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Newspaper Advertisement: Advertised on 24th December 2002 

Comments: 

The applicants propose the erection of a 4,425 square metre extension to the existing town centre 
building in the form of mall providing approximately 7 catering and retail units. Approximately 645 square 
metres of the development would be utilised to provide a bus station with the associated back-up 
facilities. It is anticipated that approximately 40% of the floorspace provided by these units would be 
occupied by retail use, whilst the remainder would be utilised by ancillary uses such as restaurants, 
cafes and banks. The plans also indicate that one of the units would be occupied as a public house. 

The development as currently proposed progresses from the previously approved comprehensive 
extension to the town centre, which was granted planning permission in May 1998 (N/97/00256/FUL), 
taking account of the more recently approved Tesco Store (N/01/00214/FUL) on part of the larger site. A 
separate planning application, which is also under consideration at this Committee, proposes an 
extension in the form of a mall development (Phase B), similar to that proposed for that area of the site 
in the 1998 approval. 

The Phase C extension would be positioned across Central Way, sitting directly on the existing 
carriageway and would therefore require the formal closure of the road. The proposal provides for 
internal pedestrian links to the existing shopping areas at Forth Walk and Teviot Walk and the proposed 
Phase B mall development. 

The proposal would provide a modern, high quality extension to the existing town centre building, 
significantly increasing the range and quality of facilities on offer to shoppers, particularly in relation to 
the improved bus access arrangements. The construction cost of Phase C is estimated at f4 million, 
some 150 temporary construction jobs would be created and a further 80 permanent full time jobs would 
result from the completion of the development. This would be of significant benefit to the local economy, 
whilst bringing substantial benefits in terms of improving the accessibility of the town centre as a whole. 

Recommendation: Grant Subject to the Following Conditions:- 

1. That the development hereby permitted shall be started within five years of the date of this 
permission. 

Reason: To accord with the provisions of the Town and Country Planning (Scotland) Act 1997 

2. That before the development hereby permitted starts, the external building envelope of the 



adjacent Phase B shopping mall development, as described in planning application 
N/02/01671 /FUL, shall be completed. 

Reason: In the interest of the proper planning area, to ensure the provision of satisfactory 
pedestrian facilities and in the interest of traffic safety. 

3. That before the development hereby permitted starts, details of the phasing and programming 
of all building construction works, road and footpath alterations and construction, shall be 
submitted to and approved in writing by the Planning Authority, including any modifications as 
may be required. 

Reason: To enable the Planning Authority to retain effective control, to ensure adequate 
provision for servicing and pedestrians during all stages of construction and to safeguard the 
amenity of the area. 

4. That the development shall be implemented in accordance with the phasing and programme 
approved under the terms of Condition 3. 

Reason: To enable the Planning Authority to retain effective control, to ensure adequate 
provision for pedestrians during all stages of construction and to safeguard the amenity of the 
area. 

5. That before the development hereby permitted starts, a revised transportation assessment shall 
be submitted and that the assessment shall either:- 
(a) assess the level of additional parking requirements on the basis of the additional floorspace 
being provided within the development and in accordance with the principles established in the 
transportation assessment prepared in relation to the development of the Phase B extension to 
the town centre, as described in planning application reference N/02/01671/FUL, or; 
(b) assess the level of additional parking requirements resulting from the development on the 
basis of the actual demand pattern established over a period of no less than 12 months since 
the Phase B extension to the town centre, as described in planning application reference 
N/02/01671/FUL, has had more than 80% of the available floorspace open and trading. 

Reason: To enable the Planning Authority to consider these aspects in the interest of ensuring 
the provision of adequate parking facilities and in the interest of traffic safety. 

6. That before the development hereby permitted starts, based on the outcome of the revised 
transportation assessment required under the terms of Condition 5, details of the layout, design 
and construction of all additional parking and pedestrian links to be provided to satisfy the 
findings of that assessment shall be submitted to and approved in writing by the Planning 
Authority, including any modifications as may be required. 

Reason: To enable the Planning Authority to consider these aspects in the interest of ensuring 
the provision of adequate pedestrian and parking facilities and in the interest of traffic safety and 
visual amenity. 

7. That, except as may otherwise be agreed in writing by the Planning Authority, no part of the 
development, other than the bus station, hereby approved shall be occupied until all of the 
pedestrian and parking facilities approved under the terms of Conditions 5 and 6 are completed 
and available for public use. 

Reason: To ensure the provision of adequate pedestrian and parking facilities and in the 



interest of traffic safety. 

8. That before the development hereby permitted starts, details of the design and construction of 
the following shall be submitted to, and approved in writing by the Planning Authority, including 
any modifications as may be required:- 
(a) revised servicing arrangements on Central Way 
(b) improvements at the junctions between Lenziemill Road and the accesses serving 
Lenziemill industrial estate; 
(c) the provision and location of three roundabout junctions on Seafar Road; 
(d) the provision of bus facilities on Link Road 2 
(e) the enhancement of the existing bus stops on North Carbrain Road; 

Reason: To enable the Planning Authority to consider these aspects in the interest of traffic 
safety. 

9. That before the development hereby permitted starts, and before the physical closure of Central 
Way to through traffic is implemented, all of the works approved under the terms of Condition 8 
shall be completed. 

Reason: In the interest of traffic safety. 

10. That before the development hereby permitted starts, a scheme of signposting to direct through 
traffic away from the town centre, in accordance with the principles described within the revised 
transportation assessment, shall be submitted to, and approved in writing by the Planning 
Authority, including any modifications as may be required. 

Reason: To enable the Planning Authority to consider these aspects in the interest of traffic 
safety. 

1 I, That prior to the physical closure of Central Way to through traffic, the signing scheme approved 
under the terms of Condition 10 shall be implemented. 

Reason: In the interest of traffic safety. 

12. That before the development hereby permitted starts, the detailed design and layout of the bus 
facilities to be positioned on Central Way shall be submitted to, and approved in writing by the 
Planning Authority, including any modifications as may be required. 

Reason: To enable the Planning Authority to consider these aspects in the interest of ensuring 
the provision of adequate public transport and servicing facilities and in the interest of traffic 
safety. 

13. That, except as may otherwise be agreed in writing by the Planning Authority, within one year of 
the occupation of any part of the development hereby permitted, the scheme approved under 
the terms of Condition 12 shall be completed. 

Reason: To ensure the provision of adequate public transport and servicing facilities in the 
interest of traffic safety. 



14. That before the development hereby permitted starts, a scheme detailing the arrangements for 
the provision of access to and egress from the existing bus facilities on Central Way at all times 
during construction of the development and until the bus station hereby permitted is brought into 
use shall be submitted to, and approved in writing by the Planning Authority, including any 
modifications as may be required. 

