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1. Background 
 
1.1 This report relates to planning application 20/00838/PPP for Demolition of Existing 

Buildings and Erection of a Class 1 Retail Foodstore (1900 sqm), a speculative Class 
1(Retail) Unit/Class 3(Food & Drink) Unit, a Class 3 'Drive Thru' Restaurant and 
Associated Works, with Detailed Matters Brought Forward for the Class 1 Foodstore, 
Car Parking Access, Landscaping and Other Works Warehouse at Carlisle Road, 
Airdrie.  At a special meeting of the Planning Committee on 21st December 2020, 
decision was deferred to allow further consideration of a representation made outwith 
the statutory timescales. 

 

 

 

Executive Summary 
 
The purpose of this report is to advise the committee of a further representation made 
outwith the statutory timescales on planning application 20/00838/PPP for retail units 
(including a Lidl store) and drive-through restaurant at Carlisle Road, Airdrie. The 
application was initially presented to the Special Planning Committee on the 21st December 
2020. This report therefore advises of the implications of the further representations and 
recommends that the Committee approve the planning application. 
 

 
Recommendations 
 
It is recommended that, notwithstanding the additional comments from objectors, 
committee determines planning application 20/00397/FUL in accordance with the 
recommendation within the original report 
 

 
Priority  Improve economic opportunities and outcomes 
 
 



1.2 Following publication of the original report, this further objection was received from an 
agent acting on behalf of Tesco Stores within Airdrie Retail Park. Given that the 
representations from Tesco Stores was made beyond the expiry of the statutory time 
period for representations, it is for Committee to determine what weight is given to it in 
the conclusion of the application.  
 

1.3 The following report summarises the content of the late representation and comments 
on some of the main points made.  

 
2. Further representations received 
 
2.1 The main points of objection from Tesco are as follows: 
 

 the inadequacy of available retail impact assessment evidence to make a fully 
cogent determination of the application 

 
 that notwithstanding the above, there is the likelihood of a significant adverse 

impact on the vitality and viability of Airdrie town centre,  
 

 that there will be a significant adverse impact on the objectives for and benefits 
arising from the implementation of regenerative enhancements set out in the 
Airdrie Town Centre Action Plan together with other initiatives now being 
developed by the Council for its eight town centres, and  

 
 that the significant impacts on town centre vitality and viability and detriment to the 

Airdrie Town Centre Action Plan cause there to be a fundamental conflict with the 
Development Plan (2012) which remains relevant and up to date.  

 
2.2 The objection thereafter goes on to look in more detail at some of the numbers and 

methods utilised within the applicant’s Retail Impact Assessment, providing their own 
projections.  Some of the main points are considered and responded to as follows: 
 

2.3 Tesco in Airdrie is located within Airdrie Retail Park and the comments in the objection 
state that the store… “is located within the Airdrie Retail Park which is integral to the 
town centre and it is treated as such in planning policy terms”.  For clarification, the 
Adopted Plan does not consider the Retail Park to be part of the town centre as it is 
regarded as a Commercial Centre, further down the retail hierarchy.  It is acknowledged 
that the emerging LDP does consider the Park as part of the Town Centre, however this 
will only be confirmed once the Plan is adopted.  As it stands, the emerging plan has 
only limited weight in planning terms. 

 
2.4 The objector regards the Retail Impact Assessment submitted with the application as 

inadequate, largely due to the lack of a specific shopping study which considers shopper 
behaviour without which, it is argued, there is insufficient evidence to understand store 
and centre turnovers.  This matter has already been addressed as part of the original 
report where it was highlighted that the Planning Service considers the assessment to 
be sufficiently robust without the need for a specific householder survey.  This late 
objection does not alter that position. The Applicant did carry out a voluntary ‘pre 
application’ process with the community which involved questionnaires, albeit this too is 
considered to have limited weight as set out in the original report.   

 
2.5 It is suggested by the objector in their representation that the gross/net ratio and the 

convenience/comparison figures within the Retail Impact Assessment are both incorrect.  
Based on information available to the Planning Service (as is often the case in Retail 
Impact Assessments), it is highlighted that the Council are unable to determine 



absolutely what these figures are.  It is reiterated that Retail Impact Assessments are 
used as a guide to consider likely impacts and to establish the potential outcomes, 
particularly in respect to the vitality and viability of the Town Centre.  They are not an 
assessment tool to specifically understand and consider the impact on individual stores 
or the competing commercial aspects of the retail sector.  

 
2.6 Briefly looking at the consequences of the objector’s concerns about the understating of 

turnover (as based upon the objector’s assertions - again which the Planning Service is 
unable to substantiate with absolute certainty), it is suggested by the objector that this 
would alter the impacts significantly, with a suggestion that the impact of the Lidl on the 
Tesco turnover would increase from  4.4% to 7.7%. Alternative projections are also 
given in respect to the Town Centre impact, particularly in respect to convenience 
shopping (9.7% instead of 6.7%). The Planning Service recommendation is that the 
likely Town Centre impacts remain within reasonable parameters and it is not 
appropriate to consider impacts on individual stores from a land-use planning 
perspective.  Again, it is highlighted that Retail Impact Assessments are used as a tool 
to understand likely impacts, and from a broader land-use planning perspective, being 
drawn on absolute figures presented by competing retailers does raise some concerns.  
It is considered that enough information has been presented through the application 
process for the Planning Service to make a reasonable recommendation to approve the 
application in this instance.  

 
2.7 The objection also questions the element of the potential new store’s turnover, derived 

from outwith the catchment set by the Applicant (this has a consequence of removing 
this potential expenditure from the Retail Impact Assessment) which would again under 
estimate impact by lowering the turnover of the stores that would be drawn from the 
derived catchments from these developments.  This point is considered in the original 
report, and the Planning Service could not guarantee with absolute accuracy what these 
figures are on the ground.   Taking into account the practice to do this within Retail 
Impact Assessments more generally, the Planning Service considers the Retail Impact 
Assessment submitted with the application (also taking into account all representations 
received) would still suggest likely impacts should fall within acceptable parameters, and 
that the information available across the application process to be sufficiently robust to 
allow a decision to be made.  

 
2.8 Finally, it is noted that the objector encourages the Council to seek external advice on 

the Retail Impact Assessment and highlights the role the private investment has played 
in respect to town centre works and regeneration over the past years. Also highlighted 
is an alternative view on matters such as vacancies  The latter points are noted, although 
the Planning Service considers that the matter of impact on the vitality and viability of 
the proposed Lidl store (and additional unit) on the Town Centre, along with any other 
regeneration initiative remain within reasonable limits.  It is also noted, that there would 
be some benefits from the development which also carry a degree of material weight.      

 
2.9 Overall, it is considered by the Planning Service that the late submission made by the 

objector does not raise any matters that would change the recommendation on the 
application as set out in the original report.  The land-use planning system considers 
primarily the impact on the vitality and viability of town centres, and in this instance, it is 
considered by the Planning Service that these would remain within reasonable limits. 

 
2.10 The applicant has provided a further response to the objections made; however, it is 

considered by the Planning Service that there is adequate information to make a 
reasonable and robust decision on the application.  It is also important that Planning 
Authorities are not drawn too closely into differing retail impact analysis by competing 
retailers, but retain a broader land-use perspective.  The new objection is not considered 



to raise any information that demonstrates that the proposal should now be refused as 
contrary to policy.   It is therefore recommended that the application be approved as per 
the original report presented to the Committee on 21st December 2020, and attached as 
an appendix to this report. 

 
2.11 As an aside, it is also highlighted that a further letter of representation has been received 

from a local resident which provides 100 years of history of the site and a suggestion 
that if planning permission is approved, some form of recognition of this history in the 
form of a plaque for example, be considered.  This appears to be outwith the scope of 
Development Management powers to ensure, however, it is recommended that this be 
raised with the applicant should planning permission be approved.     

 
 

3. Equality and Diversity 
 
3.1 Fairer Scotland Duty  

There are no implications arising from this report. 
   
3.2 Equality Impact Assessment 
 There are no equalities issues arising from this report. 
    

 
4. Implications 
 
4.1 Financial Impact  

No financial implications have been identified. 
   
4.2 HR/Policy/Legislative Impact 

 It is not considered that the proposal will have an HR, Policy or Legislative Impact. 
 
4.3 Environmental Impact 
 There is not anticipated to be any significant change to environmental impact arising 

from this proposal should the proposed amendments be implemented. 
  
4.4 Risk Impact   
 It is not considered that there are any specific risks to the Council associated with this 

report 
 

 
5. Measures of success 
 
5.1 Upon completion the development will ensure additional retail provision and 

employment opportunity will be delivered in the Airdrie area.  
 

 
6 Supporting documents 
 
6.1 Appendix 1  Report 20/00838/PPP considered at 21st December 2020 Special 

Meeting of the Planning Committee.  

 
Pamela Humphries 
Head of Planning and Regeneration 



Appendix 1 

Application No: 
  
20/00838/PPP 

Proposed Development: 
 
Demolition of Existing Buildings and Erection of a Class 1 
Retail Foodstore (1900 sqm), a speculative Class 1(Retail) 
unit/Class 3(Food & Drink) unit, a Class 3 'Drive Thru' 
Restaurant and Associated Works, with Detailed Matters 
Brought Forward for the Class 1 Foodstore, Car Parking 
Access, Landscaping and Other Works 

  
Site Address: 
 
Warehouse 1C 1E 
101 Carlisle Road 
Airdrie 
ML6 8AG 
 

 

Date Registered: 
 
30th July 2020 

 
 

 
Applicant: 
Lidl GB/ Distell International Ltd 
1 Coddington Crescent 
Eurocentral 
Motherwell 
ML1 4YF 
 

 
Agent: 
Hannah Mitchell 
Rapleys LLP 
80 George Street 
Edinburgh 
EH2 3BU 
 

Application Level: 
Local Application 
 
  

Contrary to Development Plan: 
Yes 

Ward:    
12 Airdrie South  
Michael Coyle, Paul Di Mascio, Ian McNeil, 
Sandy Watson    

Representations: 
8 letters of representation received 

  
 
Recommendation: 

 
Approve Subject to Conditions 

 
Reasoned Justification: 
 
It is considered that while the proposal is contrary to Clydeplan (Diagram 10, Box 1) 
and the principle Policy; HCF1 (Protecting Residential Amenity and Community 
Facilities) within the North Lanarkshire Council Local Plan, it is considered that the 
application is an acceptable departure by virtue of the allowance for departures from 
Policy in (Diagram 10, Box 2) of Clydeplan and in respect to Policies DSP2 (Location 
of Development) and RTC3 (Assessing Retail Out-of-Town Centre Development) of 
the North Lanarkshire Local Plan. It is also considered that the proposed development 
would not have a significantly adverse physical impact on the area where it is located 
or impact significantly on Airdrie Town Centre in respect to vitality and viability. 
   



 

 

Reproduced by permission of 
the Ordnance Survey on behalf 
of HMSO. © Crown Copyright 
and database right 2009.  All 
rights reserved. Ordnance 
Survey Licence number 
100023396. 

