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1. Purpose of Report 
This report advises Members on the progress on the Structure Plan Joint Committee’s requirement 
from The Scottish Ministers to carry out an assessment of retail requirements in a period beyond 
2006 with a view to bringing forward a longer term strategy for town centres and retailing. An Issues 
Report has now been finalised and a consultation period is now in operation. 

2. Background 
The Scottish Ministers have requested that the Glasgow and the Clyde Valley Structure Plan 
Joint Committee carry out an assessment of retail requirements in a period beyond 2006 with a 
view to bring foward a longer term strategy for town centres and retailing. This strategy will 
provide the Joint Committee with information which will help guide the preparation of an 
Alteration to the Glasgow and the Clyde Valley Structure Plan 2000. As part of the process an 
Issues Report has been finalised taking on board comments from the Retail Focus Group which 
comprises representatives from the retail industry. 

3. Sustainability Implications 
The concept of consultation meets the sustainable development policy adopted by the Council 
through Local Agenda 21 by addressing in particular Section 10 “ Participation and Democracy”. 

4. Proposals / Considerations 
A consultation period for the Issues Report is planned to run from early September until the 17 
October. It is proposed that the 8 constituent local authorities which forms the Structure Plan Joint 
Committee undertake the local consultation with Community Councils and other local bodies. A letter, 
a copy of the Issues Report and questionnaire will be sent to each Community Council seeking their 
views. The Issues Report is attached as an appendix to this report. 

5. Corporate Considerations 
No corporate implications. 

6. Recommendations 
The Committee is requested to note that an Issues Report has been prepared and that the Issues 
Report will be distributed to Community Councils and other local bodies seeking their views and note 
that a further report will be presented to the next Committee with a Corporate response. 

David M. Porch 
DIRECTOR OF PLANNING AND ENVIRONMENT 
(2 September 2003) 

-Lad&- 

Local Government Access to Information Act: for further information about this report, please contact 
Gordon McNaughton, on 01236 616245 
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Structure Plan Background 

he Glasgow and the Clyde Valley Joint Structure Plan sets out a common strategy for the long term T planning and development of Glasgow and the Clyde Valley. This i s  based upon a Vision for the renaissance 
of Scotland by providing the framework for growth and renewal based upon care for the environment. 

The Structure Plan has been prepared by the Joint Committee on behalf of the eight councils of East 
Dunbartonshire, East Renfrewshire, Glasgow City, Inverclyde, North Lanarkshire, Renfrewshire, South 
Lanarkshire and West Dunbartonshire. It therefore maintains a long tradition in the West  of Scotland which 
recognises that the future well being of i t s  communities is interdependent and that a shared vision is required 
to  tackle the major economic, social and environmental challenges facing all our Authorities. 

This Issues Report is part of a series of publications designed to  seek your views on the key issues relating t o  
the development of the area. 

You can contact the Structure Plan Manager by mail at: 

Vincent Goodstadt 
Structure Plan Manager 
Glasgow and the Clyde Valley Structure Plan Joint Committee 
10 Killermont Street 
Glasgow G2 3NW 

or by email to: 

mail @gcvcore.gov.u k 
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PURPOSE OF THIS REPORT 

he Structure Plan sets out the long term Metropolitan Development Strategy for the Glasgow and the T Clyde Valley area. The improvement of the vitality and viability of Town Centres is critical t o  this Strategy. 
They are both a focus for economic growth and they support communities in the provision of facilities, services 
and other activities. Their role and condition, however, i s  being affected by two primary factors: rapidly 
changing consumer behaviour: and the operational requirements of retailers for new investment. 

Securing the future well-being and quality of Town Centres is critical to: 

Promoting the economic competitiveness of the area as a place in which to invest and prosper 

0 Enhancing quality of life and greater social inclusion in all communities through the provision of 
access to  opportunities and services 

0 Achieving more sustainable forms of urban development in terms of quality of environment, density 
and travel patterns 

0 The future viability of public transport systems in the Metropolitan Area 

Views are therefore sought on how retail development can best achieve these goals. 

