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THE TASK: A FRAMEWORK FOR INTERVENTION

The Lanarkshire Town Centres Study was commissioned by a consortium comprising North Lanarkshire Council, South Lanarkshire Council, Scottish Enterprise Lanarkshire and Scottish Homes (now Communities Scotland).

A consultant team led by yellow book carried out the study
. The objective of the study was to develop a strategic framework for intervention in 18 Lanarkshire town centres, which would:

· determine strategic priorities, and

· guide the development of town centre action plans for economic, social and physical development

We were also asked to take account of the implications of the proposed new town centre at Ravenscraig. 

This report summarises our key findings and recommendations. It is accompanied by a series of annexes and working papers that document key stages of the study. This report includes an annex on Lanarkshire's urban system; in addition, we have prepared:

· a set of working papers
 

· a volume of town centre dossiers
· a volume of technical annexes

A MANIFESTO FOR CHANGE

Lanarkshire's urban system faces critical challenges. The regeneration of the local economy in the decade since the closure of Ravenscraig has been a major achievement, but it has had very little beneficial impact on the town centres. Many of the centres appear to be liabilities rather than competitive assets.

The transformation of the Lanarkshire has been confined for the most part to out of town locations. Development has focused on strategic locations near motorways, on business parks and edge of town sites. The regeneration process has been driven by the geography of the Enterprise Zone; at the same time, the civic and commercial cores of many of Lanarkshire's communities have been hollowed out.

Most of the town centres have felt the effects of a squeeze exerted by, on the one hand, Glasgow and Edinburgh and, on the other, by out of town shopping and leisure locations.

Only East Kilbride and Hamilton have succeeded in resisting these pressures but even these are not truly competitive urban places. All the other town centres in this study have seen their status in the urban hierarchy of central Scotland reduced - in some cases, radically.

As we shall see, these trends are by no means unique. Indeed they are typical of the pressures experienced by small and medium-sized towns in many conurbations in the UK and elsewhere. The market and societal forces bearing down on these places are powerful, and some are ill equipped to respond.

Turning around the fortunes of the Lanarkshire town centres will require leadership, imagination and courage. Too many of them have found it difficult to respond to the challenge of a changing society, or to find new roles to play in the information economy. In an age characterised by consumer empowerment and choice, they lack appeal, attractiveness or quality.

We therefore present our analysis and proposals as a manifesto for transformational change in Lanarkshire, designed to help the 18 towns break out of a corrosive cycle of market failure and under-achievement.

This cannot happen overnight. The problems are profound, and the solutions will require sustained investment and commitment. But the partners can make a start straight away, by confirming their vision of vibrant and attractive urban places for Lanarkshire; raising standards and expectations; and challenging the prevailing impression of pessimism and neglect.

THE EIGHTEEN TOWNS

The study focuses on 18 town centres in Lanarkshire (Figure 1). They include all the larger urban settlements in Lanarkshire, although some substantial rural and urban towns are not covered by the study.

Although the towns include places of medieval and pre-industrial origin, the pattern of urban settlement is largely the product of the industrial revolution. The principal towns are located east and southeast of Glasgow, reflecting rapid growth in the 19th century based on mining, iron and steel making and heavy engineering. The group also includes some outlying industrial villages, historic market towns and the new towns of Cumbernauld and East Kilbride.

The towns form a diverse group, varying in scale, function, urban form and socio-economic conditions:

· the largest town, East Kilbride, has a population of 75,000 while the smallest, Biggar, has about 4,000 residents

· East Kilbride has an employed workforce of 34,000 and four other towns employ more than 15,000; but eight of the towns employ fewer than 4,000 people

· the towns include neighbourhoods where the level of deprivation is among the worst 10% in Scotland, but in other places it is well below the Scottish median

· the character of the town centres ranges from the enclosed malls of the new towns, through suburban centres and industrial villages, to substantial town centres, historic burghs and ancient market towns

· most are integrated into the economy and labour market of greater Glasgow; some have developed into commuter dormitories and one - Biggar - looks to Edinburgh as its metropolitan centre.

The study also takes account of the proposal to create a new town centre at Ravenscraig, which is therefore the “nineteenth town”. North Lanarkshire Council is currently considering the Ravenscraig proposals, and we did not think it would be appropriate to take a view on whether or not the proposals should be supported. However, we have looked at the potential implications for the urban system of a range of scenarios for the site. Whatever the outcome, the Ravenscraig proposals will have an impact on the timing of interventions, especially in North Lanarkshire.
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HISTORY, FORM AND FUNCTION

Based on an analysis of history, form and function, the 18 towns can be divided into 5 sub-sets: traditional centres, new towns, suburban centres, industrial villages and rural towns (Figure 2).

The boundaries between these groups have blurred over time, but the classification remains useful, especially as a way of distinguishing the character of different places in Lanarkshire.
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GEOGRAPHY

Figure 3 shows the location of the 18 towns within a schematic map of central Scotland.  The map shows how the pattern of settlement has been influenced by the River Clyde and the location of coal and other minerals. It also confirms the importance of modern communications corridors.

We can also identify a number of discrete - but connected  - urban sub-systems:

· the sub-regional centres of East Kilbride and Hamilton

· the urban west conurbation of Airdrie, Coatbridge, Bellshill, Motherwell and Wishaw

· the A80 corridor including Cumbernauld and Kilsyth

· the Clyde Gateway communities of Rutherglen and Cambuslang

· the country towns of rural South Lanarkshire
This is a strategic project, not a planning document. We decided not to adopt formal town centre boundaries – which are inevitably somewhat arbitrary -  but instead to use our own judgement based on the reality on the ground.

 Figure 3: The Lanarkshire towns in context


CONDITIONS AND TRENDS
The economic performance and social condition of the towns varies widely.

The six most important towns in Lanarkshire (based on population, employment and retail space) are Airdrie, Coatbridge, Cumbernauld, East Kilbride, Hamilton and Motherwell.

But the condition of places varies a great deal. Using an index based on 5 key trends
 we can distinguish between the towns where positive trends outnumber negatives those where the opposite applies (Figure 4). In Bellshill and Lanark, the trends more or less balance out.

These measures do not tell the whole story, but they provide a useful insight into the recent performance of the towns. Some features stand out, notably:

· the strong performance of the new towns and the rural towns, and

· the difficulties faced by traditional centres (except Hamilton) suburban centres and industrial villages.

However, positive performance is not necessarily reflected in the condition and economic contribution of town centres. For example, there is cause for concern about the condition of the centres of Carluke, Cumbernauld and Kilsyth, but in other respects these towns are performing well.
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THE ROLE OF TOWN CENTRES

The focus of the study is on town centres. As we have seen, there is often a mismatch between the performance of communities (using a variety of measures) and the fortunes of their town centres. It was therefore important to understand and test what the partners and other stakeholders expected of the town centres. Put bluntly, in an era of mobility and choice, what are town centres for?