Planning Application: 20/00838/PPP  

Lidl GB/Distell International Ltd 

Warehouse 1C 1E, 101 Carlisle Road, Airdrie, 
ML6 8AG 

Demolition of Existing Buildings and Erection of a 
Class 1 Retail Foodstore (1900 sq m), a 
speculative Class 1(Retail)/Class 1/3(Food/Drink) 
unit, a Class 3 'Drive Thru' Restaurant and 
Associated Works, with Detailed Matters Brought 
Forward for the Class 1 Foodstore, Car Parking 
Access, Landscaping and Other Works 

 

 

 

 



Proposed Conditions:- 

This application is for planning permission in principle, with details brought forward for specific elements.  
The planning permission in principle relates to the proposed speculative and drive-thru restaurant units.  
The detailed matters brought forward relate to the proposed Lidl store, the access and associated works 
and the internal car park and manoeuvring areas.  The conditions are therefore split accordingly as 
follows: 
 
Planning Permission in Principle 
 

1. That before development starts in respect to the proposed drive-thru or second speculative 
unit, a further planning application(s) shall be submitted to the Planning Authority in respect to 
those units, and this shall include the following matters specified by condition:- 

 
(a) the siting, design and external appearance of all buildings and other structures; 
(b) the means of access to those units; 
(c) the layout of the unit, including all roads, footways, and parking areas; 
(d) the details of, and timetable for, the hard and soft landscaping of the site; 
(e) the design and location of all boundary walls and fences; 
(f) the phasing of the development; 
(g) the provision of drainage works; 
(h) the disposal of sewage; and 
 (i) details of existing and proposed site levels 

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

 
2. That in accordance with the provisions of Section 59 of the Town and Country Planning 

(Scotland) Act 1997 as amended by the Planning etc (Scotland) Act 2006 the ‘in principle 
elements’ of the development hereby permitted shall be started, either within three years of 
the date of this permission, or within two years of the date on which the last of the matters 
specified by condition are approved, whichever is the later. 
 
Reason: Reason: To enable the Planning Authority to consider these aspects in detail. 

 

3. That in accordance with the provisions of Section 59 of the Town and Country Planning 
(Scotland) Act 1997 as amended by the Planning etc (Scotland) Act 2006 within three years 
of the date of this permission, an application for approval of the matters, specified in Condition 
1 of this permission shall be made to the Planning Authority. 
 
Reason:  To accord with the provisions of the Town and Country Planning (Scotland) 
Act1997 as amended by Planning Etc (Scotland) Act 2006.  

 
4. That, notwithstanding the terms of condition 1 above and the title of development, the 

speculative unit for which planning permission in principle is hereby granted shall be restricted 
solely for a use included within Classes 1 and 3 of the Town and Country Planning (Use 
Classes) (Scotland) Order 1997.  For the avoidance of doubt, any application for matters 
specified in conditions for a Class 3 use, unless otherwise agreed in writing with the Planning 
Authority, shall be supported by an updated Transportation Assessment which shall include 
consideration of parking requirements, any additional roads mitigation that may be required, 
specific trip rates for that use and any additional impacts upon the road network.  The outcome 
of this assessment shall be used to determine maximum floor areas of the unit.  
 
Reason: To ensure the appropriate level of consideration of transportation matters for any 
alternative proposed use, to ensure any required transportation mitigation can be provided and 
in order to establish maximum floor areas for that unit. 
  

5. That parking for the drive-thru unit shall be provided on the basis of 20 spaces per 100m2 public 
floor area and a minimum of 5 queuing spaces for take-away, contained within the dedicated 



drive-thru unit parking area, unless any other level of parking provision can be justified and 
approved in writing with the Planning Authority. 

 
Reason: To ensure adequate parking provision 

 
6. That PRIOR to any works of any description being commenced on the application site, 

a comprehensive site investigation report shall be submitted to and approved in writing 
by the Planning Authority. The investigation must be carried out in accordance with 
current best practice, such as BS 10175: The Investigation of Potentially Contaminated 
Sites, or CLR 11. The report must include a site specific risk assessment of all relevant 
pollution linkages and a conceptual site model. Depending on the results of the 
investigation, a detailed Remediation Strategy may be required as part of the above 
report. 
 
Reason: To ensure that the site is free of contamination in the interests of the amenity. 

7. That on completion of any remedial works identified by the site investigation required 
under the terms of Condition (6) and before the retail units within the site are 
operational, a certificate (signed by a Chartered Environmental Engineer) shall be 
submitted to the Planning Authority confirming that any such remediation works have 
been carried out in accordance with the submitted details. 
 

Reason: To ensure the site is free of contamination in the interests of the 
amenity of future users of the retail units. 

 

8. That before either unit hereby approved is operational, the associated parking and 
manoeuvring areas shall be levelled, properly drained and surfaced in a material which 
the Planning Authority has approved in writing before the start of surfacing work and 
clearly marked out, and shall, thereafter, be maintained as parking and manoeuvring 
areas. 

 

Reason: In order that vehicles can enter and leave the site in forward gear and 
to ensure adequate parking provision. 

9. That BEFORE the development hereby permitted starts, unless otherwise agreed in 
writing with the Planning Authority full details of the proposed surface water drainage 
scheme shall be submitted to the said Authority and shall be certified by a chartered 
civil engineer experienced in drainage works as complying with the most recent SEPA 
SUDS guidance. 

 

Reason: To ensure that the drainage scheme complies with best practice to 
protect adjacent watercourses and groundwater. 

  

10. That the SUDS compliant surface water drainage scheme approved in terms of 
Condition 9 shall be implemented contemporaneously with the development in so far 
as reasonably practical. Within three months of the construction of the SUDS, a 
certificate (signed by a Chartered Civil Engineer experienced in drainage works) shall 
be submitted to the Planning Authority confirming that the SUDS has been constructed 
in accordance with the relevant SEPA SUDS guidance. 

 

  Reason: To safeguard adjacent watercourses and groundwater from pollution.  

 



11. That BEFORE the development hereby permitted starts, a scheme of landscaping shall 
be submitted to, and approved in writing by the Planning Authority, and it shall include:-  

 

(a) details of any earth moulding and hard landscaping, boundary treatment, 
grass seeding and turfing; 

(b) a scheme of tree and shrub planting, incorporating details of the location, 
number, variety and size of trees and shrubs to be planted; 

(c) a detailed timetable for all landscaping works which shall provide for these 
works being carried out contemporaneously with the development of the site. 

 

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

 

12. That all works included in the scheme of landscaping and planting, approved under the 
terms of condition 11 above, shall be completed in accordance with the approved 
timetable, and any trees, shrubs, or areas of grass which die, are removed, damaged, 
or become diseased, within two years of the full occupation of the development hereby 
permitted, shall be replaced within the following year with others of a similar size and 
species. 
 

  Reason: In the interests of amenity. 

13. That before the development hereby permitted starts, a management and maintenance 
scheme shall be submitted to, and approved in writing by the Planning Authority, and it 
shall include proposals for the continuing care, maintenance and protection of:- 

 

(a) the proposed footpaths;  

(b) the proposed parking areas; 

(c) the proposed external lighting;  

(d) the proposed grassed, planted and landscaped areas;  

(e) the proposed fences to be erected along the boundaries 

 

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

 

14. That BEFORE development hereby permitted becomes operational, the management 
and maintenance scheme approved under the terms of condition 13; shall be in 
operation. 

 

  Reason: To ensure ongoing maintenance in the interests of visual amenity. 

 

15. That BEFORE the development herby permitted starts, a detailed drawing showing the 
location of all bin stores and bin provision shall be submitted to and approved in writing 
by the Planning Authority. 

 



  Reason: To ensure that adequate bin provision is provided. 

 

16. That should 12 months or more elapse between the timing of the initial ecological survey and 
addendum Bat Activity Survey dated 9th November 2020 hereby approved, and development 
commencing, a further survey shall be undertaken on the site to determine the presence of any 
statutorily protected species, the said survey shall thereafter be submitted to and approved in 
writing by the Planning Authority before any development commences on the site. As a result 
of the study, should any mitigation measures be required for any protected species, this shall 
be implemented in accordance with the species protection plan agreed in writing with the 
Planning Authority in consultation with Scottish Natural Heritage before works commence on 
the site. 

Reason: To ensure compliance with The Conservation (Natural Habitats & c.) 
Regulations 1994 (as amended); the Wildlife and Countryside Act (1981) as amended; 
the Protection of Badgers Act 1992 (as amended); and the Nature Conservation 
(Scotland) Act 2004.' 

17. That before the development hereby permitted starts, the following details shall be submitted 
to and approved in writing by the Planning Authority: 

 
 Finalised details of the access into the site; 
 Finalised details of the proposed toucan crossing to be provided on the A73 (Carlisle Road); 
 Finalised details of the bus stop relocation on both sides of the A73 (Carlisle Road) at the 

site frontage; 
 Full details of the provision within the layout to allow internal drop-off/pick-up from taxis and 

other vehicles; 
 Full details of a footpath to the rear of car parking spaces 5-23 to the store, designed to 

allow disabled people from having to use the adjacent aisle. (For the avoidance of doubt, 
dropped kerbs should be provided to align with the disabled persons’ parking places)  

 
Reason: In the interests of pedestrian and road safety. 

18. That before the development hereby permitted is brought into use, unless otherwise agreed in 
writing with the Planning Authority, the following transportation elements shall be fully 
implemented to the satisfaction of the Planning Authority: 

 
 All details approved under the terms of condition 17 above. 
 The 3m wide footway (with 0.5m hard-strip) along the entire site frontage with the A73 and 

around the southern corner of the Craigneuk Avenue/A73 Carlisle Road junction, as 
indicated on drawings AL(0)03 P6 

 The stopping up of the existing bus stop lay-by on the western side of the A73 Carlisle 
Road opposite the site access.  

 
Reason: In the interests of pedestrian and road safety. 

19.  That before the commencement of development, including on each phase of 
development (and excluding the demolition of existing structures), any necessary 
remedial works and mitigation measures to address land instability arising from shallow 
coal mining legacy shall be implemented on site. The intrusive site investigations and 
remedial works shall be carried out in accordance with authoritative UK guidance. 

Reason: To ensure that the site is made safe and stable for the development 
proposed.  

 



20. That before the occupation of each phase of the development, or it being taken into 
beneficial use, a signed statement or declaration prepared by a suitably competent 
person confirming that the site is, or has been made, safe and stable for the approved 
development shall be submitted to the Planning Authority for approval in writing. This 
document shall confirm the completion of any remedial works and/or mitigation 
necessary to address the risks posed by past coal mining activity. 

 
Reason: To ensure that the site is made safe and stable for the development 

proposed.  

 

21. That before the development hereby permitted starts, tree protection measures in 
accordance with British Standard BS 5837 shall be erected along the drip line of the 
trees, along the southern boundary of the site, and shall not be removed without the 
approval in writing of the Planning Authority. 

 

Reason: In order to protect established boundary vegetation and in the interests of 
amenity.  

 
 
 
Matters specified by condition (brought forward) 

 

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

 
Reason: To accord with the provisions of the Town and Country Planning 
(Scotland) Act 1997 as amended by the Planning etc (Scotland) Act 2006. 

 

2. That, except for the requirements of conditions below or as may otherwise be agreed 
in writing by the Planning Authority, the development shall be implemented in 
accordance with drawing numbers:-  

 

AL(0)001 Location Plan 

AL(0)003 Rev P6 Proposed Site Plan 

AL(0)004 Proposed Floor Plan 

AL(0)005 Proposed Elevations 

AL(0)006 Proposed Sections 

AL(0)007 Proposed Roof Plan 

R/2383/1 Landscape Details 

 

Reason: To clarify the drawings on which this approval of permission is 
founded. 



