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This Design and Access Statement 
supports the local Planning Application 
by Otago Street Developments Ltd 
for the   development of the site at 
Otago Street / Lane in the west end 
of Glasgow.

The development proposes the 
creation of a residential development 
that enhances the lane and the 
riverside setting.

The context of the development, both 
physical and technical, as well as the 
evolution of the design process are 
set out in the various sections of this 
document.

Section 2 provides an introduction 
to the project site within its context. 
Included within this section is a 
summary of the planning history of 
the site.

An analysis of the site is outlined 
in Section 3 of this document, 
providing baseline information on the 
landscape setting, site constraints and 
opportunities.

From this analysis a set of urban design 
principles were identified that have 
guided the subsequent design of the 
development and these are outlined in 
Section 4.

The Conservation Area Appraisal 
process is recorded in Section 5.Development site within the context of the Glasgow West End road network

Section 6  identifies the principal design 
policy and guidance that is relevant to 
the area as adopted by Glasgow City 
Council and contained in national 
planning / design publications.

Section 7 outlines the progression 
of the design through the outline 
proposal stage and explains the theory 
behind the concept design.

Section 8 describes the detailed 
proposals for the development and 
covers the main design challenges of 
the site layout; built form; architecture; 
parking; landscaping and sustainability.

The position of the development in 
relation to its planning policy context 
is set out in Section 9.

Section 10 contains the conclusions 
for the proposed development and 
its role in the identity of this area of 
Glasgow.

DEVELOPMENT AREA
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Aerial view of the development site (Otago Street) and the surrounding locale
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GLASGOW
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STIRLING
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M74

Road layout indicating the location of Glasgow within a wider context

DUNDEE

M77

The site has a prominant location 
on the west bank of the River Kelvin 
and is visible from Gibson Street and 
Great Western Road (which both 
have heavy footfall and vehicular 
traffic). Further views are afforded 
from the greenspace on the eastern 
bank of the river, which leads directly 
to Kelvingrove subway station.  It is 
important, therefore, that the design 
proposals recognise this as a highly 
visable location.

The development site is approximately 
1.26 Acres (0.53 Ha) , sitting between 
Otago Street and the River Kelvin in 
the west end of Glasgow.

The site is located close to the 
University of Glasgow and is a short 
walk from the high frequency bus 
route on Great Western Road and 
Woodlands Road / Gibson Street, as 
well as Kelvingrove Subway Station.

Along the western boundary of the site 
is an existing flatted block comprising 
forty-eight flats for private rent.  The 
site is accessed from the south off 
Otago Lane, which also houses a 
number of  independant specialist 
retailers and workshops; above these 
are a number of flatted dwellings.

The site is just off Gibson Street, one 
of the main thoroughfares connecting 
the west end with the City Centre. 

The wider locale is recorded as 
a Conservation Area in City Plan 
2 and is characterised by a 4 and 5 
storey sandstone tenemental building 
typology.  There are listed buildings 
in adjacent Otago Street and Gibson 
Street, therefore it is important that 
any new development be sympathetic 
to this setting.



2.2 HISTORY

OTAGO STREET, GLASGOW  DESIGN & ACCESS STATEMENT

Hubbards Bakery frontage onto Otago Street (www.scran.ac.uk)

Hubbards Bakery view from east bank of River Kelvin (www.scran.ac.uk)

The proposed development site is 
located within the Glasgow West 
End conservation area; as originally 
designated in the West End Local Plan 
that was adopted in the mid 1980’s.

In City Planning Policy terms the 
designation of the site and the principal 
policies underwhich development on 
it would be considered has remained 
relatively consistant since the adoption 
of the West End Local Plan.  

The City of Glasgow boasts a rich 
architectural heritge.  City Plan 2 
Development Strategy Priorities and 
Proposals - Environment acknowledges 
that “It is important that the settings of 
listed buildings are respected. Careful 
management of listed buildings, and their 
curtilages, and due consideration of their 
wider settings when considering other 
development is, therefore, important in 
maintaining and developing Glasgow’s 
unique sense of place.”.

There are a number of Listed Buildings 
in the immediate vicinity.  The cast iron 
bridge which forms part of Gibson 
Street, over the River Kelvin, is itself 
Grade B Listed.  There are also a pair 
of Grade B Listed buildings described 
as “detached square classical villas” on 
Otago Street and a Grade B Listed 4 
storey tenemental block on Gibson 
Street, the rear of which is visible from 
the site.

Formerly the site housed Hubbards 
Bakery.  The bakery was built for Walter 
Hubbard Ltd to make bakery products 
for their chain of retail shops.  It was 
designed by architect Andrew Balfour 
and built on the sloping site between 
Otago Street and the river Kelvin.  

The first part of the bakery was built 
1905-06 and was extended  during the 
inter-war period.  Hubbard had a large 
shop and restaurant in nearby Great 
Western Road.

The upper photograph on this page 
shows the section of the bakery that 
faced the river.  The building displayed a 
relatively late example of the use of red 
and white brick in an industrial building.

The bakery covered all of the proposed 
development site with a variety building 
shapes and sizes.  

The frontage, which faced onto Otago 
Street, (shown in the lower photograph) 
incorporated the firm’s head office, and 
was faced with red terra-cotta brick 
with sandstone dressings.  The 1905-06 
block is in the centre, with the inter-war 
range on the right.  The architectural 
treatment respects the situation of a 
bakery in a residential area.

The bakery was demolished in the 1980s 
after planning approval was granted in 
1988 to erect eighty-nine flats. 
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The proposals approved for development 
in 1988 comprised 39 flats in a 4-storey 
block fronting Otago Street, 32 flats in a 
6 storey block fronting the river Kelvin 
and 18 flats in a 5 storey block in Otago 
Lane.  

This development was started, with some 
ground consolidation works having been 
undertaken as recorded in the planning 
departments report regarding the 1997 
application.

The site subsequently lay empty until the 
late 1990’s when, following receipt of 
planning approval in 1997, the flats which 
are currently on the site were built by 
Beazer Homes. (source: www.scran.ac.uk 
and City of Glasgow Council Report to Sub-
Committee)

There are various considerations which 
are required when designing a building 
within a Conservation Area.  The main 
areas of consideration will be ensuring 
that the new development respects its 
historic context and that the materials 
will be appropriate to the locality and 
sympathetic to the surrounding, existing 
buildings.