Reason: To enable the Planning Authority to consider these aspects in the interest of ensuring 
the provision of adequate public transport facilities and in the interest of traffic safety. 

15. That the scheme approved under the terms of Condition 14 shall be operational at all times 
following the physical closure of Central Way to through traffic until the replacement bus station 
hereby approved is occupied and open for use. 

Reason: Toe ensure the provision of adequate public transport facilities and in the interest of 
traffic safety. 

16. That before the development hereby permitted starts, the detailed design, layout and surface 
finishes of all of the servicing and manoeuvring areas shall be submitted to, and approved in 
writing by the Planning Authority, including any modifications as may be required. 

Reason: To enable the Planning Authority to consider these aspects in the interest of visual 
amenity and ensuring the provision of adequate servicing facilities and in the interest of traffic 
safety. 

17. That no more than 50% of the lettable floorspace of the development hereby permitted shall be 
occupied before all of the servicing areas are completed in accordance with both the approved 
layout and the details approved under the terms of Condition 16, and in particular no individual 
unit shall be occupied until the loading and delivery area required to service that unit is available 
for use. 

Reason: To ensure the provision of adequate servicing facilities and in the interest of traffic 
safety. 

18. That prior to the physical closure of Central Way to through traffic, both Link Road I and Link 
Road 2, as described in planning permission N/01/00214/FUL and planning application 
N/02/01671/FUL, shall be completed and open for public use. 

Reason: To ensure the provision of adequate traffic network facilities in the interest of road 
safety. 

19. That before the development hereby permitted starts, a scheme of landscaping, and boundary 
treatments, covering the entire development site shall be submitted to, and approved in writing 
by the Planning Authority, including any modifications as may be required, and it shall include:- 
(a) details of all earth moulding, grass seeding and turfing; 
(b) a scheme of tree and shrub planting, incorporating details of the location, number, variety 
and size of trees and shrubs to be planted; 
(c) details of all hard landscaping including samples or specification of all materials and design 
details of external street furniture, including lighting, and feature elements; 
(d) a schedule of art works; 
(e) details of the phasing of these works; 
(f) a scheme for the future management and maintenance of these areas. 



Reason: To enable the Planning Authority to consider these aspects in detail in the interest of 
the visual amenity of the central area of Cumbernauld and to ensure the external environment 
of the shopping centre is attractive to potential customers. 

20. That within six months of the occupation of 50% of the lettable floorspace of the development 
hereby permitted, all works which are included in the scheme of landscaping and planting, 
approved under the terms of Condition 19, shall be completed and any trees, shrubs, or areas 
of grass which die, are removed, damaged, or become diseased, within 2 years of the 
completion of the development, shall be replaced within the following year with others of a 
similar size and species. 

Reason: In the interests of the visual amenity of the area. 

21. That within two years of the occupation of 50% of the lettable floorspace of the development 
hereby permitted, the management and maintenance scheme, approved under the terms of 
Condition 19, shall be in operation. 

Reason: In the interests of the visual amenity of the area. 

22. That before the development hereby permitted starts, full details of the location and design of 
the surface water drainage scheme to be installed within the application site shall be submitted 
to and approved in writing by the Planning Authority, including any modifications as may be 
required and for the avoidance of doubt the scheme shall comply with the Scottish Environment 
Protection Agency's principles of Sustainable Urban Drainage Systems. 

Reason: To safeguard the amenity of the area and to ensure that the proposed drainage 
system complies with the latest Scottish Environment Protection Agency guidance. 

23. That before any part of the development hereby approved is occupied, the scheme approved 
under the terms of Condition 22 shall be operational. 

Reason: In the interest of the amenity of the site and to ensure the protection of the 
environment from the effects of potential additional pollutants. 

24. That before the development hereby permitted starts, full details and/or samples of all external 
materials to be used in construction, including walls, roofs, windows, and doors, shall be 
submitted to, and approved in writing by the Planning Authority, including any modifications as 
may be required. 

Reason: To enable the Planning Authority to consider these aspects. 

25. That before the development hereby permitted starts, a scheme of lighting shall be submitted to, 
and approved in writing by the Planning Authority, including any modifications as may be 
required, and it shall include:- 
(a) details of the design and location of all utility lighting to be positioned within the parking and 
servicing areas; 
(b) a scheme of amenity lighting for the exterior of the building 

Reason: To enable the Planning Authority to consider these aspects. 



26. That within three months of the completion of construction works, the scheme approved under 
the terms of Condition 25 shall be implemented and thereafter all lighting shall be maintained 
and operated in accordance with the provisions of the scheme, except as may otherwise be 
agreed in writing by the Planning Authority. 

Reason: In the interest of the visual amenity of the site and surrounding area. 

27. That the further permission of the Planning Authority shall be required in respect of all 
advertisements on the site which are outwith the provisions of Schedule 4 of The Town and 
Country Planning (Control of Advertisements) (Scotland) Regulations 1984. 

Reason: For the avoidance of doubt and to enable the Planning Authority to consider these 
aspects. 

28. That before development starts, an internal landscaping scheme relating to all internal malls 
and other public areas shall be submitted to and approved in writing by the Planning Authority, 
including any modifications as may be required, and it shall include:- 
(a) details of the design and materials for the floors, walls and ceilings; 
(b) details and specification of all planting; 
(c) details of the design and materials of all public furniture including litter bins, lighting, seating 
and feature elements; 
(d) a schedule of art works. 

Reason: To enable the Planning Authority to consider these aspects in the interest of visual 
ame n i ty , 

29. That, except as may otherwise be agreed in writing by the Planning Authority, no more than 
60% of the lettable floorspace of the development hereby permitted shall at any time be utilised 
for uses falling outwith Class 1 (Retail) of the Town and Country Planning (Use Classes) 
(Scotland) Order 1997 and that any such uses shall fall within either Class 2 (Professional 
Services) or Class 3 (Food and Drink) of that Order. 

Reason: For the avoidance of doubt and to enable the Planning Authority to retain effective 
control in the interest of maintaining the viability and vitality of the town centre. 

30. That, notwithstanding the generalities of Condition 27, the use of Unit 37, as shown on the 
approved plans, shall be either Class 1, 2 or 3 of the Town and Country Planning (Use Classes) 
(Scotland) Order 1997 or as a licensed Public House. 

Reason: For the avoidance of doubt and to further clarify the permission. 

31. That the bus station hereby permitted shall not be opened for use until pedestrian access to the 
bus station is, at all times in every 24 hour period and throughout every day of the week 
(including all public holidays), available for public use in a manner which makes it suitable for 
use by all categories of able bodied and disabled pedestrians. 

Reason: To ensure the provision of adequate pedestrian facilities. 



NOTE TO COMMITTEE 

If granted, this application will require to be referred to the Scottish Ministers in accordance with 
the Town & Country Planning (Notification of Applications) (Scotland) Direction 1997. 

