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OTAGO LANE RESIDENTIAL DEVELOPMENT
COMMUNITY CONSULTATION REPORT

1.0 INTRODUCTION

Between the submission of the previous application in July 2009 and
the commencement of the formal consultation period for the
current application on 14th October 2009, the residents and
businesses local to Otago Lane formed a community association
and achieved significant publicity for their concerns through a
website, a Facebook page and some press coverage. It was in this
context, as well as the revisions to the original scheme, that the
formal consultation with various interest groups then took place, as
well as a public exhibition.

This pre-application consultation report has been prepared by
streets-uk to explain the consultation process that has taken place
to inform proposals for the planning application for the
development of residential accommodation and commercial units
on the site at 65-77 Otago Street and Otago Lane, Glasgow (“The
Site”).
Consultation on the initial proposals was originally undertaken in
February and March 2009. This consultation process contributed to
the revisions adopted prior to submission of a Planning Application
on 31st July 2009, on behalf of Otago Street Limited. A preapplication consultation report was submitted as part of this
application. Due to legal reasons, this application was not
accepted and a subsequent consultation process was therefore
required, due to the requirements of The Planning Act Scotland
2006, which came into force on 3rd August 2009.

A large proportion of those consulted had a range of concerns,
from the scale and density of the proposals, through to the possible
impact on the character of the lane and the businesses that are
currently located there. Several of the consultees, however, did
acknowledge that a large number of the concerns raised over the
initial proposals had been addressed and that the proposals being
consulted on at this time were, on the whole, an improvement.
streets-uk is a specialist company, dedicated to carrying out
community consultation and engagement for development and
regeneration projects. On behalf of our clients, we try and ensure
that the relevant residents, businesses, interest groups and public
sector agencies are engaged in the development process. We
believe that effective consultation will not only provide developers
with useful local insight, but can also help connect local
communities to development and regeneration projects in their
area. For these reasons, our expertise was again called upon by

streets-uk have therefore undertaken a subsequent programme of
consultation with the local community, on behalf of the developer,
now trading as Otago Street Developments Limited. This, in turn, has
further influenced the development of the proposals, the
subsequent revisions of which have been shared with the
consultees.
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Otago Street Developments Limited to consult with the local
community about the proposed scheme.

turn, identified as an integral part of the planning system, "giving the
public the opportunity to influence the future development of their
area through involvement in the preparation of development plans
and in decision making on planning applications" (para 13).

2.0 PLANNING - CONTEXT
Scotland’s planning system has recently undergone significant
change. Legislation has been introduced, making community
consultation statutory in respect of all major planning applications
submitted on or after 3 August 2009. Community consultation on
these proposals has been undertaken in line with the new
legislation.

2.2 National Guidance – PAN 81 ‘Community Engagement –
Planning with People’

2.1 National Policy – SPP1 “The Planning System”

The PAN notes that the planning system is complex and highly
technical which often results in a lack of awareness of the
relevance of planning to people’s lives. The PAN highlights that "all
too often, engagement is left to the last minute, whereas early
involvement might have resulted in better outcomes in terms of
decision making" (para 2). The objective of this PAN is therefore to
achieve 'effective' community engagement, which means ensuring
that people are made aware of proposals that affect them as early
in the process as is possible

Current advice on community consultation is given in Planning
Advice Note 81 (PAN) “Community Engagement - Planning with
People” which was published in 2007.

SPP 1 sets out the Scottish Government's current key principles and
priorities for the planning system to guide policy formulation and
decision making towards the goal of sustainable development.
The SPP highlights the importance Scottish Ministers have attached
to the involvement of local communities in the planning system in
order to achieve the goal. It identifies that "involving local
communities, business interests, amenity organisations and others is
essential to help shape a sustainable Scotland" (para 5).

As this general definition indicates, the PAN is not prescriptive in
setting out any particular approach to community involvement.
Instead, it uses the term ‘consultation’ to mean the "dynamic
process of dialogue between individuals or groups, based on a
genuine exchange of views and, normally, with the objective of
influencing decisions, policies or programmes of action” (para 11).

