term (20-25 year task), but work 
can begin almost immediately on planning the 
process and establishing a strategic for the 
MRW area. Figures 5.1 - 5.6 describe the key 
stages. 
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Figure 5.3: The emerging urban area w i l l  have 3 princi- 
pa l  centres, Motherwell, Ravenscraig and Wishaw, each 
with distinctive roles and contributions. The strategy 
must (i) encourage "city thinking" throughout the urban 
area, (ii) help to define the roles of the 3 centres, (iii) 
ensure that the centres are accessible, legible and 
connected to  each other, (iv) position the MRW urban 
area i n  relation to the rest of central Scotland. 
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Figure 5.4: The precise trajectory of development cannot 
be predicted, and the strategy must be flexible and 
responsive to change; however, the strategy can help 
the three centres to respond to a changing environment 
by creating/rediscovering adaptable urban grids, and by 
opening up new cultural, commercial and learning 
quarters. 

,i MOTHERWELL 
RAVENSCRAIG 

& ; WISHAW 

LEARNING CAMPUS 
CULTURAL QUARTER 
CIVIC CENTRE 

ROADS 
RAIL+ STATIONS 

OPEN SPACE NETWORK 
STRATHCLYDE PARK 
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5.2 
1 

Figure 5.5: The redevelopment of Ravenscraig should be 
the f i rst  step towards a major restructuring of the 
urban form. A meta-grid - of streets, paths and vistas - 
w i l l  extend beyond the site boundaries, l inking 
Ravenscraig to  the civic heart of the urban area, and to  
neighbouring communities. A new l ight-rai l  service w i l l  
connect the three centres and provide the backbone of a 
qual i ty public transport system. 

4 r 
6 
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5-1 
I 

5.3 5-4 5-5 5.6 

Figure 5.6: By 2020, the transformation will  be almost 
complete. The MRW urban area will  reflect the influence 
of city thinking, with the three centres fulfilling comple- 
mentary and mutually supportive roles in the context of 
a legible. connected urban form. 
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6.1 Delivering this vision should be the overarching 
goal of the metropolitan flagship inifiative (MFI) 
described in the Structure Plan. The aim must 
be to use the MFI to  raise the level of quality and 
aspiration, and to break out of a cycle in which 
the MRW area is perennially second best and 
lagging behind other areas. Ravenscraig 
represents an opportunity to be one o f t h e  
outstanding regeneration projects in Europe, but 
the partners must ensure that the same 
standards and expectations apply to the whole 
urban area i f  it i s  to  have a positive impact 
beyond the immediate locality. 

6.2 We are under no illusions about the difficulty of 

realising the vision set out in section 5, or the 
scale of resources that wi l l  be required. We 
expect the MRW initiative to  make the strategic 
case for prioritising public sector investment in 
the area, but the partners must also aim to use 
the catalytic effect of the Ravenscraig proposals 
to unlock private sector investment and build 
confidence in the wider urban area. Finally, we 
must be clear about the long-term nature of the 
project: the investment programme wi l l  
necessarily be phased over time, but that 
should not stand in the way of early actions. 

a metropolitan flagship initiative 
6.3 In the following paragraphs we describe the key 

features of a 10-year initiotive for the 
Motherwell-Ravenscraig- Wishaw urban area. 
Successful implementation of the 10-year 
programme wi l l  produce a decisive step-change 
in the fortunes, status and reputation of the 
area, and provide a platform for continuing, 
sustainable development. The initiative is 
predicated on the assumptions that: 

the regeneration o f  Ravenscraig wi l l  be 
implemented substantially in  l ine with the 
planning application, and 
Ravenscraig wi l l  not be treated as a stand- 
alone development, however large, but as 
an integral part o f  the MRW initiative. 

COMPLEMENTARY ROLES FOR THE THREE 
TOWN CENTRES 

6.4 We do not advocate an overly prescriptive 
approach to the development of the new urban 
area. In some respects, the roles of the three 
centres (and the relationships between them) 
must be allowed to  evolve in  response to  
market trends and forces, but the public sector 

bodies must be prepared to  lead and influence 
the market by championing the vision and 
working in partnership with the private sector. 

6.5 Our analysis has shown that both Motherwell 
and Wishaw are in a fragile condition; at the 
same time, there has been a major injection of 
public money to provide infrastructure and 
create attractive development opportunities at 
Ravenscraig. There is therefore a risk that, 
unless there is a clear strategy underpinned by 
effective policies, Ravenscraig w i l l  attract 
investment at  the expense of the neighbouring 
towns. NLC and its community planning partners 
need to send a signal to the market by setting 
out their vision of a regenerated urban area, 
and the respective roles of i ts  three principal 
centres. What follows should be treated as a 
first-cut attempt to  define roles, based on our 
understanding of the Ravenscraig plans, and of 
the present functions and character o f  
Motherwell and Wishaw. 

Motherwell’s distinctive strengths, 
characteristics and attributes include: 

- it is acknowledged as the “local 
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capital” of the urban area, and as a 
centre for local government and 
administration 
it is a traditional location for profes- 
sional, business and financial services 
it has the area’s only further education 
college 
it acts as a gateway to  national road 
and rail networks, making it an 
attractive location for new office 
developments 
the town already functions, but not 
fully effectively, as a cultural, leisure 
and evening economy location 

- 

- 

- 

- 

based on this analysis, Motherwell’s role(s) 
should be: 

the civic and cultural capital of the new 
urban area 
the principal office and small business 
location 
the centre for professional and busi- 
ness services 
the location for a learning campus 
a quality comparison and convenience 
shopping centre 

- a location for hotels and conference 
facilities 
a centre for the evening economy and 
local leisure amenities 
a new location for high-density urban 
living 

gateway to  the national rail and 
motorway networks 

- 

- 

- 

Ravenscraig’s role(s) - as defined in the 
planning application - wil l be: 

- location for a unique leisure-retail 
product, with associated evening 
economy activities 
a sub-regional centre for premium 
comparison shopping 
location for national leisure attractions 
a high quality business campus/ 
business park environment 

- a mixed residential community 

- a local transport node 

- 

- 
- 

Wis ha w’s d is t i n c t ive strength s, c h a ra c te ri s. 
tics and attributes include: 