Background Papers: 

Application form and plans received 16th December 2002 
Supporting Statement by Keppie Planning received 16'h December 2002 
Transportation Assessment by SlAS received 1 4'h January 2003 
Retail Assessment by Montagu Evans received 31" January 2003 
Letter and plans received 7'h April 2003 

Memo from Head Of Protective Services received 23rd January 2003 
Memo from NLC Community Services received 16th January 2003 
Letter from Royal Fine Arts Commission received 21st February 2003 
Letter from S.E.P.A.(West) received 13th January 2003 
Letter from S.E.P.A. (East) received 27th January 2003 
Letter from Scottish Water received 15th January 2003 
Letter from Scottish Water received 29th January 2003 
Letter from British Gas Transco received 30th December 2002 
Letter from Scottish Power received 24th December 2002 
Letter from The Coal Authority received 27th December 2002 
Letter from Strathclyde Fire Brigade received 27th January 2003 
Memo from NLC Planning and Environment Roads Service Manager received 7th January 2003 
Memo from NLC Planning and Environment Roads Service Manager received 31st March 2003 

Letter from Cumbernauld Centre Ltd., Per Masons, 100 Barbirolli Square, Manchester, M2 3SS received 
24th December 2002. 
Letter from Coal Pension Properties Ltd., Per LaSalle Investment Management, 66 Hanover Street, 
Edinburgh, EH2 received 30th December 2002. 
Letter from Coal Pension Properties Ltd., Per LaSalle Investment Management,66 Hanover Street, 
Edinburgh, EH2 1HH received 31st December 2002. 
Letter from Masons,100 Barbirolli Square, Manchester, M2 3SS received 31st December 2002. 
Letter from Coal Pension Properties, Per DTZ Pieda Consulting, 28 Drumsheugh Gardens, Edinburgh, 
EH3 7RN received 25th March 2003. 

Any person wishing to inspect these documents should contact Mary Stewart at 01236 616473. 



APPLICATION NO. N/02/01670/FUL 

REPORT 

I. 

1.1 

1.2 

1.3 

1.4 

1.5 

1.6 

I .7 

1.8 

Plannina Histow 

In 1993 the former Development Corporation obtained approval from the Secretary of State for 
a series of proposals designed to address the need, identified by the Corporation, to increase 
shopping floorspace within Cumbernauld by around 300,000 to 400,000 square feet. These 
proposals included zoning additional space for retail development, provision of additional 
parking, traffic calming on North Carbrain Road and Seafar Road, a new bus station and the 
closure of Central Way to through traffic. 

Planning permission was granted in January 1996 for the ‘Arrowcroft Scheme’ which was to 
involve the construction of 250,000 square feet of retail floorspace, partly on Central Way and 
linking directly into Phase 4 at Teviot Walk and Phase 1 & 2 at Forth Walk. When that scheme 
failed to progress, a new development brief which retained the basic principles of the original 
approval from the Secretary of State was prepared on behalf of the owners. Provisional 
schemes were submitted by a number of developers and London and Regional Properties were 
then invited to progress and submit their scheme as a planning application. 

In September 1997 London and Regional Properties submitted a planning application for a 
scheme with an overall floorspace provision of over 350,000 square feet, including a covered 
shopping mall with 150,000 square feet of retail units, 80,000 square feet of retail warehouse 
units, a unit of 50,000 square feet suitable for food retailing, 45,000 square feet of food and 
drink facilities, a 35,000 square feet cinema and a bus station. The development also required 
the closure of both Central Way and Tryst Road to through traffic. 

The development was to be built around a spinal pedestrian route running the full length of the 
site, from east to west and between the proposed mall, existing shops and leisure facilities to 
the north, and the civic buildings to the south. The mall would be linked to both Phase 1 & 2 and 
Phase 4 of the existing town centre building, providing shoppers and pedestrians with a variety 
of circular routes with which to negotiate the centre and access the surrounding areas and 
facilities. 

Two new roads would link to North Carbrain Road creating a circular vehicle route around the 
Centre and making it possible to build more of the shopping facilities at ground level. Traffic not 
visiting the Centre is then signed onto routes to the South (Lenziemill and South Carbrain 
Roads), with complementary traffic calming being used to discourage the use of St. Mungo’s, N. 
Carbrain and Seafar Roads. 

Planning permission for the scheme was granted in May 1998. The proposals required the 
closure of Central Way and Tryst Road and the diversion of pedestrian routes and a Right of 
Way. The appropriate Road Closure Orders and Footpath Diversion Orders were promoted by 
the Council in 1998. These Orders were the subject of a number of objections. Consequently, a 
Public Inquiry was held in AugusVSeptember 1999 and in July 2000 the Scottish Ministers 
confirmed the Orders. 

In March 2001 a planning application was submitted by Tesco for the erection of Class 1 
foodstore and petrol filling station with associated car parking, servicing, highway works, and 
Landscaping. The proposed development was to occupy the part of the London and Regional 
Properties site originally destined to provide retail warehousing units, at the western end of the 
town centre site. 

The development was conceived and designed to accommodate and complement the provision 
of a new mall on the remaining section of the larger London and Regional site. Access to the 



site for both servicing and customers was to be via a new road linking the western town centre 
roundabout (B & Q) with North Carbrain Road (referred to as Link Road 1 in the earlier London 
and Regional permission). A new roundabout on North Carbrain road also formed part of the 
proposal. Two existing pedestrian routes which cross the site were to be realigned to 
accommodate the development. 

1.9 Planning permission for the scheme was granted in September 2000. The proposals required 
the closure of part of Tryst Road and several pedestrian routes crossing the site. The 
appropriate Road Closure Orders and Footpath Closure and Diversion Orders were promoted 
by the Council in 2001. These Orders were the subject of a number of objections. 
Consequently, a Public Inquiry was held in AugusVSeptember 2002 and in November 2002 the 
Scottish Ministers confirmed the Orders. 

1 .I 0 The most recent information from the developer would suggest that the commencement of 
construction of the Tesco development is imminent. 

2. Descrintion of Site and Proposal 

2.1 The site is bounded by the Phase 4 section of existing town centre building to the north and the 
southern edge of Tryst Road (adjoining the site of the demolished section of town centre 
parking) to the south. Thus, it straddles Central Way and adjoins the site of the proposed Phase 
B development (N/02/01671/FUL), which is also under consideration at this Committee. The 
western edge of the site adjoins the Phase 1 section of the existing town centre. The site level 
falls from Central Way in the north to Tryst Road in the south and is made up of sections of car 
parking, the Central Way servicing area, a section of the multi-level former Asda car park and a 
landscaped embankment. 