The SPP further identifies that a fundamental component of
sustainable development is social justice. On this, the Government
sets out that "strong, vibrant and healthy communities in rural and
urban areas, are an essential part of the vision for a socially just
Scotland" (para 12).
The planning system is identified as forming part of an integrated
approach to delivering social justice, especially as it has the
capability to consider the diverse needs of local communities in
development plan policies (para 12). Community involvement is, in

The PAN therefore suggests ways to help improve community
engagement and provides a number of examples of community
engagement elsewhere in Scotland.

2

2.3 Amendments to the Planning Act 2006

3.0 PLANNING - THE SITE

The Planning etc (Scotland) Act 2006 has recently been amended
in several ways which have a bearing on planning applications and
pre-application consultations. Information on the Act is available
on the Scottish Government website at
www.scotland.gov.uk/Topics/BuiltEnvironment/planning/modernising

The City Plan (adopted August 2003) identified the site as having a
residential land use, as does City Plan 2, which was adopted on 7th
December 2009. The site also lies within the Glasgow West
Conservation Area.
Fuller detail on the planning context of the site and the proposals
are outlined in the Design Report, also submitted as part of the
Planning Application.

Development proposals are now split into 3 categories: national,
major and local. All applicants for national and major
developments
submitted on or after 3rd August 2009 must have undertaken public
consultation prior to the submission of the application.

4.0 THE CONSULTATION PROCESS
In line with The Planning Act (Scotland) 2006 requirements, the
proposed consultees were discussed with the Council’s officers and
then outlined in the Proposal of Application Notice, which is
attached as Appendix 1. All consultees specified in the Proposal of
Application Notice received a copy of the Notice.

The Applicant is required to submit a Proposal of Application Notice
outlining the extent of the proposed consultation. As a minimum,
this is
required to include consultation with relevant and adjoining
community councils and to have a public event advertised in
advance in a local
newspaper. There is a minimum period of 12 weeks from submission
of the Proposal of Application Notice to submission of the planning
Application itself. A Proposal of Application Notice with regard to
these proposals was submitted to Glasgow City Council on 14th
September, 2009.

As with the previous consultation, the approach undertaken has
been in line with the new planning legislation and is based on best
practice and PAN 81. This has been translated into a 5 step process.
4.1 Step One - Scoping
Planning Advice Note (PAN 81) stresses the importance of
considering the most appropriate community with which to consult,
based on the location, type and scale of the proposed
development.

A Pre-Application Consultation Report must be submitted along with
the application.
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The starting point for the Otago Street/Lane development was to
agree with the developers the scale and scope of the consultation,
bearing in mind the previous consultation that had been
undertaken earlier in 2009 – What were we consulting on? Were the
stakeholders to be the same? Had the key issues changed?

4.2 Step Two - Stakeholder Engagement
Having agreed the scope of the consultation exercise with the
developers and the Planning Authority, streets-uk commenced
discussions with the community representatives detailed above.

In February 2009, as part of the original consultation contract,
streets-UK compiled an initial list of potential consultees for
discussion with the developer and, in due course, the Planning
Department. This list is outlined below. In addition, consultation was
undertaken directly by the developer with the tenants of the flats
situated at 63 to 77 Otago Street, which are also owned by the
developer, and the occupants of the various businesses situated on
Otago Lane.
•
•
•
•

The 4 local community councillors and 3 MSPs were also informed by
email that a community consultation exercise was about to
commence and were also provided with a Community
Engagement Booklet outlining the evaluation of the scheme and
the new proposals. This document is included as Appendix 2. An
offer to attend any of the open consultation meetings or to meet
individually was also made.

Hillhead Community Council
Gibson Street/Otago Street/West Bank Quadrant Residents’
Association (GOW)
Friends of the River Kelvin (FORK)
Woodlands & Park Community Council

4.3 Step Three - The Consultation
With steps One and Two having formed the scale and methodology
of the consultation, streets-uk, accompanied by the project
architects, ID Partnership, attended the monthly committee
meetings of the four original groups, ( the meeting with GOW
included representatives of BSARTA) as well as Friends of Glasgow
West, and were given the opportunity to talk through the design
proposals, answer questions and note all relevant comments.