 

3. That before the development hereby permitted starts, full details of the facing materials 
to be used on all external walls and roofs shall be submitted to, and approved in writing 
by the Planning Authority, including any modifications as may be required. 

 

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

 

4. That PRIOR to any works of any description being commenced on the application site, 
a comprehensive site investigation report shall be submitted to and approved in writing 
by the Planning Authority. The investigation must be carried out in accordance with 
current best practice, such as BS 10175: The Investigation of Potentially Contaminated 
Sites, or CLR 11. The report must include a site specific risk assessment of all relevant 
pollution linkages and a conceptual site model. Depending on the results of the 
investigation, a detailed Remediation Strategy may be required as part of the above 
report. 

 

Reason: To ensure that the site is free of contamination in the interests of the 
amenity. 

 

5. That on completion of any remedial works identified by the site investigation required 
under the terms of Condition (7) and before the retail units within the site are 
operational, a certificate (signed by a Chartered Environmental Engineer) shall be 
submitted to the Planning Authority confirming that any such remediation works have 
been carried out in accordance with the submitted details. 

 

Reason: To ensure the site is free of contamination in the interests of the 
amenity of future users of the retail units. 

 

6. That before the retail unit hereby approved is operational, the associated parking and 
manoeuvring area as shown on the approved plans, shall be levelled, properly drained 
and surfaced in a material which the Planning Authority has approved in writing before 
the start of surfacing work and clearly marked out, and shall, thereafter, be maintained 
as parking and manoeuvring areas. 

 

Reason: In order that vehicles can enter and leave the site in forward gear and 
to ensure adequate parking provision. 

 

7. That BEFORE the development hereby permitted starts, full details of the design and 
location of all fences and walls to be erected on the site shall be submitted to and 
approved in writing by the Planning Authority, and that before the any of the retail units 
hereby approved are operational, the associated fences/walls approved under this 
condition shall be erected and maintained to the satisfaction of the Planning Authority. 

 

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

 

8. That BEFORE the development hereby permitted starts, unless otherwise agreed in 



writing with the Planning Authority full details of the proposed surface water drainage 
scheme shall be submitted to the said Authority and shall be certified by a chartered 
civil engineer experienced in drainage works as complying with the most recent SEPA 
SUDS guidance. 

 

Reason: To ensure that the drainage scheme complies with best practice to 
protect adjacent watercourses and groundwater. 

 

9. That the SUDS compliant surface water drainage scheme approved in terms of 
Condition 11 shall be implemented contemporaneously with the development in so far 
as reasonably practical. Within three months of the construction of the SUDS, a 
certificate (signed by a Chartered Civil Engineer experienced in drainage works) shall 
be submitted to the Planning Authority confirming that the SUDS has been constructed 
in accordance with the relevant SEPA SUDS guidance. 

 

Reason: To safeguard adjacent watercourses and groundwater from pollution.  

 

 

10. That BEFORE the development hereby permitted starts, a scheme of landscaping shall 
be submitted to, and approved in writing by the Planning Authority, and it shall include:-  

 

(a) details of any earth moulding and hard landscaping, boundary treatment, 
grass seeding and turfing; 

(b) a scheme of tree and shrub planting, incorporating details of the location, 
number, variety and size of trees and shrubs to be planted; 

(c) a detailed timetable for all landscaping works which shall provide for these 
works being carried out contemporaneously with the development of the site. 

 

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

 

11. That all works included in the scheme of landscaping and planting, approved under the 
terms of condition 13 above, shall be completed in accordance with the approved 
timetable, and any trees, shrubs, or areas of grass which die, are removed, damaged, 
or become diseased, within two years of the full occupation of the development hereby 
permitted, shall be replaced within the following year with others of a similar size and 
species. 

 

Reason: In the interests of amenity. 

 

12. That before the development hereby permitted starts, a management and maintenance 
scheme shall be submitted to, and approved in writing by the Planning Authority, and it 
shall include proposals for the continuing care, maintenance and protection of:- 

 



(a) the proposed footpaths;  

(b) the proposed parking areas; 

(c) the proposed external lighting;  

(d) the proposed grassed, planted and landscaped areas;  

(e) the proposed fences to be erected along the boundaries 

 

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

 

13. That BEFORE development hereby permitted becomes operational, the management 
and maintenance scheme approved under the terms of condition 15; shall be in 
operation. 

 

  Reason: To ensure ongoing maintenance in the interests of visual amenity. 

 

14. That BEFORE the development herby permitted starts, a detailed drawing showing the 
location of all bin stores and bin provision shall be submitted to and approved in writing 
by the Planning Authority. 

 

  Reason: To ensure that adequate bin provision is provided. 

 

15. That should 12 months or more elapse between the timing of the initial ecological survey and 
addendum Bat Activity Survey dated 9th November 2020 hereby approved, and development 
commencing, a further survey shall be undertaken on the site to determine the presence of any 
statutorily protected species, the said survey shall thereafter be submitted to and approved in 
writing by the Planning Authority before any development commences on the site. As a result 
of the study, should any mitigation measures be required for any protected species, this shall 
be implemented in accordance with the species protection plan agreed in writing with the 
Planning Authority in consultation with Scottish Natural Heritage before works commence on 
the site. 

Reason: To ensure compliance with The Conservation (Natural Habitats & c.) 
Regulations 1994 (as amended); the Wildlife and Countryside Act (1981) as amended; 
the Protection of Badgers Act 1992 (as amended); and the Nature Conservation 
(Scotland) Act 2004.' 

 

16. That before the development hereby permitted starts, the following details shall be submitted 
to and approved in writing by the Planning Authority: 

 Full details of the finalised access into the site; 
 Full details of the proposed toucan crossing to be provided on the A73 (Carlisle Road); 
 Full details of the bus stop relocation on both sides of the A73 (Carlisle Road) at the site 

frontage; 
 Full details of the provision within the layout to allow internal drop-off/pick-up from taxis and 

other vehicles; 



 Full details of a footpath to the rear of car parking spaces 5-23 to the store, designed to 
allow disabled people from having to use the adjacent aisle. (For the avoidance of doubt, 
dropped kerbs should be provided to align with the disabled persons’ parking places)  

 
Reason: In the interests of pedestrian and road safety. 

17. That before the development hereby permitted is brought into use, unless otherwise agreed in 
writing with the Planning Authority, the following transportation elements shall be fully 
implemented to the satisfaction of the Planning Authority: 

 All details approved under the terms of condition 19 above. 
 The 3m wide footway (with 0.5m hard-strip) along the entire site frontage with the A73 and 

around the southern corner of the Craigneuk Avenue/A73 Carlisle Road junction, as 
indicated on drawings AL(0)03 P6 

 The stopping up of the existing bus stop lay-by on the western side of the A73 Carlisle 
Road opposite the site access.  

 
Reason: In the interests of pedestrian and road safety. 

18. That before the commencement of development, including on each phase of development (and 
excluding the demolition of existing structures), any necessary remedial works and mitigation 
measures to address land instability arising from shallow coal mining legacy shall be 
implemented on site. The intrusive site investigations and remedial works shall be carried out 
in accordance with authoritative UK guidance. 

Reason: To ensure that the site is made safe and stable for the development proposed.  
 

19. That before the occupation of each phase of the development, or it being taken into beneficial 
use, a signed statement or declaration prepared by a suitably competent person confirming that 
the site is, or has been made, safe and stable for the approved development shall be submitted 
to the Planning Authority for approval in writing. This document shall confirm the completion of 
any remedial works and/or mitigation necessary to address the risks posed by past coal mining 
activity. 

Reason: To ensure that the site is made safe and stable for the development 
proposed.  

 

20. That before the development hereby permitted starts, tree protection measures in accordance 
with British Standard BS 5837 shall be erected along the drip line of the trees, along the 
southern boundary of the site, and shall not be removed without the approval in writing of the 
Planning Authority. 

 

Reason: In order to protect established boundary vegetation and in the interests of 
amenity.  

  

 

 

 

 

 

 



Background Papers: 

 
Consultation Responses: 
 
Environmental Health (including Pollution Control) 7.8.2020, 8.10.2020, 19.10.2020, 29.10.2020 
The Coal Authority 24.09.2020, 05.10.2020  
Traffic & Transportation 24.08.2020, 17.11.2020  
NLC Greenspace 02.09.2020  
Scottish Power Environmental Planning 31.07.2020  
Scottish Water 07.08.2020  
Strathclyde Partnership for Transport 07.08.2020 
  
Contact Information: 

 

Any person wishing to inspect these documents should contact Mr Gordon Liddell at 
planningenquiry@northlan.gov.uk  

 

 

Report Date: 

 

10th December 2020 

 

 
 
 



APPLICATION NO. 20/00838/PPP 

 

REPORT 
 

1. Site Description 

 

1.1 The application site extends to approximately 1.8 hectares, comprising the site of the 
bonded warehouses of Burns Stewart Distillers. The land is bound by Craigneuk 
Avenue to the north, beyond which is open space and football pitches at Craigneuk 
playing fields.  Carlisle Road (A73) marks the western boundary, along with some 
adjacent residential properties and a petrol filling station.  The southern boundary is 
marked by some further residential properties and industrial yard space, separated by 
boundary vegetation.  The eastern boundary is marked by the Excelsior Stadium and 
associated grounds.   

 

1.2 The site is currently accessed from Carlisle Road, and overall can been seen to 
gradually decline in level in a north-south direction. It is largely taken up by the 
warehouses of the Burns Stewart Distillers 

 

1.3 In land-use terms, the surrounding area could be described as mixed-use.  There are 
houses along Carlisle Road (single and 2-storey), otherwise the nature of the area is 
characterised by the aforementioned mix of uses. In terms of the local road network, 
the site access is located to the south of the junction of Carlisle Road and Craigneuk 
Avenue.  More generally, the site is located approximately 1600 metres south east of 
the Town Centre.    

 

2. Proposed Development 

 

2.1 The Applicant seeks planning permission for a 1900sqm Lidl supermarket, a 
speculative drive-thru unit and a further 1374sqm speculative unit to be used as either 
non-food retail or a food and drink outlet.  Also proposed is the associated access, 
parking, manoeuvring and landscaping.  While this application is in principle, it does 
include the details brought forward for the Lidl store, joint car parking and access.  In 
effect, detailed permission is sought for these elements.  The proposed building is a 
standard style of Lidl store.   

 

2.2 In terms of layout, there are 191 car parking spaces proposed (including provision for 
those with disabilities (12) parents with children (8) and electric car charging spaces 
(2, but provision for 9 more in the future).  Also detailed on the layout are bike stands 
and trolley bays.  Otherwise, the car parking element is what might be expected for a 
store of this nature, with a mix of parking, aisles and some pedestrian provision.    The 
drive-thru unit is only in principle and would be subject to a future detailed application 



if planning permission in principle is approved.  The same applies to the details of the 
other speculative unit.   

 

2.3 In terms of access, this is proposed to comprise a new dedicated priority junction onto 
Carlisle Road, south of Craigneuk Avenue. This would be the access for both 
customers and service vehicles, however, the carpark elements would be accessed 
from the internal through-road and the two retail units would be serviced from the rear.  
The drive-thru although in principle, would ultimately be serviced from within the 
customer car park. 