City Plan 2 Development Strategy 
Priorities and Proposals - Environment 
notes that:

“The Development Strategy seeks to:
promote sustainability through the 
protection,repair and re-use of listed 
buildings and buildings in conservation 
areas and by ensuring that new 
development is sustainably designed and 
constructed; “

1988 consented development - elevations to Otago Street (upper) 
and Otago Lane (lower)

Sketch view illustrating the scale and massing of the 1988 consented development

1997 consented development - during construction
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Diagram indicating the existing landscape setting for the proposed development

RIVER KELVIN

The western edge, adjacent to the 
development site currently houses a 
five-storey flatted block set out as a 
4 storeys of  flatted accommodation 
which comprises 48no. two bedroom 
apartments, over a single storey of 
garages at ground level on the rear 
elevation.  There is an under-used 
residents’ car park to the rear along 
with an area of trees of limited quality 
lining the river.

The site is bounded on the east by the 
River Kelvin.  On the eastern (opposite) 
bank of the river is an area of greenspace 
(as designated in the City Plan 2) which 
houses several mature trees, areas of 
grass and an equipped children’s play 
area. To the north of the greenspace is 
Kelvingrove Subway Station along with 
its “Park and Ride” car park facility.  

Directly on the southern edge of the 
site are various shop units with flats 
above, accessed via the adopted road 
(Otago Lane), and the new 8-storey 
Unite student accommodation building, 
which has recently been completed. The 
Unite building is accessed off Gibson St, 
and not via Otago Lane.

The site is a five minute walk from 
Kelvingrove Park and the University of 
Glasgow, which has various buildings 
located in very close proximity to the 
site.  

The landscape currently on the site 
is relatively recent self seeded type, as 
prior to 1988 the development site area 
was covered in built form.

EXISTING FLATTED BLOCK BUILT 
FOLLOWING 1997 CONSENT

EXISTING CAR 
PARKINGSITE ENTRANCE

DESIGNATED
GREENSPACE

KELVINBRIDGE
UNDERGROUND

PARK AND RIDE
CAR PARK

AMENITY SPACE 
FOR RESIDENTS

GREENSPACE / WILDLIFE
CORRIDOR
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Otago Lane residential development site constraints diagram

existing residential
block A

Single vehicular 
entrance to site

access to be maintained 
to existing shops

existing car parking

existing retaining wall

extent of adopted road

parking bays off shared surface area

Unite student accomodation

steep slope to river

river / wildlife corridor

amentiy space for residents
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Existing shop units with flats above (Otago Lane) to be retained

Current vehicular site entrance

From the initial appraisal of the site several 
key constraints to the development have 
been identified and are outlined below:

The existing five storey flatted block, 
adjacent to the development site is to be 
retained (a former proposal realised the 
upgrade and renovation of this block as 
part of the  inclusive design).  Therefore 
appropriate privacy distances will be 
required to be  maintained between the 
existing building and any new building 
proposed on the site.  Privacy distances 
will also require to be maintained 
between the flats above the shop units 
and any proposed building.  

An existing road infrastructure and car 
parking are already contained within the 
development site.  The adopted road, 
which is used to access the site also 
services the existing row of shops and 
flats on Otago Lane. 

The single vehicular access to the site is 
by way of a cobbled road.  There is no 
scope for an additional access due to the 
proximity of the existing buildings.  The 
capacity of this road will therefore need 
to be considered.

The site is very prominent from various 
locations, including the eastern bank 
of the River Kelvin, Eldon Bridge on 
Gibson Street and also the bridge over 
the River Kelvin at Great Western 
Road.  It is important that any proposed 
development provides an attractive edge 
to the site and does not significantly 
breach the roof line set by the existing 
buildings and the context of the urban 
block form.

The site identified has a significant slope 
towards the river.  Any development 
proposal will need to take account of 
this steep bank, and its status in the City 
Plan 2 policy ENV 7 Corridors of Wildlife 
and or Landscape Importance.

The site is in a Conservation Area 
which automatically enforces several 
constraints.  For example the removal 
or cutting back of any trees, even those 
which are not of any particular value, 
requires to be approved as all trees 
within a conservation area are afforded 
the same level of protection as trees 
covered by a Tree Preservation Order.  

Any new development will also need to 
respect its historic context in volume, 
scale, form, materials and quality.
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existing flats
 building

Opportunity to create a frontage 
which addresses the river

N
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Opportunity to create an edge to the site

Opportunity to open up the edge of the river

From the initial appraisal of the site 
several key opportunities have been 
identified which may add to the success 
of the development as outlined below:

Inhabited lanes form a key identity of 
the character of the West End. The 
development can enhance the current 
lane offer and provide a mixed use, 
residential led, regeneration of the lane.

At the moment there is no eastern 
“edge” to the site.  The site offers the 
opportunity to present a “front” facade 
to the site when viewed from Gibson 
Street, Great Western Road and the 
greenspace on the eastern bank of the 
river Kelvin.  

This “edge” was historically provided 
by the former Hubbards Bakery which 
previously occupied the site.  The 
opportunity presents itself to reinstate 
this historic building line.  If the building 
were to be set back a few metres from 
the edge of the river, the opportunity 
to open up the river bank to pedestrian 
users also presents itself, although it 
may only be practical to provide this for 
existing / future residents.

The site offers a fantastic opportunity 
to create an eco-friendly, sustainable 
development.  It is located less than 
150m from a high frequency bus route 
and local shops.  It is also within 500m of 
Kelvingrove Subway station. 

The theme of sustainable development 
can be explored further and expanded 
to also include the existing flatted block.  
This could, for example, be achieved by 
the installation of a bio-mass communal 
heating system.

The area consists of predominantly 
traditional tenement flats.  Many of these 
are used as HMOs or student housing.   
This site offers the opportunity to 
provide a range of apartment styles and 
sizes, that will meet the housing needs  
from a mix of single people, first time 
buyers, couples and families.
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PROPOSED DEVELOPMENT SITE

GLASGOW CITY PLAN 2 MAP
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A wide range of National Guidance has 
been made available to the construction 
industry to aid in the creating of successful 
and sustainable developments. This section 
will highlight the main policies which should 
be considered during the design process 
and are as follows:

Scottish Planning Policy 
-The Planning System
The main objective of this guidance is to set the 
framework for promoting sustainable economic 
development.

- Economic Development

This document aims to raise the quality of 
life of the Scottish People through “increasing 
economic opportunities for all on a socially and 
environmentally sustainable basis”.

- Planning for Homes 

The main objective of this policy is to provide 
policy direction on the provision of well-located 
high quality new housing.

National Planning Policy Guidelines on Planning 
and the Historic Environment (NPPG18)

This provides guidance for the conservation 
of the historic environment, seen as a 
fundamental part of Scottish Cultural Heritage. 
This is especially relevant in ensuring that any 
new development is both appropriate and 
sympathetic to its context in a Conservation 
Area.

In addition to Natonal Guidance; Area 
Based Guidance specific to the city of 
Glagsow and its surrounding context 
will also provide useful policy relating 
to the proposed development.The two 
main policy documents to be considered 
during the design process are:

The Glasgow and Clyde Valley Joint 
Structure Plan 2006

The specific aims of this document are 
as follows:

To increase economic competitiveness.