For the subsequent consultation, the following parties were added:
•
•
•
•
•
•

Otago Lane Community Association (formed in August 2009)
Bank Street Area Residents and Traders Association (BSARTA)
Friends of Glasgow West
Local councillors
MSPs
Police

With regard to Otago Lane Community Association, streets-UK were
originally contacted by two residents, representing Otago Lane
residents and businesses, on 18th August 2009. streets-UK then met
with them and other residents on 27th August, by which time they
had constituted a group known as Otago Lane Community
Association. It was agreed by all attending that the meeting would
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not form part of the formal consultation and a subsequent
consultation meeting took place on 29th October.

The community’s response varied considerably, not just from group
to group but also within certain groups. On the one hand, there
were acknowledgements that several of the principal concerns
raised in the initial consultation exercise, namely the retention of
open space, the perspective from the river and the impact on the
river, the use of traditional materials, the concerns over increased
car use and the questionable sustainability of an exclusively one
bedroom studio development, had all been addressed to a
significant degree. On the other hand, strong reservations
remained regarding the scale and density of the proposals and the
impact on Otago Lane and its existing residents and businesses of
the revised layout.

In addition, streets-UK and ID Partnership met to discuss the
proposals with representatives of Strathclyde Police, businesses
situated on Gibson Street and Pauline McNeil, SNP. Discussions also
took place with representatives of Glasgow University and the newly
formed Glasgow Car Club.
The public exhibition of the proposals was advertised in the Evening
Times on Friday, 13th December 2009, and also e-mailed to all known
interested parties on the same day. Details of the advert are
included as Appendix 3. It took place in the main hall of Hillhead
High School, situated 200 metres from the development site, from
16.00 hrs to 19.00 hrs on Friday 20th and from 10.00 hrs to 14.00 hrs on
Saturday 21st November. Two sets of boards containing information
similar to that outlined in the Community Engagement Booklet
detailed in Appendix 2, were displayed over the two days and
representatives from both streets-UK and ID Partnership were on
hand at all times to discuss the proposals in more detail, answer
queries and record comments. A comments box was available for
attendees to write their comments on postcards and contact
details for further queries were provided.

As can be noted from the details in Appendix 2, the evolution of the
scheme had moved it away for the river’s edge and more onto
Otago Lane itself. Otago Lane Community Association had
established itself in the summer of 2009 to focus and articulate the
concerns and objections of the residents and businesses as well as
visitors and other users of the Lane. A website, Facebook page and
petition were established which quickly gathered a significant
number of supporters. At the time of the submission of the planning
application, it is understood that the Facebook pages have
approximately 6,700 members and the petition has over 2,800
signatures. Whilst the residents and businesses articulated specific
concerns to the proposals, such as overshadowing and loss of light,
loss of existing car parking and refuse facilities and the loss of the
tea shop garden, the campaign also focussed heavily from the
beginning on more subjective areas of concern, including the loss of
the existing character of the lane, that the existing businesses would
have to close, that green space would be lost and an existing
wildlife corridor destroyed.

4.4 Step Four - Feedback and Reporting
4.4.1 Community Meetings
Following each meeting, streets-uk e-mailed the relevant contact
for each group, minuting the points that had been noted and
requesting any additional comments or observations.
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Discussions also took place with the Community Safety Department
of Strathclyde Police, who feel that the existing car park, open
space and river bank are unsecure and that restricting access to
these areas and having a concierge on site would improve security.

4.4.3 Summary of Issues Raised
The specific consultee comments, and how they have been
addressed in the revised proposals, are outlined in the Summary of
Consultation Issues in Appendix 4.

There were also three presentations to the Urban Design Panel, the
feedback from which also influenced the evolution of the scheme.
In the minutes of the most recent presentation on 11th March 2010,
the Panel ‘welcomed the clear demonstration of the progress made
to address previously raised issues.’

One significant issue for those objecting to the revised proposals
and their impact on the Lane is the City Plan Policy RES6 (previously
RES5) which restricts the type and nature of developments in back
lanes. There was considerable frustration expressed during the
consultation process as to why the developer and, potentially, the
Planning Authorities, should think that this policy would not apply.
This is addressed in Appendix 4, however an expanded overview of
the applicant’s position on this issue is contained in the Planning
Policy Statement forming part of the application.