 

2.4 The access itself would be a wide priority junction, allowing access into the site via a 
single lane, and access out via two lanes (allowing left and right turns).  There would 
also be a crossing point for pedestrians.  There are also proposed changes to the 
public road network to facilitate the development.  This includes widening of the A73 
at the site, widened footways along the frontage of the site, a new right turn lane to 
allow drivers heading north on Carlisle Road to turn right into the site and a new toucan 
crossing.  Two bus stops near the access would we relocated, although remaining 
within close proximity to the access.  The layout has also accounted for any possible 
future changes in the local road network at the junction of Craigneuk Avenue and 
Carlisle Road.     

 

3. Applicant’s Supporting Information 

 

3.1 The following documents were submitted in support of the planning application. 

 

 Planning and Retail Impact Assessment 
 Transportation Assessment 
 Ecological Surveys 
 Site Investigation  
 Drainage Impact Assessment 
 Flood Risk Assessment 
 Tree Report 
 Noise Impact Assessment 
 Air Quality Assessment 
 Coal Mining Risk Assessment 
 Public consultation report (carried out voluntarily) 

 

4. Site History and Context 

 

4.1 The Council was minded to approve planning application 12/00293/PPP for 
“Demolition of Warehouse and Erection of Supermarket (4735sqm gross) with Petrol 
Filling Station, Access, Parking and Restaurant with Ancillary Road Improvement 
Works” in 2013, however the application was subsequently withdrawn by the Applicant 



before the permission was issued. In terms of the local road network, the Council has 
investigated possible road improvement works in the vicinity of the site (the junction of 
Carlisle Road/Craigneuk Avenue and South Biggar Road) although at this point no 
project has been finalised or scheduled. 

 

5. Development Plan 

 

5.1 The application exceeds the scale of significance for retail development set out in 
Schedule 14 of Clydeplan and is therefore of strategic significance requiring 
assessment against the Strategic Development Plan (SDP).  The site is zoned HCF1A 
and B (Protecting Residential Amenity and Community Facilities) in the North 
Lanarkshire Local Plan (NLLP). 

 

5.2 In the examination of the North Lanarkshire Local Plan, a submission was made in 
respect to rezoning the site for retail purposes, this was not supported, but there was 
an acknowledgement of a perceived local needs retail deficiency in the east part of 
Airdrie.  The previous position of the Council in respect to the earlier proposal by Asda 
is also noted. 

 

6. Consultations 
 

6.1 The following consultation responses have been received: 

 

6.2 Environmental Health (including Pollution Control) 

 

Pollution Control initially set out a requirement for a Site Investigation, Air Quality 
Assessment and Noise Assessment, as well as providing guidance on lighting.  These 
reports were provided and the points made in respect to lighting could be added as an 
advisory note on any decision notice. 

 

The Site Investigation assessment has been advanced although there is a requirement 
for some additional investigation and analysis, including details of remediation.  From 
a planning perspective, the level of information is sufficient to support development, 
although planning conditions would be required.   

 

The Noise Assessment considered anticipated delivery noise (including night time 
deliveries, car park noise and plant noise), all of which are expected to remain within 
acceptable limits.     

 



In terms of the Air Quality Assessment, all key indicators in respect to air quality are 
assessed as being within acceptable limits.  Dust from construction is identified as a 
potential impact, however this could be mitigated through construction management 
and an Environmental Management Plan is proposed.  Pollution Control have 
requested a copy of this plan.  Construction matters generally sit outwith planning 
control but an advisory note is proposed should permission be granted.    

 

 

 

 

6.3 The Coal Authority 

 

The Coal Authority concurs with the recommendations of the Coal Mining Risk 
Assessment Report submitted with the application which concludes that coal mining 
legacy potentially poses a risk to the proposed development and that remedial 
measures are required in order to ensure the safety and stability of the proposed 
development.  Conditions are proposed to address those matters.  

 

6.4 NLC Greenspace  

 

NLC Greenspace does not object to the application, although required a further report 
on potential impacts on Bats (a recommendation of the ecology survey submitted with 
the application) before any planning permission could be granted.  Surveys were 
provided which confirmed impact would be very limited and could be resolved with a 
licence.   

 

Otherwise, the more general biodiversity assessment would require to be updated in 
May 2021 (and yearly thereafter) if no development commences beforehand.  It is also 
recommended that biodiversity enhancements are incorporated into the scheme.  On 
the latter two points, conditions and advisory notes are proposed. 

 

6.5 Scottish Power Environmental Planning 

 

SP Distribution Plc have no objection to the proposals in principle, although advise that 
they have underground cable and an operational substation within the vicinity of the 
proposals.  

 

6.6 Scottish Water  

 



Scottish Water raise no objection to the application but set out background in respect 
to water connection, surface water and provide guidance for the Applicant. 

 

6.7 Strathclyde Partnership for Transport 

 

 Strathclyde Partnership for Transport raise no objection to the application.  

 

6.8 Traffic & Transportation 

 

On review of the submitted plans and associated Transportation Assessment (TA), 
NLC Traffic and Transportation consider that the access design outlined in paragraph 
2.3 is anticipated to operate satisfactorily on the public road network, although there 
might be some queuing for users of the development when turning right out onto 
Carlisle Road.  

 

In respect to the speculative Class 1 (Retail)/Class 3 (Food/Drink) unit, it is highlighted 
that the TA has only considered the traffic impact of a Class 1 (Retail) option. From a 
transportation perspective, it is therefore considered that this should be limited to this 
use, as a food and drink use could have different assessment considerations, such as 
parking and trip generation.  It is suggested that should the Applicant wish to consider 
an alternative use in future, an amended TA should be submitted for approval.  The 
unit floor area could be limited depending on the outcomes of this assessment.  From 
a planning perspective, it is considered that Class 3 is acceptable in principle and 
doesn’t necessarily need to be restricted from any permission, but a condition can be 
applied which would require those assessments to be carried out and establish 
anticipated impacts, any relevant mitigation that may be required and otherwise 
establish an acceptable floor area in light of those considerations. 

 

Otherwise, conditions are recommended in respect to the final details of: 

 

 The toucan crossing 
 Bus stop relocation (in consultation with SPT and Police Scotland) 
 The implementation of a 3m wide footway with a 0.5m hard-strip along the 

entire site frontage with the A73, and around the southern corner of the 
Craigneuk Avenue/A73 Carlisle Road junction 

 The implementation of the shared car parking 
 The provision of internal drop-off/pick-up for taxi’s etc 
 The provision of a footpath to the store for disabled people, outwith the vehicle 

aisle  
 As well as clarifying the parking requirements for any future drive-thru unit. 

 



It is also highlighted that provision should be made to allow future NLC improvements 
to be made to the southern radius of the Craigneuk Avenue/A73 Carlisle Road junction 
as per the proposed layout.  In planning terms, this in itself wouldn’t require a condition, 
other than the general condition of implementing the proposal in accordance with the 
appropriate plans should permission be approved. 

 

7. Representations 
 

7.1 8 representations have been received from local residents, Monkland Glen Community 
Council and from Morrison’s in the Town Centre. 1 in support, 5 in objection, with 2 
neutral representations. These are summarised and responded to as follows: 

 

Support 

 

7.2 An expression of general support for a Lidl store at this location, particularly in relation 
to the local housing areas. 

 

 Comment: Noted 

 

Retail Demand and Impact 

 

7.3 In terms of the sequential approach, no consideration appears to have been given to 
the potential of various underused car park sites in and on the edge of Airdrie Town 
Centre to accommodate the proposal, including the underused surface car parks at 
Callon Street and Hallcraig Street.  

 
Comment: Following review of the Retail Impact Assessment and receipt of objections, the 
Applicant updated their sequential analysis to consider further sites, including the car parks 
mentioned.  This is discussed in paragraph 8.24. The Planning Service accepts that these car 
parks wouldn’t be available alternatives under the sequential approach.   

 
7.4 Out-of-centre retail developments should ‘integrate with surrounding land uses’ and avoid 

sporadic development.’  The proposal would not integrate with the surrounding uses which are 
largely business/industrial related.   
 
Comment: It is highlighted that it is already a mixed-use area that also includes residential, 
recreation and commercial uses. Also, this site is a brownfield site within the urban area. The 
proposal is not considered to be unacceptably sporadic but to fit satisfactorily with the 
surrounding mix of uses.  

 
7.5 Out-of-centre locations should be readily accessible by a variety of transport modes.  The 

location of the proposed store would be largely car dependent as there is a limited walk-in 
residential catchment population.   

 
Comment:  It is accepted that the proposed development is largely car dependant, although it 



does have nearby bus stops, is on a recognised cycle route and would have a reasonable 
walking catchment for people nearby.  Rail connectivity is considered to be low.  On the basis 
that an out-of-centre retail development is acceptable in principle, on balance, transport variety 
and connectivity is considered to be adequate.  

 
7.6 The Retail Impact Assessment figures are based on existing stores achieving company average 

figures, which do not give an accurate view on their current performance and the extent to 
which they are vulnerable to further out-of-centre retail development.  For example, the 
Applicant has significantly overestimated the turnover of the Town Centre Morrisons store and 
therefore significantly underestimated the impact of the proposed Lidl on Airdrie Town Centre.  
The Applicant should be required to carry out a household survey to establish the actual levels 
of trading and performance of the Town Centre, which is recognised by the Council in its Action 
Plan as a declining centre. 

 
 

Comment:  The Applicant has responded to these concerns by carrying out some different 
scenarios of turnovers in the catchment.  This is discussed in paragraphs 8.32 – 8.34.  It is 
concluded that anticipated impacts on the Town Centre would remain within acceptable limits.  
A household survey was not carried out as part of the Retail Impact Assessment, however, the 
Planning Service considers the assessment to be sufficiently robust without the need for a 
specific householder survey. The Applicant did carry out a voluntary ‘pre application’ process 
with the community which involved questionnaires.  This is discussed later in the report. 
 

7.7 There is no evidence that any residents from Airdrie are currently leaving the local area to shop 
at Lidl stores in the wider area.  Airdrie is well served by a number of Town Centre stores, 
including Morrisons, two Aldi stores and the edge-of-centre Tesco.  This would suggest that the 
proposed Lidl will simply divert trade from existing stores, most of which are in-centre and the 
proposed Lidl would not clawback any significant leakage of expenditure. 

 
Comment:  These concerns are discussed in paragraphs 8.25 – 8.31.  It is accepted that trade 
will be drawn from existing stores, however, the planning consideration is impact upon the 
network of centres rather than individual stores and the anticipated impacts are considered to 
be within acceptable limits.  It is noted that while impact on individual stores are considered, it’s 
not the role of the planning system to intervene in commercial competition, but to consider the 
impact on the network of centres.  In terms of possible clawback, it is accepted that there is a 
convention within Retail Impact Assessments that an element of trade could be brought back 
through residents currently shopping at the same stores outwith the catchment, although it is 
acknowledged that actual statistics on this matter are not set out in detail.   

 
7.8 The retail impact figures suggest that the proposal will reduce the turnover of Airdrie Town 

Centre by around 5%, but this figure includes much higher levels of impact on some individual 
stores, particularly the Aldi stores, estimated to experience impacts in excess of 10%.  
However, all of these estimates are based on existing stores achieving company average 
turnovers.  In reality, the stores are likely to be underperforming, so the Applicant has 
underestimated impact.  The role of the planning system in respect to commercial completion 
is however reiterated.    

 
Comment:  Refer to paragraph 7.6. 