Following discussions with the clients we agreed that a successful town centre:

· acts as the central place for the town and its surrounding area

· has attributes and amenities that attract local residents and visitors for more than just convenience visits

· offers attractive, diverse, high quality shopping
· offers a range of civic and professional services
· provides a range of employment opportunities 

· offers an attractive choice of housing, by type, price and tenure

· provides leisure, recreation and cultural facilities

· acts as a transport node
· has a sense of place, derived from a distinctive urban form

· has a positive image and identity that confers benefits on the whole community

A key early conclusion was that - judged against these criteria and taking account of urban trends in Scotland - it was unrealistic to expect Lanarkshire to sustain 18 successful town centres. Some centres have a purely local function and a much more limited set of attributes: they are still very important to the communities they serve, but it is not helpful to classify them as town centres.

A number of centres meet most of these criteria, and some others have the potential to do so. Size is a factor here, but not an absolute determinant. Small rural towns like Biggar and Strathaven are closer to the model described here than larger places such as Rutherglen or Wishaw. 

Central place?

Most of the town centres in the study still meet this basic requirement, but increased mobility - for work and leisure - means that the towns are less central to the lives of communities than they were a generation before. This problem is compounded by the polycentric nature of development in the urban west.

To a degree this is inevitable, and the effects of mobility cut both ways: successful places (for example, Hamilton, Biggar and Strathaven) attract visitors from further afield. Failing places suffer leakage – of jobs, trade and visitors – and are exposed to competition from more attractive alternatives.

Attributes and amenities

A few of the town centres have the appeal and quality to attract visitors in their own right. Among the larger towns, Hamilton is the best example, together with Biggar and Strathaven among the rural centres. Lanark has the potential but is under-performing. 

Generally, the appeal of the centres is limited and their catchment (for a range of purposes) appears to be increasingly local, as they are by-passed by the more attractive and competitive offer of major cities and out of town locations. The poor food and drink offer in most centres is a symptom of the problem: distinctive, quality catering is at a premium.

Shopping

East Kilbride and Hamilton are Lanarkshire's premier retail locations, sub-regional centres with attractive, and complementary offers. A combination of factors - demographic, economic and historic - have give these two centres a distinct edge over North Lanarkshire's principal towns, Motherwell, Cumbernauld, Airdrie and Coatbridge. None of the latter has the critical mass to compete with Glasgow or the sub-regional centres.

Among the rural towns, Lanark continues to disappoint, while Strathaven and Biggar are the only towns to cater for visitors, with a number of speciality shops. For the rest, the shopping offer varies in scale (from Shotts and Blantyre at the bottom end, to Rutherglen and Wishaw at the top) but these are all local centres of no particular quality or distinction, despite the efforts of some excellent individual retailers.

Throughout Lanarkshire vacant shop units, often in prominent sites, reflect the declining status of many retail centres.

Services

Most of the town centres offer a range of professional, financial and personal services, although these functions are under pressure. The larger centres typically have quarters where lawyers, accountants and others congregate; they also have branch banks, although many of these have closed in the smaller centres. 

A number of the larger towns are important centres for local government, but some places (for example, Lanark and Rutherglen) have been badly hit by the loss or diminution of their role as civic centres. The Sheriff Courts in Hamilton and Airdrie are important civic assets. Major public buildings are important architectural/townscape features in a number of towns, but many are under-used or redundant. A feature of many Lanarkshire town centres is the number of shops and offices dedicated to the social economy and welfare services.

Employment

As we have noted, much of Lanarkshire has experienced strong employment growth in the past decade, but this is typically an out of town phenomenon. There is little evidence of employment growth in town centres, and non-retail employment is heavily dependent on local government and education. 

It may be argued that more pro-active planning can help steer jobs into town centres, and Councils and others have a direct influence over the distribution of public sector employment. Business centres, such as those in Motherwell, can also be an effective mechanism for boosting local employment and encouraging enterprise. At a micro-level, offices above shops and conversions of surplus retail units can also play a part.

Housing

Like most Scottish towns of their type, the larger centres in Lanarkshire  evolved into commercial, civic and retail enclaves, with very little housing. The contraction of some of these traditional functions has provided a new opportunity for residential infill, or living over the shop. There are good examples of this in Rutherglen and Kilsyth among others, and new housing on the fringes of the town centre has revived Wishaw. In every case, the proximity of centres to residential areas provides opportunities for restoring the urban fabric. 

LANARKSHIRE TOWN CENTRES: THE NEED FOR CHANGE
Leisure, recreation, culture

Many of the towns offer a graphic illustration of our changing leisure habits. Investment in commercial leisure attractions (multiplex cinemas, ice rinks etc) has gravitated towards out of town sites, accessible to drivers. Many town centres have large cinemas lying derelict or used as bingo halls. There are leisure pools in town centre or nearby locations, for example, in East Kilbride, Hamilton and Coatbridge.

Lanarkshire's cultural offer is generally limited, although there are a number of performing arts venues, galleries and heritage attractions. The area has an important industrial heritage: New Lanark is a World Heritage Site, and Summerlee is a site of national significance. However, neither of these appears to have generated measurable benefits for the town centres.

Traffic and transport

At the strategic level, Lanarkshire is reasonably well connected by road and rail. The intersection in the area of the M8, M73, M74 and M80 provide motorway links across the central belt, to the north and to England. Motherwell railway station has direct services to both the West Coast and East Coast Main Lines as well as Scotrail services. Road and rail links to Glasgow are extensive, although public transport services to other areas are generally poor. The proposed Airdrie – Bathgate rail link could create a valuable access to the labour markets of Edinburgh and West Lothian.

East-west transport corridors predominate, but connections within Lanarkshire are fragmented.  Rail services between Lanarkshire's principal towns are weak, and some key stations are poorly located in relation to town centres (for example, East Kilbride and Cumbernauld). The bus network is largely uncoordinated, slow and unattractive to car owners. North-south road links are often unsatisfactory, and through traffic on key local routes has a negative impact on towns including Wishaw, Rutherglen and Strathaven.

Sense of place

Lanarkshire has some significant urban assets, though many have not been well treated in recent times. The architecture and urban form of Airdrie, Biggar, Coatbridge, Hamilton, Kilsyth, Rutherglen and Strathaven are of particular value. Of these, only Biggar and Hamilton appear to be making the best of their assets, thanks to major public realm investment in the past decade. Elsewhere, the inherent quality of town centres has been undermined unsympathetic development, the impact of traffic and – above all – structural change.

There are buildings and townscapes of quality in many other towns, but some places (notably a number of the former industrial villages) are in a bad way, offering a dispiriting and degraded environment for residents and other users. Vandalism, graffiti and standards of management and maintenance are a problem in many places.

Image and identity

Lanarkshire's towns have a mixed reputation. The post-industrial urban west struggles under the weight of a rustbelt image. Airdrie town centre earned Prospect magazine's "Plook on a Plinth" award in 2000, although in a reality it is a place of some character and quality. Cumbernauld town centre – a bold experiment in its time – won the same unwelcome accolade in 2001. Commentators paint a distorted picture of inter-town rivalries, religious tensions and a culture of drink and drugs, especially in the urban west. 

These views may be unfair and stereotypical but they undoubtedly reflect negative perceptions of some aspects of Lanarkshire life, and they undermine the potential contribution of the town centres to regeneration and renewal. 