2.2 The applicants propose to erect a covered shopping mall, providing 4,425 square metres 
(gross) of retail and catering floorspace in the form of 7 units of varying sizes and a 645 square 
metre bus station arranged around a central mall running from north to south across Central 
Way. It is anticipated that the majority of these units would be occupied by catering and other 
town centre services such as banks estate agents etc., although approximately 40% of the unit 
floorspace would be occupied by retail shops. One of the units would potentially provide 
accommodation for a public house. 

2.3 The mall would sit at the ground level of Central Way linking to the upper level of the proposed 
Phase B development, Forth Walk within Phase 1 of the existing town centre and also offers the 
potential for a pedestrian link to Teviot Walk within Phase 4 of the existing town centre. The 
links include full provision for ramps, and escalators to access Forth Walk, sitting above the 
level of the proposed mall, and 24 hour pedestrian access to the bus station is provided by 
means of a lift. The potential link to Phase 4 would be provided at grade, should the owners of 
the property be prepared to accommodate the link by providing the necessary new entrance and 
internal alterations within their property. 

2.4 The proposed development requires and includes the closure of Central Way to through traffic 
The two cul-de-sacs created by the closure would provide servicing for the development as well 
as maintaining service access to the parts of the existing town centre buildings currently 
serviced from Central Way. The submitted plans do not include proposals for the provision of 
additional parking, although the accompanying traffic assessment recognises that the 
development would generate additional parking demand. The applicant does have control over 
ground outwith the application site to enable such provision to be made. 

2.5 The design and position of the proposed building provides a link between Phase 4 of the 
existing town centre and the proposed Phase B development both in access and visual terms. 



The design of the building is unashamedly modern and the development aims to meet the 
current customer expectations and requirements of a town centre by expanding and enhancing 
the range of shopping and other facilities on offer. The proposed bus station offers 
improvements in terms of the accessibility of the town centre as a whole, also serving to give an 
improved gateway to the centre than that provided by the existing town centre bus stops. Both 
elevations of the building would be finished in a high quality concrete panel material, with 
feature glazing at the entrance areas. 

2.6 In the supporting statement submitted as part of the application, the applicant states that the 
construction cost is currently estimated at f 4  million and that he would wish to commence 
development at some point after the commencement of construction of the Phase B 
development, which he would wish to open in September 2004. At the peak of the Phase C 
construction period, some 150 construction jobs would be created on the site. In terms of 
permanent employment, he anticipates the creation of 80 full time jobs. 

2.7 The site is currently owned by Campsie Centres (Cumbernauld) Ltd., a company within the 
control of North Lanarkshire Council and objections have been submitted in relation to the 
proposals. Thus, if the Council are minded to approve this application, it will require to be 
referred to the Scottish Ministers under the terms of the Town and Country Planning 
(Notification of Applications) (Scotland) Direction 1997. The implementation of the development 
would require the formal Closure of Central Way and the necessary Order would require to be 
promoted by the Council. The Council has also already undertaken to promote a Traffic 
Regulation Order restricting on street parking on St. Mungos Road. 

3. DeveloDment Plan and Policy Guidance 

3.1 SPPI The Planning System emphasises the primacy of the development plan. 

3.2 NPPG 8 Town Centres and Retailing reaffirms the commitment to maintaining the vitality and 
viability of existing town centres. A sequential approach to the selection of new sites for retail 
development is advocated as well as a positive approach towards encouraging continuing 
investment in infill schemes and refurbishment within these existing centres. 

3.3 NPPG 17 and PAN 57 Transport and Planning both advocate the promotion of sustainable 
locations for new development which will result in the potential reduction in the number of car 
journeys generated by the development. New development, particularly those such as 
shopping, industry and leisure which have high trip generation potential, should therefore be 
located in places which are easily reached by public transport, such as town centres. 

3.4 In the Glasgow & the Clyde Valley Joint Structure Plan 2000 Schedule l(a) - "Town Centres 
to be Safeguarded through Structure Plans & Local Plans" includes Cumbernauld. These town 
centres are to be protected managed and enhanced as the preferred locations for new retail, 
commercial leisure and other town centre uses. Significant retail developments must be 
assessed against the sequential approach as outlined in Schedule 6 (c) (ii). The town is also 
identified as an Established Urban Expansion Area. 

3.5 In the adopted Cumbernauld Local Plan the site lies within the defined Town Centre area. 
Policies SHI and SH9 state, respectively, that there will be a presumption in favour of major 
retail developments located within the Central Area, and that sites in the SE & SW quadrants 
are reserved for retail development. The current site forms part of the area identified as the 
south west quadrant. 



4. Retail CaPacitv Assessment 

4.1 In 1990 Healey and Baker were commissioned to report on the existing town centre by 
Cumbernauld Development Corporation. They found that the units available in the earlier 
Phases (1 & 2) of the Town Centre megastructure were relatively small and inflexible and 
consequently were no longer attractive to national multiples or retailing chains. They also found 
the units available in the later Phase 4 were of insufficient depth to attract these multiples and 
the site constraints made reconfiguration difficult. 

4.2 Healey and Baker therefore concluded that the shape and size of the shop units in the Town 
Centre, combined with the layout of the Phases, on different levels and connected by walkways, 
ramps lifts, etc. had made it difficult to attract the range of quality comparison shopping 
appropriate to a town of the size of Cumbernauld. Substantial leakage of the town’s retail 
expenditure to neighbouring centres, particularly Glasgow, Falkirk and Stirling was taking place. 
They also concluded that the new units required to stem this flow could not be provided within 
the existing structure. 

The Healey and Baker study then formed the base for the Retail Analysis submitted by London 
& Regional Properties in relation to the 1997 planning application for the Town Centre 
Extension. That study assessed both the convenience and comparison goods floorspace 
capacity of Cumbernauld in terms of both quantity and quality. This was further updated in 
relation to capacity for convenience goods in relation to the Tesco development. 

4.3 

4.4 The Retail Analysis submitted in relation to the current proposals updates these previous 
studies in terms of population changes, other retail permissions and changes in shopping 
provision within the Cumbernauld area and changes to competing town centres elsewhere. 

The qualitative assessment in relation to comparison goods examines existing provision in 
Cumbernauld and compares the quality and choice with what is on offer in competing centres in 
Glasgow, Stirling and Falkirk. They conclude that provision in Cumbernauld is poor when 
compared with other centres, despite the catchment area being relatively affluent and 
generating significant levels of expenditure. 

4.5 

4.6 The quantitative assessment in relation to comparison goods concludes that a further 24,289 
square metres (net) of comparison floorspace could be sustained within the Cumbernauld area 
and that there is an urgent need to provide additional floorspace to protect Cumbernauld’s 
position in the regional shopping hierarchy by redressing the 55% outflow of comparison goods 
expenditure to other areas. The proposed development would go some way to addressing this 
situation by providing, along with Phase B, which is the subject of a separate report 
(N/02/01671/FUL) to this Committee, 1 1,428 square metres of comparison shopping floorspace. 

