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Comments: 

This outline application extends over the existing industrial site occupied by OK1 and an adjacent 
unoccupied industrial site. The applicants propose to construct a new 18,500 square metre production 
facility for OK1 within the unoccupied area, demolish the existing OK1 building and then construct a new 
retail park on that area of the site. The retail park would provide 30,650 square metres of 'bulky goods' 
shopping floorspace, together with three fast food outlets and the ancillary parking and servicing 
facilities and landscaping. The remaining part of the site, adjacent to the new production facility, would 
be reserved for future expansion of OK1 or further business / industrial use. 

It should be noted that, if the Committee is minded to grant consent, the application will require to be 
notified to the Scottish Ministers. 

Recommendation: 

1. 

Grant Subject to the Following Conditions:- 

That the development hereby permitted shall be started, either within five years of the date of 
this permission, or within two years of the date on which the last of the reserved matters are 
approved, whichever is the later. 

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

2. That before development starts, further planning applications shall be submitted to the Planning 
Authority in respect of the following reserved matters:- 
(a) the siting, design and external appearance of all buildings and other structures; 
(b) the means of access to the site; 
(c) the layout of the site, including all roads, footways, and parking areas; 
(d) the details of, and timetable for, the hard and soft landscaping of the site; 
(e) details of provision for the future management and maintenance of the areas identified in (d) 
above; 
(f) the design and location of all boundary and other walls and fences; 
(9) the provision for loading and unloading of all goods vehicles; 
(h) the phasing of the development; 
(i) details of existing trees, shrubs and hedgerows to be retained and measures for their 
protection during the construction of the development; 
(j) details of existing and proposed site levels. 

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

3. That within three years of the date of this permission, applications for approval of the reserved 
matters, specified in Condition 2, above, shall be made to the Planning Authority. 

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

4. That notwithstanding the provisions of the Building (Scotland) Regulations 1990, and before the 
development hereby permitted starts, a certificate from a recognised firm of Chartered 
Engineers, duly signed by a Chartered Engineer or Chartered Geologist of Geotechnical Advisor 
Status (ICE, SISG, 1993) shall be submitted to the Planning Authority confirming the mineral 
stability of the site. This certificate shall be based upon a professionally supervised and 
regulated rotary drilling scheme. 

Reason: To ensure the mineral stability of the site in the interests of prospective users of the 
site. 



5. 

6. 

7. 

8. 

9. 

10 

That before the development of the Retail Park hereby permitted starts, a report describing the 
soil and ground conditions prevailing over the area of site outlined in green on the approved 
plans (including details of the nature, concentration and distribution of any contaminants), shall 
be submitted to the Planning Authority and the works required in order to remove or render 
harmless these contaminants, having regard to the proposed use of this area of the site, shall 
be agreed in writing with the Planning Authority and development of the Retail Park shall not be 
commenced until these works have been completed. 

Reason: To ensure the proper treatment of the ground in the interest of health and safety. 

That following completion of all works required under the terms of Condition 5, a certificate from 
a suitably qualified person or body shall be submitted to the Planning Authority confirming that 
all the necessary works have been carried out in full and to a satisfactory standard. 

Reason: To ensure compliance with Condition 5 in the interests of health and safety. 

That before any part of the development hereby permitted starts, a revised Transportation 
Assessment shall be submitted to, and approved in writing by, the Planning Authority in 
consultation with both the Scottish Executive as Trunk Roads Authority and North Lanarkshire 
Council as Roads Authority. 

Reason: To ensure that the impact of the development on the local and trunk road networks is 
accurately assessed and that any adjustments to these networks necessary to allow the safe 
and efficient circulation of traffic and safe passage of pedestrians in the locality are identified. 

That before any part of the development hereby permitted starts, detailed designs for all works 
to the road networks and junctions and pedestrian facilities identified in the Transportation 
Assessment approved under the terms of Condition 7, shall be submitted to and approved in 
writing by the Planning Authority. 

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

That before any part of the development hereby permitted starts, details of the phasing and 
programming of all landscaping, building construction and works, and road and footpath 
alterations and construction (within and outwith the application site), shall be submitted to and 
approved in writing by the Planning Authority. 

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

That the development shall be implemented in accordance with the programme approved under 
the terms of Condition 9. 

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. 



11. That before the development of the Retail Park hereby permitted starts, a scheme for the 
execution of a survey to assess the condition of the existing public footpath network in the 
locality of the application site and identify opportunities for improvements and additions to the 
network which would improve the accessibility of the development for pedestrians, shall be 
submitted to and approved in writing by the Planning Authority. 

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

12. That within three months of the approval of the method in writing, the survey agreed under the 
terms of Condition I 1  shall be undertaken and the results submitted to the Planning Authority. 

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

13. That before the development of the Retail Park hereby permitted starts, a Schedule of proposed 
improvements to the pedestrian network, including design details and a timetable for the 
execution of the works, shall be submitted to and approved in writing by the Planning Authority. 

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

14. That before any retail unit hereby approved is open and trading the works approved under the 
terms of Condition 13 shall be completed. 

Reason: In the interest of pedestrian safety. 

15. That within 6 months of the occupation of the production facility hereby approved, a Travel Plan 
for the employees of the facility shall be submitted to and approved in writing by the planning 
Authority, and it shall include details of the Travel Plan Co-ordinator appointed by the occupier 
and arrangements for monitoring and review of the Travel Plan over a five year period. 

Reason: To ensure the development and implementation of an effective Travel Plan for the 
production facility in the interests of achieving sustainable transport. 

16. That, except as may otherwise be agreed in writing by the Planning Authority, the development 
of the Retail Park hereby permitted shall not commence until the production facility, also hereby 
permitted, is occupied and in operation. 

Reason: To enable the Planning Authority to retain effective control and to secure continuity of 
industrial employment on the site. 

That, notwithstanding the generalities of Condition 2, there shall be no less than three Class 1 
(Retail) Units constructed within the area of the site outlined in green on the approved plans. 

Reason: In the interest of the proper planning of the area and to prevent the development of an 
isolated retail warehouse unit. 

17. 

18. That, notwithstanding that this permission is in outline only, the provisions of the Town and 
Country Planning (Use Classes) (Scotland) Order 1992 and the generalities of Condition 2, the 



use of the Class 1 (Retail) Units hereby approved shall be restricted to the sale of the following 
categories of goods;- 

DIY, furniture, carpets, electrical, gardening, pet supplies. 

Reason: To define the permission in accordance with the submitted details, and to ensure the 
protection of nearby retail centres in accordance with the aims of the development plan. 

19. That, notwithstanding that this permission is in outline only, the provisions of the Town and 
Country Planning (General Permitted Development) (Scotland) Order 1992 and the generalities 
of Condition 2, no single Class 1 (Retail) Unit constructed within the area of the site outlined in 
green on the approved plans shall have a gross external floor area of less than 920 square 
metres. 

Reason: To define the permission and to ensure the protection of nearby retail centres in 
accordance with the aims of the development plan. 

20. That, notwithstanding that this permission is in outline only, there shall be no more than 12 
Class 1 (Retail) Units constructed on the area of the site outlined in green on the approved 
plans. 

Reason: To define the permission and to ensure the protection of nearby retail centres in 
accordance with the aims of the development plan. 

21. That, notwithstanding that this permission is in outline only, and the generalities of Condition 2, 
the total gross external floor area of all the Class 1 (Retail) Units to be constructed on the area 
of the site outlined in green on the approved plans shall be no more than 30,650 square metres 
and there shall be no more than 5,200 square metres of ancillary provision such as external 
sales areas or yards. 

Reason: To define the permission and to ensure the protection of nearby retail centres in 
accordance with the aims of the development plan. 

22. That, notwithstanding that this permission is in outline only and notwithstanding the provisions of 
the Town and Country Planning (General Permitted Development) (Scotland) Order 1992, the 
provision of mezzanine levels within the Class 1 (Retail) Units shall require planning permission. 

Reason: To define the permission, to restrict the total retail floorspace within the development, 
to ensure the protection of nearby retail centres in accordance with the aims of the development 
plan and to ensure the provision of adequate parking and access facilities. 

23. That, notwithstanding that this permission is in outline only, and the generalities of Condition 2, 
the total gross external floor area of all the Class 3 (Food and Drink) Units to be constructed on 
the area of the site outlined in green on the approved plans shall be no more than 1,800 square 
metres. 

Reason: To define the permission and to ensure the protection of nearby retail centres in 
accordance with the aims of the development plan. 

24. That, notwithstanding that this permission is in outline only, and the provisions of Class 10 of the 



25. 

26. 

27. 

28. 

29. 

Town and Country Planning (General Permitted Development) (Scotland) Order 1992, the 
permitted development rights of premises within Class 3 of the Town and Country Planning 
(Use Classes) (Scotland) Order 1997 in relation to Change of Use shall not apply, and that all 
proposed changes of use for such premises shall require planning permission. 

Reason: To define the permission and to restrict the total retail floorspace within the 
development in order to ensure the protection of nearby retail centres in accordance with the 
aims of the development plan. 

That, notwithstanding that this permission is in outline only, and the provisions of the Town and 
Country Planning (Use Classes) (Scotland) Order 1997 the use of all of the Class 3 (Food and 
Drink) Units constructed within the area of the site outlined in green on the approved plans, 
shall include use for the sale of Hot Food for consumption off the premises. 

That before any part of 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, 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. 

That, notwithstanding the generalities of Condition 2, the proposed landscaping scheme for the 
site shall include specific provision for the improvement and diversification of the range and type 
of natural habitats within the site. 

Reason: To encourage and support a range of wildlife and fauna, in the interest of the amenity 
of the site and the general area. 

That, notwithstanding the generalities of Condition 2, and except as may otherwise be agreed in 
writing by the Planning Authority, the mature trees on the eastern boundary of the site shall be 
retained. 