This report sets out the key issues that relate to  longer-term retailing requirements and their implications for 
the future of Town Centres. This is based upon factors that have emerged to date from consultation with the 
retail industry and others. The Joint Committee is grateful for the level of support that it has received from the 
members of i t s  Focus Group. 

Views are now sought from all parties on these key issues. 

To assist your response a series of key questions are raised in this report. 

The Joint Committee seeks answers to these. 

Your views will guide the Joint Committee in deciding any changes that should be made to  existing policies in 
order to  promote a stronger framework of Town Centres, to support investment in them and to  ensure that 
all communities have the benefit of access to high quality and competitive retail opportunities. 

Any proposed changes in policy will then be submitted as an Alteration to the Glasgow and the Clyde Valley 
Joint Structure Plan 2000 (2000 Plan), for approval, to  the Scottish Ministers who have requested the Joint 
Committee to  carry out this assessment. 

All comments should be sent to: 

Vincent Goodstadt 
Structure Plan Manager 
Glasgow and the Clyde Valley Structure Plan Joint Committee 
I0 Killermont Street 
Glasgow GZ 3NW 

or by email to: 

mail @gcvcore,gov.uk 
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CHANGING CONSUMER 
AND COMMUNITY NEEDS 

he nature of consumer behaviour has changed over recent decades in response to  radical shifts in social and T economic conditions. Consumers are now very different in their behaviour than before. Although there is  a 
vast range of complex interacting factors driving change, three factors, in particular, can be highlighted because 
of their impact on the future of Town Centres. 

The growth in spending power 
Average incomes have risen over the last ten years and unemployment has dropped. Credit availability has 
increased enormously. There has been a rapid expansion of new retail outlets to cater for this new wealth and 
changes in consumer demands. The growth in expenditure has focused particularly on non-food goods which 
is expected to continue to grow by a t  least 40% by 201 3. Although the rate of increase in the spending on food 
items has been slower, the pattern of spending has changed with the demand for higher value ready prepared 
products. 

Increased car ownership 
Car ownership has increased by 17% since 1993 and is expected to  continue to  increase. This has been 
reflected in the number of trips made by car which has enabled the growth of larger and less local shopping 
facilities, serving ever widening catchments. The car now dominates shopping trips and i s  enabling stores to  
serve larger areas. 

The shift in the make up of households 
Traditional ‘families’ of two parents and children will only be 14% of all households by 201 I; in contrast, the 
non-pensioner single person household will have increased to  21% over the same period. There will also be a 
reduction in the number of households where the main shopper is home-based without access to  a car. As a 
result, the pattern of demand from differing sections of society is becoming more fragmented and less focused 
on any single Town Centre. Most consumers are able to  exercise far greater choice if their demands are not 
being met in the local Town Centre. The least mobile and well-off however cannot exercise this choice. 

These changes are having great implications for the future of Town Centres as follows: 

0 

0 

0 

0 

0 

0 

As mobility increases the choice of shopping i s  becoming as important as i t s  local convenience, 

Larger town centres serve much wider communities, even for everyday food requirements, 
especially as the main shopper in a household is likely to  be in full time employment outwith their 
local community; 

Town Centres do not have a local monopoly on demand from their local communities but are in 
competition with each other in terms of the quality of retailing that i s  offered; 

The role of the ‘local’ Town Centre is lessened in terms of the activities of individuals who, with 
increased mobility and the breakdown of traditional patterns of family living, are less tied to  a single 
community for their social activities; 

There has been significant investment in out of centre locations, most significantly the Braehead 
Shopping Centre 

The least mobile and well-off individuals, who cannot exercise a choice of shopping, are increasingly 
the residual catchment population for those centres which are not as competitive. 
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CHANGING REQUIREMENTS 
OF THE RETAIL INDUSTRY 

Changing pattern of demand 

etailers have responded to the changing pattern of demand. The retail market has become increasingly R differentiated in an attempt to  reflect such factors as: 

0 An increasing sensitivity of people to  the quality of the shopping experience as well as the goods on 
sale: 

0 A focus on fashion, especially linked to  the spending power of young singles, resulting in faster 
turnover of goods and more frequent consumer shopping trips, especially for clothing; 