- attractive streetscapes and “village” 

character 
a under-exploited public space by the 
library and health centre 
a small group of quality food retailers 
and a traditional market 

- successful residential developments in 

- 

- 

the central area 

based on this analysis. Wishaw’s role($ 
should be: 

quality village centre for the urban 
area 
centre for events and activities 
centre for speciality food and market 
shopping 
location for quality restourants and 
cafes 
access point for public/community 
services 
favoured location for micro-businesses 
growing residential quarter 
local transport node 

6.6 We stress again that these descriptions are 
i l lustrative, not prescriptive. The respective roles 
of the three centres wil l evolve over time in  
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response to  both new opportunities and market 
pressures. Over time, and especially as market 
failure in Motherwell and Wishaw is  addressed, 

there should be less concern about the three 
centres competing against each other. and a 
greater capacity for all three to compete 
successfully at a regional level. It should be 
noted that there is  already some overlap 
between the roles earmarked for the three 
centres: the roles should be  complementary, but 
not mutually exclusive. 

THE ACTION PLAN: THREE KEY THEMES 

6.7 As we have seen, the overarching goal of the 
MRW initiative should be to se t  the area on 

course to achieve the vision set out in section 5. 
The 10-year objective should be to narrow the 
gap  between MRW and the Scottish average, 
based on  a basket of performance indicators. 

6.8 In framing a 10-year action plan (see Section 7) , 
we have identified 3 key themes: diversification, 
infrastructure and design and quality: 

OBJECTIVES 

To ensure that (i) wherever 
possible, economic, civic, 
community, leisure and cultural 
activities are focused on  the 
three centres, and (ii) each 
achieves a diverse and 
sustainable mix o f  activities and 
land use. 

To establish (i) a high quality 

RESIGN AND QUALITY 
for (i) procuring strong, place- 
making urban design and quality 
architecture, and for the 
creation of successful plrtiblic 

promotioa. 

6.9 Actions under the infrastructure and design and 
quality themes wil l apply across the urban area, 
but with specific measures for the town centres. 

We would expect diversification to  focus 
primarily on the town centres. 

6.10 The interplay between design quality and diversifi- 
cation was one of the key themes of the work- 
shop/focus groups (see paragraphs 1.10-1.11). 
Participants concluded that action to improve 

the quality of the bui l t  environment was 
essential in order, for example, to: 

establish MRW as a premium business 

location 

stimulate a lively artistic and cultural 
scene. 

promote urban living, and 

POLICY FRAMEWORK 

6.11 The development and implementation of 
appropriate policy measures wi l l  have a key role 
to play in the successful implementation of the 
initiative. NLC wi l l  have a pivotal role to play in 
establishing the policy framework, working in 
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partnership with Scottish Enterprise Lanarkshire, 
Communities Scotland and others. 

6.12 The public sector partners must demonstrate 
their commitment to  the regeneration of the 
urban area as a shared, long term priority. They 
must enlist the support of the Scottish Executive, 
national and regional bodies for this 
metropolitan flagship initiative. 

6.13 The broad policy context wi l l  be provided by, 
among others: 

the development (by the Lanarkshire 
Economic Forum) of a strategy for 
maximising Lanarkshire’s contribution to A 

Smart, Successful Scotland 
the adoption - by NLC, SE Lanarkshire and 
other partners - of an intervention 
framework for town centres, based on the 
recommendations in  Transforming 
Lanarkshire’s Town Centres 
the further development of the MRW concept 
through the community planning and 
statutoryplanning processes. 

6.1 5 

6.14 This report wi l l  provide the basis for the 

development of: 

a detailed strategic plan for the MRW urban 
area (as recommended by Professor Dawson); 
this plan will: 

set out the complementary roles of 
the three towns within the urban 
area context 

development, social inclusion and 
other perspectives in a coherent 
strategic proposition 

- 

- link planning, economic 

a development framework for the urban area 
to establish the guiding principles of urban 
form, connectivity and quality, and to identify 
key locations/projects. 

NLC published the Finalised Southern Area Local 
Plan (SALP) with modifications in  June 2001. The 
Plan sets out the Council’s policies on town 
centres. As the strategy for the urban area - 
including the development of the Ravenscraig site 
- begins to  emerge, it wi l l  be appropriate to 

prepare an area development framework to  
supplement the provisions of the Local Plan, and 

to establish key principles relating to  urban 
design, green networks and other features. 

6.16 Similarly, the Local Transport Strategy will need to 
be revisited in order to  ensure that public 
transport provision in the MRW urban area 
addresses the accessibility gap identified in the 
Structure Plan. 

6.17 Other policy connections need to be made. For 
example, the location of Council and other public 
services can help to  secure the role of town 
centres in  civic life. 

6.18 Getting the policy framework r ight  is vital i f  NLC 
and i ts partners are to ensure that the benefits of 
the development of Ravenscraig wi l l  be fully 
realised. However, the credibility o f  these 
policies depends on the partners’ commitment to 
implement them vigorously. In particular, every 
effort must be made to ensure that there is a 
balanced approach to development in the urban 
area, with the pattern of development reflecting 
the agreed roles of each of the towns. There 
should be a continuing presumption in favour of 
locating commercial developments in town 
centres. 
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DIVERSIFICATION 

6.19 Good policy must be underpinned by an effective 
delivery mechanism. We recommend that the key 
public sector partners should come together with, 
among others, Ravenscraig Ltd, Motherwell Town 
Centre Partnership, Motherwell & District 
Chamber of Commerce to create a delivery 
vehicle to drive forward the MRW strategy. We 
return to the role of th is urban regeneration 
partnership (URP) in  Section 8. 

6.20 At present, the pervading air of shabbiness and 
neglect undermines significantly the quality of 

l i fe in  the urban area. Capital projects, however 
well designed, require ongoing care and 
maintenance - and proactive management to 
ensure that people experience the new amenities 
and are encouraged to  return. Town Centre 
Initiatives Ltd (TCI) does not have the resources 
to fulf i l  this role adequately. 

6.21 We believe that there should be a full-time 
dedicated town centre management team for 
Motherwell and Wishaw, which should merge into 
an integrated operation for the whole urban area 
as Ravenscraig comes on stream. 