To promote greater social inclusion and 

integration.

To sustain and enhance the natural built 

environment.

To integrate land uses and transportation.

The Glasgow City Plan and City Plan 
2 indicates the proposed development 
site as falling within policies DEV 
2-Residential and Supporting Uses and 
HER 1 - Conservation Areas.  These 
policies also make reference to DEV 
11 - Greenspace, ENV 1 - Openspace 
Protection.  

Other relevant policies may include 
DEV 1, DES 1, DES 2, DES 3,  DES 4, RES 
1, RES 2, RES 6, RES 8, RES 12, TRANS 4, 
TRANS 5, TRANS 6, ENV 2, ENV 4, ENV 
5, ENV 6, ENV 7, ENV 8 and ENV 15.

.21

Scottish Planning Policy provides design guidance on a national level

Area based guidance: Glasgow and the Clyde Valley Joint Structure Plan
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Glasgow West Conservation Area Appraisal - 
Draft for Consultation March 2010



OTAGO STREET, GLASGOW  DESIGN & ACCESS STATEMENT 5 CONSERVATION AREA APPRAISAL

Policy Context:

Development within a Conservation 
Area is subject to various national and 
local planning policies that are set out to 
ensure that the character of the area is 
not affected by new proposals.

Scottish Planning Policy states that 
in a Conservation Area 'A proposed 
development that would have a neutral 
effect on the character or appearance of 
a conservation area (i.e. does no harm) 
should be treated as one which preserves 
that character or appearance.' This offers 
a change of empahsis away from the 
previously recognised position of new 
development providing 'enhancement.

Planning Advice Note 71 Conservation 
Area Management, sets out the scope 
for consideration of development 
and frames the requirements for a 
Conservation Area Appraisal. The 
appraisal process provides a baseline 
as to how development might be 
progressed on a site, on the basis of a 
sound knowledge of the historic context 
and sensitivity of the location.

In line with the statutory planning 
requirements Glasgow City Council 
have recently published the Consultative 
Draft of the Glasgow West Conservation 
Area Appraisal; this provides a useful 
starting point and guidance for site 
specific conservation appraisals.

Appraisal Summary:

Included with the application is the 
Conservation Areas Appraisal for the 
development site.  Emerging from this 
document are the following key factors, 
which should be considered in any 
development proposals for the site. 
These are:

1. Recognising the historic built form on 
the site.

2. Key views into the site from Eldon 
Bridge and Great Western Road.

3. The cobbled finish to the lane.

4. Interface of built form and landscape 
setting.

5.  Recognising the specific character 
of this part of the West End, noting 
the industrial past that generated the 
marehouse form of building on the 
western bank of the River Kelvin.

Ordnance Survey Plan from 1913

Construction of Kelvinbridge Underground in 1978 with 
development site in background

.25
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Early massing development sketch showing view of proposed urban block from the east

Later massing development sketch aerial view showing departure from linear / slab block

The design approach is to create a high 
quality development that strengthens 
and enhances the prominent site 
location, taking into consideration the 
important views from Gibson Street, 
Great Western Road and the area of 
greenspace on the eastern bank of the 
river as well as its location within a 
conservation area.

In assessing the important views of the 
site and its setting, it would be prudent 
that any proposed development should  
recognise that it will create a significant 
frontage onto the River Kelvin.  This will 
not only provide a legible “front” edge 
to the site but will also provide a degree 
of passive surveillance of the area of 
greenspace on the opposite bank of the 
river.

The disposition of built form on the 
development site should also respect 
the general urban block and dimensions 
from principal (front) buildings to back 
(rear) buildings, thus reinforcing the 
grain and character of the area.

The facade facing the river, however, 
is not the only “important” facade 
presented by any proposed building.  A 
good level of visual amenity will need 
to be provided to the dwellings housed 
within the existing flatted block.  

A residential use would seem the most 
compatible use for the site and is also in 
line with the Glasgow City Plan and City 
Plan 2, which zones the site as ‘General 
Residential’ land use. This being enhanced 
with a number of commercial units of 
Classes 1, 2 and 4. which compliment the 
existing shops.

Townscape

The proposed development should 
acknowledge and respond to the unique 
position of the site on the bank of the 
River Kelvin.

The best views of the site, from the 
Eldon Bridge, Gibson Street and the 
area of greenspace on the eastern 
riverbank should be enhanced through 
careful landscaping and a well managed 
approach to conservation of the best 
quality trees.

The building position and site geometry 
are such as to ensure that views of 
Caledonia Mansions from Eldon Bridge 
will be maintained.

The development proposals will allow 
the historic building form and disposition 
of the site to be re-established, thus 
enhancing this area of the West End as 
of specific character.
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concept sketch showing massing of proposed building in the urban block - January 2009Initial concept sketch of facade on river bank - October 2008

development sketch following departure from single slab block - June 2009 sketch site plan following departure from single slab block - June 2009
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AB
C

D

Repositioning and remodelling of 

Block C has afforded Block D units to 

lane with an aspect across river.

Roof terrace with common area / 

conseravtory for residents

Greenspace to riveredge optimised  

to enhance the river /wildlife corridor.

Block A remodelled to create a civic 

frontage to river and connect with 

replanned open space

Landscaped open space for residents 

created that opens out onto river.  

Increased public open space 

opening out to river. Landscape 

design to connect with river.

Block B scale reduced to 4 storeys to 

relate to existing commercial units on 

the lane

Block C ‘pushed back’ from the edge to 

allow landscaped frontage.

Block C corner modelled to provide 

sculpted endstop when viewing from 

Great Western Road. Plan form maximis-

ing  openvistas from Blocks B and C.

Otago Lane - Sketch View
01.07.2009

The following section outlines the 
various principles which will influence 
the design of the proposed residential 
block.

The historic building pattern saw built 
form on the whole of the application 
site for over 100 years until it was 
cleared to make way for the Beechwood 
Homes development, which was granted 
permission in 1988. The Beechwood 
Homes proposals (as reported in 
Section 2.2) brought forward a large 
scale building that presented a ‘frontage’ 
to Otago Street, Otago Lane and the 
River Kelvin; to the river the building 
was 6 storeys in height.

From this historical and extant planning 
position it is appropriate to develop a 
similar form, thereby reinstating the 
historic urban form in the conservation 
area, along with this it provides the 
opportunity to consider how the 
proposals may enhance the location and 
setting.

It is important to consider the historic 
building form and how this presented 
a variety of building types, scale and 
roofscape to this edge of the West End.

The site offers the opportunity to “close” 
the urban block, which is currently 
three-sided.  “Closing” this block would 
be consistent with the block structure 
which characterises the area.  Indeed 
this is how the urban form would have 
been read historically, with buildings 
along the river edge.