By contrast, East Kilbride is recognised as a success story and Hamilton, Biggar and Strathaven are seen in their different ways as attractive places to live and visit.

AN URBAN SYSTEM IN DISTRESS

Lanarkshire's town centres are in difficulties. As a group, they are drifting down Scotland's urban hierarchy, with the former centres of  heavy industry proving particularly vulnerable. 

It is important to stress that the struggling town centres are not "bad places". On the contrary, they have proud histories and achievements. Even the least advantaged have attributes and qualities to build on, and they remain a focus for local loyalty and identity.

The biggest problem has been a failure (over many years) to adapt and change. Places that had a clear sense of purpose in previous generations have lost direction and failed to establish a new role in the post-industrial era. Change has affected every town in Lanarkshire, rural and industrial, but - as general rule - the places that were shaped and created by industry have found it hardest to adapt. 

The problem does not reside only in the town centres, nor can it be resolved by an exclusive focus on central places. Much of urban Lanarkshire is a bedraggled, amorphous landscape, fragmented and scarred by industry. It is a zone of ambiguity, with no controlling vision.
 By contrast, towns like Biggar, Lanark and Strathaven benefit from appealing settings that augment their urban qualities.

THE FORCES SHAPING TOWN CENTRES

There is nothing unique about Lanarkshire's experience.  Similar problems afflict small and medium-sized towns in conurbations throughout Britain and Europe. Many such centres in greater Manchester, the West Midlands and Yorkshire grew up in forms and locations which were fit for their original purpose, but which have proved ill suited to the needs and expectations of modern society.

The paradox of contemporary urban life is this: location matters less, but place matters more. Many commentators have heralded the "death of distance". They argue that information and communications technologies (ICTs) now enable businesses to operate in an essentially footloose way, freed from the industrial era imperatives of "location, location, location".

In fact, something much more complex is happening. Low-order economic activities are increasingly mobile, but manufacturing and logistics remain concentrated around motorways and transport nodes. Meanwhile high-order economic activities (which are dependent on social, business and intellectual networks) have become - if anything - even more concentrated in the major cities.

In central Scotland, manufacturing capacity is distributed throughout Silicon Glen, but the centres of government, business, learning and culture are ever more firmly rooted in Glasgow and Edinburgh. The locational imperatives have been loosened, but knowledge-based businesses choose to be in and around the great cities.

These changes are reflected in individual and family lifestyles. Household incomes and personal (car-borne) mobility have been growing over an extended period, at least for people in secure employment. The tradition of local work is much diminished, and the geographical range of the labour market has grown. People travel greater distances to work, but also to access leisure, retail and other amenities. Too often, Lanarkshire has become a place to travel from, especially for discretionary activities, rather than a place to travel to.

In an increasingly polarised society, the poor, the very young, the elderly and excluded remain dependent on local facilities, but a growing majority can - and do - exercise a choice about where they live, work, shop and play.

CHOICE AND COMPETITIVENESS

When people have choices, they naturally tend to choose the most attractive options that their incomes will permit. The concept of attractiveness is of course a function of personal preference and values, so people do not make uniform choices. But it is quite clear that, throughout the UK, former industrial towns in conurbations have struggled to compete with the major cities and popular suburban/rural locations. Typically, the consequences have included:

· population decline, as people have graduated from social housing to owner-occupied homes

· the collapse of the private sector commercial property market in town centres, as offices concentrate in major cities or migrate to business parks

· the erosion of civic, cultural and institutional functions, resulting from competition, social change and relocation

· the emergence of a new generation of commercial leisure facilities in out of town locations

· growing car dependency and decline in the quality and popularity of public transport 

· a loss of civic pride and amenity, as the quality of the town centre offer declines, key buildings become redundant and local spending falls.

Our data have shown this story playing out in central Scotland. The urban hierarchy is becoming more stretched, with growth in the central business districts of major cities outstripping the sub-regional centres, which have in turn out-performed local centres. Some places have adjusted successfully and (as we have seen) many towns achieve population growth even though their centres are struggling to compete. Nevertheless, in an age of choice, many of Lanarkshire’s town centres have failed to develop a competitive offer.

THE POLICY RESPONSE

Policy makers are keenly aware of these challenges, which form the backdrop for, among others, the Urban Taskforce chaired by Lord Rogers, whose report An Urban Renaissance was the inspiration for a number of important urban policy initiatives in England.

The policy context in Scotland is less well developed, but important initiatives on urban policy, planning and economic development strategy all point to a growing concern about the condition of our town centres. 

As this study was nearing completion, the Scottish Executive published Designing Places, an important policy statement that confirms the Executive’s “determination to raise standards of urban and rural development”. The statement describes the qualities that characterise successful places:

· distinct identity

· safe and pleasant spaces

· ease of movement

· a sense of welcome

· adaptability

· good use of resources.

The Glasgow and Clyde Valley Structure Plan stresses the need to pursue the renewal of town centres, with a particular focus on the Clyde Gateway and the Ravenscraig - Motherwell - Wishaw area.

In line with advice from the Scottish Executive (in NPPG8) the policies adopted by the two Councils aim to maintain the vitality and viability of the town centres. Retail and commercial functions should be protected and enhanced, together with the historic urban cores.

However, these policies will only work if they acknowledge the market realities and the social and economic changes described in this report. We cannot turn the clock back by returning the towns to their former roles and functions. The real challenge is to identify appropriate and useful roles for the town centres in the new century, and to make policy accordingly.

However, the test for policy makers in all agencies is their willingness to apply these policies. Rhetoric about the importance of town centres has not stopped a rash of out of town developments - retail, leisure and commercial - at least some of which could have been accommodated in town centres. There has been little to celebrate in the design standards of recent development, much of which has been of a quality that confirms the area’s marginal status. The development of the Ravenscraig site – whatever form it takes – must aim to raise the standard.

RAVENSCRAIG 

This report does not take a position on whether the proposal to create a new town centre at Ravenscraig should be approved. To do so might prejudice the planning application, which is currently under consideration. However, we have reviewed the possible implications of a range of scenarios.

The Ravenscraig planning statement describes the key features of the proposed town centre:

“…a new town centre…containing a wide range of commercial and community facilities. Within this town centre there will be a unique retail and leisure hub, which will contain all of the major leisure facilities and most of the retail floorspace.

“ …the centre takes account of the prevailing accessibility hierarchy with emphasis being given to direct, safe pedestrian and cycle linkages with surrounding areas. The design shows priority being given to public transport with a bus interchange at the west end of the centre, dedicated bus/service routes around the perimeter of the retail and leisure hub, and the construction of a new railway station at the east end of the centre

“The aim is to create a town centre which provides a unique blend of leisure and retail uses – a truly mixed development. Elements of the centre will act as a focus for the local community, while the large, anchor leisure uses and related retail outlets will serve a much larger catchment. It is anticipated that 95% of customers will come from within one hour of the site, the remainder being tourists from further afield.”

The key elements of the proposed centre are:

· up to 57,600 sq m retail

· up to 3,000 sq m financial/professional services

· up to 9,300 sq m food and drink

· up to 13,000 sq m offices/light industry

· 100 bedroom hotel

· 550 housing units

· 26,060 sq m plus leisure (ski centre, multi-screen cinema, sports centre, bowling/family entertainment; 10,000 seat arena)

· library, church, education outreach centre, cultural centre, health centre

· railway station, bus interchange, 2 public squares

· 10,000 car parking spaces.