Reason: In the interest of the amenity of the site and the general area and to provide a buffer 
between the proposed Retail Park and adjoining industrial uses. 

That, notwithstanding that this permission is in outline only, existing trees within the site shall 
not be lopped, topped felled or removed without the prior written consent of the Planning 
Authority, unless in accordance with the approved landscaping plan. No development in or 
adjacent to an area containing trees to be retained shall commence until those trees have been 
protected by suitable fencing in accordance with BS 5837 "Trees in relation to construction." 

Reason: To secure the preservation of trees in accordance with Section 159(a) of the Town and . .  
Country Planning (Scotland) Act 1997. 



Notes to Committee: 

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

Background Papers: 

Application form and plans received 31 st January 2003 
Supporting Planning Stateme:; received 31 st January 2003 
Retail Assessment received p May 1993 
Amended Plans received 13 Juner;003 
Transport Assessment receilved 23 June 1993 
OK1 Travel Plan received 23 June 1993 
Retail Park Travel Plan Considerations re;eived 23" June 1993 
Amended Retail assessment received 25 June 1993 
Letters from Keppie Planning receivedt?Is' January 2003, 8'h May 2003, 13th June 2003, 2dh June 2003, 
4'h August 2003, August 2003 & 18 August 2003. 
Letter from Ashleigh Property Developments Ltd. received 2dh February 2003 
Letters from OK1 received 27'h February 2003 & 2"' July 2003 
Letters from SlAS received 23" June 2003 & 22"' July 2003 
Letters from DTZ Pieda received 15th August 2003 & 1 gth August 2003 
Memos from NLC Planning and Environment Roads Service Manager received 2dh March 2003 & 22"d 
July 2003 
Memo from NLC Planning and Environment Head Of Protective Services 1 1 th March 2003 
Memo from NLC Community Services received 9th April 2003 
Letter on behalf of Scottish Executive Roads received 2dh February 2003 & 1 Oth April 2003 
Letter from Scottish Natural Heritage received 7th February 2003 
Letter from S.E.P.A. (East) received 13th March 2003 
Letters from Scottish Water received 17th February 2003 &20th March 2003 
Letters from East Dunbartonshire Council received 14'h February 2003, 23rd June 2003 & 3" July 2003 
Letters from Falkirk Council received 24'h February 2003, 1 I th  June 2003 
Letter from Glasgow City Council received 1 Bth February 2003 
Letter from Glasgow and the Clyde Valley Structure Plan Joint Committee received gth May 2003 
Letter from The Coal Authority received 1 1 th February 2003 

Letters on behalf of kola Werke from Maclay Murray Spens, 3 Glenfinlas Street, Edinburgh, EH3 6AQ 
received 14'h February 2003 & 22"' May 2003. 
Letter on behalf of London and Regional Properties from Keppie Planning, 160 West Regent Street, 
Glasgow, G2 4RL received 14'h February 2003. 
Letters on behalf of Coal Pension Properties Ltd. from LaSalle Investment Management, 66 Hanover 
Street, Edinburgh, EH2 1 HH received 17th February 2003 & 1'' July 2003. 
Letter from Mr J Duffy,GO Kilbowie Road, Carbrain, Cumbernauld, G67 2PX received 13th March 2003. 
Letters on behalf of Westerwood Ltd. from Angus Matheson Associates, 3 Main Street, Houston, PA6 
7EL received 27th March 2003 & 16th June 2003. 
Letters on behalf of Legal and General Property Limited from Littman Robeson Chartered Town 
Planners, 21 Buckingham Street, London, WC2N 6EF received 15'h April 2003 & 18th June 2003. 

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



APPLICATION NO. N/03/0012010UT 

REPORT 

Description of Site 

The site comprises the existing OK1 production building and the surrounding land and car 
parking etc. which is 17.2 hectares in area, together with an adjoining vacant site of 8.5 
hectares to the west. This gives a combined site area of 25.7hectares. The site is bounded by 
Castlecary Road to the south, Napier Road to the west and other industrial properties within the 
Wardpark North Industrial estate to the north and east. 

The existing building was initially constructed for Burroughs who were one of the first 
manufacturing companies to locate in Cumbernauld New Town. The site was originally 
accessed directly from Castlecary Road. The building became vacant when the company 
withdrew from the town and was then adapted for use by the Japanese based OK1 company in 
1987. An new access to the site from Napier Road was also created. The company still operate 
from the building, which no longer meets their operational and efficiency requirements. 

The adjoining vacant site is also in the ownership of OKI. This site rises to the north-west and 
the boundary along Napier Road is screened by dense woodland planting. 

Description of Proposal 

The applicants propose to erect a new two storey production building for OK1 on 5.9 hectares of 
the vacant industrial site. The building would provide 1,393 square metres of offices, 9,290 
square metres for production and 7,897 square metres of warehousing. The proposals include 
the provision of 400 car parking spaces and the formation of a new access from Napier Road to 
serve the facility. This access would also serve the remaining 2.6 hectare site, which would be 
reserved for either the future expansion of OK1 or for another industrial / business user. 

OK1 have indicated a strong desire to retain their existing highly trained workforce in 
Cumbernauld. Whilst the new facility would result in a substantial reduction in their operating 
floorspace (from 25,987 square metres in the existing building to 18,580) the existing 250 
employees would all be transferred to the new plant. The change would provide increased 
efficiency through modernisation and the reduction of obsolete plant and over the next 2-3 years 
would allow the introduction of new product ranges. This would result in an increase in the 
number of employees to 400, which is the level at which the existing plant operated 
approximately 5 years ago before a number of the product lines were relocated outwith the UK 
when the production plant became obsolete. 

Keihen who occupied 2,100 square metres of floorspace within the existing building have now 
re-located to a modern facility within Lanarkshire. 

The applicants also propose, that following the demolition of the existing OK1 building, a new 
retail warehouse park be created on the 17.2 hectare site, with access from Napier Road. The 
outline proposal shows a DIY unit of 9,290 square metres with garden centre and builders yard, 
a unit of 8360 square metres and a building of 13,000 square metres to be subdivided into a 
number of units. This gives a total gross retail floorspace of 30,650 square metres. The 
proposals also include three food units (with a total gross floorspace of 1,200 square metres), 
1,550 parking spaces, landscaping and provision for rear servicing via a new separate service 
access from Castlecary Road. It is estimated that an additional 350 jobs would be created within 
the retail warehouse park. 



2.5 The applicant states that the retail park will provide for retailing of only bulky goods. Bulky goods 
are defined as goods being of such a size that they would normally be taken away by car or 
which require large areas to display them, or which as part of a collective purchase would be 
bulky. The range of goods which are normally considered to be bulky are therefore carpets, 
DIY, electrical, furniture and gardening. 

Both OK1 and the applicant state that the two elements of the proposal are inextricably linked. 
OK1 have stated that the income stream from the retail development is necessary to allow the 
company to relocate from their outdated, expensive building to a modern cost effective facility. 
Without the retail element of the scheme the company would have to re-assess their relocation 
strategy and it is likely that the investment would be transferred a new facility outwith the UK, 
with the allied closure of the Cumbernauld operation. The applicant states that a number of 
alternative uses for the site were examined and that these were all found to be unsuitable either 
because of lack of demand, generation of insufficient land values or incompatibility with the 
surrounding industrial and business uses. 

OK1 have also intimated that that the timing of the move to a new facility is critical and should 
this not take place in late summer 2004, customer deliveries would be seriously jeopardised 
which would inevitably lead to a re-examination of their decision to relocate within Cumbernauld. 
If the outline permission is approved, a reserved matters application in relation to the new OK1 
production facility would be submitted immediately, in order for this deadline to be met. A further 
reserved matters application would be submitted in relation to the retail park at a later date, 
with construction of the retail park only able to commence once OK1 have occupied their new 
production facility. 

2.6 

2.7 

3. National Policv Guidance and the Development Plan 

3.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that decisions 
on planning applications are made in accordance with the development plan unless material 
considerations indicate otherwise. In relation to this application, the development plan 
comprises The Glasgow and the Clyde Valley Joint Structure Plan 2000 (Approved 2002) and 
The Cumbernauld Local Plan (1993). 

3.2 SPPl The Planning System also emphasises the primacy of the development plan. 

3.3 NPPG 8 Town Centres and Retailing reaffirms the commitment to maintaining the vitality and 
viability of existing town centres. Paragraphs 57 - 60 deal specifically with Retail Parks, which 
are defined as being a single development of at least three retail warehouses with associated 
parking. Where the development is not provided for in the Development Plan, the criteria 
against which the proposal must be assessed are outlined in Paragraph 45. 

3.4 The proposed development should: 

a) satisfy the sequential approach; 
b) not adversely affect the development strategy in support of the town centre; 
c) be capable of co-existing with the town centre without undermining its vitality and viability; 
d) tackle deficiencies which cannot be met in qualitative or quantitative terms in or at the edge 

of the town centre; 
e) not run counter to the Government’s integrated transport policy; 
f) be, or be able to be made, accessible by existing regular, frequent and convenient public 

transport services; 
g) address at the developers expense the consequences to the trunk and local road networks 

of the generated and redistributed traffic resulting from the development proposal; 
h) result in a high standard of design; 



i) not threaten or conflict with other important policy objectives or where priority is being given 
to the re-use of vacant or derelict land, the development should provide an appropriate 
location for the proposed development; 

j) not affect local amenity; 
k) not lead to other significant environmental effects. 

3.5 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. 

3.6 The Glasgow and the Clyde Valley Joint Structure Plan 2000 is the current approved 
Structure Plan for the area, having been approved by the Scottish Ministers in 2002. The plan 
sets out a common strategy for the long term planning and development of Glasgow and the 
Clyde Valley. 