0 A demand for ‘new’ products, e.g. IT goods, bringing new operators into the retail market; 

0 A linkage of shopping trips with other activities, especially leisure activities; 

0 A growth in shopping trips linked to  employment patterns, resulting in increasing integration 
of ‘convenience’ household goods into superstores, and food lines into Town Centres by some 
operators; and 

0 An increase in ‘tourist’ related shopping especially in the City Centre 

Competition within the retail industry has increased in a drive to  maintain market share, and for rapid 
returns on investment. These aims have resulted in short investment cycles, with the pattern of retailing 
changing considerably in recent years, involving a reduction in the number of shops. In contrast, sales and 
floorspace have grown, associated with the increased role of superstores and primary locations. Stores are 
also diversifying, with superstore product ranges extending into services and non-food goods. The impact of 
e-retailing is uncertain, but in the medium term it is expected to  affect some markets significantly. With the 
pressure to  find Town Centre-related locations and increased size of stores, relocation and redevelopment 
of sites will become more common. Within town centres people are less willing to  walk large distances, s o  
tending t o  contract the town ‘core’. These changes are also perceived to  have been t o  the disadvantage of the 
less accessible communities, particularly in rural areas. 
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ImDact on t o w n  centres 

The main impacts of current trends on Town Centres are that: 

0 

0 

0 

0 

0 

0 

0 

0 

0 

the rapidly changing nature of retailing and related short-term horizons makes it difficult to anticipate 
beyond five years the investment scenarios of many retailers in Town Centres; consequently, Town 
Centres will need to  be more flexible to  remain competitive 

the traditional hierarchy of Town Centres i s  being challenged as ‘loyalty’ to one local centre has 
disappeared and consumers are shopping at  a range of town centres and other retail locations 

Glasgow City Centre has become a major driver of economic growth in Scotland 

major new retail investment outwith the City Centre is reinforcing the strategic role for centres such 
as Greenock, Hamilton and East Kilbride in providing a wide range of services 

the role and quality of other Town Centres is declining, except in the wealthier suburbs or in those 
centres which are seeking to  perform a wider sub-regional function (e.g. Easterhouse) 

Town Centres need continuous investment and refurbishment. The traditional forms of Town 
Centres (either as tenemental streets or 1960s’ redevelopment schemes) are not so readily adaptable 
to  some new forms of retailing without redevelopment or may require to  develop new roles 

transport infrastructure and travel conditions will be increasingly important in sustaining Town 
Centres; but accessibility remains an issue in both rural and urban areas 

the demands from some parts of the industry for larger format of store mean in centre locations and 
building adaptation can be problematic and expensive 

the sequential approach to  choosing new sites for retail development, therefore, could be undermined 
in i ts role of controlling out-of-centre locations with the increasing size of store formats. 
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Glasgow and the Clyde Valley Structure Plan Area 
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STRATEGIC OBJECTIVES 

lanning policies promote more sustainable development by ensuring that all new developments support a P more sustainable urban form in which: 

0 Job growth is promoted without diverting or displacing investment from other locations; 

Access to Town Centre opportunities is  more equitable, especially for the most disadvantaged 
communities; 

0 Resource consumption is  minimised, and, where possible, resources are recycled; and 

0 The need to  travel is reduced and, where possible, those trips that are required, do not have to  rely 
upon the use of the car. 

There are certain policy tensions between these objectives, however, that need to  be resolved. 

Economic Impacts of Retailing 
It is necessary to  ensure that there is sufficient flexibility in planning policy to  allow effective competition 
and continuous improvement in shopping opportunities. The Structure Plan policies already aim to  ensure 
that there i s  an adequate provision of retail floorspace and that speculative proposals do not undermine or 
divert new investment from Town Centres. However, consideration should be given to  whether competition 
between centres should address their complementary roles and whether the existing and planned provision of 
floorspace is resulting in any structural imbalances. 

Social Impacts of Retail Provision 
Retail developments provide benefits to  local communities by being located within Town Centres, where 
they are generally more accessible to  all sections of the community and reinforce the vitality and viability of 
other centre-based functions. The current patterns of investment are selective in terms of which centres are 
benefiting from that investment and could adversely affect the availability of opportunities in some communities 
o r  for the least mobile. 