The implications for neighbouring town centres in the urban west of a development of this scale would clearly be profound. Studies have been undertaken to assess the likely retail impact, and to devise complementary strategies for Motherwell and Wishaw. 

The full implementation of the Ravenscraig town centre proposals would create:

· a retail centre of comparable scale to East Kilbride

· a major new business district in Lanarkshire

· nationally significant leisure attractions.

The retail impact study estimates that the worst-case retail impacts on neighbouring town centres would be:

· Motherwell – 9.8%

· Wishaw – 4.9%

· Hamilton – 3.1%

The study concludes that impacts of this order “would impact upon the profitability of existing businesses, but would not be expected to undermine the vitality and viability of any affected centres.”

However, it is important to stress that Ravenscraig is designed to confer net additional benefits on Lanarkshire. Some displacement effects are inevitable with a project of this scale, but these may be offset by, for example:

· an increase in local population

· reduced retail leakage out of Lanarkshire

· innovative responses by existing operators to competitive challenges

· additional spending by shoppers and visitors attracted to the area.

We also need to take account of the fact that the development of  Ravenscraig town centre, if approved, will be a lengthy process. We cannot afford to leave the development and regeneration of Lanarkshire’s town centres in limbo until a decision has been reached, but – equally – it would be reckless to discount Ravenscraig in setting the future strategy.

The appropriate response to this uncertainty is to adopt a contingency planning approach. We cannot be certain that the proposals will be approved. Equally, if they are approved, we cannot rule out the possibility that they will be implemented only partially or over a longer than planned timescale. These principles are reflected in the strategy below.

VITALITY AND ATTRACTIVENESS

Figure 5 presents an overview of the recent performance and present condition of the 18 town centres, using a matrix that measures their vitality and attractiveness. The matrix has gone through a number of iterations during the study, but it remains illustrative rather than prescriptive. This is not a league table, and the precise positioning of individual towns matters less than the general messages, which have been endorsed by the clients:

· vitality is measured using a series of socio-economic indicators for the towns as a whole; at one extreme, weak economic performance and concentrations of poverty and unemployment suggest that places have become marginalised; other more vital communities have a clear role and purpose
· attractiveness has been assessed using our fieldwork and the appraisal of place quality contained in the town centre dossiers, together with property market data; some town centres suffer from a negative image, while others exert a positive appeal.

Vitality and attractiveness are, of course, linked. Economic and social vitality enhances the appeal of places like East Kilbride; conversely, the inherent appeal of Kilsyth is undermined by a lack of vitality. Using the matrix, we can identify three broad groups:

· places of opportunity (vital and attractive): Biggar, East Kilbride, Hamilton, Strathaven
· places in the balance (mixed report): Airdrie, Carluke, Coatbridge, Cumbernauld, Kilsyth, Lanark, Motherwell, Rutherglen
· places at risk (marginalised and negative image): Bellshill, Blantyre, Cambuslang, Larkhall, Shotts, Wishaw

[image: image4.wmf]Figure 5: Vitality and attractiveness

Positive 

appeal

Negative image

Role & 

purpose

Econ/soc

marginalisation

•

Hamilton

•

East 

Kilbride

•

Strathaven

•

Biggar

•

Lanark

•

Motherwell

•

Cumbernauld

•

Kilsyth

•

Larkhall

•

Rutherglen

•

Carluke

•

Coatbridge

•

Airdrie

•

Wishaw

•

Cambuslang

•

Bellshill

•

Blantyre

•

Shotts


The four places of opportunity are all in South Lanarkshire; six of the eight places in the balance are in North Lanarkshire; the places at risk are spread across the Council areas, but they include four of the five industrial villages.

The places of opportunity are all freestanding towns lying to the south of the greater Glasgow conurbation. The places in the balance are a diverse group, but include the principal towns of the urban west as well as two under-performing towns, Cumbernauld and Lanark. Wishaw is the largest of the places at risk, but all of them lack a critical mass of retail, civic and other functions.

One conclusion is irresistible. In Lanarkshire, a small number of successful town centres are accompanied by a long tail of centres, which are, to a greater or lesser degree, at risk. The trend lines point to:

· a widening gap between the places of opportunity and the rest

· more of the places in the balance falling into the at risk category
· accelerating decline and exclusion for the places at risk.

In this situation, doing nothing is not an option, unless the partners are content to see many of Lanarkshire's town centres marginalised even further. They are in danger of becoming what the Scottish Executive calls “forgotten places”.

Ravenscraig town centre is, of course, designed to join the places of opportunity in the top right quadrant. The challenge is to ensure that the new community – and its town centre in particular – becomes a driver for success in Lanarkshire, boosting the regeneration of the places at risk.

PROSPECTS AND SCENARIOS

Taking account of local and national trends and prospects, we have explored a series of scenarios for Lanarkshire's town centres (Figure 6) based on two key variables:

· trends: will the performance/condition of the towns become more polarised, or will it converge? and

· response: will the towns adapt and change, or will they stick to the old formula?
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Four possible scenarios emerge:

· in hotspots and cold shadows, the gap between winners and losers widens; Lanarkshire’s most successful centres – mostly in the south of the county – outstrip the failing industrial towns of the urban west

· in exclusion and decline, an endemic failure to modernise and adapt to the new economy leaves Lanarkshire trailing behind the more dynamic areas to the east and west; some more favoured places find a niche, but the weaker towns drift into deep decline

· in levelling down, planners and policy makers work to create a level playing field by directing policy interventions towards places in decline; but the towns fail to respond to the demands of the market and become increasingly uncompetitive

· in New Lanarkshire the twin challenges of modernisation and social justice have been met; the urban hierarchy of Lanarkshire has adjusted to a new era, and the town centres are once again drivers of prosperity and beacons of pride and excellence.
These are all credible scenarios. New Lanarkshire represents the best fit with the partner’s strategic aspirations, but it will be difficult to achieve against the backdrop of a long-term trend towards polarisation and relative decline. Our strategy must therefore be positive and pro-active, but it should include defensive elements, designed to avoid the risks attached to the other scenarios.

When Ravenscraig is factored into these scenarios, it is clear that the new development is designed to help Lanarkshire adapt to 21st century conditions and expectations. But some fear that it may increase economic and social polarisation.
TOWARDS A STRATEGY

It is clear that the majority of Lanarkshire’s town centres have been under-performing over an extended period, and that their contribution to the economic and social well-being of the county is sub-optimal. Our strategic approach starts from this position and is based on 3 key propositions.

The first proposition, therefore, is that: 

· the present urban hierarchy is no longer viable: the partners need a radical new approach based on a recognition of the need to revisit the role and function of the town centres

Achieving a radical change that will secure a useful and viable future for all the towns will be a long-term task; the second proposition, therefore, is that:

· the partners should adopt a long-term, direction-setting strategy for the 18 town centres

The recent history of Lanarkshire has seen a massive and, in many respects, successful restructuring of the local economy, but most of the town centres have not seen the benefits: too many people still live, work and shop in degraded environments; our third proposition, therefore, is that:

· the strategy must set out an integrated and internally consistent approach based on 3 key themes:

· exploiting opportunities for economic growth and wealth creation
· enhancing the place attributes of the town centres

· promoting social and economic inclusion.