5. Consultations 

5.1 The Coal Authority, and Strathclyde Fire Brigade had no objections or comments in relation to 
the application, whilst the Scottish Executive Development Department, Strathclyde Passenger 
Transport, British Telecom and Strathclyde Police Architectural Liaison failed to respond. 

5.2 British Gas Transco provided information on the position of their apparatus and the measures 
required for its protection. 

5.3 Scottish Water provided information on the position of their apparatus and the presence of a 
strategic trunk water main within the site was highlighted. They considered that a water supply 
could be made available and advised that alterations to their apparatus would require to be 



funded by the developer. 

The Scottish Environment Protection Agency commented that domestic sewage, trade effluent 
and surface water run off from loading bays and waste storage areas should be connected to 
the public foul sewerage system. They further commented that existing surface water drainage 
from the town centre is responsible for significant chronic pollution of the Red Burn and the 
Bonny Water which they regard as a serious problem. Consequently, SEPA expects every 
opportunity to be taken to improve the situation which would mean that surface water drainage 
from the proposed new roads and parking areas must be designed in accordance with the 
Design Manual for Sustainable Urban Drainage Systems. 

5.4 

5.5 

5.6 

5.7 

5.8 

5.9 

5. 10 

5.11 

I consider that this matter can be adequately addressed by the imposition of a Planning 
Condition requiring that a suitable scheme of treatment be agreed prior to the commencement 
of works. 

The Council’s Landscape Services Manager commented on the need for further information in 
relation to the proposed use of surfacing materials, the design of landscape areas and 
specification of planting material. 

It is normal practice in dealing with this type of application to require the submission of detailed 
landscaping information and the subsequent implementation of the approved scheme by the 
imposition of a Planning Conditions. 

Following a presentation by the developer at their meeting of 3rd February, the Royal Fine Arts 
Commission expressed strong support for the principle behind the redevelopment proposal. 
They found the current proposals (combined with the approved Tesco development) preferable 
to the original London and Regional scheme in that it would not ‘swamp’ the original town centre 
buildings to the same extent. They also preferred the use of concrete panel cladding to the 
blockwork and brick finish approved in the earlier scheme. 

They commented that the nature of the external areas around the building would be crucial to 
the success of the development in terms of its contribution to the public realm and that whilst 
opportunities were created within the development to continue the exemplary landscape 
planning which was characteristic of the original development of Cumbernauld, the submitted 
plans failed to convey the impression that this potential would be realised. They also 
commented on the architectural significance of the original town centre buildings and the need 
to ensure that the current proposals do not damage the essence of that original through 
unacceptable levels of impact on its fabric. 

In response, I would advise that in dealing with a development of this scale, it would not 
normally be anticipated that fully detailed drawings and specifications for every component part 
would form part of the planning application submission. It is therefore normal practice in dealing 
with such an application to require the submission of further detailed information on matfers 
such as landscaping and external finishes etc. by the imposition of a Planning Conditions. It is 
therefore sufficient at his stage that the plans illustrate the opportunities for such exemplary 
standards to be met in terms of landscape. Similarly, nothing in the plans would suggest any 
significant level of impact on the original buildings, particularly when viewed in the context of the 
extensive demolition works consented and executed in pursuance of the original London and 
Regional scheme. 

The Royal Fine Arts Commission considered the links from the Phase B development to the 
existing building tortuous and that this would discourage pedestrian movement. They advised 
that the future of the existing Centre might only be secured if pedestrians can enjoy adequate 
linkages. In this respect they concluded that the substantial link which would be provided by the 
implementation of this development (Phase C) should be realised either in tandem with or 
immediately on completion of the Phase B development (N/02/01671/FUL) for both civic and 



commercial reasons. 

5.12 

5.13 

5.14 

5.15 

5.16 

5.17 

5.18 

5.19 

In response, I would advise that the Phase C development would provide additional improved 
pedestrian links as recognised by Royal Fine Arts Commission. 

Scottish Power objected to the proposals on the grounds that they had no information as to the 
effect of the proposed development on their apparatus. 

The application was accompanied by the submission of a detailed Transport Assessment, which 
was based on the paramics study prepared in relation to the 1997 town centre extension 
application. My Transportation Section have no objections subject to the design and 
implementation of a number of alterations to the local roads network identified within the 
assessment as being required in relation to the closure of Central Way and the provision of the 
new bus station, these being: 

0 

0 

0 

0 

0 

0 

0 submission of further details in relation to the design and layout of the servicing 

junction improvements at Lenziemill Road; 
imposition of a signing strategy in accordance with the principles described in the Transport 
Assessment; 
provision of three roundabout junctions on Seafar Road; 
enhancement of the existing bus stops on North Carbrain Road; 
provision of bus facilities on Link Road 2; 
submission of further details in relation to the design and layout of the bus station; 

arrangements on Central Way. 

All of these issues can be satisfactorily and appropriately addressed by the imposition of 
Planning Conditions. 

My Transportation Section have also anticipated the potential need to provide additional parking 
to accommodate the demands created by the development and advised that a revised 
Transport Assessment would be required in order to accurately assess the level of demand 
likely to be generated. If implementation of the Phase C development were to proceed before 
the majority of the Phase B development was open, the assessment would be based on the 
floorspace ratio (as adopted in relation to the Phase B development). Given the strengthening 
interaction of the various parts of the town centre resulting from this development and the 
consequent increased likelihood of linked trips (rather than isolated trips to Phase C), this could 
lead to an over-provision of parking. Consequently, if the Phase 8 development has been open 
and trading for 12 months before Phase C is to be implemented, they consider it more 
appropriate that the parking provision be assessed on the basis of actual demand, taking into 
account the levels of occupancy of adjacent parking areas. 

This issue can be satisfactorily and appropriately addressed by the imposition of Planning 
Conditions. 

The Transport Assessment also identifies the need to remove the use of St. Mungos Road for 
on street parking in order to accommodate the increased traffic flows resulting from the closures 
of Tryst Road and Central Way to through traffic. 

The Council has already undertaken to promote a Traffic Regulation Order restricting on street 
parking on St. Mungos Road. 

6. Representations 



6, .I This application was subject to normal neighbour notification procedures and was formally 
advertised in the local press and in the Edinburgh Gazette. The proposals have also been on 
display within the reception area of the Council Offices since the application was submitted. In 
response to this publicity, objections have been received from Cumbernauld Centre Ltd., who 
are the current owners of Phase 1 and 2 of the town centre and Coal Pension Properties Ltd., 
who are the current owners of Phase 4 of the town centre. 