Environmental Impacts of Retail Development 
The promotion of Town Centres assists in recycling urban land, increasing the attractiveness of public 
transport, and reducing trip lengths. The sequential approach to  choosing retail locations seeks to  promote 
these objectives by giving preference to  developments which are in Town Centres and as such is  supported by 
the Joint Committee. However the principle of the sequential approach should also take account of the fact that 
given the scale and inherited pattern of out-of-centre stores there may also be opportunity to  encourage more 
suitably Town Centre-related developments. This needs to  be confirmed through consultation. In contrast, the 
increasing size of store that i s  being preferred by developers undermines the effectiveness of this policy since 
very large format stores are increasingly difficult t o  accommodate within Town Centres. This policy conflict 
might be reduced by the promotion of mixed use development with multi-storey buildings or with less surface 
car parking. 

Transportation Impacts of Retail Distribution 
The Approved Structure Plan, in accordance with national policy, seeks to  maximise the access to  retail 
opportunities by public transport. This runs counter, however, t o  the trend where car transport is the 
predominant means of accessing shopping facilities (outwith the City Centre); and many of the aspirations for 
new floorspace seem to  reflect this in terms of catchment areas that are being sought to support new retail 
developments. 
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1 .  STRATEGIC NETWORK OF CENTRES 

Town centres 

t present there are 53 locations safeguarded in the 2000 f lon  as Town Centres, refer Table A. It i s  A appropriate to  consult on whether this l i s t  of centres will best serve the future needs of the population, 
given i t s  changing distribution, mobility and shopping habits. 

I s  the current policy to support and protect each of the Town Centres in Table A 
(see map, page 10) still appropriate? Should any of these no longer be protected and 

O t h e r  retail locations 

There are a range of retail locations which are not currently protected in planning policy. These include some 
small local centres, which are identified in local plans, and the main existing out of centre retail locations, listed 
in Table B. The turnover of these locations is taken into account however in the assessment of new retail 
proposals, even those within town centres. 

Braehead Shopping Centre is the largest of the locations listed in Table B. It has a sub-regional role and it has 
been argued that the viability of the current level of retail provision a t  Braehead should not be prejudiced by 
other major retail proposals in view of i t s  relationship to the renewal of the Renfrew North Waterfront. The 
Scottish Ministers in the decision letter on the 2000 flan considered that it was premature to  confer town 
centre status on Braehead. They considered that in due course it was likely to  assume certain town centre 
functions in respect of the wider Renfrew Riverside area. The joint Committee has therefore been asked to  
monitor the role and function of the Braehead Shopping Centre. 

How should the other retail locations identified in Table B (see map, page 10) or any 
other local centres be recognised in the Structure Plan policy framework? If  so, 
what level of protection should they be afforded in terms of the assessment of new 
development proposals? 
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TableA Network of town centres 

Airdrie Castlemilk Govan Paisley Road West' 
Alexandria Clarkston Greenock Parkhead 
Anniesland Clyde bank Hamilton Partick 
Baillieston Coatbridge johnstone Pollok 
Barrhead Cumbernauld Kilsvth Port Glasgow 
Bearsden Drumchapel Kirkintilloch Possilz 
Bellshill Duke Street Lanark Renfrew 
Biggar Dumbarton Larkhall Rutherglen 
B ishopbriggs Easterhouse Maryhill Shawlands 
Blantyre East Kilbride Milngavie S hettleston 
Bvres Road E r s  ki ne Motherwell Sprinnburn 
Cambuslang Giffnock Newton Mearns Strathaven 
Carluke Glasgow City Centre Paisley Victoria Road 

Wishaw 
Footnotes: 
I Paisley Road West is referred to in the Glasgow City Plan as Cardonold I Halfwoy 