6.22 The proposed policy/delivery framework i s  
summarised in Figure 6.1. 

Fig 6.1: Creating a framework for policy and delivery 

6.23 The core element of the MRW initiative wi l l  be a 

raft of measures designed to diversify the range 
of economic and other activities being carried 
out in  Motherwell and Wishaw. 

6.24 A good starting point for this exercise might be 
to agree what wil l not  be happening in  the town 
centres in the foreseeable future. For example, 
our review suggests that: 

Wishaw is unlikely to reclaim its former 
role as a comparison shopping centre, 
although this wi l l  s t i l l  form an important 
part of Motherwell's offer 
there is some residual manufacturing 
employment in  and around town centres, 
but it has been reducing rapidly and new 
jobs are much more likely to be in the 
service sector. 

6.25 On the other hand, there are real opportunities 

to  attract new (or attract back) forms of 
activity/land use to attractive, regenerated 
town centres. Some of the most promising areas 
have already been mentioned in this report, but 
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they include: 

6.26 

workspace for service industries, 
knowledge-based businesses and start-ups 
urban living, including high density 

apartment and town-house developments 
as well as conventional family homes 
independent and speciality retoil to 

complement Ravenscraig's regional and 
sub-regional offer 

services should be available through one- 
stop facilities in  the three centres 

civic amenities: revamped customer 

Fig 6.2: exemplar - workspace for service industries 

leorning centres, modern libraries, healthy Fia6,3: exemDbr ,earnin4centre 

l iving centres and similar facilities 
culture and leisure facilities 
hotels and conference facilities to service a 

growing local office market. 

As indicated above, we envisage a degree of 
specialisation in a l l  three centres. Once a 

strategy has been agreed based on a 
complementary, multi-polar pattern of 
development, work can begin to  secure and 
diversify the roles of Motherwell and Wishaw in  
the new urban area. The aim must be to  set in  
motion a mutually reinforcing change dynamic. 

6.27 

For example: 

Motherwell's gateway location on the 
upgraded west coast main line makes it an 
attractive location for modern offices, 
although site assembly issues wi l l  need to 
be tackled; a growing business base wil l 
help to build the market for quality hotels 
and business facilities, which wi l l  in  turn 
underpin an emerging evening economy; an 
improved leisure offer wi l l  attract new 
residents and students to the area; 
in  Wishaw, consolidation around a core 
village centre wi l l  free up marginal retail 
locations for housing, services and micro- 
businesses; it wil l also provide the 
opportunity to create a town square which 
wi l l  be the focal point for events and public 
life, and for bars and restaurants. 

These scenarios wil l not be realised without 

leadership and investment from the public 
sector. Market confidence in Motherwell and 
Wishaw is fragile, but a strategy designed to 
unlock the potential of the urban area - and to 
capture the benefits flowing from the 
regeneration of Ravenscraig - wi l l  change 
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perceptions and encourage investment. In this 
respect, the role of existing property owners is 
vital, and the public sector bodies must create 
an environment that encourages them to  invest 
for the future. 

Initially, attention should focus on creating the 
conditions that wi l l  encourage a wider range of 
activities in the town centres, and on removing 
constraints. For example: 

the strategic plan and the development 
framework should set out a clear, 

. 

aspirational vision for a l l  three centres, and 
the area development framework should 
embed these aspirations in  the Local Plan 
process 
development opportunities in  Motherwell 
are severely constrained by the physical 
barriers presented by roads and railways; 
these need to be overcome in  order to open 
up (for example) the areas around the 
cathedral and the railway station 
especially in Wishaw. development 
opportunities are constrained by poor 
ground conditions resulting from former 
mine workings: in  many locations, 

6.29 

Fiz 6.4: exemplar - libraries 

6.30 

substantial investment i s  required to  
stabilise sites and create a building 

platform 
in  both towns, work is needed - through 
traffic management and pride of place 
initiatives - to create an attractive. liveable 
environment which wi l l  encourage investors 
and prospective occupiers to  move to  the 
area. 

Whatever activities are targeted. the key 
challenge wil l be to create a climate in  which 
private sector investors and developers are 
prepared to play a lead role. At present, there is 
endemic market failure resulting from the 
historically poor performance of the retail and 
commercial property markets and - in  some 
cases - high vacancy levels. When a cycle o f  
decline sets in, property market failure i s  a self- 
fulfilling prophecy, and the onus is on the public 
sector players to break the mould and re- 
establish a positive environment. 

There is no doubt that, over the planning period, 
there wi l l  need to  be a substantial investment 
by public sector bodies, especially on essential 
infrastructure. Used effectively, and 
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Fig 6.6: exemplar - civic amenities 

Fig 6.7: exemplar ~ urban living 

Fig 6.8: exemplar - independent and speciality retail 

underpinned by a clear strategic approach, this 
investment can be expected to  unlock private 
sector expenditure, especially on housing and 
office developments. The aim must be to have 
made substantial inroads before fhe new 
Ravenscroig town centre opens for business. By 
strengthening and diversifying the economies of 
the two established centres, the partners can 
help ensure that Ravenscraig is a continuing 
stimulus for future growth in  the urban area. not 
a threat to the viability of Motherwell and 
Wishaw. 

Fig 6.10: exemplar. training centre 
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6.31 

6.32 

6.33 

INFRASTRUCTURE 

The transport elements of the Ravenscraig 
proposals have not been ful l  resolved, and the 
strategy for the wider area remains sketchy. We 
have suggested that the Local Transport Strategy 
needs to be updated to reflect the concept of the 
MRW urban area. 

The Ravenscraig site wil l be l inked by upgraded 
dual carriageway roads to the M8 and M74 
respectively. These roads wi l l  improve 

connections between the urban area and the 
strategic road network. However, as currently 
presented in  the masterplan, Ravenscraig’s road 
system does l itt le to promote a more connected 
urban form: both housing and business 
development are shown in conventional cul-de- 
sac form, with landscaping and tree-belts forming 
a boundary to  the site and cutting it of f  from 
neighbouring communities. 

A key role for the transport strategy should 
therefore be to  blur the boundaries around the 
Ravenscraig site and to create a permeable, 
integrating grid that w i l l  promote movement 
within and between communities. It must also 

6 

6.  