It would seem pertinent therefore to 
“close” the block with a building whose 
form is reflective of the other buildings 
within the block. Roof lines should be 
within that of the urban context, so as 
not to overtly impact on the university 
spire.

In order to reduce the overall mass of 
the building, there is the opportunity to 
vertically step the building on the upper 
levels.  Where the building steps down, 
roof gardens could be formed.  These 
gardens at roof terrace level would not 
only be of active benefit for the residents 
of the proposed block but would also 
create visual amenity for the residents 
of the existing flatted block.

The facade may also be stepped to 
provide relief and interest on the vertical 
face.

Sketch view showing massing development and increase in open space to river edge - July 2009

Sketch view showing massing and built form to lane - June 2009
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Site layout indicating the development of the site and key aspects of design consideration (July 2009)
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During the site analysis and assessment 
stage of the design process various 
outline proposals were developed 
and considered for the site layout. 
As previously discussed the following 
design princples were established:

- the development is 'double fronted, 
to the River Kelvin and Otago Lane.

- the modelling and elevational 
treatment to the lane is subserviant 
to the prinicpal building elements to 
Otago Street and the River.

- views maintained to river from 
existing flats

- amenity space at north east corner 
of site to be retained.

- built form to step back to open views 
to river from entrance to the lane.

- building to the lane should be 
lower than the other parts of the 
development.

- the built form should be derived 
from the landscape proposals.

The constraints placed on the site by 
the existing flatted block, its associated 
car parking, open space and the small 
commercial units with flats above on 
Otago Lane determined the position 
of the proposed buildings.  

It was concluded that providing 2 
building elements on the river edge, 
was the most appropriate in terms of 
block structure and an aspiration to 
provide appropriate frontage to all 
parts of the development.  

A 3rd block 'closes' the open northern 
edge of the lane with a lower scale 
building, sitting between the existing 
flats to Otago Street and the proposed 
building fronting the river

Although the proposed building 
location occupies part of what is 
currently open space, it is considered 
that the open space is of limited 
functional use (this has been 
acknowledged in the landscape report 
prepared by TGP and supported by the 
tree survey carried out by Informed 
Tree Surveys and in the ecological 
survey prepared by JDC Ecology). 

Therefore, although a degree of 
passive amenity space will be lost, it 
is intended that the remaining open 
space will be landscaped in such a way 
that the river bank will be opened up 
as passive amenity space along with 
additional enhancement to the public 
realm on Otago Lane.

The replanning and rationalisation of 
car parking will also assist in incrasing 
the usable amenity open space.

In addition, a number of terraces 
are proposed thereby increasing the 
quantity of private outdoor amenity 
space. 

A key design driver is the 
aknowledgement of the historic form 
and generating a site structure from 
this basis.

2009- 2010 Proposals

1988 Proposals

1896 - 1988

2011 Current Proposals
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Sketch site section showing lane condition. (July 2009) elevation study: south elevation to Otago Lane (July 2009)

Elevation study:  View from the east showing Urban Block context (July 2009)
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The proposed development presents a 
series of simple forms that articulate the 
interface between urban edge and river 
corridor.

Having carefully defined the footprint 
and position of the building through 
our site analysis we have concentrated 
on delivering a development that has 
building and landscape setting working 
in close harmony.  We recognise that 
the building forms present a frontage to 
the urban realm and a frontage to the 
openspace; as noted from Eldon Bridge 
and the bridge over the River Kelvin at 
Great Western Road.

The proposed buildings have been 
designed and articulated to present a 
built form and massing that offers a varied 
roofscape and massing, as characterised 
by the wider urban context, which echos 
the previous context of this part of the 
West End.

Within the overall building form pattern 
the differentiation of dwelling type - 
1 bedroom through to 3 bedroom 
- are noted through varying balcony 
treatments and finishes. This adding to 
the visual interest on a more detailed 
layer beyond the scale and massing 
of the urban block.  Furthermore 
the townhouses use a similar palette 
of materials to the flatted blocks to 
enhance a continuity and simplicity of 
built form.

In this respect the architectural 
proposition can be considered an 
interpretation of the historic form 
where a varitey of individual buildings 
come together to form an apparently 
unified urban block.

Sketch view: Site built form and massing (July 2009)

Previous Proposal South facing Elevation to Otago Lane (May 2010)
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View of proposed development from the east side of the river showing increased public realm 
area. (May 2010)View of Otago Lane from riverfront showing enhanced public realm (May 2010)

View of Otago Lane showing enhanced public realm (May 2010)
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Proposed elevation to Otago Street (May 2010) 

Site layout indicating the development of the site and key aspects of design consideration through design progression (May 2010)

Block D

Block C

Block B

Block A
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Site layout indicating the development of the site and key aspects of design to date (January 2011)

N
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Current Site layout indicating the development of the site and key aspects of design consideration (January 2011)

existing ‘1997’ 
block retained

existing car parking 
retained

class 1, 2 and 4 
commercial units

open space extended 
and enhanced along 
river edge

enahnced public 
realm to lane

building line held back 
from boundary with 
‘wildlife corridor’.

entrance to 
the lane

passive open space

Existing Block A

Block B

Block C

Block D
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The development is arranged along 
Otago Lane, with it terminating in 2 
principal blocks that present a frontage 
to the River Kelvin, with a 3rd building 
creating the Northern edge of the Lane.

The building massing and height, varies 
across the development, with it generally 
sitting below the ridge levels of the 
neighbouring buildings. This allowing 
the proposal to sit comfortably in the 
context of the wider urban block. 

The proposal has the building sitting on 
a base course that emerges from it’s 
landscape setting and river bank, from 
this the buildings are considered in 4 
elements: Blocks A, B, C and D. 

Block A - The existing 5 storey 
residential block on Otago Street will 
remain unaltered.

Block B - this 3 storey building ( 2no 
full storeys and 1no 'room in roof') sits 
between the existing slab block A and 
the River Block C. The building form 
steps back as it rises to recognise the 
scale and setting created against the 
existing 2 storey building on the other 
side of the lane. 
 
Block C - this 6 storey block terminates 
the new leg of development down Otago 
Lane. The building sitting 5 floors over 
the level of the lane and one storey under, 
the uppermost floor being set back.  The 
building form presents a frontage to the 
river, the base at landscape proposals 
reinforcing the connection between 
built form and wildlife corridor.  The plan 
position has been carefully considered 
and pushed slightly northward of Block 
B to open up the view to the river,  whilst 

maintaining the simple linear form in 
the lane.

Block D - sitting adjacent to the Unite 
Student flats, this building acts as a 
terminus to the urban form and block 
fronting Gibson Street that wraps 
down and round along the Kelvin. This 
7 storey building folds from the river 
/ east face and presents a continous 
sweep when viewed looking east down 
the lane. The upper most floor is set 
back to provide further articulation at 
roof level.