4.4.2 Public Exhibition Response
Sympathies for the residents and businesses on Otago Lane were
shared by some members of the other consultee groups and this
was magnified by members of Otago Lane Community Association
attending both Community Council meetings to ensure their
perspective was to the fore.
20th

Also added to the planning ‘equation’ since the initial consultation,
was the planning consent granted for the site in 1988. It is the
developer’s belief that this consent is extant and is therefore a
material consideration for the current application, although some of
the consultees did not feel this should be the case.

21st

The public exhibition took place on
and
November.
Approximately 75 people attend on Day 1 and 130 on Day 2. Many
of the individuals from the consultee groups attended, as well as
some elected politicians and prospective candidates.
In addition, various supporters of the ‘Save Otago Lane’ campaign
attended, some holding a peaceful demonstration outside the
building. Their main concerns seemed to relate to the potential loss
of the businesses on the Lane and, in particular, Tchai Ovna. The
perception was that the Lane would lose its bohemian and relaxed
atmosphere and be replaced by a homogenous commercial
development. A summary of the comment cards is attached as
Appendix 7.

4.4.4 Revisions and Feedback to the Community
An aerial view board, before and after elevations and landscaping
details indicating the revisions made to the proposals following
consultation are outlined in Appendix 5. To all extents and
purposes, these revised proposals reflect the current application.
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All consultees were met again to outline the revisions made in light
of the community response and the contents of Appendix 5 were
explained. The reaction to the revisions was also mixed. There was
acknowledgement that the changes to Otago Street, namely the
reduction in height and the reversion to a pitched slated roof,
improved this elevation and made it more in keeping with the
conservation area. The reductions in height of Blocks C, D & E and
the widening of the Lane, whilst affecting a net reduction in the
development area of the scheme of over 10%, were felt by some to
be insubstantial in the context of the continuing framing of concerns
around the Lane by Policy RES 6.

The community view cannot be summarised as one perspective.
On one hand, there are those in the community who feel that the
site at present is aesthetically poor, who acknowledge that the site
is zoned for residential development and that the scheme
proposed, while large, is at least of a high quality in terms of
materials, is sustainable in terms of a mix of apartment sizes and its
car free status, and offers improved interaction with the river and an
improved wildlife corridor. On the other hand, a very vocal part of
the community and their supporters continue to feel that the
proposals constitute over-development which will significantly
impact on the quality of life of the existing residents of the Lane,
potentially ruin the existing businesses on the Lane and inevitably
mean the loss of the ‘Bohemian’ and ‘West End’ character of the
Lane.

4.5 Step Five - Evaluation
The final stage of the consultation is the opportunity to evaluate the
process from the perspective of the developer, the community and
the Local Authority.

From the Local Authority perspective, the design team have had
ongoing discussions with the Planning Department although officers
are clearly not in a position to express opinions on the scheme until
the submission of the application. The design team have, however,
presented to the Urban Design Panel on three occasions in July &
September 2009 and March 2010. The design team have tried,
where possible, to incorporate the advice and suggestions of the
Urban Design Panel in parallel with the feedback from the
community consultation. The most recent minutes from the Urban
Design Panel are included as Appendix 6.

From the developer’s perspective, the proposals and their evolution
have to be considered in the context of the 1988 consent, which
established the principle of development of this scale on the Site.
The developer feels that significant changes have been made to
the scheme to address many of the concerns raised from both the
initial consultation and the subsequent consultation. Many of these
changes incorporate the use of significantly more expensive
materials as well as the loss of developable space and have also
been guided by the feedback from 3 presentations to the Urban
Design Panel. The developer feels that the scheme will not mean
the loss of character of the Lane but rather the evolution and
enhancement of the area, increasing the sustainability of the Lane
and the local community, both economically and socially.
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addressed, a clear and considered reason has been given as to
why not.

5.0 CONCLUSIONS
The revisions to the proposals following consultation did not satisfy all
those consulted, many of whom felt that the proposals were
unjustified in the context of City Planning policy on Lanes. Many
issued raised at consultation did influence the design, however,
from the reduction in heights of Blocks A, C, D and E to the adoption
of a pitched, slated roof on Otago Street, and from the stepping
back of the top floors of Blocks C an D to the further widening of the
Lane. These revisions were in addition to the many changes that
were made following the consultation carried out in February and
March 2009.