.34 

.35 

establish the basic shape of a modern public 
transport system that incorporates and builds 
upon plans for a transport interchange and a bus 
corridor. The key investment should be a l ight rail 
system linking the three town centres, and 
connected to  an upgraded bus network. 

The public transport system will need to  be 
reorientated to take account of both the new 

Ravenscraig town centre and the opening up of 
new residential quarters. For both road and public 
transport links, the Flemington area appears to  
be a pivotal location: already an important 
crossroads for east-west routes, it now a principal 

point of entry to the Ravenscraig site and the new 
north-south connections. 

In addition to these urban-area wide measures, 
specific measures wi l l  be required in  Motherwell 
and Wishaw: 

the traffic management regime in  Motherwell 
has a serious negative impact on the quality 
o f  the town centre environment: the main 
shopping area is  surrounded by a ring road 
and large tracts of surface parking; the road 
creates a hostile environment for 
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pedestrians, and the approaches to the town 
are uniformly poor and illegible. 

- action wi l l  be required during the 

l ife of the initiative to  re-engineer 
the road system, restore the 
coherence and walkability of the 
central area, and reconnect the 
town centre to  adjoining 
communities 
action wi l l  also be required to 
improve the quality of the public 
transport system; priority should be 
give to the modernisation of the 

railway station in  readiness for the 
upgrading of the west coast main 
line, and the provision of a modern 
transport interchange. 

- 

a number o f  traffic management measures 

were included in  the Wishaw Town Centre 
Action Plan (1998); phase 1 road works were 
completed in 1999, and the more ambitious 
phase 2 works are currently being 
investigated: these include proposals to 
create a new road link which would reduce 
traffic flows on Main Street, and enable the 

6.36 

introduction of some bus only sections 

- action is required to diminish flows 
and calm traffic in Main Street: 

these measures are essential in  
order to  create a more pedestrian 
friendly town centre environment. 

This study has not reviewed the state of current 
and planned telecommunications infrastructure in 
the MRW area. However, we take it as a given 
that the creation o f  a modern, connected urban 
area is predicated on the availability of broadband 

involving Scottish Enterprise, the Scottish 
Executive and service providers, to accelerate 

broadband provision and take-up as one of the 
key drivers for change in the next decade. 

services. We have proposed a joint initiative Fig 6.13 and 6.14 exemplar - contemporary urban transport solutions 

44 
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6.37 

6.38 

6.39 

DESIGN AND QUALITY 

The development framework for the MRW area 
should set the standard for a long-term initiative 
to enhance the environment of the urban area. 
With a few honourable exceptions, the standards 
of buildings, public places and open spaces in  
Motherwell and Wishaw are mediocre at best. Too 
many people are living, working and shopping in  
degraded places. 

The problems are deep-seated and pervasive. It is 
not a matter of "problem places" - although 
there are some - as much as the endemic 
problems of indifferent development, drab 
streets, poorly maintained (and possibly 
dangerous) open spaces, litter and vandalism. 

These issues need to be tackled at three levels: 

strategically, through the promotion of  
design standards, and the creation of an 
appropriate urban form, scale and legibility 

through local environmental initiatives, 
especially in  the town centres, to  create 
vibrant, high quality urban places 
through active management, especially in  the 

Fig 6.13: exemplar - scale and variety in public realm 

Fix 6.14: exemplar ~ design of new with old 
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town centres, of cleaning, maintenance and 
community safety measures. 

6.40 The development framework should set the 
strategic context by: 

analysing the landscape ond topography of 
the urban area, and setting out a long-term 
strategy for coherent, distinctive and legible 
form 
articulating the urban structure for the MRW 

area, including: 
- a hierarchy of public spaces (in 

neighbourhoods, local centres and Fig 6.17 series: exemplar - hierarchy of urban spaces 

town centres) connected by 
pedestrian and cycle routes 
a connected network of green 
spaces,  including Strathclyde 
Country Parks and South Calder 
Water 

- 

setting out guidelines for commissioning new 
buildings, public realm works and public art, 
designed to ensure that every new 
development raises the quality threshold and 
has a positive impact on the image and 
reputation of the urban area; experience 
suggests that simple, durable design and a 



d e c e m b e r  z o o 2  I y e l l o w  b o o k  

Fig 6.18 series: exemplar - rural to urban 

6.41 

palette of quality materials wi l l  confer more 
lasting benefits than short-term cosmetic 
improvements. 

A range of local environmental initiatives should 
be brought forward for phased implementation 
over the planning period. Some proposals are 
already on the stocks, but a costed, phased 
programme now needs to  be prepared, together 
with an effective funding strategy. Key priorities 
for the town centres wi l l  often be linked to traffic 
management and transport initiatives, and the 
opportunities include: 

in Wishaw, we envisage: 
- action to  create a walkable, sociable 

village centre: key elements of the 
plan wi l l  include reducing traffic flows; 
traffic calming; “shrinking” the town 
centre back to the core area; re-use of 
surplus shopfronts and upstairs 
offices; creation of a town square in 
front of the library 

0 i n  Motherwell: reclaiming a legible. 
pedestrian-friendly town centre: key projects. 
linked to traffic management measures, 

m o t h e r w e l l  a n d  w i s h a w  a c t i o n  p l a n  t 4 7  



a 
i t i v e  u r b a n  a r e a  

include reconnecting the town centre with 
neighbouring quarters such as the areas 
around the cathedral and the heritage 
centre; reinstating the historic street 
pattern; and enabling safe pedestrian access 
to  the town centre at  street level 

priority should also be given to  
positioning the area around the Civic 
Centre as the gateway to the urban 
area, l inked to  initiatives to  upgrade 
Brandon Street and enhance the 
environment of the A721/B754 
corridor. 

- 

CONCLUSION 

6.42 In this section we have set out the key features o f  
a 10-year initiative i n  the Motherwell-Ravenscraig- 

Wishaw urban area. The initiative, which wi l l  
capitalise on the opportunities presented by the 
redevelopment of Ravenscraig. rests on the 
proposition that - viewed within the common 
framework o f  a cohesive urban area - al l  three 
town centres can secure appropriate, 
complementary and viable roles. 