At the lower ground level facing the 
river this edge is opened to provide 
additional semi private open space 
for the residents at this level, with the 
area immeditely adjacent to the river 
being held as passive open space. By 
maintaining this clear area in front of 
the building line it also assistis with the 
maintainance of the adjacent ‘wildlife 
corridor’.

A simple palette of materials is 
proposed from natural stone and 
glass , with facinng brick being used 
as a secondary layer  to provide an 
added layer of detail and  interest to 
the general form and massing.  Block B 
will be finished in stone as a contrast 
to blocks C and D.

Proposed South Facing Elevation to Block D.

Proposed North Facing Elevation to Block B.



Proposed East Facing Elevation to River Kelvin.

Proposed South Facing Elevation to Otago Lane.

Proposed North Facing Elevation to Otago Lane. Proposed view looking from the east side of the river to Otago Lane.
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Scottish Planning Policy - Renewable Energy

Sustainablilty has been considered 
carefully from the outset of the design 
and consultation process.  With the 
proposal being to achieve a high level 
of environmental consideration, which 
will see the use of communal heating 
and waste management facilities, as well 
as exemplar standards of building fabric 
performance to reduce the need for 
space heating.

Due to the project’s location, car useage 
can be minimised and simple secure bike 
storage provided.  The site lies within 
an area which is part of a controlled 
parking zone but it is also within 150m 
of a high frequency bus service, local 
shops and within 500m of Kelvingrove 
Subway station.  

The developer’s aspirations to create 
a sustainable development provide an 
opportunity for interesting building 
techniques and  services to be 
implemented within the scheme.

The flat sedum roofs proposed for blocks 
C and D provide a holistic approach to 
Sustainable Urban Drainage Systems 
through the water being ‘attenuated’ at 
source, i.e. when it hits the roof.  'Green 
Roofs' also provide a useful habitat as 
recorded in City Plan 2.

It is appropriate that the principal 
living spaces of the proposed dwellings 
face the river Kelvin, thus reinforcing 
this facade as a ‘front’, not only would 
this successfully utilise the attractive 
outlook for the future residents but by 
orientating the principal living spaces in 
this direction, the passive surveillance of 
the designated greenspace opposite is 
also increased.
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9.1 PLANNING POLICY STATEMENT
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A planning application is considered under 
the policy context of City Plan 2, along 
with any material considerations.

The site is recorded in City Plan 2 as DEV 
2 - Residential and Supporting Uses, which 
would support the principle of a residenital 
led mixed use development on the site.

From these and the ongoing discussions we 
consider that the proposals have evolved 
to a position where they are consistent 
with the City Plan 2 policies.

We recognise that the project has 
generated a range of discussions within the 
community; they were debated during the 
Community Engagement process and we 
fully expect these views will be presented 
by various representations during the 
formal planning process.

1. Assessment Approach in 
respect of the Application to be lodged 
for the Proposed Development

Given the level of interest anticipated in 
the project we felt it appropriate to set out 
the grounds under which we understand 
the planning application will be assessed.

In determining an application for the 
Proposed Development, the Council will 
require to follow the approach set out in 
Section 25 of the Town and Country Planning 
(Scotland) Act 1997.  It provides that where, 
in making any determination under the 
Planning Acts, regard is to be had to the 
Development Plan and the determination 
shall be made in accordance with the Plan 
unless material considerations indicate 
otherwise.  

The correct approach to be taken in the 
determination of this application is set out 
in the well-known speech of Lord Clyde 
in the case of City of Edinburgh Council v 
Secretary of State for Scotland & Others 1997 
S.C.L.R. 1112.  Lord Clyde indicated that 
it was:

“necessary for the decision-maker to consider 
the Development Plan, identify any provisions 
in it which are relevant to the question before 
him and make a proper interpretation of 
them.  His decision will be open to challenge 
if he fails to have regard to a policy in the 
Development Plan which is relevant to the 
application or fails properly to interpret it.  He 
will have to consider whether the development 
proposed in the application before him does 
or does not accord with the Development 
Plan.  There may be some points in the plan 
which support the proposal but there may be 
some considerations pointing in the opposite 
direction.  He will require to assess all of these 
and then decide whether, in light of the whole 
plan, the proposal does or does not accord 
with it.  He will also have to identify all other 
material considerations which are relevant to 
the application and to which he should have 
regard.  He will then have to note which of them 
support the application and which do not, and 
he will have to assess the weight to be given 
to all of these considerations.  He will have to 
decide whether there are considerations of such 
weight as to indicate that the Development 
Plan should not be accorded the priority which 
the Statute has given to it.  And, having weighed 
these considerations and determining these 
matters, he will require to form his opinion on 
the disposal of the application”.

From this background position it is 
therefore incumbent on the applicant 
to demonstrate compliance with the 
Development Plan.

2. Status of the 1988 Permission 
reference 1057/88

It is the understanding of the project 
team that there was a commencement 
of development in respect of planning 
permission 1057/88.  The Council shares 
this view; as recorded in the Report to the 
Sub Committee on Development Applications 
dated 8 December 1997 in respect of 
the subsequent application 2080/97 for 
development of the site.  In page 3 of 
the report, the Director of Planning & 
Development confirmed that “The site was 
cleared in 1989 and consolidation works were 
carried out in relation to old mine workings, 
thereby ensuring that the planning permission 
did not lapse.”

As development has begun in terms of 
the planning permission, it enjoys an 
indefinite life).  Section 44(1) of the 1997 
Act provides that any grant of planning 
permission to develop land shall (except so 
far as the permission otherwise provides 
and without prejudice to the statutory 
provisions as to duration, revocation or 
modification) endure for the benefit of 
the land and of all persons for the time 
being interested in it.  The 1988 permission 
therefore remains extant.

As you will be aware, it is possible for any 
number of planning applications to be made 
in respect of the same site even where the 
developments are mutually inconsistent.  
In such a situation, the Council as planning 
authority is obliged to evaluate each 
application as a separate development.  The 
Otago Street site is a good example of this 
approach in operation.  When the 1997 
application by Beazer Homes (Edinburgh) 
Limited was considered and approved 
(reference 2080/97), the 1988 planning 
permission above was already in place.

Where more than one permission is in 
place, it is a matter for the developer to 
decide which permission to implement.  It is 
also possible for a developer to implement 
more than one permission, as long as the 
permissions are not mutually inconsistent 
with one another.  

In F. Lucas & Sons Ltd. V. Dorking and Horley 
RDC (1964) 62 L.G.R 491 it was held that 
a developer who had been granted two 
different permissions on the same site, the 
earlier one allowing 28 houses, the later 
permitting 6 houses in accordance with 
a different layout, was entitled to develop 
part of the land in accordance with the later 
permission and the remainder of the site in 
accordance with the earlier permission.  