These propositions hold good, whatever the outcome of the Ravenscraig proposals. However, if the Ravenscraig town centre is approved, a fourth proposition comes into play:

· the development of Ravenscraig town centre must be designed specifically to maximise additional benefits to Lanarkshire and minimise displacement
GUIDING PRINCIPLES

Our strategy is based on these propositions and shaped by a number of guiding principles, which reflect our arguments and analysis: 

· every town centre matters but many need to find new and more viable roles for the next 10-20 years
· the urban hierarchy is not sustainable in its present form: there are too many places competing to meet diminishing demand; most are failing
· a policy for town centres requires a complementary policy for development in the wider region, especially on out-of-town retail and leisure developments
· some town centres will have to get smaller, at least in terms of retail and other traditional town centre functions
· the strategy must be pro-active, realistic and market orientated: wishing the world was different is pointless; the trick is to create places that suit the way we live and meet the aspirations of citizens
· the town centres must not be treated in isolation: Lanarkshire has a number of identifiable urban sub-systems (functional and geographic) and the strategy must focus on making these systems work
· the setting of the towns is crucial, especially in the urban west, where the towns mesh into a fragmented, degraded and badly maintained urban sprawl
· a successful strategy must be about much more than capital projects: it will require leadership, policy innovation, creative engagement with the private sector, community involvement and marketing skills; many of the interventions will focus on “software” issues
· any programme of capital works must be complemented by commitments on management and maintenance: in many of the town centres, structural problems are compounded by the poor presentation of shops and other premises, and by low standards of cleansing and repair in streets and public spaces. 
VISION AND OBJECTIVES

Our 20-year vision for Lanarkshire is of a sustainable urban hierarchy in which town centres of all sizes:

· drive economic prosperity in a modern economy

· contribute to social justice

· enrich the quality of life

Our aim is to reverse the long-term decline in the status and contribution of the town centres and to achieve transformational change.

Our objectives are:

· to establish an appropriate policy context, based on a new urban hierarchy for Lanarkshire

· to establish the town centres as key locations for commerce, education, culture and entertainment

· to make the town centres vital, vibrant and attractive places

· to achieve a better balance between people and cars and create a popular and efficient public transport system

· to form an effective delivery partnership between the private, public and voluntary sectors and the community

A NEW URBAN HIERARCHY

Figure 7 maps out a new and sustainable urban hierarchy for Lanarkshire. It positions the town centres, using a range of factors including location, retail, employment, civic, leisure and cultural roles. It also takes account of the quality and adaptability of the existing urban fabric.

The resulting hierarchy comprises two centres of sub-regional significance; five town centres, capable of fulfilling most of the criteria  set out above, and 11 local centres. Please note that the results are influenced by, but not synonymous with, the retail hierarchy.

This structure is not prescriptive, and the boundaries between the categories will be blurred from time to time, but - given that the urban system is clearly over-stretched at present - it will be vitally important to adopt a more realistic and sustainable frame of reference for the future development of the town centres. 

Adopting this framework will be an important first step. The partners must acknowledge that Lanarkshire is neither big enough nor wealthy enough to sustain 18 town centres. Instead, they should aim to establish seven sub-regional and town centres that meet the criteria set out above (page 5). 

If the development of Ravenscraig town centre proceeds, it is intended to join this group as a third sub-regional centre albeit with a distinct (and nationally significant) retail/leisure offer.

11 local centres, designed primarily to meet the needs of local residents and -in some cases – fulfilling specialised roles, will complement the seven sub-regional and town centres.

This approach does not mean that interventions in the sub-regional and town centres should automatically take priority. That is a decision for the partners to make, taking account of policy objectives and market conditions (see below).
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KEY LOCATIONS

The seven sub-regional and town centres should play a leading role in the economic, civic and cultural life of Lanarkshire. Town centres should be preferred locations for:

· start-up businesses

· e-business, innovation and other specialised facilities

· office developments

· professional, financial and business services

· convenience, comparison and speciality retailing

· cafes, restaurants, bars and clubs

· Council offices

· centres of education and learning

· arts centres, galleries and performance venues

· appropriate scale leisure and recreation

· high density houses and apartments

The key to creating successful and viable town centres is to promote a rich mix of activity that will increase the number of visits to town centres, boost expenditure and generate activity throughout an 18-hour day. Among the sub-regional/town centres, only Hamilton approaches this ideal; the new towns lack diversity and out of hours activity, while the other towns are under-performing on a number of fronts.

Achieving vitality and viability is an incremental, organic process. Major projects can help, but only if they are appropriate and sustainable. Major schemes will be vital in some towns. In practice, much of the change will result from an accumulation of small-scale successes, supported a by pro-active public sector working in collaboration with investors and entrepreneurs. This public-private partnership must set the right tone and challenge the prevailing climate of pessimism and low expectations. The successful regeneration of medium-sized towns such as Walsall, Huddersfield and Darlington provides confirmation that previously unfashionable and under performing towns can turn themselves around.

PLACE MAKING

Vital, viable town centres require attractive, user-friendly places. The town centre dossiers assess the place attributes of all 18 centres, and their potential. We consider the towns’ distinctiveness, legibility, quality and adaptability.

Some of the town centres (notably Biggar, Hamilton and Strathaven) are already attractive and appealing places, thanks in large measure to recent investment in the public realm. Others present major challenges: although East Kilbride is far more successful than Cumbernauld, both the new towns reflect the inflexibility of the indoor mall; the inherent qualities of Airdrie, Coatbridge, Kilsyth, Lanark, Motherwell and  Rutherglen have too been often neglected and abused.

In other places, the urban form and architecture are not distinguished, but action is still required to transform degraded environments into attractive, liveable places.

Radical policy initiatives will be required to:

· transform the new town malls into genuine urban places

· to reconnect Motherwell centre to the town

· to confer coherence and legibility on a formless conurbation

Across the county, action should focus on:

(
scaling down retail zones and reconfiguring surplus space

· investing in high quality streetscapes and public spaces

· demanding excellence in architecture and design

· protecting and enhancing historic buildings and townscapes

· redeveloping key sites and buildings

· filling gap sites and restoring the urban fabric

· promoting security through activity and liveability

· adopting effective place marketing strategies

· promoting events, festivals and community activities

· pursuing best practice in town centre management 

These strategies can work. Scotland has some attractive and distinctive small and medium-sized towns such as Stromness, Montrose and Linlithgow, which are making the best of their assets, despite competitive threats. Paisley  has responded imaginatively to the challenges of retail competition and industrial restructuring. Dozens of inspirational examples in England and Wales have been documented in recent studies on market towns. We should also learn lessons from place making initiatives in “ordinary” towns in Scandinavia and the Netherlands.