Fig 6.19 series: exemplar - quality public realm ~ walkable urban centres 
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Fig 6.20 series: exemplar - vibrant pedestrian friendly centres 

6.43 We have described the three key themes of the 
initiative, with a commentary on each. The 
partners must: 

diversify uses in  Motherwell and Wishaw 

town centres 
ensure that the urban area has excellent 

transport, telecommunications and other 
infrastructure 
introduce measures to promote excellence 
in  design and quality. 

0 

6.44 Work on these three themes wi l l  be underpinned 
by the development of an appropriate 
framework of management and policy measures. 
The action plan is described in  more detail in  
Section 7: 
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a ten year programme 

7.1 We have prepared an indicative 10 year work programme, 
organised around the three key themes introduced in 
Section 6: 

diversification 
infrastrucure 
design and quality 

7.2 We have also highlighted a series of policy and 
management measures designed to set the agenda for 
change in the urban area, and to underpin the work 
programme. Policy measures form the fourth theme of 
the programme. 

7.3 There are three work strands: 

interventions covering al l  or part of the MRW 

urban area 
action in Motherwell town centre 

action in Wishaw town centre. 

7.4 These three strands form an integrated package. 
Although the whole programme wi l l  require detailed 
design and development, we want to stress the 
importance of the city-thinking perspective. A pick-and- 
mix approach - based on easy wins, but not addressing 

7.5 

7.6 

the fundamental challenges of structural change in 
the urban area - wi l l  not yield the transformational 
change that is required. 

A PHASED PROGRAMME 

We must stress that the programme is only indicative. 
It i s  designed to illustrate the likely shape and scope 
of the MFI, distinguishing between: 

short-term actions, to  be carried out in years 1 

medium-term actions (years 3-5) 
long-term actions (years 6-10). 

and 2 

The phasing of the programme is designed to dovetail 
with the development of the Ravenscraig site. Given 
the fragile condition of both Motherwell and Wishaw, 
it wi l l  be important to  achieve a significant uplift in  
the performance and prospects of the two town 
centres before the new town centre opens for 
business in c.2008. Similarly, work should be well 
advanced on restructuring the whole urban area by 
the end of the decade, to  ensure that new 
development happens within a coherent, connected 
framework. 
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Fig 7.la: lo-year work programme . d&verSifiratien 
ACTIVITY 

THEME OTHERWELL I sx 

1.Diversification 1.1 E s t a b k h  policy and delivery framework for 
creating a competitive, &tractive urban area - 
based on city th inking (see Theme 4) - Short 
term microbusiness - Short-medium term 

1.2 Create private sector-ked moderra o f i ce  quarter 1.9 Programme t o  consoliidate town centre re ta i l  
based on WCML connection and excellent local around core area, wi th  reuse of vacant 
transport l inks - Medium-longterm shopfronts and uppetr floors for residential and 

1.3 Work wi th  MTCP t o  reconfigure retai l  core as 1.10 Initiative to  promote and support quality 
quality second-tier comparison shopping centre; independent retailers, including action t o  
bui ld up complementary uses lprofessionaI/business develop and upgrade the market - Short-term 
services, evening economy) - term 
1.4 Modernise and upgrade c 
Medium-long term 

omplex - 1.11 Programme to  l ink development of  new 
town square (see 3.8) to  creation of  village 
centre w i th  speciaility sh 
tood/d.ri'mk o@er - Short- 
1.12 Creation of healthy 
medium term 

rning quarter, pxovidiin$ FE, HE and 
lifelong leaming facilities - Medium-long term 

1.6 Attract at least 
meetinghgfsmall conference faciidibies - Mediu-long 
term 

1. 
I 
Medium term 

1 
d 
a term 

m!ocieern business hotel wi th  1.13 Continuing residential d 
town centre population - Sho 

rt development of private sector-led 
sure fa(ciilities; ca)fas aind resta<urants - 

5 2  
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iig 7.lb: 10-year work programme - lnfras!nucWFe 

ACTIVITY 
THEME EA ACT ER WELL 

2.lnfrastructure blic transport infrastructure to  
achieve local connections and integration wi th  
regional networks: local ra i l  netwo,rk (3 new 
stations) + light rai l  spine and quality bus 
service - Medium-long te rm[ l ]  
2.2 Complete strategic road links, connecting 
Ravenscraig t o  neighbouring communities - 
Medium-long term 

2.4 Reconfigure inner r ing road and restore radial 
routes into town centre - Medium-long term 

2.9 Completion of  traffic management regime - 
Short term 

2.5 Establish traffic management regime t o  enable 
2.4 above - Short-medium term 

2.10 Upgrade bus shelters, provide real-time 
service information etc - Shortterm 

2.3 Digital infrastructure throughout urbain 
area: pilot init iative wi th  SE and Scottish 
Executive - Medium term 

2.6 Create deve lqmen t  G&es in  re-engineered town 2-11 Ground conditions suwey + consolidation 
centre - Medium-long term strategy - Shortterm 

2.7 New main line railway station and transport 
interchange - Medium- b n g  term 

2.12 Ground consolidation programme - M e d i u m -  
long term 

2.8 Rwnwe surface parking from town centre and 
replaice w i th  quality multi-storey structulres - 
Medium term 
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Fig 7 . 1 ~ :  10-year work programme - Design and Quality + Palicy Framewark 

ACTIVITY 
THiEME N AREA MOTHERWELL 

3.Design and quality 3.1 kdentify and implement hierarchy o f  public 
spaces (2Q projects) - Short-medium term 
3.2 Design and implement pedestrian/cycle 
n e t w w k  - Shwt-medium term 
3.3 Identify and implement network o f  green 
spaces (upgrades and new: 10 projects) - Short- Brandon Street, Merry Street, Hamilton Road - 
medium term Medium term 
3.4 Lighting strategy for key buildings, landmarks, skylines - Short-medium term 
3.10 Programme t o  update shopfronts. and improve l ighting and displays - Short-medium term 

4.1 MIRW Strategy - Shortterm 
4.2 MRW Development framework - Shortterm 
4.3 Supplementary planning guidance - Short 

3.5 Phased programme (l inked t o  programme 2.4 
above) t o  create attractive, quality streetscape 
3.6 Recasting the Civic Centre area as gateway t o  
the urban area - Medium term 
3.7 Upgrading o f  key radial/gateway routes: 

3.8 Create town square by 
Main Street streetscape 
3.9 Permanent market str 

nd upgrade 
term 
M e d i m  term 

4.Poky  fra mework 

4.8 Planning framework for mixed used town 
centre/de ln i t ion of quarters - S h r t t e r m  

4.9 Planning framework for consolidated mixed 
use town centre - Shortterm 

l i ty  guidance - Wwtterm 
strategy - Short&rm 

greed) as a de i iw ry  vehicle 

promate the MiRW product. 