It is the opinion of the project team that the 
residential block adjacent to the River Kelvin 
permitted under the 1988 permission could 
be constructed despite the implementation 
of the 1997 permission. The developer 
reserves the right to implement the extant 
1988 consent.

3. The Weight to be Attached 
to the 1988 Permission and further 
procedures

The existence of the extant 1988 Planning 
Permission would represent a material 
consideration in the assessment of an 
application lodged for the Proposed 
Development. 

In terms of the current application, 
consideration will not only be given to 
the existence of the 1988 permission but 
importantly its detailed terms ie the use 
and disposition of the blocks.  In particular 
consideration will require to be given to the 
fact that permission exists for a residential 
development adjacent to the River Kelvin; 
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In terms of the policy there is a requirement 
on new development to enhance the 
‘special character and appearance of the 
area’, be of a ‘high standard of design’, also 
‘protect significant views into, and out of, 
the area’, the proposals should ‘retain all 
existing open space, which contributes 
positively to the character of the area’, and 
finally ‘retain all trees which contribute 
positively to the character of the area’.

The proposals recognise that the area has 
a defined character of generally traditional 
tenemental form to the road frontages, 
with the river frontage presenting a more 
eclectic mix of building styles in reference 
to the historic use of the wider area as a 
railway goods yard with warehousing and 
commercial buildings abutting this. 

In response to the setting the proposal 
is to enhance the existing building to 
Otago Street, through the introduction 
of bay windows and a vertical emphasis 
to the fenestration and will be re-clad in 
sandstone to accord with its neighbours. 
A further 1½ storey will be added to this 
building, with the roofline sitting within 
the urban block and the roof pitched and 
finished in slate to reflect the character 
of the area. It is clear from the plan form 
of the development that this part is the 
largest element of the development.

The building elements that provide 
frontage to the river are considered as 
‘object buildings’ within the context of the 
urban space and parkland on the eastern 
bank of the Kelvin. The buildings offer a 
strong and simple geometric form, which is 
in keeping with the other ‘non-tenemental’ 
building found along the river. Of note here 
is the plan form of these buildings be no 
larger than the footprint of the existing 
mews building to Otago Lane.

It has been recognised by the City Council 
conservation section that the significant 
views into the site are looking south from 
the bridge over the River Kelvin at Great 
Western Road, and looking north from 
Eldon Bridge. 

Regarding the view looking south the 
development offers a frontage to the river 
and provides a termination to the ‘back/
gable’ elevation of the Unite building on 
Gibson Street. This proposal was supported 
by the Urban Design Panel. The proposed 
roof lines sit within that of the wider urban 
context and in doing so retain the skyline 
of Hillhead, with the University of Glasgow 
spire clearly visible.

When viewing north from Eldon Bridge 
the layout of the site and the bends in the 
river result in the important view across 
to Caledonian Mansions on Great Western 
Road being unaffected. There are acute 
views of the building elements that front 
onto the river, however the main change to 
this view will be the enhanced landscaped 
edge and public realm interface with the 
river, which will contribute positively to 
the character of the area.

A main principle of the development 
proposal is to enhance the lane as a ‘new’  
public  space in the west end and provide a 
connection of this public open space to the 
river. To achieve this goal the design offers 
the following: an enhanced public realm to 
the lane, with this now a shared surface 
space given over to pedestrian priority, 
the extent of the space being greater than 
that currently offered, along with this the 
current low quality planted edge to the 
river is to be remodelled and planted 
with native species and the character of 
this designed to provide a higher quality 
wildlife habitat.

- Provide a higher quality of 
open space that can better serve the 
community.
- The existing open space is 
enhanced and new open space is integrated 
with the development; both hard and soft 
landscaping.
- The landscape edge to the river 
provides an enhanced habitat that includes 
the planting of native species.

The proposals previously submitted were 
positively received by both the council’s 
landscape architect, Martin Curzon, and 
ecologist, Sheila Russell. The current 
proposals following the same design 
principles.

3. Policy ENV 7 - REGIONAL 
AND LOCAL ENVIRONMENTAL 
DESIGNATIONS; Corridors of Wildlife 
and or Landscape Importance; again noted 
that the site falls within the confines of this 
policy. 

As noted previously the proposals submitted 
by the Landscape Architect enhance the 
existing corridor, by introducing native 
species to encourage wildlife and also 
providing an enhanced habitat edge to the 
river. The approach being promoted here 
has been welcomed and supported by the 
City Council ecologist Sheila Russell.

4. Policy DES 3 - PROTECTING AND 
ENHANCING THE CITY’S HISTORIC 
ENVIRONMENT – Conservation Areas:
It is noted that the development site has 
been within a ‘conservation area’ since the 
adoption of the West End Local Plan in the 
mid 1980’s; accordingly the 2no previous 
planning approvals have been considered 
in this context.

to its height, its scale, massing and 
overall impact.  The impact of the extant 
permission upon the existing properties at 
14-30 Otago Lane will also require to be 
considered in deciding whether to approve 
any future application.

In short, any new application will have to be 
considered in terms of the Development 
Plan etc but also in light of the extant 1988 
permission.

4. Current Planning Context

In relation to the points raised in the GCC 
letter ref  NSW/DM of the 2nd July 2009 
we note that the development proposal 
have now moved on from the position 
at that time and offer the following in 
consideration of the current proposals; 

1. We note that the site is covered 
by City Plan 2 policy DEV 2 ‘Residential 
and Supporting Uses’, where the principle 
of residential development is accepted; 
along with this it is appropriate to locate 
supporting uses such as local shops, 
businesses and local community facilities.

Policy DEV 2 notes that consideration is to 
be given to Policies DEV 11: Green Space 
and ENV 1: Open Space Protection.

2. As the proposal includes an area 
of open space (as recorded in the PAN65 
Open Space Map) along its eastern edge, 
policy DEV 11: Green Space should be 
considered. In this respect reference 
is made to policy ENV 1: Open Space 
Protection; which notes the presumption 
in favour of retention of open space.

The proposals submitted by the Landscape 
Architects have been set out to comply 
with the following:
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The open space recorded in the City Plan 
PAN65 open space map, and located to the 
north/east area of the development site 
will be retained, with this remodelled and 
replanted to offer a higher quality amenity 
space for the residents. In this area are 
located the only existing trees noted as 
worthy of retention on the development 
site; these are retained and included in the 
landscape proposals.

5. RES 6 – RESIDENTIAL 
DEVELOPMENT IN LANES AND 
GARDENS

It is noted that part of the development 
proposals include Otago Lane; however 
in order to consider the relevance of this 
policy it is firstly important to establish 
‘what is a lane?’