Possil is refirred to in the Glasgow City flan as Possilpark 

Table B Other main retail locations 

B raehead 
Darnley, Glasgow 
Robroyston, Glasgow 
St  Rollox, Glasgow 
Mount Vernon, Glasgow Retail warehousing 
Abbotsinch Retail warehouse park 
Auldhouse, Glasgow Retail warehouse park 
Birkenshaw,Tannochside Retail warehouse park 
Blythswood Retail Park Retail warehouse park 
Caledonian Centre, Wishaw Retail warehouse park 
Great Western Road Retail warehouse park 
Kingsgate, East Kilbride Retail warehouse park 
Phoenix Retail Park Retail warehouse park 
Strathkelvin Retail Park, Bishopbrlggs Retail warehouse park 
Alexandria,Vale of Leven Discount retail units / retail factory outlet 

Footnote:There are other rnojor retail warehouse parks that are edge ofcentre but which are not included in this table 

Regional shopping centre and retail warehouse park 
Superstore and DIY store 
Superstore / retail warehouse park 
Superstore, discount food store and warehouse club 
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O Other town cenrrer 
Other main retail ~ocations 

I Ardrie I9 Drumchapel 31 M e w e l l  
2 Alenndna 20 DukSweet 38 Newmn Mwns 

4 Bailneston 22 Earnrhouse 40 Rkley Road Werr 

6 h a r s h  24 ErrkIne 42 Rmck 
7 Bdkhill 25 Glflnodc 43 pall& 

; 8 ~ l g g u  26 Glasgow C y  Centre 44 Port Gbrgw 
9 Bihopbrlggs 21 Govan 45 poswl 

10 Blantyre 28 Greenock 46 RenhFw 
II BymsRoad 29 Hamllm 41 Rurherglen 
I 2  Cunburlang 30 Joh~cone 4E shawhnds 
I 3  Carluke 31 Kiiqth 49 shealum 
14 Cardemllk 32 krhalloch 50 Springburn 
I S  Clarkrton 33 Lanark 51 Swathaven 
16 Clydebank 34 Larkhall 52 VictwnRoad 

I 8  Cumbernauld 36 Milngawe 

3 Annwknd 21 Dumbvmn 39 Fauley 

23 EasclOlbnde 41 M h d  i 5 Barhead 

-. 17 G a h d g e  35 Muyhill 53 wirhaw 

Sychwood R&l F'wk t( Caledonian Gntre,Wirhaw 
L Greatwestern Rozd 
M Kingrgan. East Kilbride 
N Phowlx bmil Rrk 
P Stmhklvin ball Park, Birhopbnggs 
Q N d r i a , V a l e  of Lawn 

A Braekead 
6 Damlep-Gl%s ow 
c R o t m  son. 6lare.w 
D st Rolrox. Gtargaw 
E MouncVernon. Glasgow 
F Abbmrinch 
C Auldhwse. Glasgow 
H BirkenshawTannochside 

033 
bmrk 
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2. THE STATUS OF TOWN CENTRES 

Pattern of town centres 

he pattern of existing centres is historic and reflects the changing socio-economic context of the area T and recent planning decisions. For example, Easterhouse, where there is a consent for 49,000 m2 of retail 
floorspace. will perform a wider role, especially in view of the developing strategy for the wider Gartloch- 
Gartcosh area. The restructuring of Motherwell Town Centre is being assessed by the Scottish Ministers as 
part of the consideration of a proposal for the redevelopment of Ravenscraig. The context for this is  the subject 
of a separate Structure Plan Alteration. 

Town Centres vary in their role. Some serve wider than a local catchment, and are critical to  the provision of 
wider community functions or the definition of the community. It is proposed that they are identified as Key 
Town Centres. Other Town Centres also contribute to  the quality of life in the Metropolitan Area, but while 
being safeguarded in the Structure Plan, the approach to their protection is more appropriately addressed at 
Local Plan level. The following types of role can therefore be recognised: 

0 The City Centre as the Regional centre which acts as a driver of the Scottish economy; 

0 A range of centres which have a Strategic role in terms of their business, social, retail and 
administrative functions; and 

0 Local centres which complement the Strategic centres to  provide a balanced provision and support 
local communities. The more significant of these small town and district centres have been identified 
in the Structure Plan. 