The concerns can broadly be split into those which relate to the
principle of a development of this nature in this location and those
that focus on the details of the proposals. Limited progress was
made in accommodating the concerns in principle, as the
developer and his advisors believe the principle of a development
of this nature to be established.
Where concerns focused on the details of the scheme, significantly
more progress has been made in addressing these concerns.
Finally, we believe that the consultation has complied with statutory
requirements as well as best practice and that the process has
made a meaningful contribution to the final design of the scheme.

We believe the consultation has been wide ranging and thorough
and, where possible, the design team have incorporated changes
that address the concerns raised. Where concerns have not been
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Otago Lane
Public Exhibition – 20 & 21 November, 2009 – Hillhead Secondary School
Comment Cards

Name
C Donaldson

Kate Bush
Tom Johnstone
Woodlands & Park Residents
Association
Gordon Barnes

Rebecca Hughes
Local Resident

Amanda Miller

Eric Kay

Comments/Concern
I don’t think the public will really be able to have much influence over the use of the site. Still, if something must be
built, then it should be really beautiful, more family units, parking. Therefore – not red sandstone. Glasgow Academy
should be the clue. Floor to ceiling height to match Victorian values. Great quality, beautiful materials is a must. This
project needs more work.
This proposal is a disaster for the local community, ecology and wildlife. It must not go ahead.
Breach of City Plan RES6. Height + building form for development in lane. No justification offered. Massive reduction
in residential amenity. Damage to skyline viewed from the east.
Neither a radical design nor one in keeping with Victorian architecture. Material appears to be red brick and grey
facing. Does not appear to be sustainable in that the life time of the building will doubtless be less than surrounding
Victorian buildings.
It will damage my employment. Why disturb established business? What about the extra congestion with the new
school? Already Otago Street is over congested.
This development is out of scale.
1. No new buildings opposite the two storey buildings on the lane should be built higher than two storeys.
2. A much wider strip of land along the river needs to be left.
How does it fit in with the Glasgow City Plan? Concerning various aspects such as opening up the river, enhancing
habitat, mixed use developments, protection of lanes, a vibrant Glasgow etc.
These views could be displayed in a shop window:
1. “Abacus” next to Offshore
2. Empty shop at end of Park Road
3. Office in Unit Building
4. Please produce a view from Cowan Street looking down to a) existing flats b) revise 2 storey more.
1

Ali King

I object to this development because it massively overshadows the existing buildings in the lane (the buildings are
too tall), enclosing the back garden of Tchai Ovna and blocking out natural light It will also place strain on the
transport system locally due to building traffic, deliveries etc. and cause massive damage to the local businesses.

Helene

Can Block D be removed from the plan? Landscape instead? Is it not very likely that 18 months construction will be
very detrimental to the livelihood and character of the lane?
How are you addressing waste needs for current residents of mews property?
Are there flood worries for the lower levels of Block D?
Why is the proposed building so much higher and larger in scale and mass than the current mews property?
What do you propose to do with current residents during the highly intrusive and disruptive build period?
How do you expect the surrounding highly congested area to deal with the extreme upsurge in footfall and traffic?
How do you expect current business to function with no parking facilities?
Why is the current wildlife corridor not being protected?
Why are you completely ignoring all current guidelines referencing mews properties and lane developments?
How do you justify removing elderly and infirm residents of Otago Street from their homes?
I am unconvinced that such a large scale development in such a fragile environmental area will not have a negative
impact.
Concerns:
1. My customer access to shop.
2. Dust caused during construction.
3. Loss of natural light.
4. The stability of the existing building is not good – construction may cause damage.