The City Plan 2 definition of a lane is ‘A 
narrow street, usually located at the rear of 
properties. A lane can adjoin boundary walls, 
rear gardens, hedges or fences on both or 
one side, or provide access to backcourts and 
gardens’.

From this it is established that a lane is 
generally to the rear (or back) of a property 
and is subservient to the urban context and 
block which forms it.

When proposing development in a ‘lane’ 
the historical dispostion, scale and massing 
of built form is to be considered to ensure 
that the character of the space is maintained. 
In the case of Otago Lane this historical 
position is one of a large scale commercial 
premises covering the application site for 
over 100 years. The current proposals are 
consistent with this historical context.

The status of ‘lanes’ within the Council 
planning policy context has been consistent 

from the adoption of the West End Local 
Plan in the mid 1980’s. It is therefore 
reasonable to consider that either the 
1988 planning approval, which has a 5 
storey building facing the Otago Lane, was 
consistent with the policy or alternatively 
it was considered that the policy did not 
apply in this location.

The current proposal is set out to have 
the principle elements of the development 
providing frontage to Otago Street and the 
River Kelvin, with the positioning of these 
buildings consistent with the urban block 
form, i.e. the dimension from building line 
to lane is similar to the existing buildings. 
The building element to the lane being 
subserviant to the principle parts; this 
being recognised in a change of scale and 
materials.

6. It is noted that the details of 
the various SUDs and drainage proposals 
will be required to be submitted prior 
to determination of the application. The 
project engineers have entered into  
discussions with Scottish Water, SEPA and 
the Council Engineers to establish the 
drainage of both surface and waste water 
from the development.

5. Consideration of Proposals 
and ongoing amendments

We received an email from Glasgow City 
Council on the 9th July 2009, which set 
out a commentary of the proposals at that 
stage. A number of the matters raised were 
addressed in the proposals submitted at 
the end of July 2009, in addition to this we 
have given further thought to the proposals 
following the community engagement 
process and pre application meeting with 
the Planning Department. The current 
status of the proposals per block is noted 

as follows: 

(GCC comments in italics)

Block A 
‘We (GCC) need to see this in context with 
the adjacent properties as this will form an 
important relationship. This should show the 
height of block A tie through with that of the 
adjacent existing block. ‘

The elevational drawings of this block 
illustrate the streetscape context and 
relationship to the neighbouring tenements, 
which confirm that the ridge line of the 
proposed building is no higher than the 
adjoining building.

‘The upper floor should be set back to form 
a terraced penthouse level and this would 
benefit from a change in materials to the main 
form of the block. This configuration would also 
provide an opportunity to maximise the impact 
of the raised corner unit, which is not effectively 
demonstrated in the latest sketch drawings.’

Block A will remain unaltered in the current 
proposals. 

Block B
‘As Gerry (Grams) advised, the gable pitched 
roof features should be omitted. Block B is an 
intermediary part of the scheme that needs to 
respect the existing and proposed development 
that sets its context. Therefore, a reduction 
in height would be appropriate with perhaps 
two storeys of development over the pend and 
then a further half storey above formed by a 
recessed roof form again providing a terraced 
effect onto the lane.’

The current proposals reinforce Block B as 
an intermediate part of the development 
sitting between princpal elements of Block 
A and Block C. By disconnecting the 

building from these parts we are providing 
a closer urban form to that of the existing 
mews building, and through this providing 
a north side to the lane. 

In terms of building massing the Block is 
2 storys with a developed attic level (1/2 
storey), which offers an overall simple 
geometry to the lane, with pitch roof 
mirroring that on the exisitng mews.
 
Blocks C and D 
‘We believe that it is important to consider 
these blocks together as they will form the 
important river face of the development. Given 
this context the proposal should take the 
opportunity to create a complimentary form 
in both blocks that delivers a legible frontage 
on what is an important elevation. As it stands, 
both blocks are too ‘busy’ and incorporate a 
range of forms that do not interface well. ‘

The current proposal presents these 2 
blocks as simple orthogonal blocks fronting 
the river. The elevation treatment and 
fenestration being reduced to a control 
palette of window types and finishes.

‘Block C in particular involves a harsh angular 
projection into greenspace and does not sit 
well with the green setting of the river corridor. 
As a positive note, the rounded treatment 
partially employed is effective but it should 
be reinforced in each of the blocks to simplify 
the scheme and also address our concerns 
regarding the loss of greenspace. This would 
also respond to the fact that these elements of 
the scheme really don’t have a rear elevation.’

The ‘angular’ element has been removed 
with Block C now reading as an orthogonal 
plan form to provide a continuous frontage 
to the river.

‘The main bulk of block D should be reduced 
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to one storey below the Unite student 
accommodation block with perhaps an 
additional single storey terrace set back 
forming the top floor to tie in with the height 
of the Unite building. Again this could consist 
of a material change.’ 

Block D has been re-planned and 
remodelled to allow it to sit below the 
level of the Unite Building. It is now 8 
floors in total. The uppermost floor is 
set back from the building edge, with this 
finished in sheet metal, as a counterpoint 
to the natural stone finish of the rest of 
the building.

‘The curvature could continue round so that it 
presents itself to the lane entrance off Otago 
Street. The element of Block D than runs 
parallel to Gibson Street on the south side 
of the lane could be set at a lower height to 
ensure the key curved form remains prominent 
and visible from the west.’

The drum forms of the May 2010 
application have been replaced with 
orthoganal plan forms,. This has allowed 
Block D to continue the building line of 
both the frontage to the river and the 
lane.

‘Block C could also reflect this rounded ‘tower’ 
treatment. Critically this should involve a 
reduced footprint minimising the building’s 
encroachment into the wildlife corridor space 
along the river front.’

Block C has been simplified from a drum/
tower form to an orthogonal plan. Through 
this alteration the building footprint has 
been pulled back further from the river 
edge, to allow an increase in the open 
space and enhancement to the wildlife 
corridor.

‘At the moment the return leg projecting up the 
river bank is unacceptable. As Gerry (Grams) 
stated previously, the curved form and reduced 
footprint would soften its appearance to what 
is a prominent view within the Conservation 
Area from the north.’

From the meetings with GCC from 
October 2010 onwards it was agreed 
that a simpler orthognal form would be 
prefered to the curved form; hence the 
current proposals being developed on this 
basis.
 
‘It is not clear from the angled sketches 
whether this is achieved, but there should be 
a degree of separation between the building 
and the river bank to maximise the natural 
foreground setting of the building and provide 
an opportunity to enhance the ecological 
impact of the proposal.’ 

The submitted landscape proposals detail 
the separation to the river edge and how 
this open space will be enhanced in the 
development. As previously noted the 
landscape proposals have been welcomed 
by the council Landscape Architect and 
Ecologist.