: 1-2 years; medium term.: 3-5; long term: 6-10 
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7.7 Turner & Townsend Cost Management has costed 
the programme. Based on these calculations, we 
estimate that public sector expenditure of 
between f 7 5 m  and f lOOm will be required over 
10 years to lever in  a similar level of private 
sector funding, producing a total investment in  
the order of f150m - f200m. Public expenditure 
on the diversification theme wi l l  attract private 

sector leverage of around 5:l. 

7.8 Figure 7.2 summarises the headline costs. The 
scale of this programme compares with total 
planned investment in Ravenscraig in the order of 

f850m. 

Figure 7.2: Costs of the 10 year programme - summary 

7.9 Spread over a 10-year period, this level of 
expenditure - derived from a range of sources - 
is  realistic and appropriate, given the deep- 
seated problems facing the MRW area. In 
considering the options, the public sector 
partners should consider the implications of a do. 
nothing scenario, in which the development of 
Ravenscraig proceeds as planned, but without 
complementary investment in  Motherwell and 
Wishaw. The risks of a do-nothing scenario (or 
even of piecemeal interventions) include: 

substantial local displacement of retail and 

other economic activitv 

unproductive competition between local 
centres, in which Motherwell and Wishaw 
wi l l  be the losers 

Expendlture by strand 
Themes Urban Area Mothenvell Wishaw 

continuing population drift from the 
established settlements 

a polarised urban area, with a growing gap 
between Ravenscraig and the rest in  terms 
of opportunity and quality of life. 

7.10 We are clear that doing nothing is not an option. It 

should be noted that the 10-year programme is 
designed to  tackle a long term investment deficit 
in the MRW urban area, and to correct endemic 
market failure. The aim should be to create an 

environment that w i l l  attract substantial 
additional private sector investment i n  the 
following decade and beyond. No attempt has 
been made at this stage to quantify the value of 
this future investment; that is a task for the 

Tatal by theme 
Plpbliic Total Public 

15,000,000 
3 10,250,000 15,750,000 3,350, 3.350.000 45, 

mdquaiUty 4 7,200.000 7,400,000 2,900, 3,200.000 14, 
50,000 50.000 50. 50,000 

TOTAL f36.650,oOO f38,150,000 02,500,000 flO8,2oO,OOO rS,eoO,OOO f22,700.000 f37,950,000 f169,050.000 
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detailed design stage, but leverage ratios can be 
expected to  improve substantially over time. 

7.11 Figure 7.3 sets out the fu l l  cost schedule. Like the 
work programme, it is indicative only and is 
designed to reflect the likely order of magnitude 
of expenditure. A number of key assumptions 
should be highlighted: 

significant parts of the programme, notably 
investment in public transport, wil l serve the 
whole urban area including Ravenscraig 

we are assuming that public sector 
intervention and support w i l l  trigger 
significant private sector investment in  
Motherwell (on a scale broadly in l ine with 
current MTCP plans) and more modest 
investment - mostly in  space for small 
businesses - in Wishaw 

Figure 7.3% Work programme schedule of costs 

liheeme ~ ~ ~ ~ a ~ l a ~ ~  

1. Diirslflcatlan UrbannArea 
1.1 Policy and delivery framework 
Totalurban area 

Mathemell 
1.2 Office quarter 
1.3 Reconfigure retail core 
1.4 Upgrade civichullural quarter 
1.5 Learning quarter 
1.6 Business hotel 
1 7 Leisurelentertainment 
1.8 High density apartments 
TotolMothemett 

wshaw 
1.9 Consolidate retail core 
1-10 Promote independent retail etc 
1 11 Village centre foodlretail 
1 t t  Healthy living centre 
1.13 Residential development 
mtot %show 

Pubik S K t W  

f 
uprnditure 

0 
0 

1.000.000 
2.000.000 
2.000*000 

10.%m*m 

15.m.~ 

200.m 
2m.m 
200.000 

2,000.000 

2,500,000 

17,504wO 

f 

0 
0 

10.000.000 
40.000.000 

5.W.GOO 
5.000.000 

1o*o.m 
70,000,WO 

2.000.000 
2MI.oCW 
400.000 

1.000.000 
10.000.000 
13.600,000 

83.6a4oW 

0 See Theme 4 
0 

11.000.000 
42.WO.000 

2.000.00@ 
1o.Ooo.m 
5.000.000 
5.000.000 

10.000.000 
85.000.000 

2,200.000 
m*m 
6oO.ooo 

3.000.000 
10.000.000 
16.100.000 

10/100.olm 

a number of smaller programmes involving 
local traders assume match funding. 
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Figure 7.3~. Work proawnme schedule of costs 

T h e  GeognpMul areafaaMty 

3. Design LL quality Ur&nArea 
3.1 Public realm projects (x 20) 
3 2 Pedestnanlcycle network 
3 3 Gxeen netwark 
3.4 Llshting strategy 
Total urban area 

Mothenvell 
3 5 Central area streetscape 
3.6 Civic Centre Gateway 
3.7 Radiallgateway routes 
3.10a Shopfronts 
Toto1 Mothemeil 

r n h w  

4. miicy 

3.8 Town square/streefxape 
3.9 Market slruc~ure 
3.10b Shopfrnnfs 
Total Wl&r 

JOJAL DCSIGNd, QUAUJV 

UrbEnArro 
4.1 MRW Strategy 
4.2 MRW Developmenf tramework 
4.3 Supplementary planning Ruidance 
4.4 Oesignlqueliry gwdance 
4 5 MRW Trdn~porl S t r a l e ~ y  
4.6 Form delivery vehicle 
4 7 TCM fedni  
Totalurban a r m  

l l o t h c W C t r  
4 8 Planning framework 
Iolol Yothnrr l l  

wis/ww 
4.9 Planning trameuoik 
rot01 WislmIV 

JOJALPOUCY 

Ribt icSMcx 
expnditure 

f 

3.000.000 
750.000 
800.000 
300.oM) 