3.7 The site is identified as ‘reserved’ in the Industrial Land Register. Cumbernauld is identified as 
a strategic business centre and Cumbernauld NW is identified as a strategic industrial and 
business location. 

3.8 The plan identifies industrial development on sites in excess of 5 hectares as being of 
significance only where the site is not zoned for industry, business or distribution. This does not 
apply to the production facility element of the proposed development. 

The plan identifies comparison retail development with floorspace in excess of 2,000 square 
metres as being of significance. This applies to the retail warehouse park element of the 
proposed development. 

3.9 

3.10 In order to accord with the Structure Plan, significant development proposals must satisfy all of 
the relevant criteria under Categories A, 8 and C as set out in Strategic Policy 9. 

3.1 1 Under Category A, the case for retail development must then be established under the criteria 
set out in Schedule 6(c)(i):- 

0 

0 

0 

Expenditure compared to turnover. 
Impact on the town centre. 
Contribution to the improvement of the vitality and viability of the town centre. 
The need to restrict the type of goods which can be sold at out of centre locations. 
The restriction of floorspace for bulky goods in new retail parks which adjoin town centres. 
The requirement to locate new developments in locations which are accessible by different 
transport modes. 
Encouragement of development proposals in identified locations. 
The contribution the development would make to remedying qualitative deficiencies in 
existing retail provision. 
Any supplementary guidance on retail development issued by the Joint Committee. 

3.12 Under Category B, the location of retail development must be assessed in terms of the need 
to:- 

i. Safeguard and avoid the diversion or displacement of investment from development 
locations identified in Strategic Policies 1 (Cumbernauld Town Centre), 5, 6 and 8. 

ii. Promote urban regeneration by giving preference to the use of brownfield urban land rather 
than greenfield land or open space. 

iii. Safeguard and promote the vitality and viability of Town Centres by taking a sequential 
approach to proposals for retail development 



3.13 

3.14 

3.15 

3.16 

3.17 

3.18 

3.19 

3.20 

iv. Safeguard environmental resources listed in Schedule7 
v. Avoid isolated and sporadic development in the Green Belt and the wider countryside 
vi. Promote sustainable transport 
vii. Implement the waste management hierarchy as defined in the National Waste Strategy 
viii. Avoid the risk of flooding 
ix. Avoid negative impact upon Health and Safety 

Under Category C the development must be such that appropriate provision has been made by 
the developer for:- 

i. The infrastructure or facilities required to make the development acceptable 
ii. The implementation of appropriate transport measures for the minimisation and 

management of the future levels of traffic generated, including Green Transport Plans 
iii. Remedial environmental action 
iv. The provision of sustainable urban drainage systems 
v. Arrangements for the maintenance of sustainable urban drainage systems 
vi. The excavation and recording of archaeological sites where preservation cannot be 

achieved. 

Development which fails to meet these criteria are regarded as a departure from the Structure 
Plan and requires to be assessed against the criteria in Strategic Policy 10. 

Under Category A, the need for the development in terms of:- 

ii. Clear evidence of a shortfall in the existing and planned supply within the appropriate 
Shopping Catchment Area 

iv. The contribution the development would make to any qualitative deficiencies in existing 
retail provision 

v. Specific locational need 

Under Category B, the appropriateness of the development can be assessed against :- 

i. b. The protection of existing jobs or the creation of a significant number of net additional 
permanent jobs to the Structure Plan area. 

The Cumbernauld Local Plan is the current approved Local Plan for the area having been 
adopted by Cumbernauld & Kilsyth District Council in 1993. The part of the site which is 
currently used by OK1 is covered by Policy IBI, whilst the vacant area of the site is covered by 
Policy IB7. In relation to the proposed retail use, other relevant policies are SHI and SH7. 
Policy IBI states that within the defined Industrial Areas, there will be a presumption in favour 
of industrial and business Class 4 development. Proposals for development incompatible with 
their primarily industrial and business use will not be allowed, in particular there will be a 
presumption against retail developments where they are considered to have an adverse effect 
on the existing shopping hierarchy. 

The background to the policy is outlined in Para. 4.12 of the Plan, which states, “In light of 
endeavours to maximise employment it is essential that the potential of the industrial and 
business areas is fully exploited. Non-industrial / business uses, therefore, will be resisted in 
these areas. In particular, proposals for significant retailing from premises in the industrial areas 
will be resisted where they are considered to have an adverse effect on the existing shopping 
hierarchy.” 

Policy IB7 identifies specific sites which either have planning permission for new 
industriaVbusiness development or are designated as reserved / marketable industrial land. 



3.21 Policy SHI states that the Council will seek to maintain and enhance the role of the 
Cumbernauld Central Area, defined on the Proposals Map, as the main shopping centre in the 
District. 

3.22 

4. 

4.1 

4.2 

4.3 

4.4 

4.5 

4.6 

4.7 

4.8 

4.9 

Policy SH7 states that there will be a presumption against retail development where they are 
considered to have an adverse effect on the existing Central Area, District Centres and Local 
Centres. 

Consultation ResDonses 

Scottish Natural Heritage had no objections to the proposed development as it is considered 
unlikely to threaten natural heritage interests within the vicinity. 

My Protective Services Section had no objections to the proposed development. 

Glasgow City Council and the West of Scotland Archaeology Service provided no 
response. 

North Lanarkshire Council’s Community Services Department commented on the need to 
retain the existing boundary screen planting and to reinforce this where possible with further 
planting of native species. They would prefer to see all of the area of plantation woodland 
retained. They consider the site appropriate for inclusion in the Business and Biodiversity 
Campaign organised by Scottish Natural Heritage and suggest that this could be achieved 
through the inclusion of native panting and a wetland area. 

The Coal Authority commented that the site is within the likely zone of influence from 2 seams 
of coal at shallow depth with the last date of working being 1883 and identified the position of 2 
mine entries within the site. 

Scottish Water commented that an extension to the existing water mains network would be 
required and that each of the proposed properties would require a separate connection to the 
new main. and should have appropriately sized storage tanks. In terms of drainage, they 
recommend that Sustainable Urban Drainage Systems be implemented within the proposed 
drainage design. 

The Scottish Environment Protection Agency (SEPA) commented on the existing chronic 
level of pollution of the Red Burn arising from the discharge of existing surface water drainage 
from Wardpark and Cumbernauld town centre. This is considered to be a serious problem and 
SEPA expect every opportunity to be taken to improve the situation. They therefore consider the 
use of a Sustainable Urban Drainage based system for treatment of surface water arising from 
the development essential, and recommend that a detailed drainage strategy is submitted with 
the reserved matters planning application. 

East Dunbartonshire Council objected to the retail element of the proposed development in 
terms of NPPG8 in that the site is some distance away from the town centre and that it would 
not support the retail function of the town centre. 

They also objected on the grounds that, in terms of the Glasgow and Clyde Valley Structure 
Plan, the site is not in or adjoining the town centre and that it is not accessible by all means of 
transport, particularly public transport. They state that the Plan identifies no strategic 
requirement for this type of comparison floorspace within the Cumbernauld area. They consider 
the brief reference to the sequential approach within the supporting statement inadequate in 
terms of being a serious assessment of alternative sites in and around the town centre. They 
consider that the closure of retail warehouse units adjoining the town centre, envisaged within 
both the supporting statement the retail assessment, will withdraw trade from the centre, reduce 



the opportunity for linked trips and reduce accessibility to these facilities. They consider that 
most trade will be car borne and that there will be little opportunity for walk in trade. They 
conclude that the retail park would conflict with the Joint Structure Plan and would serve to 
undermine its effectiveness which is of concern to Dunbartonshire Council as a member of the 
Joint Committee. 

4.10 In terms of the specific impact of the proposal on East Dunbartonshire, they comment that the 
retail assessment fails to consider the impact of the development on existing comparison retail 
provision in Kirkintilloch town centre. They also express concern that the predicted 18% impact 
on the Strathkelvin Retail Park may undermine the additional 100,000 square feet of additional 
comparison retail floorspace recently granted permission at this location. 

4.11 In terms of the Transportation Assessment, they were satisfied that the development would 
create no material effects on the transport network of East Dunbartonshire. 

4.12 Falkirk Council objected to the retail element of the development as being contrary to the 
Glasgow and the Clyde Valley Structure Plan, Cumbernauld Local Plan and Government 
guidance set out in NPPG8. 

In response to the retail assessment, they commented that it failed to demonstrate how the 
proposal satisfies the sequential approach and that the valid planning permission at Broadwood 
should not be discounted. They pointed out that the estimated turnover of the development 
(f47.57m.) represents almost one third of the total comparison expenditure of the primary 
catchment area (f147.6m.) and conclude this would have a significant impact on the immediate 
and adjacent retail systems. They therefore consider the trade diversion and retail impact 
figures provided in the assessment to be understated. 

4.13 

4.14 Further to this they point out that the combined comparison turnover of the proposal (f47.57m.), 
Broadwood ( f  15m.) and existing and proposed floorspace within the primary catchment 
(f99.25m.) equates to f161.87m., some f14.27m. more than the total comparison expenditure 
within the primary catchment area. This reinforces their concerns in relation to the impact of the 
proposal on adjacent retail systems. 

4.15 They consider that the projected 13% impact on the Central Retail Park, Falkirk, which is part of 
the defined town centre, is unacceptably high. They also consider that the proposal would 
unacceptably impact on other retail proposals in the Falkirk Council area which are being 
pursued through the Development Plan. 

4.16 They also consider that it is unlikely the primary catchment would respect the administrative 
boundaries between North Lanarkshire and Falkirk and that consequently the impact on 
shopping behaviour in the Falkirk Council area would be much greater than suggested in the 
assessment. They also point out that the average turnovers are based on assumptions 
concerning the likely retail use and could therefore be significantly higher than set out in the 
assessment. They state that the actual gross floorspace of central Retail Park is 24,000 square 
metres, there being no reason to exclude Halfords from the floorspace given in the retail 
assessment. 