‘The height of the building is shown as 9 
storeys facing onto the river. In our opinion 
this is too high and should be reduced. Again 
recessed terrace form at the top storey could 
be employed to further reduce the mass and 
perceived height of the block.’  
 
As noted previously Block C has been re-
planned to allow the building scale to be 
reduced from 9 storey to 6 storey; the 
uppermost floor has been recessed to 
further reduce the mass and perceived 
height of the block.

6. Summary Position

The development proposals have moved 
considerably since the first iterations. 
Through the pre application process we 
have considered the comments of the 
Local Authority and those raised during 
the statutory Community Engagement, 
which have informed the development of 
the proposals. 

It is considered that the proposal satisfies 
the relevant policy criteria and is, therefore, 
compliant with City Plan 2. 
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View of proposed development from Eldon bridge looking north towards Great Western Road.

Otago Street Developments Ltd 
has submitted proposals for the 
redevelopment of the site at  Otago 
Street / Lane as part of a detailed planning 
application to construct a residential 
development consisting of a mixture of 
1, 2 and 3 bedroom apartments and 4 
bedroom townhouses.

This Design Statement supports the 
planning application by providing an 
illustrated account of the design process 
for the site from conceptual to final 
proposals. Through undertaking the 
site analysis a number of key design 
principles were identified to guide 
the form, content and layout of the 
development site. These principles have 
been influenced by a number of factors, 
including the proximity of the River 
Kelvin, site constraints and opportunities 
and adherence to sound urban design 
objectives. A planning application would 
be considered under the policy context 
of City Plan 2, along with any material 
considerations.

The site is recorded City Plan 2 as DEV 
2 - Residential and Supporting Uses, 
which would support the principle of a 
residenital development on the site.

The site has the benefit of 2no extant 
consents; one from 1988 (ref 1057/88) 
and the other from 1997 (ref 2080/97). 
These will represent a material 
consideration for assessment of the 
application.

The 1997 consent was fully implimented, 
with it providing the 5 storey building to 
Otago Street with associated parking 
and external works.

The 1988 consent offers a more 
comprehensive proposal for the site 
with the development comprising a 6 
storey building facing the river, a 5 storey 
building facing the lane, with a 4 storey 
building to Otago Street., along with this 
was a car park accessed off the lane with 
an amenity deck over, as well as further 
vistor parking to the south east corner 
of the site. This consent was partially 
implmented, thereby ensuring it remains 
extant.

The planning policy context of the site 
has been consistant since the adoption 
of the West End Local Plan in the early 
1980’s through to the recently adopted 
City Plan 2. Accordingly it is reasonable 
to consider that the scale and massing 
approved in 1988 would be accepted in 
the currently policy context.

In the first instance the current proposals 
address the principle of the urban block 
and provide an appropriate front to the 
river.  Subserviant to this is Block B, the 
intermediate building that provides a 
built form to the northern edge of the 
lane,  with the ‘front’ of adjacent Block C 
building facing out to the river. This being 
compatible with the historic form and 
urban grain of the Hillhead area; a similar 
urban block form is generated by the 
GOW ‘triangle’, with frontage presented 
to the river.

The high quality of design and materials 
proposed will reinforce the local and 
urban character of this site, which lies 
within a Conservation Area, in line with 
City Plan 2 Policies DES 1 and DES 3.  
A key part of the proposals are the 
remodelling of the existing building 
to Otago Street, to achieve a more 
appropriate form, use of material and 
fenestration pattern.
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View of Otago Lane showing Block B in context

The proposed building, as well as 
respecting the traditional urban 
block structure and addressing the 
public open space on the opposite 
bank of the river has been designed 
to respect the the tenemental and 
historic building form.  The building 
has a vertical emphasis and is split up 
into various components in order to 
respect and resemble the massing of its 
neighbouring buildings.  The materials: 
stone, glass and render give a high 
quality modern feel to the building 
whilst still managing to be respectful 
and sympathetic to the traditional 
materials and detailing associated with 
the area. 

Although it is acknowledged that the 
proposals may result in the loss of 
some existing greenspace, we propose 
that the additional space creating by 
replanning the access and car parking 
as well as the high quality of the 
enhanced space maintained within the 
development accords with the City 
Plan 2 policy.

The building form works with the 
existing open space, wildlife and river 
corridor to enhance it setting and the 
useability of and quality of this space. 

From Otago Street the proposals 
are designed to sit within the order 
and structure of the urban context, 
when considered from the river 
edge the buildings (Blocks C and D) 
are considered as objects emerging 
from the landscape. Accordlingly the 
proposals are compatible with City 
Plan 2 Policy ENV 7.

Currently the greenspace on the 
site is not very functional due to 

the topography of the site and lack 
of maintenance by the previous site 
owner, which has caused it to become 
overgrown, as a result of this it does 
not appear to be frequented regularly.  

Alongside the development proposals 
the developer intends to not only 
upgrade the greenspace which will 
remain at ground level in order that 
it will become better maintained and 
more functional but also to create a 
series of new, more formally landscaped 
spaces within the courtyard.  These 
upgraded and new spaces will enable 
the residents to use the space for 
recreational pursuits as well as giving 
them visual amenity. Again the use 
of roofs as open space/ habitat is 
supported within the City Plan.

The proposals submitted for Planning 
approval will upgrade the greenspace 
on the site to make it more visually 
appealing and usable. 

City Plan 2 policy RES 3 also offers 
the opportunity for provision of 
greenspace outwith the development 
site.  The developer would be open 
to negotiation with the council to 
upgrade facilities in surrounding areas 
of greenspace.

In addition, account has been taken 
of design principles and guidelines 
prescribed by Glasgow City Council 
including comments received at the 
pre-application stage and relevant 
national planning documents on the 
design of inclusive, safe and attractive 
new residential places.
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View looking west across the River Kelvin towards Otago Lane

A distinctive development solution has 
evolved which respects the landscape 
characteristics of the area while also 
responds to its direct proximity to this 
part of the West End conservation area. 
In this regard the design proposals for 
the site will ensure:

An attractive development of suitable 
urban scale building forms with enhanced 
amenity open spaces integrated 
throughout the development site.

An accessible and secure residential 
environment with buildings fronting the 
public realm spaces.

Buildings which are sympathetic to the 
character of their urban context while 
introducing further contemporary 
architecture on the banks of the River 
Kelvin.

It is therefore concluded that the 
detailed proposals for the site at Otago 
Lane, Glasgow have matured through a 
thorough design process that has involved 
detailed discussions between the Client, 
Architect and Local Authority.

A sound and high quality mixed use 
development is proposed for this 
sensitive brownfield site which will 
make a significant contribution to the 
enhancement to this area.
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