6.2 Cumbernauld Centre Ltd. objected to the development on the grounds that it would result in 
the isolation of Phase 1 and 2 from other existing and proposed sections of the town centre. 
They consider that the combination of the existing links between Phase 1 and 2, Phase 4 and 
the proposed Phase B development satisfactorily integrate all parts of the town centre. The 
additional link at Central Way solum level between Phase 4 and the proposed Phase B 
development which would be provided by this development would result in footfall patterns 
which would bypass Phases 1 and 2, two floors above the development. They consider that this 
would have a significant detrimental effect on both the retail outlets and the office 
accommodation on the upper levels within Phase 1 and 2. 

6.3 They state that the consequent deterioration would seriously compromise the vitality and viability 
of a central element of the town centre, contrary to NPPGB, the Glasgow and Clyde Valley Joint 
Structure Plan for 2000 and policy SHI of the Cumbernauld Local Plan. Whilst they recognise 
the potential benefit of providing additional retail capacity within the town centre, they consider 
that this must not be provided in a manner which puts existing retail outlets at risk. 

6.4 They further object to the development on the grounds that it is not necessary to link the 
constituent parts of the town centre as Phases 1 and 2 already provide this integration and that 
this will be strengthened by the additional links proposed as part of the Phase B development. 

6.5 In response, it has been recognised since the publication of the Healey and Baker Report in 
1990 that in order to stem the flow of retail expenditure to areas outwith the town, a 
considerable addition to the amount of comparison shopping floorspace within the town centre 
would be required. Further, it has been recognised that a floorspace increase alone would not 
redress the situation, if the proposed expansion did not also include measures to address the 
confusing and disjointed layout of the existing centre and the poor pedestrian links between its 
constituent parts. The implementation of the Phase 6 developmenf (N/02/01671/FUL) would 
provide an expansion of retail facilities together with more attractive pedestrian links to the 
Phase I and 2 parts of the centre from the south. It would also significantly improve the 
relationship between the existing town centre and the civic facilities to the south. 

6.6 At the eastern end of the expanded town centre pedestrians would thus benefit from significantly 
improved routes with escalators and lifts to negotiate the changes and a mix of town centre 
uses providing interest along these routes. Onward access through to Phase 4 would remain as 
existing. The pedestrian route connecting between the main mall levels of Phase 4 and the 
Phase 6 development, would also be improved by the addition of a lift to address the change in 
level from Tryst Walk to the pedestrian overbridge across Central Way. This would still require 
pedestrians travelling from the main mall level in Phase B to ascend two levels by escalator or 
lift in order to gain access to the roof top level of Phase 4 and then descend one level to gain 
access to the main mall level. Sections of this route are open to the elements and they are 
without the benefit of adjacent shops etc. Conditions attached to the Phase B development 
would require the developer to assess the potential for the provision of an at grade pedestrian 
crossing on Central Way. The provision of such a crossing point would remove the need to 
ascend to the upper level of Phase 4, but the routes would not offer the benefits of being 
enclosed or being 'shopping paths'. 

6.7 The development of Phase C would offer benefits to pedestrians by removing the need to 
negotiate changes in level or utilise external footpaths and link corridors lacking the visual 



6.8 

6.9 

6. I0 

6.1 1 

6.12 

6.13 

6.14 

6.15 

6.16 

6.17 

interest occasioned by the presence of shops along the route. Phase C would provide a further 
link in the development of town centre by creating a continuous circular route of shopping, 
conveniently bringing shoppers back to their point of origin within the centre. 

In providing for new shopping development it is generally recognised that shoppers will prefer a 
destination which offers the opportunity for a circular route. Shoppers are particularly reluctant 
to bridge significant gaps in retail frontages and require persuasion to continue to the end of a 
cul-de-sac. The Phase I and 2 sector of the town centre would remain a constituent part of this 
circular route created by the implementation of the Phase C development. 

The objectors consider the location of the proposed bus station is not as central as the existing 
location and that it is remote from Phases 1 and 2, exacerbating the negative effect of the 
development on pedestrian footfall already outlined. 

The existing bus facilities are located on Central Way at the eastern end of the town centre. The 
proposed bus station would be positioned some 150 metres to the west on Central Way, The 
bus station would provide an improvement in the quality of facilities in terms of both accessibility 
and ease of use, offering a single convenient point from which to access the entire town centre. 
The facility is further from some of the shopping areas within Phase I and 2 but offers a direct 
link to the western end of Forth Walk (within Phase I), which would be more attractive to 
pedestrians than those currently provided between the south bus stop and Clyde Square or 
between the north bus stop and Tay Walk. 

They object on the grounds that the closure of Central Way will put unacceptable pressure on 
the remaining roads in the vicinity, which do not have the capacity to deal with the extra traffic 
resulting from the closure. 

This is not borne out by the findings of fhe submitted transportation assessment My 
transportation section also consider that the local road network has sufficient capacity to 
operate safely and effectively following closure of Central Way, subject to the implementation of 
a number of minor alterations which would be secured through the imposition of Planning 
Conditions. 

Their final objection is that the proposed development would put undue pressure on the existing 
loading facilities which serve Phases 1 and 2. 

This issue can be satisfactorily and appropriately addressed by the imposition of Planning 
Conditions requiring the developer to seek Planning Authority approval for, and subsequently 
implement, a scheme to provide adequate servicing provision for both the new development and 
the existing town centre (in so far is it is affected by the proposals). 

Coal Pension Properties Ltd are represented by LaSalle Investment Management and DTZ 
Pieda Consulting, both of whom submitted letters of objection to the proposed development on 
behalf of their client. The objections relate to both this and the Phase B application 
(N/02/01671 /FUL). 

In terms of the LaSalle objection they state that the proposals should ensure a comprehensive 
development of the town centre shopping area as a whole and that this would require that 
Phase C be developed either before or in conjunction with Phase B. 

Two separate planning applications have been submitted. Each of these must be considered by 
the Planning Authority on its individual merits. The development proposed in this (Phase B) 
application relates to an extension of the existing town centre in the form of a retail mall and the 
planning authority must assess whether or not the proposal is acceptable in its own right, having 
regard to the developmenf plan and taking all material considerations into account. I deal with 
this point in greater detail later in this report. 



6.18 With regard to Phase C being developed before Phase 6, I consider this would be detrimental to 
the surrounding area, given that Phase C relies on the Phase 6 development for the provision of 
Link Road 2, which is required to provide for efficient circulation of traffic around the town centre 
in the event of the closure of Central Way. Also, no additional parking or improvement of 
existing parking provision is currently identified as part of the Phase C development. For these 
reasons the Phase C development could not, in practical terms, proceed in advance of the 
Phase B development. 

6.19 The objectors consider that the Implementation of the Phase B proposal would result in an 
isolated development which would prevent convenient internal customer movement between the 
new mall and the existing shops. 