4.17 In terms of the Transportation Assessment, they requested that the scope be extended to 
include an assessment of the effect of the development on the B816 through Allandale. 

4.18 The Scottish Executive Development Department initially advised that a Transportation 
Assessment would be required and that it would then require to be assessed by their term 
transportation consultants, JMP Consultants. Whilst they failed to provide a final response in 
relation to the assessment, a letter to the applicants transportation consultants, SIAS, sets out 



their concerns in this respect: 

4.19 They seek confirmation of the floorspace of the existing OK1 facility and the rate of parking 
provision per 100 square metres of retail floorspace. They also express concern as to the 
validity of the consultants assumptions in relation to the level of trip generation of the proposed 
development and would wish to see the assessment re-calculated on the basis of the TRICS 
database. They do not consider that the Strathkelvin Retail Park trip generation forms an 
adequate basis for assessment of trip generation for the Wardpark site, given the significant 
locational and floorspace differences. They also require that all trunk road junctions be 
assessed for a design year of 15 years. 

4.20 My Transportation Section also raised a number of concerns in relation to both the scope and 
methodology adopted in the Transportation Assessment. In terms of the scope of the 
Assessment, the need to consider both Eastfield Road and the 6816 Castlecary Road and 
identify any required mitigating measures was identified. The need to comment on the effects 
on Napier Road and Forrest Road was highlighted and the request from Falkirk Council in 
relation to the assessment of the 6816 through Allandale was also considered reasonable. 

4.21 In terms of the methodology of the Assessment, they consider that the major problem is in the 
basic information used in establishing trip rates to/from the site. Information obtained from the 
national database, TRICS, was discounted as being too high and replaced with lower trip rates 
taken from another retail park. This is not acceptable as the two sites are not comparable in 
terms of size, location or access facilities. As the trip rates are the essential feature of the 
analysis and modelling of the junctions and road network, the calculations and therefore the 
conclusions of the report cannot be accepted. 

4.22 In addition, whilst the PARAMICS model used is an ideal tool for indicating the impact of the 
development traffic on the surrounding road network, it is not a tool which can be audited by 
others. Details of the traffic distribution and junction capacity analysis must, therefore, be 
provided to enable the Council to ensure that robust checking has been undertaken and that 
every effort has been made to ensure that the integrity of the road network has not been 
compromised. 

4.23 My Transportation Section also provide comment on a number of specific issues which require 
to be addressed in relation to the proposed development:- 

0 

0 

A full examination of pedestrian and cycle access points and crossing points is required. 
Full details of the roundabout design for the OK1 access must be submitted for approval and 
the design should take account of the 'future industrial development' indicated on the 
submitted site plans. 
Forward visibility at the bend on Napier Road must be maintained. 
The analysis and design of the roundabout access to the retail park must be submitted for 
approval. 
The bus facility in the retail park is agreed but should be expanded to include taxi facilities. 
The retail park service access location is acceptable, but the left in / right out concept would 
be difficult to enforce. In order to ensure that HGV traffic is removed from Castlecary, some 
form of physical barrier should be provided on the B816 to prevent a left turn out from the 
site. 
The level of parking provision illustrated is adequate in terms of the current guidelines and 
the floorspace shown. There would also appear to be adequate space within the site to 
accommodate additional parking should this be required when detailed proposals are 
submitted. The level of provision could also be reduced through the agreed implementation 
of a travel plan for the retail park 

0 

0 

0 

0 

0 



4.24 

5. 

5.1 

5.2 

5.3 

5.4 

In summary, my Transportation Section advise that the site in terms of its size and location is 
capable of supporting the proposed development and that the impact of the additional traffic 
generated can be accommodated on the surrounding road network, subject to any identified 
alterations being undertaken. Whilst the submitted Transportation Assessment is flawed in 
terms of the base information being unacceptable to the Council, it is unlikely that a suitably 
revised Assessment would identify any insurmountable problems for the local road network. 

Representations 

The planning application was subject to normal neighbour notification procedures and was also 
advertised as being potentially Contrary to the Development Plan. Objections were submitted by 
one individual, a neighbouring owner I occupier, and three companies with ownership interests 
in other retail developments. One representation was received from the developer progressing 
the extension of Cumbernauld Town Centre. 

lsola Werke occupy the site immediately to the east of the application site and an objection to 
the proposals was submitted on their behalf by Maclay Murray and Spens Solicitors. The 
grounds of objection can be summarised as follows:- 

The proposal is contrary to the Cumbernauld Local Plan. 
The industrial processes of the company includes the processing of solvents via an after 
burner which can result in the emission of odours. The proximity of their processing plant to 
the rear boundary of retail unit 3 and fast food outlets gives concern that they may be open 
to complaints from operators and users of these units in the legitimate operation of their 
business. 
These concerns are amplified because their plant operates on a 24 hour per day basis from 
Mon - Fri and this expands to seven days per week at busy times. 
They are concerned that the increase in traffic arising from the development will add to the 
existing traffic congestion in Wardpark Industrial Area at peak times. 
They are concerned that there will be disturbance to their operation during the construction 
period due to their proximity to the application site. 
As the application site is at a higher level than their site, they are concerned that the 
construction process may impact on the existing drainage facilities and that these facilities 
may be compromised by the development. 
They are concerned that the proposed new service access on the perimeter of their site will 
cause amenity issues arising from the increase in the volume of traffic travelling to and from 
the site. 

John J Duffy objected to the application on the following grounds:- 

0 

0 

0 

0 

That the site is part of an industrial estate. 
That an approval of retail use would prevent the attraction of retailers to the town centre. 
That existing town centre retailers might choose to relocate to the development. 
That with several new food retailers opening in the town centre, there is no demand for 
three more and some of these businesses will fail. 
That OK1 will make a lot of money from the development which they should re-invest in 
community facilities such as improvements to football pitches, changing facilities and the 
provision of a running track. 

Westerwood Ltd. are the current owners /developers of Broadwood Retail Park and an 
objection to the proposed retail element of the application was submitted on their behalf by 
Angus Matheson Associates. The grounds of objection can be summarised as follows:- 



The proposal would be contrary to Policies IB1 and SH7 of the Cumbernauld Local Plan. 
The proposal would be contrary to the terms of the Glasgow and the Clyde Valley Structure 
Plan as it would not comply with Schedules 6(c)(i) & (ii) nor Strategic Policy 9. 

5.5 In relation to the Retail Assessment they raise the following issues:- 

The Broadwood retail site has an extant consent and work on it has started. All the planning 
conditions have been cleared and stage one building warrant obtained. Whilst it has taken 
longer to progress than was initially hoped, retail interest from 3 major retailers is being 
contractually firmed up. Marketing has been delayed by the lack of certainty surrounding the 
town centre expansion. Now that the content of the town centre has been finalised, we are 
confident that retailers interest in Broadwood will be confirmed in the near future. It is 
therefore incorrect to discount Broadwood from the analysis. 
The estimated turnover of the proposal is f47.57m., with f35.68m. of this coming from the 
primary catchment area. Bulky goods leakage from this area is f37.91 m. which represents 
73% of the residents expenditure on these goods. 
The assumption that almost all of the primary catchment bulky goods expenditure can be 
retained is optimistic, given 73% leaks elsewhere at present. 
The assumption that the remaining f11.89m. can come from residents of the secondary 
catchment is optimistic given the robustness of retailing in Falkirk and the enlarged 
Strathkelvin retail Park in East Dunbartonshire. 

0 

0 

0 

5.6 For these reasons, they conclude that there is insufficient expenditure available to support the 
proposal, even ignoring the effects of a retail development at Broadwood. 

5.7 Coal Pension Properties Limited are the current owners of Phase 4 of Cumbernauld Town 
Centre and an objection to the proposed retail element of the application was submitted on their 
behalf by their agents, LaSalle Investment Management. The grounds of objection can be 
summarised as follows:- 

0 

0 The site is zoned for industriaVbusiness use in the Cumbernauld Local Plan and the 

0 

A subsequent letter from LaSalle Investment Management supported the points made by Angus 
Matheson Associates in relation to the Retail Assessment. 

The proposed out of town development will impact on the existing town centre. 

proposal is contrary to this policy. 
The proposed out of town development goes against national policy. 

5.8 

5.9 Legal & General Property Ltd. are the current owners of Faraday Retail Park, Coatbridge and 
an objection was submitted on their behalf by Littman Robeson, Town Planning Consultants. 
The grounds of objection can be summarised as follows:- 

0 The Retail Assessment provides an estimate of the likely pattern of trade diversion from 
other retail parks outwith the primary catchment and the consequent impact on these other 
centres, including the Faraday Retail Park, Coatbridge. By drawing trade from outside the 
catchment area, the development is relying on generating longer journeys for shopping. As 
such, the proposal is contrary to current government guidance, which seeks to reduce the 
need to travel. 
There are suitable sites within Coatbridge (at the Faraday Retail Park) to accommodate 
additional retail floorspace serving the needs of Coatbridge residents. This would be 
sequentially preferable to the application site as it would enable retail need to be met within 
the catchment and minimise the need to travel. 

0 



0 The application is out of scale with Cumbernauld’s catchment and fails to satisfy the 
sequential approach. 

5.10 London & Regional Properties are the development company recently granted planning 
permission for the Phase 58 and Phase 5C extensions to Cumbernauld Town Centre. A 
representation was submitted on their behalf by their agents Keppie Planning. The points raised 
can be summarised as follows:- 

0 The retail analysis submitted in support of the two Town Centre applications exposed a 
leakage of expenditure of f52m. When both Phases of the town centre are completed this 
leaves over f27m of available expenditure from leakage. 
They have no objections to this out-of-centre retail development, provided that it is restricted 
to the sale of bulky goods (as defined in NPPG8). 
They would object to any of the units less than 2,322 square metres in area being used for 
leisure / health and fitness or as catalogue shops. 
They would have strong objections to any proposal to permit unrestricted Class 1 (Retail) 
use. 