Shuna Sendall

A Hughes
Ken Chapelle

Nik Powell
DR

Rebecca Home

The height of all these buildings needs to be reduced. The frontage needs to be redesigned to fit in with the existing
character of surrounding properties. RES5/6 guidelines need to be properly considered.
This proposal would be a tragedy for an area that is full of character and much loved by many people – and should
not be allowed to proceed.
The proposed development destroys the quaint character of the lane. The size of the buildings is not in keeping with
the scale of the local area. There are issues with parking, the increase in residents, many of whom will have cars, will
put pressure on an area already stretched to provide adequate parking for residents.
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Gordon MacPherson

Louise McVey

Sven Werner

Dr Helen Richardson

Katy Gordon – Westminster
Spokesperson for Liberal Democrats

I’m finding it difficult to find much negative about the proposal other than:
Otago Street is already a busy through-road between GWR and Gibson Street. This would bring more traffic. The
tenement block that would be developed is currently an eye-sore and the plans would be complimentary to the older
sandstone tenements. The plan to make the new apartments accessible to professionals, older families, the elderly
etc. would enrich the area and in the long term benefit the businesses within the area.
I’m extremely disappointed by the designs for the new building. I myself am a designer. To me, these plans represent
a generic, money oriented project. I wholly object to these buildings in this area. They have no/little relation to the
tenements or the atmosphere of Otago Lane. Don’t let money ruin this beautiful area, as the new student halls have
done! Please re-think this. Bring in local artists and musicians and create something that we can be proud of.
I am against the realisation of the development plans for Otago Street, Glasgow – West End, as laid out here. The
plans don’t seem to take into account the charm and poetic atmosphere of the lane as it is now. Why not go with the
beautiful cobble stone feel artistic potential of the place and make it a unique pocket of joy within Glasgow, where
interesting people meet.
These plans appear to have many more potential disadvantages for the community than advantages. If the promise
to provide social housing as well as flats for professionals could be made legally binding that might be one advantage,
but the plans certainly need to be scaled down in order to protect the wildlife corridor, and also the businesses and
residents of the lane. I would much prefer this did not happen at all – but if it must, it must be as is currently
planned.
Concerns:
• In principle, a development that will radically alter a traditional lane’s character and effect as part of a
conservation area.
• The loss of light to existing mews buildings due to height of proposals
• Limiting access for the emergency services
• It’s against City Plan Part 2 principles for residential development of lanes
• Have you thought of turning round the t-shape building to face the other way in lane?
• Green Space
• Students – Tchai Ovna
• Changing Character
• Height
• Principle of Development
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Sandra White, MSP

Louise Lawrence

Linkas Raffl

Mr J Kerr

Local Resident

Anon

Anon

Otago Lane is a unique area in Glasgow and works well for locals & visitors alike. I think this development is
detrimental to the area. Too much development within a small area. Couple of points:
1. Residents being put on short term lease and removed.
2. RES6 – why is this not being adhered to?
There appear to be many concerns regarding this development. My main issue regards the preservation of a lane, the
character of it which is so important to the West End of Glasgow. This lane, if it becomes modernised and dwarfed by
residential giants will lose its charm, its individuality and much of its reputation as one of the last independent areas
in the West End. It appears unthoughtful and an entire disregard for the impact it will make. Although it seems
inevitable that some form of development is likely, I would stress the issue of trying to preserve the lane as much as
possible – especially in regard to impacting on Tchai Ovna – and not forming a lane moulded on your image of what it
should be.
I assume the blocks near the river will sell for more, but wouldn’t it be possible to keep them away from the river and
create grass instead. People don’t care about Block 1 so why do you cause problems with 2 – take it away. (Image
sketched on card of current proposal + suggestion from Linkas.
Objections to Otago Lane Development:
1. Lack of space/light to local businesses and residents.
2. Incompatible with local building design.
3. Unrealistic parking plan for potential purchasers.
4. Overbearing design in relation to existing buildings.
5. Part of plan based on potential flood area.
I think this development is a great idea. It will enhance the local area, bring more people to the West End, provide
much needed housing. It is a car free scheme and therefore forward thinking. The lane is not welcoming at the
moment. This can only improve things.
The lamentable Unite building is viewed as catalyst for further development – the scale, style of Unite, I think, makes
development more difficult. New development connection with this building can help it normalise but that area and
other businesses surely stand to lose out as a result of building at south-west.
Disagree with the addition of and looks to existing building, as I believe this is to create desirable penthouse flats that
will generate profit but disrupt the scale of the street – Otago Street. Similarly, this building will disrupt lives of
residents significantly. I would favour tenement scale buildings. Whatever happened to 4 stories?! Profit!
If the block for the elderly is at the bottom of the lane – which will be completely cobbled, not paved, and it is at the
bottom of a hill – how do you suggest they get to and from their homes? I was speaking to an elderly woman (89 yrs
old) who has lived in the block on Otago Street, that is being torn down, for 7 years. She wasn’t even able to walk up
to the school, never mind down a cobbled hill.
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Anon