TRAFFIC AND TRANSPORT

Lanarkshire’s traffic and transport system contributes to a sense of dislocation and illegibility. From a town centre perspective, four issues are key:

· poor connections – by road, bus and rail – between the various centres: north-south connections are particularly weak, and the some of the principal routes are unattractive and poorly maintained

· the poor quality and fragmented nature of the public transport system: issues include poorly located stations, service gaps, a lack of coordination and outdated infrastructure

· the negative impact of roads and cars on a number of town centres including Lanark, Motherwell, Rutherglen, Strathaven and Wishaw

· lack of safe, attractive pedestrian routes into centres.

A number of proposed rail network improvements
 would improve the public transport package, but will require a major investment; the poor quality and lack of coordination of bus services remains a concern.

These problems are endemic in Scotland, and will only be resolved through coordinated action by the two local authorities, the Scottish Executive and the operators. A high quality transport system could confer great benefits on Lanarkshire, but this will require more than incremental tinkering. The diffuse pattern of settlement in Lanarkshire – with many centres but no dominant central place – requires an integrated service network to supplement the present radial routes. The pilot ring and ride system may offer a template for the future.

The partners need to develop, promote and drive the implementation of a strategic action plan for Lanarkshire, which should include plans for:

· enhanced rail connections to major centres in Scotland and the national network

· a cohesive, integrated public transport network , including light rail services in the urban west

· high quality transport interchanges in the seven sub-regional/town centres

· a high quality, reliable bus service linking the local centres to these hubs

· reconfiguring Motherwell’s inner ring road

· traffic management initiatives in Lanark, Rutherglen and Wishaw.

We recognise that the present policy and funding regime makes some of these proposals a distant prospect, but the partners must set their sights high. Light rail schemes are being implemented in many UK cities – the Croydon system is an appropriate model here, as is the extension of the Tyne & Wear Metro to Sunderland. At a strategic level, the public transport system in Germany’s Ruhrgebeit reflects the principles of coherence and integration, albeit on a bigger scale.

SOCIAL JUSTICE

Lanarkshire contains some of Scotland’s most deprived and excluded communities, especially in the urban west. The poorest and most vulnerable groups are especially dependent on their town centres for convenience shopping and access to essential services.

In the least successful towns people have been voting with their feet, abandoning local centres in favour of more attractive alternatives elsewhere. What remains – in the worst cases – is a townscape of poverty, with a limited shopping offer, an extensive welfare economy (benefit offices, advice centres, credit unions and so on) and numerous gap sites.

The challenge is to re-establish these failing local centres as focal points for the community, and catalysts for change. Key measures will include:

· stimulating social economy and intermediate labour market initiatives

· promoting community development finance initiatives to drive investment

· encouraging short-life and other uses for empty shops

· using affordable housing projects to knit together the urban fabric

· improving accessibility by public transport.

LANARKSHIRE URBAN PARTNERSHIP

This study has provided a graphic demonstration of the benefits of effective partnership between the public sector players. Their spirit of cooperation has resulted in a new and shared understanding of the issues and challenges facing the Lanarkshire towns.

Every effort should be made to maintain the momentum and to continue the study’s countywide perspective. Lanarkshire is not, of course, a self-contained community but there is a great deal to be gained – in terms of knowledge, perspective and understanding - from operating at this level, and very little merit in reverting to a Council level approach.

The Steering Group for this study needs to be extended to embrace a wider range of private, voluntary and community sector interests. We recommend that the extended group should form the nucleus of a Lanarkshire Urban Partnership (LUP), with a remit to develop, champion and deliver transformational change in the town centres, and achieve the vision of a sustainable urban hierarchy. This remit could be extended to include a wider urban regeneration and environmental agenda.

We recommend that the Partnership should be set up under the auspices of the Local Economic Forum. All the key partners are already in membership of the Forum, and this would tie the work of the LUP into established decision-making processes.

Detailed design work is required, but we envisage that LUP will be responsible for:

· influencing and responding to national and regional policy

· county-wide initiatives

· local action plans

· prioritising and allocating resources

· project management

· public-private development partnerships

· town centre management

· place marketing and promotion

· scanning the environment

· monitoring best practice

A key task for the LUP will be to clarify the roles and responsibilities of the respective partner organisations. This will be important because, while the two Councils are properly concerned to promote economic development and quality of life in all Lanarkshire’s town centres, the national agencies will have prioritise their contributions in line with their respective strategies. 

SETTING PRIORITIES 

In recommending priorities for action in the Lanarkshire towns we have taken account of two key factors:

· vitality and attractiveness (figure 5) and 

· position in the new urban hierarchy (figure 7)

Based on these factors, Figure 8 classifies the town centres using these criteria. It is important to emphasise that there are compelling reasons for intervention in all 18 places.

The matrix is an analytical tool, but it is not a substitute for informed decision-making. The partners need to decide their strategic priorities (for example, whether to focus on hot spots or to prioritise social justice) before they can apply it to the decision-making process.
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Positions in the matrix will shift over time and the analysis should be re-visited regularly. Our current analysis suggests that - in terms of the strategic rationale for action - the towns fall into 5 groups (Figure 9):

· premier locations (sub-regional centres and places of opportunity): East Kilbride and Hamilton are successful town centres, although they will face increasingly severe competition; the partners should prioritise these town centres if they intend to adopt an opportunity-led approach, offering opportunities for private sector investment to create a better balanced city region
· urban renewal (town centres in the balance): Airdrie,  Coatbridge, Cumbernauld, Lanark and Motherwell are all important places in the urban hierarchy, but their prospects are uncertain; collectively, they are under-performing and have failed to come to terms with the era of place competition; the future of these town centres is vital to Lanarkshire’s place competitiveness and the sustainability of the  urban system:   the partners must act as catalysts for change and the regeneration in the 5 town centres

[image: image8.wmf]Figure 9: Rationale for action

COMMUNITY

REGENER

-

ATION

Places at risk

LOCAL

DISTINCTIVE

-

NESS

URBAN 

RENEWAL

Places in the 

balance

SPECIAL

PLACES

PREMIER 

LOCATIONS

Places of 

opportunity

Local 

centres

Town 

centres

Sub

-

regional


· special places (local centres and places of opportunity): Biggar and Strathaven are small local centres, but they also attract day visitors and tourists; their special character makes them unique in Lanarkshire, and they should be considered as priority locations for tourism or rural development initiatives
· local distinctiveness (local centres in the balance): Carluke, Kilsyth and Rutherglen have experienced a decline in their status as town centres, but they are all places of character and quality; these would be appropriate locations for initiatives designed to re-invent the town centres and establish a viable and sustainable future
· community  regeneration (town and local centres at risk): Bellshill, Blantyre, Cambuslang, Larkhall, Shotts and Wishaw are all at a low ebb in their fortunes, with negative socio-economic indicators and degraded environments; these centres would should be the focus for initiatives to promote economic and social inclusion and environmental justice.
It is for the partners (working together within the framework of the LUP) to set their individual and collective priorities. However, the need for action is most urgent in the urban renewal and community regeneration categories. The greatest potential rewards are in the premier locations.

Action plans should be developed for each of the towns. The guidance contained in the town dossiers should be the starting point for the development of these plans.

LEARNING FROM BEST PRACTICE 

By commissioning this important study, the partners have shown that they recognise the essential and intimate relationship between town centre vitality and attractiveness (Figure 10). 