0 

0 

0 

6. Planning Assessment - Development Plan 

6.1 The new production facility element of this proposal complies with both parts of the development 
plan for the area. All of the issues raised by consultees in relation to this aspect of the 
development can be adequately and appropriately addressed through the imposition of planning 
conditions. None of the objectors raised specific issues in relation to this component of the 
development. 

6.2 The facility enables the relocation of OKI, a major employer within Cumbernauld, to a new 
modern facility within which their production process can be streamlined, obsolete plant can be 
replaced and efficiency can be improved. Thus, the 250 existing jobs, which would otherwise be 
lost to the UK, are protected, whilst the potential for expansion of product ranges and the 
creation of a further 150 jobs is created. This aspect of the proposal will therefore bring 
significant economic benefit to Cumbernauld and must be welcomed. 

6.3 The retail element of the proposal must be rigorously assessed against the Development Plan 
and all other relevant material considerations, including the combined effects of the industrial 
and retail development proposed in the application. 

The Glasgow and the Clyde Valley Structure Plan 

The Structure Plan requires that the retail proposal be assessed against the criteria set out in 
Strategic Policy 9 (as described in Paras. 3.10, 3.11 and 3.12). The development proposal 
does not satisfy these criteria in that the proposed location is not identified for additional retail 
development within the plan, and the proposal does not avoid the diversion or displacement of 
investment from the development locations identified in Strategic Policies 1, 5 6 and 8. The 
proposal is therefore regarded as a departure from the Structure Plan and requires to be 
assessed against the criteria in Strategic Policy 10 (as described in Paras. 3.14 - 3.15). 

6.4 

Clear Evidence Of A Shortfall In The Existing And Planned SUDD~Y Within The Appropriate 
ShoDDina Catchment Area 

Cumbernauld Town Centre, as existing has a variety of sizes of units, mostly between 100 and 
400 square metres. The largest unit is approximately 4,200 square metres and is currently 

6.5 



occupied by Tesco. This will become vacant in early 2004 when the new Tesco store is opened. 
The indications from the managers of the development would suggest that this unit will probably 
then be subdivided to provide four or five smaller units. 

6.6 St Mungo’s Road, within the town centre, provides the only existing retail warehouse units in the 
Cumbernauld catchment area. The largest of the three existing units is approximately 3,100 
square metres and is occupied by B & Q. The two remaining units are each approximately 700 
square metres. Planning permission was recently granted in respect of the subdivision and 
change of use of the leisure unit which formed part of the St. Mungo’s Road development to 
four mainstream Class 1 (Retail) units. The scheme also included provision for the formation of 
a new feature gateway entrance to enhance the links between the development and the 
remainder of the town centre and refurbishment of the existing units. The owners of the property 
indicated a desire to bring the units into mainstream comparison use (shoes, clothing, etc.) and 
indicated that the future subdivision of the largest unit to provide a number of smaller retail units 
was being actively considered. 

6.7 Consent was granted in 1995 for a retail development at Broadwood (8,800 square metres) 
Whilst the implementation of the development did commence in 2001, there has been little or no 
progress made in terms of construction works since that time. 

The existing Cumbernauld Town Centre is currently being extended by the addition of a single 
large foodstore of 8,080 square metres, which is currently under construction for Tesco and two 
further extensions of 21,500 square metres and 4,425 square metres have recently been 
granted planning permission. No provision has been made for retail warehousing in any of these 
extensions. 

6.8 

6.9 The Structure Plan does not identify a requirement for additional floorspace within the 
catchment and this was based on the assumption that the consent at Broadwood would be 
implemented. If this does not proceed there will be a requirement for additional floorspace within 
the catchment. The current proposal, however, is significantly larger than is necessary to meet 
that shortfall. 

6.10 The Retail Assessment submitted in relation to the current proposal identifies that additional 
comparison retail capacity will remain on completion of the approved Cumbernauld Town centre 
extensions. Their calculated outflows are significantly higher than those observed in the 1998 
survey carried out for the Structure Plan and it is likely that outflows will have increased given 
the retail warehouse developments implemented in surrounding settlements since 1998. 

6.11 The Assessment makes the case that provision for bulky goods shopping in Cumbernauld is 
inadequate and that the proposal will redress the current shortcomings. 

6.12 The Assessment estimates that the vast majority of bulky goods expenditure is exported from 
the primary catchment and that the proposed development will claw back most of the 
expenditure currently lost. 

The Contribution The Development Would Make To Any Qualitative Deficiencies In Existing 
Retail Provision 

6.13 St Mungo’s Road, which is within the town centre, provides the only retail warehouse shopping 
within the Cumbernauld catchment area. There are only three units in operation and 
surrounding land uses preclude expansion of the facilities offered at this location. In terms of 
current standards of demand from retailers all of the units are fairly small. 

6.14 Whilst consent has existed for the provision of a retail park at Broadwood since 1995, and the 
implementation of the development did commence in 2001, there has been little or no progress 



made in terms of construction works and little evidence of retailer interest. 

6.15 If developed Broadwood would provide 8,800 square metres of comparison floorspace. In terms 
of current retail trends, this is smaller than many single units. In addition this consent is not 
restricted to bulky goods and the retail park could offer direct competition to the town centre by 
attracting mainstream comparison retailers in clothing, footwear etc. This would be unlikely to 
assist the catchment either in terms of improving qualitative deficiencies or in terms of 
supporting the town centre. 

6.16 Cumbernauld is therefore in an almost unique position within the Plan area, having no 
significant provision for retail warehouse shopping, thus curtailing the choice and quality of 
provision for this type of goods for residents of the area. The proposal at OK1 will therefore 
address this deficiency. 

Specific Locational Need 

6.17 There is no specific locational need for the retail element of the proposal except that it relates to 
the provision of a new production facility for OK1 on a vacant site adjacent to their existing 
factory unit and the construction of a retail park on the site of the demolished factory. This 
avoids displacement of the company’s existing workforce and achieves the re-use of what would 
otherwise become a vacant derelict site. It also provides an efficient and economic means for 
the company to replace outdated and inefficient plant whilst creating the opportunity to 
modernise and expand their operation. 

6.18 The development can, therefore, be seen to worthy of support in terms of the 
assessment against the relevant criteria under Category A of Strategic Policy 10. 

The Protection Of Existinq Jobs Or The Creation Of A Siqnificant Number Of Net Additional 
Permanent Jobs To The Structure Plan Area. 

6.19 The applicant proposes to provide a new production facility for OKI. The company have stated 
that without investing in this change to remove obsolete plant, improve efficiency and streamline 
their Cumbernauld operation, the existing 250 jobs will be lost as production will be re-located, 
probably outwith the UK. In addition the move brings the opportunity to introduce new product 
ranges with a consequent increase in the workforce to 400. This would bring the employment 
level back to that which existed before several production lines were relocated three years ago 
as a result of plant becoming obsolete. 

6.20 In addition to securing these existing jobs and the provision of an additional150 manufacturing 
jobs, the development would bring an estimated 350 jobs in the retail sector. It should be noted, 
however, that such jobs are considered transitional, and should not be counted as ‘new jobs’. 
Notwithstanding this, the development would result in significant benefit to the local economy, 
whilst also retaining a major international manufacturing company within Cumbernauld. As 
indicated in Para. 2.6 both OK1 and the applicant have stated that the retail proposal is 
inextricably linked to the new production facility for OK1 and that the scale of the retail park 
proposed is essential to enable this to proceed. 

6.21 The development can, therefore, be seen to worthy of support in terms of the 
assessment against the relevant criteria under Category B of Strategic Policy 10. 

6.22 The Structure Plan also requires that any departure shall also require to satisfy the terms of the 
criteria in Strategic Policy 9C, as follows: 



The Infrastructure Or Facilities Rewired To Make The Development Acceptable 

Whilst the submitted Draft Transportation Assessment has yet to be agreed with either the 
Scottish Executive, or the Council as Roads Authority, it does give sufficient comfort that the 
development can be accommodated within the local and trunk roads network with only minor 
adjustments to that network. The developer has also indicated his intention to make the 
required adjustments at his expense. 

6.23 

The Implementation Of Appropriate Transport Measures For The Minimisation And 
Manaqement Of The Future Levels Of Traffic Generated, lncludina Green Transport Plans 

6.24 An acceptable Travel Plan has been submitted in relation to the OK1 production facility, which 
includes proposals for its implementation. In relation to the Retail Park it is more difficult to 
envisage how such a Plan may be implemented given there may be a number of different 
employers, operating within the park and the need to survey travel characteristics of future 
employees as a basis for preparing the Travel Plan. The submitted Travel Plan Considerations 
document does provide a useful basis for establishing a Travel Plan in the future. 

The Provision Of Sustainable Urban Drainaae Svstems 
Arranaements For The Maintenance Of Sustainable Urban Drainaae Svstems 

6.25 The current development proposal is in outline. Conditions attached to any permission would 
require the submission of details of the provision of Sustainable Urban Drainage Systems for 
treatment of surface water and arrangements for their future maintenance as part of the 
Reserved Matters planning applications. 

The Excavation And Recording Of Archaeological Sites Where Preservation Cannot Be 
Achieved. 

6.26 Whilst part of the site is within the Antonine Wall Amenity Zone archaeological remains will not 
be affected by the proposed development. 