In the light of the Scottish Ministers request to  review the retailing policies in the Structure Plan, it is  relevant 
to  reassess whether there should be different policies to  reflect the differing roles of centres. 
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Role of town centres 

The 2000 Plan protects a network of centres and does not differentiate between the hierarchical layers. Yet 
there is a concern about the need for a more explicit policy for the City Centre and other strategic centres 
which serve more than one community. It would also be possible for the Plan to  identify which centres would 
be priority for local planning action to enhance their vitality and viability, or the promotion of related business 
activity. 

I s  it appropriate to  apply a different policy (and if so, what?) to  some of the 
locations in Table A as Strategic Town Centres to  reflect their strategic role in 
terms of: 

0 their importance to  the economy of the West of Scotland as service and 
business centres; 

0 their role in serving awider area by their accessibility o r  in providingspecialised 
services (both in terms of retailing and other community services); o r  

0 their  importance as part  of a nationally recognised regeneration priori ty 
(e.g. SIPS or  Flagship Initiative)? 

Scale and quality of major centres 

There is a particular concern that the City Centre and some of the larger centres are vulnerable to  impact from 
unfettered competition from developments, even when they are in-centre. This particularly applies to  the City 
Centre where the cumulative impacts of new developments elsewhere are not easily assessed by conventional 
Retail Impact Analysis (RIA) methods. 

Should the  Structure Plan set an explicit framework for the further scale and 
quality of  retailing that should be provided within the larger Town Centres? I f  so, 
for which centres and how should th is  be expressed? 
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3. THE ROLE OF THE CITY CENTRE 

hatever policy is adopted in terms of the network of Town Centres, the special position of the City vv Centre needs to  be safeguarded. Glasgow City Centre is internationally important as a main driver of 
economic activity and important t o  the whole of the metropolitan area in terms of the creation of employment 
and economic wealth. Central to  that is i t s  role as the premier retail location in Scotland. The 2000 Plan 
recognises this role but it does not a t  present have an explicit policy to  safeguard and enhance the special role 
of the City Centre. 

Scope for  fur ther  retail development 
- 

In view of the high level of recent investment, there has been a period of consolidation in order to  allow 
introduced changes in retailing patterns to  become established. It is important, however, t o  encourage new 
investment so as t o  maintain the size and range of facilities which are i t s  main attraction (e.g. a greater range of 
specialist shopping). There is also the question of increasing the flexibility in the floorspace that can be offered 
given the international heritage status of the Central Glasgow conservation area. It should be noted that the 
Glasgow City Plan (schedule SC(iii)) gives unrestricted sanction for further non-food retail development within 
the principal retail area, but not outside of that area. 

Should the Structure Plan set out an explicit framework for the development 
of the City Centre to recognise i t s  primary role in the network of centres? How 
could specific consideration be given to the cumulative impact on the city centre 
of developments elsewhere, or vice versa? 

Scope fo r  o the r  commercial functions 

Is it desirable that there is change and diversification in the City Centre to  reinforce i t s  multifunctional role? 
Shopping is becoming increasingly a leisure and tourist activity, and this needs to  be reflected in the retailing 
provided to customers when opening up new areas, e.g. Trongate/Merchant City, and developing a twenty-four 
hour level of activity without giving rise to conflicts with other users. 

How can the City Centre expand, diversify or be enhanced without diluting i t s  
current level of compactness and accessibility? 

page 14 Glasgow and the Clyde Valley Joint Structure Plan 2000 Longer-term Strategy for Town Centres and Retailing Issues Report September 2003 



Enhanced residential function 

‘Living over the shop’ initiatives have succeeded in other cities, enhancing their vitality, and especially linked 
to  City Centre higher education facilities, This is gaining market interest in Glasgow. There i s  considerable 
potential in the reuse of upper floors of commercial buildings, especially for residential use (including for the 
introduction of social housing) with direct beneficial spin-off for the City Centre’s commercial facilities, in view 
of the scale of space potentially available. 

Should the increase in the resident population of the City Centre be an explicit 
objective of the Structure Plan? And if so, how can the residential use of the City 
Centre be enhanced and to what scale? 

Access to the city centre 

The City Centre must be accessible by all transport modes, so that all sections of the community can use the 
city centre, and so that the city centre can offer the full range of goods and services expected by consumers. 