In the best town centres, vibrancy and attractiveness feed each other and success breeds success. In failing places, a lack of vitality and degraded environments create a downward spiral that deters investment and depresses expectations. There are too few Lanarkshire town centres in the former category, and too many in the latter. We have shown that their declining status has been the result of powerful driving forces (social, technological, economic) that have had a profound impact on post-industrial communities throughout Europe.

However, there is no excuse for inaction. Many places have responded successfully to these challenges, and their experience should be a source of encouragement (and practical models) for Lanarkshire. In many of the best examples, exciting and imaginative projects have been linked to innovative partnership processes:
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· Walsall has pioneered the modernising government agenda; key achievements include an award-winning art gallery, canalside regeneration and an outstanding new bus station.

· Huddersfield has developed the concept of the creative city which has been a driver for new firm formation and cultural events; the town’s indoor market and independent retailers offer a distinctive shopping experience.

· Stroud is a former industrial town on the edge of the Cotswolds, which has reinvented itself as a community of artists and craft makers; derelict mills provide workspace and galleries have replaced vacant shops.

· Darlington sets the standard for town centre management in the UK; clean streets, floral displays, attractive public spaces and a lively events programme have led to new investment; the town has a strong sub-regional banking and legal sector.

· Wigtown is Scotland’s Book Town. Previously a failing rural community it how has more than 20 specialist retailers, and the initiative has had knock-on effects on the food and accommodation sector.

These were all towns facing difficulties very similar to those experienced in Lanarkshire. In every case, problems persist but they have all made significant progress thanks to the energy, vision and skill of public, private and community partners. They have all succeeded in mobilising resources and commitment, raising expectations and building confidence. There is no reason why Lanarkshire should not emulate their success.

MAKING IT HAPPEN: IMPLEMENTING THE STRATEGY

This report sets out a strategy for the regeneration of Lanarkshire’s urban places. Once the principles and priorities have been agreed, the emphasis will shift to detailed planning and scheduling the work programme. These will be key tasks for the Lanarkshire Urban Partnership.

The partners will need to agree which strategic priorities to pursue, and to prioritise their efforts accordingly. For example, if they judge that top priority should be given to town centres in the balance, then attention should focus on Airdrie, Coatbridge, Cumbernauld, Lanark and Motherwell. If social exclusion is the key concern then they should concentrate on the local centres at risk: Bellshill, Blantyre, Cambuslang, Larkhall, Shotts and Wishaw.

It would be going well beyond our current brief to try to suggest what needs to be done in each town. That will be the subject of action plans, which will be informed by the analysis and guidance contained in the dossiers. However, it is clear that the nature and scale of interventions will vary considerably: in Lanark, policy and managerial initiatives will play a key role in unlocking the town’s potential; in Cumbernauld, major surgery will be required to tackle the inherent problem of an outdated and inflexible structure.

Some LUP initiatives will be Lanarkshire-wide; many will require major investment by the private sector. Large projects and strategic initiatives are, by definition, hard to deliver, but it is important that the partners do not follow the line of least resistance that leads to unsustainable “easy wins” such as stand-alone public realm improvements.

CONTINGENCY PLANNING

We have already highlighted the uncertainty associated with the Ravenscraig proposals. The strategy must not be allowed to go on hold while decisions are made; at the same time, we need to take account of the possible implications and plan accordingly.

The town centres likely to be most affected are:

· the two sub-regional centres, East Kilbride and Hamilton

· the towns of the urban west: Motherwell and Wishaw will be most immediately affected, but Airdrie and Coatbridge will also be exposed to the effects.

Ravenscraig may graduate into the ranks of sub-regional centres, but it will take a long time (up to 10 years) to achieve that status. We therefore recommend that strategies for the future development of East Kilbride and Hamilton should continue, although care should be taken to avoid direct conflicts between planned regional-scale investments.

For the urban west, the situation is more complex. Decisions about their future role and function are inevitably contingent on the Ravenscraig decision. The Ravenscraig proposals would have an impact on the scale and nature of retail multiple investment, the premium office market, transport infrastructure and other issues. On the other hand, civic and cultural amenities do not form a significant part of the Ravenscraig vision. 

We recommend that the LUP should develop and adopt a short-term action plan for the urban west, focusing on changes that need to happen, irrespective of the outcome of the Ravenscraig application. Typically, the plan might include:

· town centre management and promotion

· development of key sites and iconic buildings

· conversion of marginal retail locations to new uses

· developing a more diverse mix of activities, including the evening economy

· enhancing civic and cultural amenities

· improving historic buildings and streetscapes.

This will be a substantial and challenging agenda in its own right. It can be pursued in parallel with a detailed exploration of the strategic implications of Ravenscraig for retail and office markets, and for roads and transportation.

CONCLUSION

This report has made the case for a strategy aimed at the transformation of Lanarkshire’s town centres, to make them fit to compete and prosper in age of choice, competition and rising aspirations. 

We have shown how a combination of factors and events has eroded the appeal and quality of many of these centres. This is not a cause for blame and recrimination: Lanarkshire’s experience mirrors that of many former industrial areas.

However, in the Britain, Europe and the US, there are numerous examples of places that have responded to these challenges with imagination, determination and skill. Lanarkshire can and should emulate their achievements, by striving to create a sustainable urban hierarchy that will:

· drive economic prosperity

· contribute to social justice, and

· enrich the quality of life.

yellow book

Gillespies

Ryden

Colin Buchanan & Partners

March 2002

annex: lanarkshire’s urban system

1.
The 18 towns include all the larger urban settlements in Lanarkshire, although some substantial rural and urban settlements are not covered by the study.

2. Although a number of the towns are of medieval and pre-industrial origin, the pattern of urban settlement in Lanarkshire is largely the product of the industrial revolution. The principal towns are located in wedge to the east and south-east of Glasgow, and are the product of a period of rapid growth in the 19th century based on mining, iron and steel making and heavy engineering.

3. Beyond this wedge are arrayed some outlying industrial villages, a series of historic market towns (Biggar, Lanark, Strathaven) and two New Towns, Cumbernauld and East Kilbride.

4. The towns form a diverse group, varying in scale, function, urban form and socio-economic conditions:

· the largest town, East Kilbride, has a population of 75,000 while the smallest, Biggar, has only about 4,000 residents

· East Kilbride has an employed workforce of 34,000 and four other towns have workforces in excess of 15,000; but eight of the towns have fewer than 4,000 employed people

· the towns include neighbourhoods where deprivation is among the worst 10% in Scotland, but in other places deprivation is well below the Scottish median

· the character of the town centres ranges from the indoor malls of the New Towns, through suburban centres and industrial villages, to substantial Victorian centres, historic burghs and ancient market towns

· most are integrated into the economy and labour market of greater Glasgow; some have developed into commuter dormitories, and one – Biggar – looks to Edinburgh as its metropolitan pole.

forces shaping the town centres

5. With such a picture of diversity, we should be wary of broad generalisations about the condition and prospects of the Lanarkshire town centres. Clearly, some are performing better than others. East Kilbride and Hamilton are the only Tier 2 retail centres in Lanarkshire; they clearly out-perform the rest in terms of retail performance and by a number of other measures.