 
7.9 The Airdrie Town Centre Action Plan identifies reducing footfall and the increased competition 

from out-of-centre retail development as key threats to the Town Centre.  Based on erroneous 
data, the proposal has the potential to further erode the vitality and viability of the Town Centre 
by diverting customers away from its shops and services. 

 
Comment:  Impact upon the health of the Town Centre is reviewed in paragraphs 8.35 – 8.42.  
It is considered that the proposal is unlikely to unacceptably impact upon the vitality and viability 
of the Town Centre. 

 



7.11 Airdrie is well served by supermarkets including Morrisons, Tesco and Aldi (of which 
there are two).  There are several discount food stores (Food Warehouse and Home 
Bargains).  In the wider town there are also outlets like co-op and day-to-day serving 
more local areas, along with small individual shops.  However, there is an absence of 
a major retail outlet with competitive prices to serve Gartlea, Craigneuk and Peterburn, 
therefore there is strong opposition to the proposal in terms of provision. 

 

Comment:  The range of retailers within the catchment has been considered as part of the 
Retail Impact Assessment.  It is accepted that a range of shopping outlets is required in any 
area (where acceptable) and that this store would provide another choice for residents in that 
part of Airdire.  Qualitative assessment is reviewed in paragraphs 8.43 – 8.45 which concludes 
no reason for refusal on these grounds.  

 

7.12 In light of the above, the proposal is contrary to Policy RTC3 of the North Lanarkshire 
Local Plan 

 

Comment:  The Planning Service assessment against Policy RTC3 is set out in paragraphs 
8.16 – 8.52.  It is considered that the proposal does comply with Policy RTC3.   

 

Pedestrian Accessibility 

 

7.13 There are concerns about walking distances/connectivity to the store  

 

Comment:  It is considered that the development would have some pedestrian connectivity for 
residents in the area, although it would be largely car based.  The level of pedestrian 
connectivity is not however so unacceptable that would render the site unsuitable for a retail 
development.   
 
Trees 

 

7.14 There are concerns about loss or damage to existing boundary trees 

 

Comment:  The trees referred to would not be impacted by the development.  A condition could 
be used to ensure tree protection measures are in place.    

 

Provision of Fast Food Outlet and Restaurant  

 

7.15 (i) There is no requirement for a new fast food outlet 

 

(ii) There is no requirement for a restaurant, drive-thru or any fast food facilities.  It is 
highlighted that Carlisle Road has food outlets at two petrol stations (M&S and Costa), 
Sizzlers restaurant and many eat-in and carry out businesses in Airdrie.  The 



consequence of fast food in South Airdrie is continuing the diabetes and obesity crisis, 
along with littering which defines the local surroundings. 

 

(iii) There is a suggestion of relocation of an existing restaurant nearby (with potential 
advantages in using the new car park out of shopping hours) 

 

(iv) It has been highlighted that other Lidl stores don’t appear to have associated fast 
food outlets. 

 

Comment:  There has been no specified end-user for the drive-thru unit, or the second larger 
speculative unit and that the planning system isn’t able to control unit tenure, or any associated 
health or anti-social matters in this way.  The proposal requires to be assessed in broader land-
use terms.  In terms of the larger speculative unit, if planning permission was approved, it is 
considered that a Class 3 use would be acceptable in principle, however, a condition should be 
required to determine its maximum floor area and to ensure parking and transportation matters 
are more closely considered and accommodated. In respect to other Lidl stores having 
associated food units, or suggestions for restaurant relocation, the Planning Authority is 
required to assess applications on their individual merits.  This proposal has been found to 
adequately accord with the relevant planning Policies.     

 

Other Infrastructure 

 

7.16 There is no inclusion of electric car charging points.  In light of carbon emission and 
green energy targets, no new car parks should be built without these.  Concerns are 
expressed about lack of provisions for cyclists (cycle racks). 

 

Comment:  The proposed layout was subsequently updated to include electric car charging 
ports following this representation and also has the provision of bike racks.  

 

Pollution  

 

7.17 Concerns are expressed about construction, HGV traffic, servicing and operation (in 
respect to noise) Concerns are also expressed regarding the potential for air pollution 
(a range of local uses are highlighted including housing, schools and a nursery) 

 
Comment:  The application has been supported by detailed air quality and noise impact 
assessments.  These have concluded that any impacts would remain within acceptable limits 
and this conclusion has been supported by the Council’s Pollution Control team following 
review.  

 

 

 

Roads 



 

7.18 There is a lack of technical roads information in the application  

 

Comment:  It is acknowledged that when the application was first submitted, elements of 
technical assessment, including the transportation assessment were not available for public 
viewing.  This was subsequently submitted and re-notification/advertising was carried out. 

 

7.19 Concerns are expressed about the impact upon Carlisle Road, Craigneuk Avenue, 
South Bigger Road, Petersburn Road and Brownsburn Road (it is considered that a 
full re-development of the public road is needed).  

 

7.20 It is highlighted that direct access onto and from A73 will have a significant impact on 
the pubic road. 

 

7.21 Concerns are expressed about potential access conflict with New Broomfield.   

 

7.22 It is considered that a large roundabout is required to give access to the A73 from 
South Biggar Road and Craigneuk Avenue, with access to the site thereafter taken 
from Craigneuk Avenue. 

 

7.23 There are concerns that there would be inadequate traffic management at the 
proposed access. 

 

7.24 There are concerns that the development will result in significant additional traffic to 
the A73, which already has substandard junction arrangements.   

 

7.25 There is a history of recorded accidents in the area.  An increase in traffic would be 
unacceptable on safety and health grounds. 

 

Comment:  In response to these concerns, it is noted that the Transport Assessment 
(TA) submitted in support of the application has demonstrated that the proposed ghost 
island junction at the site access/A73 Carlisle Road will operate within capacity with 
the addition of development generated traffic.  The TA has further demonstrated that 
there would be no material impact on the surrounding road network as a result of 
increased traffic generated by the development. 

 

In view of this, there would be no requirement for the Applicant to upgrade the existing 
South Biggar Road/A73 Carlisle Road/Craigneuk Avenue staggered-junction to a large 
roundabout as suggested.  The objections also suggests that the site should be 



accessed via Craigneuk Avenue, as opposed to the A73 Carlisle Road, however,  the 
area of the site under control of the Applicant would not allow this, with the only access 
point available being the A73 Carlisle Road.  It is also noted that there is an established 
use for warehousing at this site which currently takes direct access to the A73 Carlisle 
Road.  The proposed ghost island access would improve the current arrangement by 
increasing the junction spacing between the existing site access and Craignuek 
Avenue and providing a storage area for vehicles wishing to turn right into the 
site.  Improved pedestrian access will also be provided through provision of a ‘toucan’ 
crossing and increased footway width along the site frontage.  From a planning 
perspective, the proposed access and impact on the public road had been satisfactorily 
demonstrated as acceptable.  

 

7.26 A previous proposal by ASDA gave considerable attention to traffic flow, along with 
proposed adjustments to the road layout and traffic lights at junctions with Brownsburn 
Road and Petersburn Road.  This is not included in this proposal.    

 

Comment:  It is highlighted that each application requires to be considered on its individual 
merits, taking into account the scheme put forward by the Applicant, supporting information and 
assessment.  This application has been supported by the required TA, has its own 
characteristics and has been found to be acceptable from a transportation perspective.    

 

 

 

 

 

 

8. Planning Assessment  
 

8.1 In accordance with Section 25 of the Town and Country Planning (Scotland) Act 1997 
as amended by Planning etc (Scotland) Act 2006, planning decisions must be made 
in accordance with the Development Plan unless material considerations indicate 
otherwise.  This application is of strategic significance (it’s above the strategic floor 
area threshold for retail developments) and requires to be assessed against both 
Clydeplan and the North Lanarkshire Local Plan. 

 

 Development Plan - Clydeplan 

 

8.2 Clydeplan sets out a vision for the long term development of the city region and deals 
with cross boundary issues such as housing, strategic infrastructure, including 
transport, water supply and waste water, as well as strategic green networks including 
green belts.  It also sets out the vision for the network of retail centres.  This translates 
the intended outcomes of National Policy into strategic outcomes and a method of 



practical application for decision making by local authorities.  This is done through a 
spatial development strategy and supporting Policies.  

 

8.3 Of most relevance is Policy related to Strategic Centres (of which Airdrie Town Centre 
is one).  Clydeplan Policy looks to address challenges facing Town Centres like Airdrie 
and along with SPP, sets out a ‘Town Centre first’ principle.  The vision is to protect 
and enhance the centres.  More specifically in terms of Airdrie, the plan describes its 
role and function as retail, community, healthcare, cultural, leisure and civic and the 
identified challenges as retail contraction, encouragement of a wider mix of Town 
Centre uses, need to enhance activity throughout the day and evening, regeneration 
of the historic townscape and some areas being subject to flood risk.   

 

Clydeplan Policy 4 (Network of Strategic Centres) sets out the Policy.  This includes: 

 

8.4 To protect and enhance the development of the centres in line with their role and 
function, challenges and future actions, protect and enhance Glasgow City Centre to 
ensure there is no detrimental impact on its role and function, and to recognise that 
whilst the network centres are the preferred location for strategic scale development, 
out-of-centre proposals are subject to the sequential approach and the assessment of 
impact. 

 

8.5 Clydeplan provides a framework for decision making (Diagram 10) that Local 
Authorities should use when assessing strategic scale development proposals to 
ensure that they comply with the Strategic Development Plan.   

 

8.6 Box 1 of Diagram 10 sets out the assessment process to determine if the development 
proposal meets the aims of the plan.  Proposals require to be considered against the 
related Policies, schedules and diagrams appropriate to the type of development under 
consideration.  For this application, it primarily relates to:  

 

Network of Strategic Centres (Policy 4, Schedule 2, Diagram 3).   

 

8.7 The proposal is for an out-of-centre retail proposal, located outwith Airdrie Town Centre 
and any other defined retail area.  To justify their proposal, the Applicant has provided 
a Retail Impact Assessment which takes the proposal through the sequential approach 
(considering possible sites within the Town Centre and then through the retail 
hierarchy), as well as considering anticipated impacts in financial terms to those 
centres, along with health check analysis to understand how the development might 
impact upon the vitality and viability of Airdrie Town Centre.  This Policy is considered 
to be adequately reflected through the Policies of the North Lanarkshire Local Plan 
and these matters are reviewed in more detail is paragraphs 8.11 – 8.54.  On balance, 
while the proposal is an out-of-centre retail development it is considered to be suitably 



justified in a sequential sense, with anticipated impacts remaining within acceptable 
limits.  It is considered that the status of Glasgow City Centre would also be protected.   
Nonetheless, although only marginally above the threshold of strategic significance, 
the primary zoning in the local plan does not support retail of this scale and the 
development is considered to be contrary to the Development Plan.  From a strategic 
perspective, the concern would be the cumulative impact of many smaller retail 
developments being permitted out-of-centre upon the Town Centres of the city region 
collectively.   As such, it requires to be considered as a departure against diagram 10, 
box 2.   

 

8.8 Before doing that, there are some other Policies which can be seen to have some 
relevance in their themes, translating to a local area for a development of this nature, 
although perhaps not the strategic significance anticipated in the plan.   This includes 
the consideration low carbon, emissions, sustainable transport and active travel 
(including health and wellbeing of local residents).  As a more general observation, the 
proposed development includes 2 electric car charging spaces within its car park (and 
the facility to create 9 more).  While outwith the network of centres, this site has north 
and south bound bus stops directly adjacent on the A73, makes provision for cycle 
storage adjacent to the Lidl store, is on a national cycle route and has some pedestrian 
connectivity to the local area. 