Access to  the City Centre is predominantly by public transport. It is critical that this level of access is 
maintained, not only in terms of the quality of the environment within the centre, but also in helping to support 
a more sustainable transport policy. 

What action is required to sustain or improve the level of access and the use of 
public transport to the City Centre? 
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4. PRIORITIES FOR ACTION 

Improving town centres 

t is important that the quality of Town Centres (e.g. range of facilities and physical condition) meet the I needs of communities they serve. It is also important t o  ensure stability for investment, and protection of 
community interests. 

The quality of existing centres varies. In terms of retailing, however, while some have been successful in 
attracting new investment, others have outdated shopping formats (e.g. Curnbernauld), or are in a serious 
state of decline (e.g. Drumchapel and Pollok). This requires a clearer approach to  managing change -whether 
comprehensive refurbishment; downsizing; or adaptation to  new purposes. 

Dumbarton, Glasgow, Motherwell, Paisley and Wishaw are already recognised in the ZOO0 Plon as renewal 
priorities. An initial assessment by the Retail Focus Group has raised questions about the quality of retail 
provision in the centres listed in Table A. The joint Committee seeks views on the extent to  which these 
centres have deficiencies in terms o f  

0 Economic vitality (e.g. trade diversion, rental levels and choice) 

0 Physical condition (e.g. image, physical deterioration, refurbishment) 

0 Provision of services (e.g. safety, security, cleanliness and utilities) 

0 Ease of access (e.g. parking, public transport, pedestrian, deliveries) 

Do you consider any of the Centres identified in Table C (see map, page 10) have 
qualitative o r  quantitative deficiencies in terms o f  meeting the needs of the 
community and if so why? Do any of the other centres listed in Table A have 
significant deficiencies in these terms? 

What  measures should be adopted and promoted to enhance the quality of key 
Town Centres listed in Table C? 

Programme of action 

As well as being able to  respond positively to commercial opportunities, there is a key role for plan-led 
renewal in communities where there are signs of market failure. Elsewhere, initiatives have included use of 
Compulsory Purchase Order powers for site assembly, and joint ventures. 

Is there scope for planning t o  be more proactive in some of the centres requiring 
investment, identified in Issue 9 above? If so, what forms of action are considered 
most appropriate? And how should such action be funded? 

~ ~ ~- ~ ~ 
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Table C Potential town centre action priorities 

Centre Existing Strategic Planning Policy Context (2000 Plan) 

National Priority; Strategic Policy 1 (a) Renewal Priority: 
Strategic Business Centre 

Glasgow City Centre 

Clydebank Clyde Waterfront Flagship Initiative; Strategic Business Centre 

Cumbernauld Strategic Business Centre 

Clyde Waterfront Flagship Initiative; Strategic Business Centre; 
Strategic Policy I (a) Renewal Priority Dumbarton 

Motherwell Strategic Policy I (a) Renewal Priority; Strategic Business Centre 

Strategic Policy I (a) Renewal Priority: retail opportunity; 
Strategic Business Centre Paisley 

Easterhouse 

Barrhead SIP 

Castlemilk OENP and SIP area 

Drum c hapel OENP and SIP area 

Govan Clyde Waterfront Flagship Initiative 

OENP and SIP area: retail opportunity 

Partick Related to  Clyde Waterfront and SIP area 

Parkhead Related to  Clyde Gateway and SIP area 

Kirkintilloch ' Forth and Clyde Canal Millennium Link 

Pollok 

Port Glasgow 

OENP and SIP area: retail opportunity 

Clyde Waterfront Flagship Initiative; retail opportunity 

Rutherglen Strategic Policy I (b) 

Wishaw Strategic Policy I (a) Renewal Priority 

Key: OENP Other Established National Priorities 
SIP Social Inclusion Partnership 
Strategic Policy I Glasgow and the Clyde Valley Joint Structure Plan 2000 
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5. T RAN S PO RT AN D AC C ESS I B I LI TY I SS U ES 

he accessibility of centres is vital to  their long term viability and competitiveness. The aim i s  that centres T should be accessible by all transport modes: on foot, by cycle, by public transport and by car. NPPG 8 
stresses that Town Centres have great potential to  reduce travel demand by facilitating multi-purpose trips, and 
the Structure Plan reflects Government policy to  reduce dependence on access by car. 