4.850.000 

5.000.000 
500.000 

1.500.000 
200.000 

7.200.000 

2.000.000 
800.000 
18o.OOO 

2.900*000 

1491A000 

50.000 
150,000 

30.000 
50.000 
10.000 
10,000 
3w.m 

5o.m 
50.000 

Leverage TO(a1cost 

f f Notes 
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making it happen: 
implementing the action plan 

8.1 The strategy and action plan set out in  this 
report have been framed against a background 
of low developer/landowner confidence and 
persistent failure in  the commercial property 
market. We believe that the transformational 
change proposed in this report wil l only be 
achieved by effective leadership and substantial 
investment by the public sector. This wil l be 
necessarv in order to: 

provide a clear lead for the private sector 
create a climate of confidence for investors 
and property owners 
make the strategic case for action in  the 
urban area to the Scottish Executive, 
regional and local partners 
tackle problems of market failure including 
risk aversion and negative externalities 
establish an attractive and diverse mix of 
activities during a period of transition 
raise architectural and design standards 
assist in acquiring and assembl ing sites for 
development 

mobilise public funds and developer 
contributions in  order to  maximise 
quantitative and qualitative benefits 
assemble funding packages, including ERDF 
support. 

MOBILISING THE PRIVATE SECTOR 

8.2 Our approach is predicated on the assumption 
that the development process should be private 
sector led, unless there is clear evidence of 
market failure. Ryden have reviewed the 
proposals contained in th is report in  the l ight of 
their knowledge and understanding of the 
Scottish property market. Their commentary 
provides a market perspective on the 
diversification theme of the action plan, and 
highlights areas where public sector support wi l l  
be required (Figure 8.1). 
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Figure 8.1: The action plan - a market perspective Location/activity 

Motherwell 

Commentary 

Most larger towns in Scotland have achieved this through creation of low(er) density, high quality 
business parks - for example Hamilton Business Park and similar in Stirling, Dunfermline, Perth 
and so on. Such property is likely to be offered in Motherwell at (build) cost rents. Abnormal 
infrastructure or site remediation requirements would require public sector participation. May be 
possible to use land ar railway station, former industrial sites, or re-develop satellite car 
parks i f  released by reconfiguration. Alternatively, excise existing town centre or other public 

rents (still likely to require public sector intervention/ stimulus). Subsequent phases of either 
initiative would be expected to be delivered by the private sector according to market appetite. 

There is a clear dichotomy here between the public sector role - to improve public realm - and 
the private sector role of responding to market needs. Diversification and improvement from the 
current mix of low to middle market offer will be driven primarily by increasing demand, whlitch is 
itself a function of economic activity and the relative attractiveness of the town centre. Planning 
policy may aid diversification i f  ‘blocks’ suitable for alternative use are identified in advance. 
Opportunity to attract professional/ business uses meshes with activity 1.2 above. 

A pub& sec iutive to improve its own assets within Motherwell town centre. Aside from 
any spin-off rcial activity (such as the secondary retailing currently accomm&ated, or 
franchise/ operator opportunities within the centre), this would be either public sector direct 
build or privately financed subject to a long leaseback. 

This would require further public sector-funded feasibility studies to identify the scope, ambition 
and delivery. Without pre-empting this, current practice would suggest that either the core 
education institute(s1 would dliiectly fund development, or procurement woulid be via private 
finance subject to a long leaseback. 

Attracting hotel@), conference fac 
ou.tcmne of increased eco 

ks for conversion/ refurbishment and re-offer to the market at more competitive 

fitness and leisure, cafes and rest 
(otherwise displacement may occu 

is is likely to be incremental within the existing town centre. Site- 
red to stimulate appropriate policy 
ng gap sites, redeveloping or conve 
e private sector would be expected 

given reasonable market prospects and the correct site in the right environment (although some 
operators will develop even in the wrong environment and simply ‘gate’ their facility). 



d e c e m b e r  2 0 0 2 1  y e l l o w  b o o k  

Location/activity 

Wisha 

Commentary 

Apartment-living and live-work fit well with urban locations elsewheee in Scotland, although 
Motherwell’s economic base and monolithic town centre have thus far discouraged ae-population. 
Existing tower blocks confer residential numbers but limited activity, being again monolithic and 
functionally separate. The private sector market will respond to development opportunities only 
as values a&ast and development becomes profitable - it may be that cairefully positioned 
demonstration projects (perhaps mixed-tenure) could leverage the market aheald of identifying 
opportunities for private development. This market requires further work. 

Consolidation of Wishaw town centre wil l be driven primarily by planning policy and a mixture of 
continuing environmental intiatives and gap-site opportunities. As consolidation is the aim, it 
may not be appropriate to attempt to leverage-in significant private sector interests (as these in 
turn may attempt to leverage-in higher value commercial uses, re-diluting the retail core). Re- 
use of shopfronts for other business activities and upper floors for residential and business m e  is 
well-established in Scotland and can be achieved by a combination of market opportunity and 
appropriate public sector interventiaral stimulus. This links with continuing residential 
development (activity 1.13) to 
by public sector policy and intervention. 