 

 Box 2 of Diagram 10 (Departures from the Strategic Development Plan) 

 

8.9 The following criteria (and any other material considerations) requires to be considered 
to conclude whether the proposal is an acceptable departure from Policy.  The relevant 
criteria are discussed in turn: 

 

Does the proposal make a significant contribution to sustainable development 
particularly through enabling shift to sustainable travel modes and the contribution to 
carbon reduction: Proportionately, the development is considered to make some 
contribution towards these aims.      

 

Does the proposal provide significant net economic benefit including the need to 
accommodate inward investment that would otherwise be lost to the city region or 
Scotland: Although above the threshold of strategic significance, the scale of 
development could be described as local in spirit.  Proportionately, it is considered that 
there would be some economic benefits, albeit these wouldn’t likely be benefits that 
would otherwise be lost in a strategic sense.  Otherwise, the sequential approach and 
impact assessment has demonstrated the proposal to be an acceptable departure.      

 

Does the proposal respond to economic issues, challenges and opportunities, 
including the protection of jobs or the creation of a significant number of net additional 
permanent jobs to the city region: Proportionately, it is considered that the 



development would make a contribution to local economic development and provide 
some additional jobs to the local area. 

 

Does the proposal meet a specific locational need: Not applicable.  It is considered 
that locational need is separate from the consideration of sequential assessment.   

 

Does the proposal protect, enhance and promote natural and cultural heritage, 
including green infrastructure, landscape and the wider environment: At a local level, 
it is anticipated there would be some physical environmental improvements developing 
the site in this way. 

 

8.10 The assessment now turns to the local plan. 

 

 Development Plan - North Lanarkshire Local Plan 

 

8.11 The adopted North Lanarkshire Local Plan zones the site under Policy HCF1 - 
Protecting Residential Amenity and Community Facilities.  Other relevant Policies are: 

 

 DSP1 – Amount of Development 
 DSP2 – Location of Development 
 DSP3 – Impact of Development 
 DSP4 -  Quality of Development 
 RTC1A – Protecting the North Lanarkshire Centre Network 
 RTC2 – Town Centre Actions Plans 
 RTC3 – Assessing Retail Out-of-Town Centre Development 

 

8.12 Policy HCF1A (Protecting Residential Amenity and Community Facilities). This Policy 
protects residential areas by placing a presumption against developments detrimental 
to residential amenity. The Policy goes on to advise that retail developments for local 
needs may be an acceptable ancillary use.  This proposal is above the threshold that 
would represent a ‘local shopping centre’ and is therefore considered to be contrary to 
the plan in this respect.  

 

8.13 More broadly, Policy DSP1 (Amount of Development) refers to land supplies for different land 
uses. It is highlighted that there is no formal identified deficiency of retail land within Airdrie and 
therefore the development couldn’t be justified in this respect.  The Policy goes on to set out 
that additions to land supplies for retail proposals of this scale need to be justified in terms of 
supply and demand, with the demand assessment criteria being that in Policy RTC1A Town 
Centres, in respect to impact.  Policy DSP2 (Location of Development) follows closely, and 
considers proposed and potential additions to planned land supplies.  This sets out locational 
criteria to be considered in proposals like this application where there is no formal deficiency.  
This Policy is more conveniently reviewed after the specific retail Policies which involve more 
consideration of the principle of the development.     

 



8.14 Turning to the retail Policies, Policy RTC1A (Protecting the North Lanarkshire Centre 
Network) aims to protect the network of centres as the continuing focus of retail, 
leisure, civic, and community uses.  Airdrie is one of North Lanarkshire’s defined Town 
Centres.  Also protected are edge of centre and retail parks, such as at Airdrie Retail 
Park, and thereafter defined local neighbourhood centres of which there are many, 
such as at Chapelhall or Petersburn Road.  It is highlighted that this proposal sits 
outwith the network of centres.   

 

8.15 Policy RTC2 goes further in protecting Airdrie Town Centre with the implementation of 
a framework and action plan. In short, retail proposals should be directed towards 
these centres.  The framework and action plan identifies specific challenges suffered 
by Town Centres and for Airdrie, while a lively Town Centre, this includes Town Centre 
contraction along with many of the economic, physical, environmental and social 
disadvantages which characterise Town Centre decline.  The approach to addressing 
these problems can be complex and wide ranging, and shopping patterns are also 
radically changing with out-of-centre and online shopping prevalent.   However, the 
Town Centres remain key public resources for various uses, to be carefully managed 
and supported and are strategic features of local towns in terms of planning Policy.  In 
assessing new planning applications, it is important that the Retail Impact Assessment 
and sequential process is robust to ensure that the vision for Town Centres and the 
Town Centre first approach is not damaged.  This is considered more below.  

 

8.16 Policy RTC 3 (Assessing Retail Out-of-Town Centre Development) is the main Policy 
for assessing retail development like this in out-of-centre locations.  Proposals for 
convenience floorspace over 1,000sqm gross or comparison/commercial leisure 
floorspace over 2,000sqm gross should be considered against two factors – location 
of development and impact of development.   

 

8.17 Location of Development: This looks at demonstration of the site’s locational 
suitability in terms of the sequential approach to testing suitability for retail 
development.  That is, first preference is to locate in Town Centres, followed by edge-
of-centre sites, then by Commercial, Neighbourhood/Local Centres and only then by 
out-of-centre sites at locations that are, or can be easily made, accessible by a choice 
of modes of transport.  

 

Out-of-centre retail development justified under the sequential test, like this, must be:  

 

 proven to integrate with surrounding land uses and avoid sporadic development  
 in locations that are readily accessible by a variety of transport modes, not predominantly 

private car 
 

8.18 A review of the sequential approach and Retail Impact Assessment applied by the 
Applicant is set out in paragraphs 8.20 – 8.24 below.  In summary however, it is 
accepted that an adequate sequential approach has been adopted and it is considered 
that the use of the site for retail can be justified ‘in principle’ in this instance.   On the 



more detailed locational aspects, it is noted that the surrounding area is mixed use, 
with industry, commercial and residential.  The site can currently be used as an 
industrial use without a need for planning permission.  Assessment of possible amenity 
impacts shows that the effects from the proposed development would be within 
acceptable limits, including in respect to nearby houses.  The development of the site 
for retail would not be sporadic (it is the re-use of an urban brownfield site) and 
although mostly accessible by car, it would be close to bus links, have some cycle 
connectivity and be close to some Airdrie residents within walking distance.  There is 
rail connectivity in the wider area although it is acknowledged that this would require a 
considerable walk to and from the station, particularly carrying shopping.  Overall, it is 
considered that these locational characteristics can be satisfactorily achieved.    

 

8.19 The second factor is Impact of Development: This requires evidence of no significant 
adverse impact on:  

 

 vitality, viability, and environment of the RTC 1 Centre Network  
 Town Centre Action Plans  
 the road network 

 
8.20 The sequential process is also considered in a little more detail here.  The submission made 

by the Applicant sought to show that the location of the development is suitable in terms of a 
sequential approach and that there are no alternative sites within the existing centre network. 

 

Catchment  

 

8.21 It is understood that Lidl stores typically serve a relatively compact catchment which 
the Retail Assessment indicates usually equates to a 5 minute drive time. In this case 
a 7 minute drive time from the application site has been applied to establish the stores 
likely catchment based on the local context. This is appears reasonable as it takes in 
most of Airdrie, Chapelhall, Calderbank and Plains where shoppers would expect to 
be drawn to the store.  

 

8.22 In respect to the catchment, the inclusion of Greenend, Sykeside and Carnbroe at the 
west side of the catchment raised some questions as these are closer to the existing 
Lidl store at Lochrin Street, Whifflet, Coatbridge, suggesting that the catchment was 
initially overstated. In response, the Applicant noted that catchment areas of competing 
retail facilities frequently overlap and that the additional non-food unit proposed will 
also have a catchment which could draw trade from this part of the catchment, noting 
that these areas are still within a 7 minute drive from the proposed facility. This is 
considered reasonable and in any case it is accepted that catchment definition is a 
best estimate of the geographical extent of an area likely to use a new facility, which 
could only ever be confirmed through survey of shopper behaviour once a store has 
been completed. 

 

Sequential Assessment 



 

8.23 With reference to the sequential site assessment that has been provided, this identified 
a range of Town Centres, commercial centres and local/neighbourhood centres from 
the North Lanarkshire Centre network that are located within the catchment, including:- 

 

 Airdrie Town Centre 
 Airdrie Retail Park 
 Clark Street Neighbourhood/ Local Centre 
 Clarkston – Forest Street Neighbourhood/ Local Centre 
 Chapelhall Neighbourhood/ Local Centre 
 Calderbank Neighbourhood/ Local Centre 
 Craignuek Neighbourhood/ Local Centre 
 Petersburn - Four Isles Neighbourhood/ Local Centre 
 Petersburn - Glen Road Neighbourhood/ Local Centre 
 Thrashbush Neighbourhood/ Local Centre 

 

8.24 Initially there appeared to be some centres missing from the list within the defined 
catchment. These included the neighbourhood centre at Lorne Place, Coatbridge; the 
neighbourhood centre at Calder Street, Coatbridge; the town and Local centre at 
Coatdyke; and the adjacent Locks Street Retail Park.  These are all on the western 
side of the catchment.  While it might have been expected to include all centres within 
the catchment as part of both sequential and retail impact assessment, the Applicant 
has indicated that there is no scope to accommodate the development at these 
locations for various reasons including size, ownership, zoning or relationship to the 
defined catchment and relationship to the promoted qualitative or quantitative 
deficiency that the planned store is designed to meet.  Two additional sites in Airdrie 
Town Centre at Callon Street and Hallcraig Street identified in a representation were 
also considered and it was concluded that these would not be available as they are 
actively in use as public car parks serving Airdrie Town Centre and enjoy good levels 
of utilisation.  On balance, while it is considered that some other sites could physically 
accommodate a development of this scale, these conclusions would appear to be 
reasonable and the sequential assessment is considered to be robust in respect to 
demonstrating the acceptability of the proposed site for retail purposes from a 
sequential perspective. 

 

Retail Impact Assessment 

 

8.25 The Retail Impact Assessment essentially seeks to show evidence of no significant 
adverse impact on the vitality, viability, and environment of the retail areas defined in 
the local Development Plan to demonstrate that the proposal satisfies the relevant 
Policy on matters of impact.  Retail Impact Assessments are not an exact science but 
are used as a guide to understand likely impacts as clearly as possible.   

 

8.26 With regard to impact, this considers how the proposed development might draw some 
trade from specific existing retailers and more generally, the defined Town Centre and 



other retail areas.  The Retail Impact Assessment indicates that the Lidl store is likely 
to draw a proportion of its trade from the existing Aldi, Morrisons and Tesco stores in 
Airdrie, as these facilities are the dominant stores located within relatively close 
proximity to the site.  The additional comparison floorspace trade (the speculative unit 
which might sell largely non-food products) is also likely to be drawn from the Town 
Centre.  