Different centres have different degrees of accessibility. Some have extensive car parking; a t  some this is free, at 
others, charged. Some benefit from good public transport services, others do not. Current levels of provision, 
and varied policies, on transport and parking do not provide a level playing field amongst centres. As a result, 
some centres are relatively inaccessible to  shoppers by car, others to  those without access to  cars. 

The issues for the Structure Plan are therefore how it can contribute to improving accessibility, reducing car 
dependence, and securing a level playing field. 

Car Parking Standards 

Some Authorities are having to  introduce car parking charges as a means of managing the increasing traffic 
conditions in Town Centres. Car parking provision in out-of-centre locations is not only free, but more generous 
than within Town Centres. There is a strong case for the introduction of a consistent approach to parking 
provision within Town Centres and major out-of-centre developments in terms of numbers and costs. Views 
are sought on how such an approach would be best achieved in terms of impact and operational arrangements. 

How can the Plan contribute to a balanced approach to car parking provision and 
policy? 

0 Should there be a consistent policy of parking charges for all significant retail 
and leisure locations? 

0 What maximum parking standards should be applied to the various forms of 
retail locations? 

Provision of public transport 
~ ~ ~ ~~ ~ ~ ~- 

The car is the main mode of travel t o  shops. This is not only fuelling the travel problems of the area, but does 
not take account of the fact that many customers and employees do not have a car. It is necessary to  clarify 
the extent t o  which the current implicit approach of the retail industry that shopping trips will be increasingly 
car-based is appropriate or inevitable. The area benefits from a good rail network which especially focuses on 
the City Centre. However, some centres are poorly served. 

m 
How can the Plan ensure that shopping remains accessible to those without 
access to a car? and enable less dependency on car based shopping? 

Wh,ich Centres should be identified as prioritiesforthe promotion or improvement 
of public transport services? 

~ 
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6.ASSESSMENT OF NEW PROPOSALS 

Location of new development 

urrent policy requires new retail development, if possible, to  be located in, or adjoining, Town Centres C before the selection of out-of-centre locations (referred to  as the sequential approach). The 
sequential approach could become less effective, however, if the size of stores become larger, and cannot be 
accommodated within any centre. It has been questioned whether there i s  potential for disaggregating the 
scales of development provided by stores, especially for convenience goods on a local basis. National policy, 
in theory, would support Planning Authorities in requiring greater justification to be provided of the need 
for large format stores. Such policy developments might however be seen by some parties as reducing retail 
productivity. It should however be recognised that disaggregation is an established part of National Planning 
Policy in England and Wales, and that the format argument is no longer accepted to justify large stores in other 
parts of the UK. It could therefore in fact increase consistency relative to the rest of the UK 

Can the sequential approach be made more effective in the support of Town 
Centres - and how? 

Retail balance 

The current assessment of new developments requires an assessment of the need for new retail floorspace. This 
builds in inherited out-of-centre retail developments. However this could inhibit new in-centre developments 
because of an apparent adequate scale of existing floorspace even though much of this might be out-of-centre. 
This is  not the intention of policy but this i s  not always understood. It may be desirable to clarify the policy 
intention. This would however have to  have regard to  Issue 2 (page 8) above which raises the question about 
the need t o  safeguard the investment in some out-of-centre locations. 

Should there be a policy presumption in favour of achieving a larger proportion 
of retailing in, or adjoining, Town Centres where there i s  a large inheritance of 
out-of-centre development? If so - where? - and how could this balance be best 
achieved and how would locations identified in the answer to Issue 2 be taken into 
account? 

Form of development 

Bringing activities closer together can reduce the demand for travel by reducing the number, or length, of trips. 
Achieving this successfully is dependent on the form of development which is not encouraged by single storey, 
separate building, large scale retail developments. 

How can Structure Plan policies support and encourage mixed use of 
developments? 

What  policies (including design formats) would facilitate accessibility to, and 
assist with, the integration of mixed use developments in centres? 
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