6.20 This objection has no direct relevance to the Phase C proposal. 

6.21 They consider that the appropriate public transport links which should be provided for the town 
centre as a whole are not evident in these proposals. 

6.22 Given that the Phase C development includes the provision of a new bus station, thus achieving 
improvements in public transport provision, it is assumed that this objection relates specifically 
to the Phase B proposal. 

6.23 They consider that appropriate pedestrian links should be provided to benefit the town centre as 
a whole and in particular to link the proposal to Phase 4. 

The Phase C Scheme includes provision for pedestrian links which effectively link all the 
constituent parts of the existing and proposed town centre complex. The proposed closure of 
Central Way would result in the removal of all through traffic from fhe central area, creating a 
stronger pedestrian orientation within the entire central area of the town. 

6.24 

6.25 They state that the proposed Link Road 2 must be built before the development commences. 

6.26 In accordance with the traffic assessment submitted in relation to the proposed development 
and the opinion of the my Transportation Section the requirement for Link Road 2 is triggered by 
the occupation of the first of the units in the proposed Phase 6 development. The availability of 
the road at this time can appropriately be secured through the implementation of appropriate 
Conditions on that permission (N/02/01671/FUL). The imposition of Conditions on planning 
permission for this development can appropriately ensure that Link Road 2 would be completed 
and open for use before the commencement of development. 

6.27 They state that the closure of Central Way must be a pre-requisite of the implementation of the 
development. 

6.28 The closure of Central Way would require the promotion of a Road Closure Order. The 
justification for the promotion of such an Order would be that the closure would be required to 
allow the implementation of the development granted planning permission. A substantial section 
of the proposed mall development would sit directly on the carriageway of Central Way. Whilst, 
in practical terms, the development could be started with Central Way remaining open, the 
closure of Central Way would be required to allow the Phase C development to be implemented. 
Given the potential effects of the closure on the surrounding road network, the timing of the 
development in relation to the closure and works required to the wider road network would be 
appropriately controlled through the imposition of Conditions on the planning permission. 

6.29 They consider that there is insufficient car parking provision. 



6.30 The development proposal includes no specific provision for additional parking. However, in 
recognition of the potential additional demand for parking as a consequence of the 
development, the applicant has demonstrated that additional parking can be provided on land 
within his control. 

6.31 In terms of the submitted traffic assessment and in the opinion of my Transportation Section the 
Phase B development includes adequate additional parking provision to satisfy the demands 
created by that development, given that the adjacent Tesco development already includes an 
element of parking provision designed to meet its needs. My Transportation Section commented 
on the need to avoid the generation of additional trips as customers seek spaces in the various 
car parks around the town centre and to this end seeks the provision of a car park monitoring 
system and variable message signing advising drivers of the availability of vacant spaces in 
specific parking areas. These measures can appropriately be secured through the 
implementation of Conditions on that planning permission (N/O2/01671/FUL). 

In relation to the Phase C development, my Transportation Section commented on the need for 
the transportation assessment to be revised to accurately assess the additional requirements for 
parking resulting from the development. Provided that the revision takes place when the Phase 
B development has been in use for 12 months, they consider that the assessment should take 
into account the actual occupancy levels of surrounding town centre car parks. This would result 
in a much more realistic assessment of the requirement than could be achieved by applying a 
theoretical floorspace formula and takes account of customers making linked trips to different 
Phases of the town centre. The applicant has provided additional information which adequately 
demonstrates that the provision of additional car parking to meet the needs of the Phase C 
development can be provided. Conditions attached to the planning permission can be imposed 
to ensure the provision of adequate parking. 

6.32 

6.33 The subsequent submission by DTZ Pieda takes into account the original application 
submission, the transport assessment and the retail analysis and expands on the earlier 
objection letter from LaSalle. 

6.34 They state that whilst their client generally supports the completion of the town centre, it is 
important that it is provided in a comprehensive manner in accordance with the Council’s stated 
ambitions for the centre, as it is on this basis that their clients investment decisions have been 
made. They go on to express their clients support of the original development proposals, as 
promoted by Cumbernauld Development Corporation and subsequently by the Council, in that 
they sought to achieve the provision of significant new retail space whilst addressing the 
deficiencies of the existing centre layout identified in the 1990 Healey and Baker Report. These 
deficiencies included the ‘inherent fault‘ provided by Central Way in dividing the town in two 
resulting in an awkward pedestrian corridor arrangement. 

They further state that the key to addressing these faults was seen by both authorities as the 
closure of Central Way and the creation of effective pedestrian links between new shopping 
facilities to the south of the road with the those existing on the north side, including Phase 4. 
They consider that this underwrote the ambitions of the Corporation in promoting the Section 6 
(1) Submission approved in 1993 and the Development Brief for the site produced by the 
Council in 1997. The brief then formed the basis for the selection of London and Regional 
Properties as preferred developer, resulting in the grant of planning permission for the original 
Phase 5 development 1997. 

6.35 

6.36 Whilst acknowledging the need for planning authorities to respond to changing market demands 
and that the approved Tesco development effectively amended the western area of that original 
London and Regional scheme, they do not believe that the criteria for developing the remainder 
of the town centre have altered. The current planning applications promote a further revision of 
that scheme by introducing two separate phases (Phase B and Phase C). 



6.37 

6.38 

6.39 

6.40 

6.4f 

6.42 

6.43 

6.44 

They consider that the full implementation of the London and Regional proposals would bring 
significant benefit to the commercial viability and vitality of the Centre as a whole and that their 
clients would facilitate this by replacing two ground level units in Phase 4 with a new pedestrian 
mall (to link to the new development) and carrying out associated mall improvements. 

They express concern that the Phase B development may be implemented in isolation and that 
Phase C development will never happen. These concerns are exacerbated by the submission of 
two separate planning applications and the content of the supporting statement submitted by the 
developer. 

In summary they state their clients objection is against planning permission which would allow 
the partial implementation of the comprehensive town centre proposals rather than against their 
approval per se. They consider any planning approval that enables partial implementation would 
be against the principles and objectives on which development of the town centre has been 
promoted. They consider this would exacerbate the effects of the existing sub-standard 
pedestrian I transportation linkages within the centre and detrimentally effect the commercial 
vitality and viability of the existing centre. Collectively these effects would be contrary to the 
focus of NPPG8 in protecting and enhancing the town centre. 

In response to these points, the Council and their predecessors have recognised the need to 
significantly increase the amount of comparison shopping floorspace within the town centre. In 
providing this addifional floorspace, the need to provide a quality shopping environment meeting 
the current expectations of retailers and potential customers has been expressed. In addition it 
has been recognised that the nature of the existing centre, with shopping provision and parking 
on a number of different levels, and a disjointed confusing layout has a negative impact on the 
attraction of the existing centre to both retailers and customers. They have also recognised the 
divisive effect of Central Way in terms of its effect on pedestrian circulation in and around the 
central area. 