6. The former market towns in the south are also in relatively good heart, although close inspection reveals that retail and civic functions are under threat. These are popular and attractive residential locations, offering a good quality of life which is reflected in the social and demographic indicators.

7. Nevertheless, the first two stages of the work programme have confirmed the clients’ understanding that, taken together, Lanarkshire’s town centres are in a fragile condition, and facing some severe competitive threats. These threats are most acute in the towns in the “south east wedge” which forms part of the Glasgow conurbation.

8. This is hardly surprising, and indeed the challenges facing the Lanarkshire towns are replicated throughout the urban regions of the UK and in much of Europe. Their current difficulties are not a matter for blame or recrimination, but rather a reflection of the history of many the towns - which grew up in locations and in a form which was fit for their original purpose, but ill-suited to the needs and expectations of either individuals or businesses in modern society.

9. In the knowledge economy location matters less, but place matters more. Many commentators have heralded “the death of distance”: they argue that information and communications technologies (ICTs) enable e-businesses to operate in an essentially footloose way, freed from the industrial era imperatives of “location, location, location”. In fact, something very different has happened. It is true that some low-order economic activities are increasingly mobile, but manufacturing and logistics (scaled-down, but still very important) remain concentrated around motorways and transport nodes. But high-order, knowledge-based activities (many of which are very dependent on social, business and intellectual networks) have become – if anything – even more concentrated in the major cities. 

10. Thus, in central Scotland, manufacturing capacity is distributed throughout Silicon Glen, but the centres of government, business, learning and culture remain ever more firmly rooted in Glasgow and Edinburgh. The locational imperatives have been loosened, but businesses choose to be in and around the great cities.

11. These changes are reflected in individual and family lifestyles. Household incomes and personal (car-borne) mobility have been growing for many years, at least for people in secure employment. The tradition of local work is much diminished, and the geographical range of the labour market has grown, as people travel greater distances to work, but also to access leisure, retail and other amenities. 

12. The poor, the very young, the elderly and excluded remain dependent on local facilities, but a growing majority can exercise a choice about where they live, work, shop and play.

13. When people have choices, they naturally tend to choose the most attractive options that their incomes will permit. The concept of attractiveness is, of course, a function of personal preference and circumstances, so people do not make uniform choices. But it is quite clear that, throughout the UK, former industrial towns in conurbations have struggled to compete with the major cities or suburban/rural locations. Typically, the consequences have included:

· population decline, as people have graduated from public/social housing to owner-occupied homes

· retail leakage, as local comparison shopping fails to compete with more attractive Tier 1 and Tier 2 centres, while food and bulky goods migrate to more convenient (for drivers) out-of-town locations

· the collapse, in many places, of the private sector commercial property market, as offices concentrate in the major cities or migrate to business parks

· the erosion of civic, cultural and institutional functions, resulting from competition, social change and relocation to purpose-built facilities

· commercial leisure facilities such as cinemas and health clubs have all drifted to out of town locations, together with swimming pools, ice rinks and sports rinks 

· a loss of civic pride and amenity, as the quality of the town centre offer diminishes, key buildings become redundant and local spending falls.

14. This is a grim litany, but we make no apology for spelling this story out. It is not the universal experience of the Lanarkshire town centres, but it describes in broad terms the hollowing out - over a long period of time - of traditional centres such as Airdrie, Bellshill, Blantyre, Cambuslang, Carluke, Coatbridge, Kilsyth, Larkhall, Motherwell, Rutherglen, Shotts and Wishaw.

15. Nowhere is immune from the effects of these driving forces. Cumbernauld is arguably a special case but its town centre has also succumbed to market pressure, while attractive rural towns like Biggar, Lanark and Strathaven have all felt the effects of change. 

16. By common consent – and every available statistical measure – only East Kilbride and Hamilton have succeeded, in their very different ways, in securing a relatively robust market position. Together, they serve a large and relatively prosperous catchment area and benefit from being close to, but physically separate from, the Glasgow conurbation.

17. Much of this analysis focuses on the workings of the market, but policy makers have facilitated and enabled these changes by granting permission for a series of retail, leisure and housing developments on the edge of towns. There may have been compelling reasons for these approvals, not least the expressed preferences of investors and developers; equally, there is no guarantee that refusals would have safeguarded towns that were already on a downward trend. Nevertheless, it is a reminder that places need not be left entirely to the mercy of the market; policy intervention is legitimate - and necessary – to strike a balance between the market and the needs of the community.

18. All the evidence suggests that Scotland’s urban hierarchy is becoming more stretched. Growth in the Tier 1 centres is outstripping growth in Tier 2, which is in turn outpacing Tier 3. There is no early prospect that these trends will be reversed, but this should not be seen as a counsel of despair. Rather, it is a situation that calls for the courage to make tough decisions, and the imagination to see a new future for Lanarkshire’s town centres.

19. The key message is simple: a strategy for intervention in Lanarkshire’s town centres is essential, but it will only be credible if it takes on board the implications of this analysis. Any attempt to put the clock back, or return the towns to their former roles and functions is doomed to failure. It is impossible to replicate the conditions that created the towns in the first place: the real challenges are to identify appropriate and useful roles for the towns, and to develop policies and interventions that will help them to compete more successfully in the next 10-20 years. 


















































































� The consultant team consists of yellow book, Gillespies, Ryden and Colin Buchanan & Partners 


� Contains: 1. Policy Review  2. Document Review  3. Socio-economic Indicators  4. Property Market  5. Traffic and Transport  6. Townscape appraisal.


�  Contains: 1. A Toolkit for Decision Makers  2. Performance management  3. Funding


�  Key: 1 Kilsyth 2 Cumbernauld 3 Coatbridge 4 Airdrie 5 Bellshill 6 Motherwell 7 Wishaw 8 Shotts 9 Rutherglen 10 Cambuslang 11 Blantyre 12 East Kilbride 13 Hamilton 14 Larkhall 15 Strathaven 16 Carluke 17 Lanark 18 Biggar


� For a detailed review of the statistics, see Working Paper 3.


� Population change 1991-99; employment change 1995-99; school leaver destinations (against Scottish average); unemployment (against Scottish average); unemployment change 2000-01


� For more details, see Working Paper 4


� See also Working Paper 5


� See Working Paper 6 and the town centre dossiers


� See Miles Glendinning & David Page, Clone City, Edinburgh 1999


� See Working Paper 1


� Robert Turley Associates, Ravenscraig Planning Statement (June 2002). See also www.ravenscraig.co.uk


� Ravenscraig Ltd: Ravenscraig Retail Impact Assessment (June 2001) 


� See Working Paper 5


�  This annex is adapted from the consultants’ interim report.
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Figure 2: The towns classified
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Figure 6: Scenarios for Lanarkshire’s town centres
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Fig. 8: The town centres classified
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Figure 9: Rationale for action
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Figure 4: Contrasting fortunes
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Figure 10: A balanced approach
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Figure 7: Lanarkshire’s new urban hierarchy
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Figure 1: The town centres
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Figure 5: Vitality and attractiveness
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