6.27 It is considered, therefore, that in terms of Strategic Policy 9C, the proposal is 
satisfactory. 

The Cumbernauld Local Plan. 

6.28 The proposed development must also be assessed against the relevant policies within the 
Cumbernauld Local Plan. As outlined in Paras. 3.16 - 3.21, the relevant policies are IBI, 187, 
SHI and SH7 

6.29 Policy IBI,  which applies to the area of the site currently occupied by OKI, seeks to prevent 
uses within industrial and business areas which would be incompatible with those uses. The 
retail park would have direct access from a main distributor road which also forms the boundary 
between Wardpark North and Wardpark South industrial areas. The presence of the retail park 
on the edge of Wardpark North is therefore unlikely to bring significant numbers of customers 
into the heart of the main industrial areas. 

6.30 Many of the surrounding uses will already generate significant numbers of HGV movements and 
employee traffic and some will operate on a 24 hour 7 days per week basis. Given that 
background, the proposed use of this area as a retail park is unlikely to conflict with surrounding 



business and industrial uses. The retail park is likely to have shorter operational hours and the 
peak times of operation would be at weekends and in the evenings, when the levels of industrial 
and business activity tend to be lower. 

6.31 The Policy aims to maximise employment by exploiting the full potential of industrial and 
business sites. The development proposal aims to secure 250 existing jobs whilst creating a 
further 500 jobs in the area in the manufacturing and retail sectors, without damaging the 
integrity of the industrial / business area. 

In addition, the Policy presumes against retail uses which would adversely affect the shopping 
hierarchy. As already described in Para. 6.15, the retail facilities proposed would be 
complementary to, rather than in competition with, the existing provision within the Town Centre. 

6.32 

6.33 Policy 187, which applies to the vacant area of the site, seeks to reserve a 10 year supply of 
land for industrial and business use. As it is proposed that this area of the site is utilised for this 
type of use, the proposal complies with Policy IB7. 

6.34 Policy SHI seeks to protect Cumbernauld Town Centre as the main shopping centre in the 
area. As already described in Para. 6.1 5, the retail facilities proposed would be complementary 
to, rather than in competition with, the existing provision within the Town Centre. 

6.35 In addition, Para. 5.15 of the Plan acknowledges that specialised shopping can be located 
outwith defined centres where this is without detriment to the shopping hierarchy and with 
restrictions on the types of goods for sale. The proposed retail development would complement 
and add to the existing hierarchy by offering opportunities for a type of retailing not currently 
available within the catchment. A restriction on the type of goods for sale forms part of the 
proposal. 

6.36 Policy SH7 also presumes against development which would adversely effect the existing 
shopping hierarchy. As already described in Paras. 6.12 - 6.15, the retail facilities proposed 
would be complementary to, rather than in competition with, the existing provision within the 
Town Centre. The Retail Park would provide substantially different facilities from those on offer 
in either District or Local Centres and as such would increase the range of retail offer without 
providing direct competition. 

6.37 In summary, the proposed development fails to satisfy all of the relevant criteria under Strategic 
Policy 9 of the Structure Plan. In particular the location is not specifically identified for additional 
retail development. The development is therefore classed a departure from the Development 
Plan. When assessed against the criteria established under Strategic Policy 10, the 
development is, nonetheless, considered appropriate. The development accords with the 
relevant Policies in the Cumbernauld Local Plan. 

7. 

7.1 

Plannina Assessment - National Policv and Guidance 

As already described in Para. 3.2, SPP 1 emphasises the primacy of the Development Plan in 
the determination of applications for planning permission. The assessment of the proposal in 
relation to the Development Plan is dealt with in Section 6 and summarised in Para. 6.37. 

7.2 NPPG 8 provides National Planning Policy and Guidance in relation to town centres and 
retailing (as described in Paras. 3.3 and 3.4). The guidance supports commitment to 
maintaining the vitality and viability of existing town centres. The retail element of the proposed 
development falls within the definition of a Retail Park for which there is no specific provision 
within the Development Plan and as such must be assessed against the criteria described in 



Para 3.4. 

Satisfv The Seauential Approach 

7.3 In terms of the sequential approach to site selection, all available sites within the town centre 
are either occupied by or have valid planning permissions for retail and other town centre uses. 
One small site, behind the existing Kwik Fit at St. Mungo’s Road, has consent for residential 
development. The site is too small to accommodate a retail warehouse development of more 
than a single small unit, is on a considerable slope, and would be difficult to access satisfactorily 
from St. Mungo’s Road for the volume of traffic envisaged in such a development. 

7.4 There are no edge of centre sites available. In terms of out of centre locations, the site with 
retail consent at Broadwood provides the only other site which could be considered suitable for 
retail use. Whilst the existing consent is for a much smaller development (8,800 square metres) 
on a much smaller site, there is potential to increase the size of the site through the addition an 
area of vacant land currently allocated for Industrial / Business use. The development site was 
therefore assessed against the Broadwood site in sequential terms. 

7.5 The two sites are equidistant from Cumbernauld Town Centre. The Broadwood site is in part 
covered by Policies promoting the provision of new open space and leisure use and in part 
covered by Policies promoting the provision of new industrial / business uses within the adopted 
Local Plan. This compares with the OK1 retail site, which is covered by Policies protecting 
existing industrial / business areas. Whilst the Broadwood site has not previously been 
developed, the OK1 site is brownfield. 

7.6 In terms of accessibility, both sites are adequately served by existing public bus services and 
opportunities can be created for service improvements should additional demand become 
apparent. Both sites are remote from rail facilities, although minor changes could be made to 
existing bus services to provide station links in both cases. In terms of accessibility for 
pedestrians, the Broadwood site has better, more direct existing network links and has a greater 
population within the 20-30 minute walk time. 

7.7 It must be recognised, however, that the main justification for the location of bulky goods 
retailing in out of centre locations is the fact that the nature of the goods being purchased is 
such that the purchaser will normally use a car to transport their goods home. In terms of 
accessibility by car, each site can be adequately accessed and can provide adequate parking 
facilities. However, in terms of both servicing and access by car the OK1 site provides much 
better linkages to the trunk road network and therefore to the wider catchment area, outwith 
Cumbernauld itself. 

Not Adverselv Affect The Development Strateav In Support Of The Town Centre; 

7.8 The objectives of the Local Plan are to secure a vast improvement in the range and choice of 
shopping facilities in centres which are convenient for all shoppers, especially those relying on 
public transport, taking account of shopping needs and the likely impact of proposals on town 
centres. The Structure Plan recognises the need to give priority to the renewal of town centres. 

7.9 As indicated in Paras. 6.5 - 6.8, Cumbernauld Town Centre altered. This application seeks 
consent for a retail warehouse park restricted to the sale of bulky goods. Whilst some bulky 
goods provision exists within the Cumbernauld town centre, including the retail warehouses on 
St. Mungo’s Road, amounts to just under 6%. Given the planned improvements to the town 
centre, and the projected improvement in its quality, viability and vitality arising from the 



approved extensions, these impacts could not be considered significant. 

7.10 The projected impacts in relation to Kilsyth town centre are at a similar level, 0.7% in relation to 
all comparison goods and 12% in relation to bulky goods. The overall impact is not therefore 
regarded as being significant. 

7.1 1 The proposal will take some trade from Cumbernauld Town Centre, but will not have significant 
impacts. By offering increased opportunities for bulky goods retailing within the town, which will 
not be provided at the Town Centre, it will improve the range and choice of retailing in 
accordance with the Local Plan objectives. 

Be CaDable Of Co-Existina With The Town Centre Without Underminina Its Vitality And Viability 

7.12 The comprehensive scheme for the improvement and extension of the existing Cumbernauld 
Town Centre, which was granted planning permission in 1998, included provision for a number 
of retail warehouse units at the western end of the town centre site. This scheme was 
subsequently abandoned in favour of the use of that area of the site for a large food store 
(Tesco), which is currently under construction. The subsequently approved extensions to the 
town centre make no provision for retail warehouse units. The three largest units being provided 
within the scheme range from 1,540 square metres to 3,901 square metres, all of them 
providing floorspace on two levels. Two of these units have been assigned to non bulky goods 
comparison retailers (clothing and a department store). The remaining units vary in size from 70 
square metres to 640 square metres, with the majority providing around 200 square metres of 
floorspace on a single level. 

7.13 The largest unit within Phases 1&2 and Phase 4 of the existing town centre is approximately 
4,200 square metres in size and will become vacant when the new Tesco store is completed in 
early 2004. The indications from the managers of the development would suggest that this unit 
will probably then be subdivided to provide four or five smaller units. The majority of the other 
units within the existing town centre buildings are between 100 and 400 square metres in size. 

7.14 St Mungo’s Road, within the town centre, provides the only existing retail warehouse units in the 
Cumbernauld catchment area. The largest of the three existing units is approximately 3,100 
square metres and is occupied by B & Q. The two remaining units are each approximately 700 
square metres. Planning permission was recently granted in respect of the subdivision and 
change of use of the leisure unit which formed part of the St. Mungo’s Road development to 
four mainstream Class 1 (Retail) units. The scheme also included provision for the formation of 
a new feature gateway entrance to enhance the links between the development and the 
remainder of the town centre and refurbishment of the existing units. The owners of the property 
indicated a desire to bring the units into mainstream comparison use (shoes, clothing, etc.) and 
indicated that the future subdivision of the largest unit to provide a number of smaller retail units 
was being actively considered. 

7.15 Hence, the proposed development, with suitable restrictions on the size of units to be created 
and the type of goods to be sold (through the imposition of planning conditions) would provide 
facilities complementary to those on offer in the town centre. Further to this, allied with the 
approved refurbishment works, the potential removal of bulky goods retailing from the existing 
St. Mungo’s Road retail warehouse units would create the opportunity for further expansion and 
diversification of the comparison retail offer within the town centre. Whilst the proposal would 
take some trade from the town centre in the bulky good sector, overall it could have a positive 
effect on both the vitality and viability of the town centre. 