Anon
Anon

Anon
Anon
Anon
Anon
Anon

Anon
Anon
Anon

Anon
Anon
Anon
Anon

No cars is a great idea in theory. However, the roads surrounding the site and throughout the West End are already
lined with cars. Surely with so many new flats, it is obvious this problem will worsen. And 18 months is a totally
unrealistic time frame for building. And the “car club” isn’t even a programme that is yet available in Glasgow – and it
is not yet certain if it ever will be. Therefore more realistic proposals for vehicles must be thought of and proposed.
Very poorly planned development – massive over-development of space available.
The proposed flats look claustrophobic internally and do not bring any environmental benefits to the immediate area,
or at all to the proposed site. It looks as if the development will create a dark claustrophobic environment and will
only add to the current traffic pollution, parking problems. No doubt the businesses of Otago Lane will not cope with
the loss of custom brought on by the noise etc. of the development. Thus, I am against it.
Can the development be lower?
Is there going to be social housing & will you provide for the disabled?
Could there be public access to the river?
Could Block D be lower?
1. Feel development is much too big for area. Undermines neighbourhood feel and mix of people living there
(families, singles, students)
2. Car free scheme quixotic – families won’t be able to deal with this. Visiting friends & family will need place to
park.
3. Buildings along river create an urban carbon.
4. Concerned about air quality.
Congestion from school, added tenants. Far busier given the traffic calming measures in place.
Red brick? In Scotland? In an area that is primarily Victorian/Edwardian tenements? The view from the river and the
brides will be irrevocably marred and the charm of the area lost forever. Do not repeat the blight of Unite!
• Too big
• Too high
• Too many people
• Too much traffic
• 102 people (and the rest)
Therefore - unsustainable
No!
A punch in the face for the architectural character of the West End. Goodbye to Labour as ruling party in Glasgow
It’s a disgrace – you should be ashamed.
A fantastic much needed development in what is a ‘run down’ area in terms of accommodation.
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Glasgow Urban Design Panel

11 March 2010

Proposal:

Mixed residential & Commercial Development at 65-77 Otago Street

Status:

Pre-application

Agent:

ID Partnership Scotland

Presented by: Alistair Campbell
The Panel welcomed the Architect’s return to the Panel to present revised proposals for the
site on Otago Street.
The Panel thanked the Architect and the Landscape Architect for their clear and concise
description of the site and design proposals and welcomed the opportunity to re-comment on
this significant proposal. The Panel also welcomed the clear demonstration of the progress
made to address previously raised issues.
Issues raised:
•

Otago Street elevation: The Panel welcomes the revisions to the street elevation
which simplifies the palette of materials and reduces the building in height to sit more
comfortably with its neighbours. It is felt that the proposed landscaping will further
enhance this street elevation.

•

Landscape Proposals: Concerns were raised by the panel regarding the nature of the
landscaped space and what its intended uses are. A more detailed discussion of
materials and detailing of the landscape proposals is required to ensure that they are
of high quality and that there is a relationship between the buildings themselves and
the adjacent landscaping. It was noted that the landscaped areas of the existing site
are currently poorly maintained. The panel queried how maintenance of the amenity
space would be managed. The Landscape Architect confirmed that a management
programme would be produced as part of the work. The Panel also asked that the
distinction between the amenity space and the wildlife corridor be made clearer on
the plans.

•

Public access: Following on from the points about landscaping, concerns were raised
about permeability through the site and access to the terraced river edge. The
introduction of new commercial and residential developments and increased traffic in
the area are likely to attract anti-social behaviour. The Architect and Landscape
Architect stated that shrubbery and vegetation would be used to prevent access to
the river edge. A concierge would also be on site 24 hours a day. The panel felt that
more formal barriers may be necessary such as concealed fencing or very dense and
aggressive vegetation. It was not felt that a concierge service would be sufficient to
police the area as natural surveillance opportunities in this location are limited. The
Panel also queried how children might use the landscape and amenity space.