The limited size of the available site and the difficulties of accommodating a large mall 
development with associated facilities on a sloping hill top site have added to the perceived 
difficulties of creating a cohesive attractive town centre environment. As a result, both of the 
previously approved schemes to expand and improve the centre saw the closure of Central 
Way as a means of facilitafing the resolution of these problems. 

The Planning Authority must assess the current Phase C proposal in terms of the acceptability 
of the submitted scheme. Only if this is found to be unacceptable should the Planning Authority 
consider whether the scheme could become acceptable with the inclusion of other measures 
which may be reasonably secured through the imposition of Planning Conditions. Whilst the 
objectors submission purports to be an objection against both of the submitted planning 
applications, in effect the submission favours the Phase C development which the objector 
seeks to ensure is implemented. 

Coal Pension Properties Ltd. state that over a period of years, a key objective in considering 
development proposals has been the achievement of enhanced pedestrian links and associated 
integration of improved public transport and parking facilities, all to the benefit of the town centre 
as a whole. This accords with NPPG8 and NPPG17. They consider that the main benefits of this 
nature are within the Phase C application (Nl02101670/FUL). They further state that without the 
Phase C link their clients commercial agents believe there will be number of detrimental effects 
in relation to the vitality and viability of the existing town centre. 

The objectors agree with the conclusion of the retail analysis which suggests that Cumbernauld 
must do all it can to compete with surrounding shopping centres but consider that the partial 
implementation of the proposals would have sufficient detrimental effects on the vitality and 
viability of the existing centre for the Council to seek to prevent this. To this end they would wish 
to see the two current applications replaced by a single application for Phases B and C. As an 



alternative they suggest the use of Conditions or a Section 75 Legal Agreement, requiring the 
implementation of Phase C as a condition of implementing Phase B. If neither of these 
alternatives are acceptable they suggest the implementation of Conditions on the Phase B 
development requiring:- 

0 Closure of Central Way plus construction of Link Road 2 and improvements to North 
Carbrain Road. 
Provision of an at grade pedestrian link between Phase B and Phase 4, including crossing 
on Central Way 

The Planning Authority must consider each of the two individual applicafions on their own 
merits. The Phase C application proposes a development which accords with the development 
plan and with relevant national policy guidance. It is also supported by material considerations, 
although in relation to traffic circulation and parking is only acceptable if preceded by the Phase 
B development, or some other similar scheme. 

6.45 

7. Planning Assessment and Conclusions 

7.1 The Development Corporation, the former District Council and North Lanarkshire Council have 
all recognised that the quality and quantity of shopping found in Cumbernauld does not reach 
the standard that would be expected for a town of its size. A very substantial percentage of the 
town's spending power is lost to neighbouring centres, particularly Falkirk, Stirling and Glasgow. 
The retail analysis submitted by the applicant highlights the substantially superior quality and 
range of shops found in these locations. If Cumbernauld is to compete with these centres then it 
must pursue a scheme to regenerate the Town Centre and make it an attractive destination for 
potential customers. 

7.2 The London & Regional scheme, approved in 1998, aimed to address these issues by providing 
a significant increase in the provision of comparison shopping floorspace as well as a wide 
range of additional facilities, thereby increasing the viability and vitality of the Town Centre. The 
layout was designed to integrate the existing diverse parts of the area into a cohesive whole. 

7.3 The Tesco development, approved in 2001, effectively replaced the warehouse unit floorspace 
at the western end of the London and Regional site with a single convenience retail unit. That 
development aimed to meet a deficiency in convenience shopping identified in the updated retail 
capacity assessment which accompanied the planning application. The scheme also included a 
petrol filling station, landscaping and Link Road 1 (as originally approved and required in relation 
to the 1998 London a & Regional scheme). The retail unit was positioned on the site to allow the 
subsequent provision of a retail mall similar to that approved in the earlier London and Regional 
Scheme. The Tesco development also included the provision of a communal parking area 
capable of meeting some of the parking demands generated by such a development. 

7.4 The Phase C Scheme is one of two proposals to extend the town centre submitted by London 
and Regional Properties. It provides for the development of 7 units to provide for a mix of retail 
and ancillary uses, together with a bus station. The development would take the form of an 
extension to the town centre, linking Phase 4 with the Phase B mall. The link would be 
positioned across Central Way, sitting directly on the existing carriageway and would therefore 
require the formal closure of the road. 

7.5 The development would provide a modern, high quality extension to the existing town centre 
buildings, complementing the Phase B development in its design and materials. Whilst it would 
provide only a moderate increase in shopping floorspace, the benefits accruing to the whole 
town centre from the improved bus access and the completion of a circular route of shopping 



provided by the scheme would be substantial. The construction cost of Phase C is estimated at 
€4 million, some 150 temporary construction jobs would be created and a further 80 permanent 
full time jobs would result from the completion of the development. This would be of benefit to 
the local economy, and improve the accessibility of the town centre as a whole. 

The current proposal accords with all relevant development plan policies and National Planning 
Guidance. The submitted Retail Analysis concludes that a further 24,289 square metres (net) of 
comparison floorspace could be sustained within the area and that there is an urgent need to 
provide additional floorspace to protect Cumbernauld’s position in the regional shopping 
hierarchy. It also finds that the quality of shopping provision in Cumbernauld is poor when 
compared with other centres, despite the catchment area being relatively affluent. 

7.6 

7.7 The Scheme would go some way to addressing identified deficiencies of the town centre by 
providing 3,030 square metres of additional floorspace for retail and ancillary uses whilst also 
forming a further link towards creating a cohesive town centre. The Scheme would provide 
additional benefits in terms of the improved pedestrian and access facilities and improvements 
to the environment associated with the removal of through traffic from the central area. In 
assessing the combined effects of the two Schemes, it is considered that both could be 
implemented satisfactorily in terms of the development plan, and the retail and transportation 
impacts of the proposals, provided that the Phase B Scheme is implemented prior to the Phase 
C Scheme. 

7.8 The concerns raised in the responses from consultees can be adequately addressed through 
the imposition of appropriate planning conditions. The concerns expressed by the objectors 
either, do not concur with either submitted information or with consultee responses, or are not 
material planning considerations or can be adequately addressed through the imposition of 
Planning Conditions. The development would increase the attraction of the town centre as a 
whole. It should be noted that a road closure order will require to be promoted to allow the 
development to proceed. 

7.9 Notwithstanding the representations received, I recommend that planning permission be 
granted. If the Committee accept this recommendation, the application will be referred to the 
Scottish Ministers under the relevant Notification Regulations. 