Tackle Deficiencies Which Cannot Be Met In Qualitative Or Quantitative Terms In Or At The 
Edae Of The Town Centre; 

7.16 As intimated in Para. 6.13, St Mungo's Road, which is within the town centre, provides the only 
retail warehouse shopping within the Cumbernauld catchment area. There are only three units 
in operation and surrounding land uses preclude expansion of the facilities offered at this 
location. In terms of current standards of demand from retailers all of the units are fairly small. 

7.17 Whilst consent has existed for the provision of a retail park at Broadwood since 1995, and the 
implementation of the development did commence in 2001, there has been little or no progress 
made in terms of construction works and little evidence of retailer interest. 

7.18 Cumbernauld is therefore in an almost unique position within the Plan area, having no 
significant provision for retail warehouse shopping. The proposal at OK1 will therefore address 
this deficiency. 

Not Run Counter To The Government's Integrated Transport Policv; 

7.19 The applicant has demonstrated that the site is accessible by means of public transport and 
proposes the development of bus facilities within the site, thus allowing the further improvement 
of services as demand is created by the development. The applicant has also highlighted the 
need for further improvements to the local pedestrian and cycle access networks and has 
indicated that such improvements would form part of the proposals. Planning Conditions can 
also be imposed to secure further improvements in relation to the provision of facilities for taxis 
and cycles within the site. 

7.20 Whilst the site lies outwith an acceptable walking time zone of any rail facility, the potential for 
the adaptation of a number of the local bus routes to connect the site to the Cumbernauld or 
Croy railway station does exist, should levels of demand increase sufficiently. 

7.21 The submitted Travel Plan for the OK1 facility indicates the provision of further means of 
encouraging greater use of the available alternatives to car use, as does the Travel Plan 
Considerations submitted in relation to the Retail Park. Planning Conditions can be imposed to 
secure the implementation of these initiatives. 

Be, Or Be Able To Be Made, Accessible BY Existina Reaular, Freauent And Convenient Public 
Transport Services; 

7.22 The applicant has demonstrated that the site is accessible by public transport, in as far as it is 
currently served by a number of different bus routes with services operated by a various 
companies. Further to this, the proposed development includes provision for bus facilities within 
the site, which may encourage the provision of additional services should sufficient demand be 
created by the implementation of the development. Conditions can also be attached to the 
permission to secure the provision of taxi facilities within the site. 

7.23 The site is remote from local rail facilities. In terms of the submitted Transportation Assessment 
and Travel Plans, the applicant has identified the need to survey and seek improvements to the 
surrounding pedestrian and cycle networks. Both the execution of a survey and the 
implementation of necessary improvements identified can be secured through the imposition of 
conditions on any permission. 



Address At The Developers Expense The Conseauences To The Trunk And Local Road 
Networks Of The Generated And Redistributed Traffic Resultinq From The Development 
Proposal; 

7.24 Both the Scottish Executive and the Council as Roads Authority require a number of changes to 
the submitted Draft Transportation Assessment before the measures identified and required to 
enable the road network to satisfactorily accommodate the traffic generated by the development 
can be agreed. However, the Draft Assessment does give sufficient comfort that the 
development can be accommodated within the local and trunk roads network with only minor 
adjustments to that network. The developer has also indicated his intention to make the 
required adjustments at his expense. 

Result In A High Standard Of Desiqn; 

7.25 The application seeks Outline Planning Permission, whilst design of individual buildings and 
landscaping etc. is more appropriately considered as part of the subsequent reserved matters 
or detailed application stage. However the indicative site layout would suggest that the overall 
concept and layout of the development proposed would give rise to a high standard of design. 

Not Threaten Or Conflict With Other Important Policv Obiectives Or Where Prioritv Is Beinq 
Given To The Re-Use Of Vacant Or Derelict Land, The Development Should Provide An 
Appropriate Location For The Proposed Development; 

The proposed development would not conflict with other important policy objectives and the 
Retail Park element provides for the re-use of otherwise vacant, industrial land. 

7.26 

Not Affect Local Amenitv; 

7.27 The development would not affect local amenity. The proposed measures to be employed to 
prevent service vehicles from the development accessing the trunk road through the residential 
area of Castlecary are exemplary in achieving this. 

Not Lead To Other Sianificant Environmental Effects. 

7.28 The environmental effects of the development would be mainly positive in that much of the 
existing landscaping around the site can be retained and enhanced, the use of SUDS measures 
for treatment of surface water drainage could improve the existing pollution levels in the Red 
Burn and reduce the risk of flooding and the opportunity exists to diversify the natural habitats 
available to wildlife within the locale. 

7.29 NPPG 17 and PAN 57 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 (as described in Para. 3.5). It is acknowledged that these policies aim to locate 
retail uses, which have high trip generation levels, in or adjacent to town centres which are 
highly accessible by public transport. However, it is also recognised that this type of retail use, 
which is specifically designed to supply bulky goods will be heavily reliant on being accessible by 
car for the vast majority of shoppers. Where there are no suitable sites in or adjacent to the 
town centre, an out of centre site can provide an acceptable location, where the site is or can be 
made accessible by public transport. 



7.30 In relation to the proposed development, the applicant has demonstrated that the site is 
accessible by car and by public transport and has offered opportunities for the level of public 
transport service to be improved. In addition the submitted Travel Plan aims to reduce the levels 
of car dependence in relation to the industrial element of the proposal, whilst the basis for a 
similar Travel Plan in relation to the Retail Park has been outlined. The applicant has also 
recognised the need for improvements in the local footpath network to encourage increased 
pedestrian access to the site. 

7.31 In summary, the proposed development creates no significant areas of conflict with National 
Planning Policy and Guidance. 

8. Plannina Assessment - Other Material Considerations 

8.1 Both SEPA and Scottish Water commented on the need for Sustainable Urban Drainage 
Systems to be utilised in relation to the treatment of surface water arising from the development. 
The submission and subsequent implementation of a suitable drainage strategy can adequately 
and appropriately be required through the imposition of Planning Conditions on any Outline 
Permission, whilst the implementation of the scheme can be appropriately secured through the 
imposition of Planning Conditions in relation to subsequent Reserved Matters or detailed 
Permissions. 

8.2 Any concerns in relation to the stability of the site arising from the comments made by The Coal 
Authority in relation to past mine workings and the presence of mine entries within the site, can 
be addressed through the imposition of Planning Conditions requiring the submission of a report 
confirming the mineral stability of the site. In this respect it is worth noting that the position of the 
mine entries indicated would suggest that the existing OK1 building sits on top of both mine 
entries identified. 

8.3 All of the landscape and Biodiversity issues raised by the North Lanarkshire Council’s 
Community Services Department can be adequately and appropriately dealt with through the 
imposition of Planning Conditions. 

8.4 Both the Scottish Executive and my Transportation Section raised a number of concerns in 
relation to the submitted Draft Transportation Assessment. However, my Transportation Section 
advise that the site is capable of supporting the proposed development in terms of its size and 
location and are satisfied that the impact of the additional traffic generated can be 
accommodated on the surrounding road network, subject to any identified alterations being 
undertaken. Further to this, they consider it unlikely that a suitably revised Assessment would 
identify any insurmountable problems for the local road network. The submission of such a 
revised Transportation Assessment and the implementation of any identified alterations to the 
local road and pedestrian networks can be adequately and appropriately secured through the 
implementation of Planning Conditions 

8.5 The concerns raised by my Transportation Section in relation to specific design issues can all 
be appropriately and adequately addressed through the imposition of Planning Conditions on 
either the Outline or subsequent Reserved Matters or Detailed Permissions. 

8.6 The concerns raised by East Dunbartonshire and Falkirk Councils in relation to the 
consideration of the development in terms of both the Development Plan and National Planning 
Policy Guidance have already been addressed in Sections 6 and 7 of this report. 



8.7 East Dunbartonshire Council expressed concern in relation to the predicted level of impact of 
the proposal on Strathkelvin Retail Park and fear it will undermine the extension of 100,000 
square feet which was recently granted consent. It is noted that the Strathkelvin consent granted 
relates to the provision of a new store for B&Q, the same retailer identified as occupier of the 
largest unit within the current proposal. 

8.8 They also express concern in relation to the lack of assessment of the level of impact on 
Kirkintilloch town centre. The Retail Assessment correctly assumes that, because of the nature 
of the retail offer (bulky goods), the main impacts outwith the primary catchment area will be 
borne by other retail parks. In relation to Kilsyth town centre it predicts an impact of 0.7% in 
terms of comparison goods. Whilst Kirkintilloch provides a greater range and quantity of 
comparison shopping than Kilsyth, it is also further away from the proposed development. It is 
considered that the level of impact would be at a similar, very low level. 

8.9 Falkirk Council expressed concern that the estimated turnover of the development represents 
one third of the total comparison expenditure of the primary catchment and conclude that this 
implies the trade diversion and impact is understated and that the development would have a 
significant impact on adjacent retail systems. Whilst no direct link exists between the proportion 
of comparison expenditure taken up by the proposed development and the level of trade 
diversion, it is conceded that the development will impact on adjacent retail systems. These 
adjacent retail systems have taken advantage of a substantial outflow of comparison 
expenditure from the primary catchment area and, as already outlined in Paras. 6.5 - 6.7, the 
development will provide for the recovery of this leakage. It is within the nature of customer 
preference and choice that trade diversion from the secondary catchment will then occur but this 
will be balanced by diversion from the primary catchment to the secondary catchment. 