 

8.27 Detailed economic analysis is provided which highlights the turnover of the 
development could be largely derived from spend that would otherwise have been 
made at Airdrie Town Centre and Airdrie Retail Park (where the catchments main food 
stores are located).   This is anticipated to be £6.83 million being diverted from the 
Town Centre and a further £5.05 million from the retail park.  

 

8.28 What this means in terms of ‘impact’ is a possible 5.00% and 7.26% reduction in trade 
for those centres respectively by 2025.  

 

8.29 In terms of the local catchment, the rest of the proposed development’s turnover is 
predicted to come from other existing neighbourhood/local centres within the 
catchment area.  For example, like the shopping area at Chapelhall.   The combined 
anticipated impact is 6.8% across all of these locations.     

 

8.30 Other out-of-centre locations from within the catchment were also identified (these 
were in effect an estimate floorspace by the Applicant of other possible stand-alone 
shops), and these are anticipated to experience a combined 18% impact which does 
appear quite significant.   

 

8.31 More generally, it is noted that within the Retail Impact Assessment submitted with the 
application, the new development has a remaining 15% of its anticipated turnover 
coming from outwith the catchment altogether.  This could include stores more than 7 
minutes drive away and the Applicant suggests that this is currently trade that is being 
‘lost’ from the catchment which the development would pull back into the Airdrie area.  
This anticipated trade has therefore been omitted from the analysis of impact (and 
means a lesser analysed impact on shops within the catchment).  From a broader point 
of view, the Planning Service would note however, that if this is a reasonable prediction 
of what might happen with the shopping habits of residents, then that trade would still 
largely come from other retail areas of North Lanarkshire.  

 

Further Analysis and Impact Scenarios 

 

8.32 Following notification and advertisement of the application, an objection was received 
from Morrisons (located in the Town Centre).  This is reviewed in paragraphs 7.3 – 7.6 
above.  Part of the concern was that the Retail Impact Assessment had been based 



on perceived incorrect assumptions about the turnover of their store and as a result, 
questions over how accurate the overall impact conclusions might be.  For example, if 
the stores are predicted to be trading better than they actually are, then impacts could 
be underestimated.  In response, the Applicant has submitted further analysis which 
considers updated assessment about the trading levels of Morrisons, Aldi and the 
proposed Lidl store (providing a range of scenarios of trading performance of up to a 
15% reduction in turnover) as well as to include some newer turnover data that was 
available since the initial report, and some other updated assumptions on potential 
trade draw.   

 

8.33 The result of the turnover reductions varies depending on which scenario is chosen. The worst 
case example for Airdrie Town Centre is the scenario where Aldi and Morrisons have a 15% 
reduction in their turnover. In this case impact from the development is estimated at 6.39% for 
the Town Centre.  This means £7.86m being taken from the Town Centre which is estimated 
to have an overall trade of £116m.  From a planning perspective, it is highlighted that the focus 
is on the impact of the Town Centre, opposed to commercial competition or individual operators.   

 

8.34 Levels of impact upon out-of-centre locations including Airdrie Retail Park also remain fairly 
constant across the scenarios presented albeit these actually reduce slightly in the revised 
scenarios where Aldi, Lidl and Morrisons have reduced turnovers. The worst anticipated 
impacts are 7.19% for the Retail Park, 7% for neighbourhood centres and 14.1%% for other 
out-of-centre locations. Again, while some impacts on specific stores are anticipated to be 
larger (for example, B&M Bargains are anticipated to potentially have up to a 30% impact), the 
land-use planning consideration looks at the centre network as a whole.   

 
Vitality and Viability of Existing Centres 

 

8.35 In addition to trying to predict what the impact of a new supermarket or series of shops 
would mean economically, it is important to try and translate that into what it means 
more broadly for places like Airdrie Town Centre.   

 

8.36 The assessment submitted by the Applicant seeks to do this through a largely desktop 
based look at how ‘healthy’ Airdrie Town Centre is, and therefore how resilient it might 
be to losing some trade to a new development. 

 

8.37 The key characteristics identified by the Applicant include a large range of Town Centre 
uses, a variety of food and drink outlets, a strong level of convenience provision and a 
reasonable number of non-food shops.  In terms of accessibility, the Applicant has 
identified a high rating with a range of transportation connectivity.  They perceive the 
Town Centre as a safe environment with a generally low perception of crime. 

 

8.38 Unit vacancy levels are often one of the most visible indicators of how a Town Centre 
is doing.  The Applicant has identified a vacancy rate of 13.1%.  This is identified as 
slightly above the national average of 12.9% (2017), but explained by there being 
smaller shops which are more likely to change more often.   Overall, the Town Centre 



is considered by the Applicant to be functioning well and in accordance with its role as 
one of the main Town Centres of North Lanarkshire.   

 

8.39 The Planning Service considers that these conclusions are reasonable, although it is 
important to note that the original impact assessment was carried out before the 
current pandemic and the likelihood is that Airdrie, and the other centres within the 
Centre network will have weakened considerably during the course of 2020, with Town 
Centres being impacted by closures and a significant reduction in footfall.  An updated 
health check submitted by the Applicant is discussed in paragraph 8.41.   

 

8.40 It is noted that the health check only considers Airdrie Town Centre and not edge of centre or 
local shopping areas which are lower in the retail hierarchy. 

 
8.41 As noted above, an updated health check assessment was supplied by the Applicant based on 

visiting the centre in November 2020 and this compared the status of the centre to the earlier 
survey of February 2019 to determine what had changed since then and during the eight 
months over which the pandemic had effected the local area. This comparison found:-  

 
 a marginal decrease in the amount of comparison and convenience units (from 94 to 86)  
 a greater decrease in food and drink units (from 47 to 39)  
 a marginal increase in service units (from 70 to 72)  
 a larger increase in ‘other’ units (60 to 70)  
 a marginal increase in vacant units overall (42 to 45)  
 an increase in unit vacancy from 13.1% to 14.4%  

 
8.42 It is noted that these changes broadly reflect national and UK trends over that period with the 

decrease in convenience and comparison units largely reflecting a number of national retailers 
falling into administration which is not reflective of the relative performance of Airdrie.  Food 
and drink outlets have also reduced due to enforced closures in the hospitality industry. The 
update identified that the service sector within Airdrie has remained strong and has marginally 
increased.  Overall the Applicant concluded that the diversity of uses demonstrates that Airdrie 
is proving resilient throughout the pandemic and other wider market changes taking places 
across Scotland and the UK.  In terms of vacancy it is noted that the rates noted above remain 
slightly above the Scottish average of 12.9% at November 2020.  Retailer representation with 
the Town Centre is regarded in the update as strong and particularly in the convenience sector, 
with a reasonable representation of non-food multiples and smaller independence units. The 
quality of the environment was also highlighted.   The Planning Service considers this to 
reasonable updated analysis.   

 
Range of Operators in the Town (Qualitative Assessment) 

 

8.43 The Retail Impact Assessment also provides evidence that the proposal will help meet 
qualitative deficiencies in provision within the catchment by outlining the nature of the 
retail offer provided by Lidl, which is essentially a limited assortment discounter, 
providing a more limited range of goods to a fairly limited catchment with shoppers 
tending to travel fairly limited distances to visit the store by car.  

 

8.44 It indicates that there are two Aldi stores within Airdrie Town Centre and that there is 
sufficient capacity for an additional store to provide additional local competition 
between them and meet the demands of the catchment population (defined as being 



circa 53,000 within the assessment).  The Planning Service notes that the Retail 
Impact Assessment submitted states that the typical catchment population for a limited 
assortment discounter is 15,000 to 20,000 which suggests that there is scope for a 
third discount store within the catchment, albeit it should be noted that are some 
queries as to why the catchment was drawn to include parts of Greenend, Sikeside 
and Carnbroe which are much closer to the existing Aldi store in Coatbridge. Excluding 
these areas potentially undermines the argument that an additional store is justified to 
meet quantitative need and also reduces the available expenditure to be shared 
amongst the competing stores.   

 

8.45 Notwithstanding these observations it should be noted that there are currently eleven 
discount operators in North Lanarkshire, comprising six Aldi and five Lidl stores. These 
are located in a variety of places with most within the network of centres, and a small 
number at out-of-centre locations. These have helped to provide a range of choice for 
local residents across the Council area and would appear to co-exist well within the 
wider range of convenience formats that serve the local population.  

 

Planning Service Conclusions on Impact 
 
8.46 The Retail Impact Assessment contains a comprehensive and highly technical set of tables and 

calculations to accompany the application. These seek to define the nature of the proposals in 
terms of store turnover, establish a store catchment, examine expenditure within the catchment, 
set out details on floorspace provision within competing centres and stores, calculate the likely 
trade drawn on these centres and stores, and ultimately attempt to quantify the likely impact of 
the development across a number of scenarios. It is noted that Retail Impact Assessments are 
not an exact science but are used as a guide to understand likely impacts as clearly as possible.    

 
8.47 As set out in the Policy, in assessing the application the key Policy considerations are to firstly 

determine whether the site is suitable for the proposed development, and in terms of retail 
Policy whether the council is satisfied that the sequential approach to site selection has been 
satisfied, showing that there are no suitable alternative sites, and additionally be satisfied that 
the proposal will not have a significant adverse impact upon the vitality and viability of the North 
Lanarkshire network of centres, specifically Airdrie Town Centre in this instance.  

 
8.48 Conclusions on likely impact also require to be made on the basis of the relative health of any 

component of the Centre Network.  This requires a judgement as to whether the health of any 
relevant centre is robust enough to absorb the loss of trade (impact) without undermining the 
vitality and viability of the centre as a whole. In this case a comprehensive Health Check has 
been provided by Applicant which appears to show that Airdrie Town Centre is preforming 
reasonably well despite the challenging circumstances associated with the Coronavirus 
pandemic.  

 
8.49 The key issue is whether the worst case scenario overall (a 6.39% impact on Airdrie Town 

Centre) is sufficient to undermine the vitality and viability of the centre. Impacts on individual 
stores even though these might appear significant should not form the basis of any 
consideration of overall impact.   

 
8.50 As part of this assessment, the fairly modest scale of the proposed Lidl unit is also taken into 

account, as well as the specific nature of discount retail operators which tend to take trade from 
a range of competitors, especially the major convenience food retailers and other competing 
discount foodstores.  It is also noted that the limited product range, shorter trading hours, lack 
of in shop facilities such as fresh meat/fish counters, pharmacy services and post office services 
mean that the store is less likely to draw trade from some of the smaller independent operators 



who major in these areas. On balance, the Planning Service considers that these impacts would 
be within acceptable limits. 

 

8.51 In respect to the qualitative case for the development discussed earlier, it is considered 
the contribution of a new Lidl store in this part of North Lanarkshire could be described 
as relatively neutral in a wider sense, although it is acknowledged that it would provide 
another choice for local residents and that these kinds of stores would appear to co-
exist well within the wider range of convenience formats that serve the local population. 

 
8.52 Overall, it is considered by the Planning Service that the proposal can be justified as an 

acceptable out-of-centre retail proposal under the terms of Policy RTC3.   
 
8.53 Returning to Policy DSP2 (Location of Development), this sets out criteria where 

additions to land supply may be supported.  In this case the following observations are 
made: 

 

Urban Regeneration: Using brownfield urban land and existing urban infrastructure 
and services.  This is achieved. 

 

Environmental Assets: Including safeguarding locations, habitats or species of 
recognised importance and protecting and enhancing watercourses.  These matters 
are either not relevant to the site or are addressed (Bats). 