Public sector funding would be required to secure public realm improvements. Limited 
commercial opportunities (opportunity to introduce new speciality offer, but at potential risk of 
creating a ‘second cross’ and diluting the town centre). Modern healthy living centre (activity 
1.12) could potentially be co-located and would require public sector funding, with some 
opportunities for renting and franchising to produce income. 

mote re-use of gap sites, pstentially for mixed-tenure, again led 
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8.3 Ryden’s independent assessment of the 
consultant team’s proposals provides comfort by 
demonstrating that the property market 
elements of the action plan are - in principle at 
least - feasible and realistic. At the same time, 
it confirms some of the key challenges to  be 
faced, including: 

most recent commercial development in 

towns in central Scotland has taken the 
form of relatively low-density business 
parks; the market may need active 
encouragement to invest in  a business 
district of urban scale and density 
work may be required to  assemble sites in 

constrained town centre locations 
careful interventions to stimulate demand 
for higher order amenities and services 
seeking opportunities to  l ink commercial 

opportunities (for example, franchises) to 
public-sector led projects 
developing site-specific concepts to raise 
aspirations and encourage innovation 
use of demonstration projects to lead the 

market. 

roads, transport infrastructure and public realm 
improvements are more limited, although 
various public-private partnership models can be 
used to deliver such projects. In this respect, the 
onus is on the public sector partners to give top 
priority to  the MRW area, and to  prioritise 
policies and investments accordingly. The aim 
should be to  position the regeneration of the 
urban area as a national priori ty, l inked to  the 
policy goals of the Scottish Executive and 
government agencies. For example, MRW should 
be a top priority for: 

the development of sustainable, integrated 

public transport solutions, including a 
pathfinder light rail system (Scottish 
Executive) 

redevelopment of brownfield land (Scottish 
Ex e c u t i v e) 
the creation of a ubiquitous broadband 

network (Scottish Enterprise) 
a model for large-scale renewal and 

regeneration of an excluded community 
(CO m m u n it i es Sco t la n d) . 

the decontamination, consolidation and 

CREATING A DELIVERY VEHICLE 

8.5 It is clear that the public sector may be required 
to play a variety of roles, often in partnership 
with the private sector. At one end of the 
spectrum, the emphasis may be on the use of 
policy instruments to  raise standards and 
aspirations; at the other, public sector bodies 
may opt for the direct-bui ld route in  cases of 
total market failure, or to secure essential 
public goods. 

8.6 In figure 8.2, Ryden identify six generic delivery 
options for the action plan. 

8.7 In practice, a combination of these modes of 

delivery may be appropriate. In any event, the 
key issue here is development of inst i tut ional 
capacity to champion and implement the change 
process. In the action plan, we introduced the 
concept o f  an urban regeneration partnership 
(URP). bringing together public sector partners 
and key private sector actors to secure delivery 
of the programme. 

8.4 The opportunities for private sector investment in  

6 2  
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Fig 8.2: Identiwing the delivery options 

DELIVERY OPTIOH 

PeMc sector lrert buitd 

0 

. 

. 

APPLICATION 

i n  cases o f  structural market failure in  order to  achieve 
ecommlc, social, environmental objectives, or provision of 
public sector goods such as health and education (and related 
assets such as property) 
examples: SDA prior to 1990, some Lanarkshire EZ small 
industrial schemes 

in cases of market failure leading in the long run to commercial 
development (and perhaps market adjustment) 
range of applications from retail through office, leisure, 
industrial and mixed-use 
may be used to promote development best practice 
may be used to  deliver particular asset (for example a 
conference centre) 
examples: Stirling Ventures, EDI (Edinburgh) 

in cases of market failure with more than awe public sector 
interest or objective. 
may be used to promote development best practice 
may be used to deliver particulair asset 
examples: Strathkelvin Development Company ; Waterfront 
Edinburgh Ltd. 

able to integrate monetary and non-moeetary outputs. 
transfers risk26 to private sector in  return for funding and 
integrated scdution. 
public sector may contribute land &/or inSrastructure &/or 
fiiraaince &/or property 

may be used to deliver particailair asset 

Bawden); Shaw6ak JV 
Miller Ventures) 

LIVERY OPTION APPLICATION 

property for economic development, social, environmental 
reasons (effectively public sector purchase of social or other 
non-monetary outputs) 
infrastructure and site preparation/ remediation. 

control of development achieved through planning, for example 
development briefs (public and private goods trade-off, but no 
direct public funding injection) 
anticipated for modern retail, leisure and office development 
where no abnormal costs are involved. 

sector developme 

8.8 It would not be appropriate at this stage to take 
a view on the preferred roles and constitution of 
such a body, but at i ts  heart i s  the need to 
integrate activity and avoid fragmentation. The 
URP wil l need to  identify and orchestrate 
ownerships and interests, to determine which 
private ownerships, tenancies, transportation 
and uti l i t ies companies, and public sector 
authorities need to be mobilised for action. 
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CONCLUSION 

8.9 This report has made the case for action in  
Motherwell and Wishaw (and the wider area) to  
complement the proposed redevelopment of 
Ravenscraig. We have treated the proposals for 
a new town centre at Ravenscraig as a challenge 
but not a threat. Rather, we have worked on the 
basis that an investment of more than f800m in 
the former steelworks site provides an 
opportunity for transformational change and 
renewal throughout the urban area. 

8.10 We have made no attempt to deny that aspects 
of this change process wi l l  be painful, but that is 
why early - and sustained - action i n  the MRW 
urban area is so important. Investment now will 
help the two towns and their neighbouring 
communities to create the conditions for 
change, and to move towards new and 
sustainable roles. A failure to respond to the 
challenge wi l l  leave the two towns - which are 
already in  a fragile state - at risk of further, 
accelerating decline. 

8.11 We have discussed the contribution that vibrant 
and successful towns can make to the prosperity 

and quality of l i fe of the community. We have 
reviewed policy initiatives designed to  
strengthen the role of centres, and we have 
shown examples of comparable towns that have 
succeeded in reinventing themselves for the new 
century. We have looked at the specific threats 
and challenges facing the two towns, and the 
degraded state of the wider urban area; and we 
have looked at the l ikely impact of the new 
Ravenscraig, especially on retail trade. 

8.12 Based on this analysis, we have set out a long- 
term vision for the MRW urban area, and 
described the key features of a metropolitan 
f lagship init iat ive, designed to achieve 
transformational change. The key features of the 
initiative are summarised in  an i l lustrat ive 10- 
year action plan, which has been costed by 
Turner & Townsend. Finally, Ryden have reviewed 
the action plan from a market perspective, and 
identified a number of options for delivery. 

a6 Treasury Green Book (1997) identifies general risks as design & construction. 
Commission &operating, demand1 usage. residual value. technology/ obsoles- 
cence, regulation & similar and financing 