8.10 Falkirk Council also express concern that if both the proposed development and the Broadwood 
consent are implemented, the turnover of comparison floorspace within the primary catchment 
will exceed the total available comparison expenditure by approximately f 15 million. Whilst a 
valid permission can not be discounted, it is unlikely that both developments would be 
implemented, as illustrated in the revised Retail Assessment. 

8.11 Falkirk Council also express concern that the predicted 13% impact on Central Retail Park, 
Falkirk, which is part of the defined town centre is unacceptably high. The revised Retail 
Assessment predicts the level of impact on the Retail Park at 12%, whilst the overall impact on 
the town centre would be considerably less. 

8.12 Further to this, Falkirk Council express concern that the development may prejudice further 
retail expansion being promoted through the development plan process within the Falkirk area. 
The OK1 proposal seeks to address a deficiency in provision for comparison goods within the 
Cumbernauld catchment area. The important issue is the level of impact and it would be 
unreasonable to inhibit development within North Lanarkshire in order to protect possible future 
provision in another council area. 

8.13 Finally, Falkirk Council express concern that the estimated turnovers are based on assumptions 
concerning the likely retail use and that they could be significantly higher than set out in the 
Retail Assessment. It is conceded that the turnover per square metre achieved by different 
retailers varies considerably and that this can have significant effects in terms of the predicted 
turnover of the proposal. This could result in the actual turnover achieved being higher or lower 
depending on the end users of the individual units. Given the number of units proposed, it is 
likely that some of these will perform better than predicted whilst others will produce lower 
turnover rates. On this basis the assumptions made on behalf of the applicant, by consultants 
with considerable experience in the assessment of retail development, appear to present a 
reasonable estimate of turnover. 



8.14 

8.15 

8.16 

8.17 

8.18 

8.19 

8.20 

8.21 

8.22 

The inclusion of an assessment of the effect of the development on the B816 through Allandale 
within a revised Transportation Assessment to be submitted can be appropriately secured 
through the implementation of appropriate Planning Conditions. 

In relation to the objection submitted by kola Werke, the Local Plan considerations have 
already been addressed in Section 6 of this report. 

In relation to their industrial process and the odours which may arise, I would comment that the 
proposed food units are some 215 metres from their site boundary at the closest point and that 
prevailing winds (from the south west) would normally be expected to carry any odours away 
from the application site. In addition the layout indicates that the rear of unit three is over 30 
metres from the boundary and is separated from the boundary by a service access and service 
facilities, to which the general public would have no access. The boundary is also heavily 
planted with trees and these could be retained to provide an effective buffer between the uses. 
Given these factors, it would therefore seem unlikely that the development would prejudice the 
industrial operation on the adjacent site by giving rise to public complaints in relation to odours 
to any significant extent, despite the operation of the plant in the evenings and at weekends, 
when the retail park would be busiest. 

The concerns expressed in relation to the effect of increased traffic within the industrial estate 
as a result of the development are not shared by my Transportation Section, who are of the 
opinion that the both the development and the impact of the additional traffic generated can be 
accommodated on the surrounding road network. 

Whilst it is unclear whether the company envisage interruption to their production processes 
during the construction of the development, it would seem unlikely that this would occur given 
the two sites are separate and have no common access or other shared facilities. Otherwise, I 
is assumed that their concern relates to the increased levels of noise and activity. The 
development of any site of this size, regardless of the type of development proposed, will 
undoubtedly cause some short term disturbance, in terms of noise, dust and general levels of 
activity, to adjoining occupiers. 

The concerns expressed in relation to the effects of the development on the existing drainage 
facilities are not shared by either Scottish Water or SEPA. 

The concerns expressed in relation to the impact on the amenity of their site arising from 
increased traffic volumes travelling to the site must be viewed against the background of the 
industrial uses of both the application site and the kola Werke site. A significantly higher volume 
of traffic could be generated by a new occupier of the existing OK1 building, without any 
requirement for planning permission in relation to the use. 

In relation to the objection submitted by John Duffy it is conceded that the site lies within an 
industrial area, although it is located on the edge of the area. The relationship between the 
proposed retail development and the existing town centre has already been assessed in Section 
6 of this report. Whilst there may prove to be no demand for the proposed food units, this is a 
matter for the market to determine. It must be conceded, however that a Retail Park of this size 
would normally be capable of supporting this level of customer service facilities. 

Whilst the Retail Park is proposed on the basis that it will allow the relocation of OK1 to a new 
production facility, the company are not the applicant. Both OK1 and the applicant have stated 
that the proposed retail use is required to assist in financing the move to the new industrial 
premises, without which the company would be likely to relocate their operation outwith 
Cumbernauld and potentially outwith the UK. 



8.23 

8.24 

8.25 

8.26 

8.27 

8.28 

8.29 

8.30 

8.31 

The objections submitted on behalf of Westerwood Ltd. in relation to both Local Plan and 
Structure Plan Policy Issues have already been adequately addressed in Section 6 of this 
report. 

It is accepted that the Broadwood site has an extant planning consent for a retail warehouse 
park and that the development was commenced in 2001. However, there has been no recent 
progress in terms of the physical implementation of the development on site. The initial Retail 
Assessment discounted the consent on the basis that it was, therefore, unlikely to be 
implemented, whilst the revised Retail Assessment acknowledges that the Broadwood consent 
could be implemented. Whilst the implementation of both proposals would result in an over 
provision of comparison floorspace within the catchment area, it is considered unlikely that this 
would happen in terms of the market for this type of retailing opportunity. Even without the 
current proposal, it is possible that the Broadwood development would not proceed for other 
market reasons 

In this respect it must also be borne in mind that the planning system does not exist to protect 
the interests of one person or business against another. If both proposals are considered to be 
acceptable in their own right, the fact that one may impinge on the likelihood of the other being 
pursued is not a material consideration in the determination of the application. 

It is acknowledged that the turnover of the proposed development requires that a high 
percentage of the existing leaked expenditure on bulky goods is retained within the primary 
catchment area. This would appear to be a reasonable basis on which to provide floorspace in 
terms of reversing the current economic disadvantages to the area accruing from the 73% 
leakage of bulky goods expenditure to other areas. 

Whilst the robustness of retailing in adjoining areas of East Dunbartonshire, Stirling and Falkirk 
is also acknowledged, the development is likely to be sufficiently attractive to residents of those 
areas of the catchment areas closest to Cumbernauld to support the development in the 
manner envisaged. In addition, whilst customer preferences and choice will result in continued 
leakage from the Cumbernauld catchment, these factors will also result in diversion of trade 
from other areas to the new development. 

The Local Plan and National Policy issues raised in the objection submitted on behalf of Coal 
Pension Properties Limited have been adequately addressed in Sections 6 and 7 of this 
report, whilst the specific impact of the development on Cumbernauld Town Centre, and its 
relationship with the town centre have been adequately addressed in Paras. 7.8 - 7.15. 

In relation to the objection submitted on behalf of Legal & General Property Ltd. the issues 
raised in relation to both retail capacity and the sequential approach have been adequately 
addressed in Sections 6 and 7 of this report. 

In relation to the specific issue of impact on the Faraday Retail Park, it should be noted that the 
whilst the revised retail assessment predicted an 8% impact, the impact on Coatbridge Town 
Centre as a whole would be much less. In any case, part of this impact would arise through 
expenditure, which currently leaks from the Cumbernauld catchment area being reclaimed. 
Thus the development would not actually result in the generation of longer journeys, rather the 
development could be considered to support the reduction in the need to travel by providing a 
quality facility for residents of the Cumbernauld catchment which does not exist at present. 

Similarly, whilst the provision of additional floorspace within the Faraday Retail Park, Coatbridge 
would be sequentially preferable in relation to Coatbridge town centre, it would not appropriately 
satisfy the requirement for additional bulky goods comparison floorspace within the 
Cumbernauld catchment area. 



8.32 In terms of the representation submitted on their behalf, London & Regional Properties were 
supportive of the proposed development, subject to the imposition of a number of specific 
controls, all of which are designed to ensure that the development complements the existing 
and proposed facilities within Cumbernauld Town Centre. The majority of these controls can 
appropriately and adequately be secured through the imposition of Planning Conditions on any 
permission. 

9. Conclusion 

9.1 The development proposes the relocation of an existing manufacturing business to a modern 
facility on an unused part of their site, the demolition of the existing building and the creation of 
a new retail warehouse park on the site. The proposed production facility raises no significant 
planning issues and has not been the subject of objections from any source. The retail 
warehouse park element of the development has been conceived as a means of funding the 
production facility, and was the only option (of a number investigated by the applicant) which 
fulfilled this requirement 

9.2 The retail warehouse park element of the proposed development fails to satisfy all of the 
relevant criteria under Strategic Policy 9 and is therefore a departure from the Development 
Plan. However, when the development as a whole is assessed against the criteria of Strategic 
Policy 10, it is considered appropriate, in that whilst the size of the proposed retail development 
goes beyond the provision required to meet the shortfall locally, it will secure existing jobs and 
provide a further 150 new jobs in a company with a longstanding commitment to Cumbernauld. 
The development accords with the relevant Policies in the Cumbernauld Local Plan and creates 
no significant areas of conflict with National Planning Policy and Guidance. 

9.3 The concerns of both consultees and objectors can be satisfactorily addressed through the 
imposition of appropriate planning conditions. 

9.4 The proposed development will bring significant economic benefits to the area in terms of the 
secured and additional jobs, and in stemming the outflow of residents expenditure to other 
areas. It will also complement the facilities of the expanded Cumbernauld Town Centre, whilst 
providing a welcome addition to the range of retail facilities in the area. 

Accordingly, I recommend that outline planning permission be granted subject to the attached 
conditions. Should the Committee be minded to grant outline planning permission, the 
application must first be referred to the Scottish Ministers as a significant departure from the 
development plan and against which objections to the development have been made by other 
local authorities. 

9.5 