 

Accessibility:  Supporting the hierarchy of walking/cycling/public transport/private 
transport.  A Transportation Assessment has been submitted with the application and 
it is considered that this demonstrates that the development can be integrated 
satisfactorily with the surrounding area.  From a more general perspective, it is also 
acknowledged that the development has a reasonable level of connectivity across a 
number of modes.  NLC Transportation have no objections subject to conditions.  
Strathclyde Partnership for Transport also have no objection to the application. 

 

Community: Enhancing social inclusion and integration by improving access to 
community facilities.  The proposal could be described as neutral in respect to 
community facility enhancements, it would however provide additional retail and 
food/drink opportunities to people in Airdrie, particularly those in the east part of the 
town.  It would result in a number of news jobs for the local area, offering indirect 
opportunities that could contribute to enhanced social inclusion.   

 

Town Centres:   Safeguarding vitality and viability of RTC1A Centre Network by 
supporting their diversification and improving their environment.  This is an out-of-
centre proposal, however a Retail Impact Assessment and sequential approach to site 
selection has been submitted which concludes impacts would be within reasonable 
limits.   

 



Health and Safety: Avoiding locations liable to flooding, pipeline routes or areas 
subject to hazardous development exclusion zones.  All technical constraints and 
consultee matters can be addressed.   

 

8.54 It is considered that the development satisfactorily complies with Policy DSP2 in 
respect to locational criteria.  

 

8.55 Policy DSP3 (Impact of Development) considers if development either on its own, or 
in association with existing developments, will place additional demands on community 
facilities or infrastructure that would necessitate new facilities or improvements in 
existing provision.  If so, this could require the developer to meet or contribute to the 
cost of providing or improving such infrastructure or facilities.  In this instance, there 
are no anticipated impacts that would require such developer contributions.  There 
aren’t strategic improvements to the local road network required directly as a result of 
the proposed development, other than road modifications to help accommodate the 
development efficiently as possible.  These would be completed by the developer.  The 
layout has however reflected some geometry requirements to allow the Council to 
potentially make some separate alterations to the road network at Craigneuk Avenue 
should that be required regardless of the development.  The application is considered 
to comply with Policy DSP3.    

 

8.56 Policy DSP4 (Quality of Development) provides a series of points to ensure that an 
assessment of the design layout of the proposal and its integration with the surrounding 
area is carried out. It is noted that this application is part in principle and that details of 
the remaining elements would require to be assessed as part of a subsequent detailed 
application.   

 

8.57 In respect to points 1, 2 and 4 which includes consideration of site appraisal, ground 
conditions, landscaping, open space, and wildlife interests, it is considered that 
adequate information has been provided to support the application for the detailed 
elements and planning permission in principle, including relevant supporting technical 
reports.  Subject to conditions, it is considered that these matters can be adequately 
addressed.   

 

8.58 Point 3 is split into 6 further criteria (a)-(f).  In summary, it is considered that 
assessment against points (a)–(d) (e.g. design principles, layout, accessibility, 
connectivity and sustainability/carbon footprint) and (f) (potential impact on amenity) 
demonstrates the proposed development can be supported.  While the application is 
part detailed and part in principle, sufficient information and technical reports have 
been submitted which set out anticipated impacts.  The design of the Lidl unit reflects 
Lidl stores more generally, however, the layout does have the buildings suitably placed 
and the layout incorporates landscaping.  The layout is accessible, using existing 
infrastructure (along with some road modifications) with accessibility via walking and 
cycling, local bus stops and by car.  There are rail linkages in the wider area, but not 
really in practical walking distance for shoppers.  The internal layout is acceptable, and 



while the main access would be used by customers and service vehicles, the two retail 
units would be serviced at the rear and customer parking would be taken off the main 
through road.  There are pedestrian facilities incorporated in the internal layout and 
parking provided for a range of users including cyclists.  It is acknowledged that this is 
an out-of-centre location, and therefore sustainability and carbon footprint ratings may 
be lower than in the network of centres.  However, the proposal has been justified 
through the appropriate Retail Impact Assessment and sequential approach, and in 
terms of sustainability and carbon footprint, the site is brownfield and utilises existing 
transportation infrastructure.  It is also noted there would be broader environmental 
and visual benefits for redeveloping the site for a positive public use and a 
displacement of an established industrial use that could otherwise intensify at any time.  
There are residential properties located nearby, but technical assessment shows that 
amenity impacts would be within acceptable limits.    

 

8.59 Point (d) requires that consideration has been given to mitigating any likely air quality, 
noise or pollution impacts (particularly within or adjacent to Air Quality Management 
Areas).   Appropriate noise and air quality assessments have been provided by the 
Applicant to support the proposal.  Although part in principle, the information lodged 
has been assessed and is considered to acceptably demonstrate that the development 
could proceed without any undue effects. Point (e) requires that water body status is 
protected and requires that foul water be connected to the public sewer and that 
Sustainable Urban Drainage Systems should be adopted within site design.   Scottish 
Water have been consulted and have no objection to these proposals, subject to 
conditions.  

 

8.60 Taking into account the above it is considered that the proposal accords with Policy 
DSP 4. 

 

8.61 Overall, it is concluded that the proposal is a departure from the Development Plan 
(both Clydeplan and the North Lanarkshire Local Plan), by virtue of the primary zoning 
of the site.  It has however been demonstrated an acceptable departure under the 
provisions within those plans for considering out-of-centre retail proposals.    

 

 

 

 

Other Material Considerations 

 

North Lanarkshire LDP - Modified Proposed Plan 

 

8.62 The site is zoned as ‘General Urban Area’ in the emerging North Lanarkshire Local 
Development Plan.   



 

8.63 The Placemaking Policy relating to General Urban Areas comes in two parts, the first 
seeks to maintain and improve the level of amenity in urban areas, by encouraging 
development that is in keeping with their residential character and encouraging 
diversity in more mixed-use areas.  As a General Urban Area, the proposed 
development is largely considered to be an acceptable development concept ‘in 
principle’.   

 

8.64 The emerging plan goes on to provide more detailed Policy which seeks various 
supporting information to demonstrate the acceptability of development proposals on 
matters such as justification or demand, impact on town and retail network centres 
(sequential considerations), land-use mix, scale and intensity, general impacts, 
locational need, economic benefits, transportation, use of brownfield land and so on.  
At this stage however, the emerging plan has not been through the examination 
process and only a degree of weight should be given.  The detailed assessment is 
carried out against the North Lanarkshire Local Plan. 

 

Scottish Planning Policy (SPP) 

 

8.65 The Applicant refers to Scottish Planning Policy in respect to matters such as 
sustainability, place, retail and transportation.  These aspects of SPP are considered 
to be satisfactorily translated into Development Plan Policy and are assessed as 
above.  The proposal is considered to comply with SPP.   

Other Benefits 

 

8.66 It is important to also consider more specifically the potential benefits of a new 
development like this when coming to a determination.  The Applicant has suggested 
these would include: 

 
 Regeneration of a prominent and vacant site in Airdrie allowing mixed use development in 

a highly sustainable location;  
 Full compliance with both the sequential and retail impact tests, with no significant adverse 

impact on Airdrie Town Centre or any other centre;  
 A positive economic impact on the town, creating a number of new full and part time jobs 

in the area (40 cited);  
 An improvement in customer choice and enhanced shopping experience for shoppers 

within Airdrie;  
 Provision of a high-quality design;  
 Provision of a contemporary building design and landscaping that will enhance the visual 

amenity of the site and enhance the character of the surrounding area. 
 
8.67 It is accepted that there would be benefits on themes of urban regeneration, economic impact 

and choice for local residents that would offset some of the impacts on the Town Centre.  It is 
also acknowledged that the redevelopment of the site would have a positive visual impact.  
These benefits are considered to be material to the assessment of the application.  

 
 Applicant’s Voluntary Public Consultation Exercise 



 
8.68 The Applicant carried out independent community engagement with regard to their proposal.  

This included a leaflet drop to approximately 11,000 local households, a website, a 
questionnaire and the opportunity for residents to get in touch and provide them with comments.  
This is similar to the kind of engagement that might have been required if the application had 
been within the ‘major’ category.  In this instance, it was however a voluntary exercise (with 
some encouragement from within national planning advices notes) and not a statutory part of 
the assessment. 

 
8.69 In terms of the outcomes of the process, the Applicant has advised that there were 

approximately 1000 respondents to their survey and 9 further emails.  The survey itself asked 
5 questions, ranging from where residents shop to giving their view on the different components 
of this scheme (Lidl, drive-thru, speculative unit) and an overall view of the proposal.  In 
summary, the Applicant has advised that overall, 95% of respondents were supportive of the 
scheme, 2% unsupportive and 3% unsure.  The support for the drive-thru was less at 84% (7% 
unsupportive) and again for the second unit at 88% (5% unsupportive).  In respect to the emails 
received, the Applicant has advised that these expressed concerns about traffic management, 
road layout and the potential for the proposal to exacerbate existing traffic problems on the 
A73. 

 
8.70 From a Planning Authority perspective, these details are noted.  While national planning 

guidance encourages community engagement, the guidance gives an example of community 
liaison for developments where there is an ongoing work e.g. mining or minerals where there a 
relationship between development and the community could be particularly beneficial.  Also, 
again it is noted that there is no statutory requirement to carry out consultation in this way for a 
local application.  As such, the details of the consultation are noted, although it is considered 
that only limited weight could be afforded to them as part of the assessment.        

 

Consultations and Representations  

 

8.71 In terms of outstanding matters raised in consultation responses not already covered 
above, there are no matters that could not be addressed by appropriate conditions in 
any permission.  Furthermore, in respect to representations, there are no matters 
raised that are considered to merit refusal of the application.    

 

9. Conclusions  

 

9.1 In assessing this application against the relevant parts of the Development Plan (in 
this instance, Clydeplan and the North Lanarkshire Local Plan), it is considered by the 
Planning Service that the development can be supported.  While both Clydeplan and 
the North Lanarkshire Local Plan primarily set out to protect Town Centres and the 
network of retail centres, they also have routes for proposals that aren’t in the Town 
Centre, or other parts of the retail hierarchy, but can otherwise be justified following a 
sequential approach to location and where impacts are within acceptable limits. 
Particularly when considering the vitality and viability of the Town Centre.  It is 
considered that sufficient information on these matters has been submitted with the 
application to demonstrate that the development is likely to have a level of impact that 
could be accommodated, whilst also having some benefits.  Whilst contrary to the 
primary Policy HCF1 of the local plan, the proposal is therefore supported by the out-
of-centre route within Policies DSP2 and RTC3, and in terms of the consideration of 
departures from Policy within Clydeplan.  



 

9.2 On a technical level, it has been sufficiently demonstrated that the development could 
be built and operated with an acceptable level of impact upon matters such as the 
amenity of local residents, or the roads network.  The proposal is considered to comply 
with the terms of Policy DSP4 which considers these aspects of development quality.  
It is also acknowledged that the development is likely to have a level of positive 
benefits. 

 

9.3 No matters have been raised in consultation, or in respect to public participation that 
would render the development unacceptable, that haven’t been resolved within the 
components of the proposal or can’t be suitably addressed via conditions.  
Furthermore, there are no further material considerations that are considered to alter 
this recommendation. 

 

9.4 It is therefore recommended that the application be approved, subject to conditions.   

 

 