•

Character of Otago Lane and the Glasgow West Conservation Area: Concerns were
raised by some members of the Panel that there was little evidence of appraisal of
the character of the conservation area and the more immediate area around the site.
This kind of assessment would be expected to inform the designs for a development
within a conservation area. Concerns were raised that the development proposed on
Otago Lane did not fit the lane’s more modest, quaint character. The lack of appraisal
of this character does not recognise the significance of this lane in the context of the
West End. It was suggested that a section through the lane would be useful to show
the change in scale and approach here.

•

External materials: The Panel acknowledge and welcome the aspiration to use high
quality materials such as natural red sandstone cladding. We also appreciate the
more simple palette of materials proposed in this revised design as opposed to the
previous versions presented to the Panel. However, queries were raised about the
blanket use of red sandstone cladding in areas such as Otago Lane and along the
riverfront. It may be appropriate to investigate alternative materials and finishes for
these elevations, which have traditionally had a separate character relating to their
past light industrial use. A query was also raised about the use of red sandstone in an
area of predominantly blond sandstone.

Conclusion
•

The Panel commends the architects for the improvements already made to the
design which address many of the Panel’s earlier concerns.

•

The Panel feel that a further assessment of materiality is needed to address issues
such as character of the lane and the relationship between the built form and the
landscape design.

•

The Panel suggest that a more thorough appraisal of the character of the
conservation area and Otago Lane in particular is carried out to inform the designs.

•

We wish to encourage the Architect and the Landscape Architect to revisit the way
the buildings meet the ground and the relationship between the landscape proposals
and the buildings.

•

We have reservations about the access arrangements to the terraced river edge. We
recommend that the architects consider more formal barriers to prevent anti-social
behaviour.

Elevations - Board 2

Otago Lane, north facing - December 2009

Otago Lane, north facing- February 2010

Otago Lane, south facing - December 2009

East Elevation to River Kelvin - February 2010

Otago Street - 01.02.2010

Elevations - Board 1

Otago Street - December 2009

Otago Street - February 2010

East Elevation to River Kelvin - December 2009

East Elevation to River Kelvin - February 2010

Otago Street - 01.02.2010

Aerial View

Otago Street - 01.02.2010

Block E - reduced a storey. Now 3 sotreys.

Block D - reduced a storey. Now 8 storeys.
with the uppermost floor set back from
the building line.

Block A corner reduced to 6 stroeys on
corner. Roof line now sitting within that
of urban block.

Block A top floor remodelled to present
a pitched roof to Otago St, with eaves
and ridge lines similar to the
neighbouring buildings.

Block C top level remodelled to reduce
scaleProposal
to the lane. January 2010.

Block C moved northward to increase
width of the lane.
Block D - elevation treatment revised to
reflect replanning of building. Now more
solid to void ratio.

Landscaping providing a series of
terraces from river to lane. The planted
terrraces will not be accessible to the
public.

Block C finished floor level lowered to
reduce scale to the lane.

Remodelled openspace with improved
wildlife area and residents amenity
space.
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Otago Lane Consultation 2
Summary of Consultation Issues
Item

Issue

GOW

Development Team Response

1

The corner block on Otago Street
allows for an additional three storeys
with an extra two on the remainder
of the block. How does this fit in
within the conservation area?
With regard to the overall height and
the rooflines, why is the Unite
Building being used as a point of
reference when it is already too
high?
the overall height of Blocks C and D
is too big

GOW, FOGW, HCC

The increase in height marks the end of the block and pronounces the lane as a space. Following
consultation, the corner block has been reduced to the same height as the rest of the block, the top floor
of which is now a pitched slated roof on the west elevation. Cladding this block in sandstone and
increasing the window sizes significantly increases the sympathy of the fit with the conservation area.

HCC, GOW

We have looked at the overall heights within the proposals in the existing urban block context, namely the
block created by Gibson Street, Park Road, Great Western Road and Otago Street, which contains a variety
of heights and varied rooflines and believe them to be in keeping. We have also given consideration to the
heights of the proposals granted consent in 1988. Following consultation, however, Block D (along with
Blocks C and E) has been reduced in height and is now below the level of the Unite Building.
The heights of both Blocks C and D have been reduced by at least one floor from the original proposals. In
doing this the buildings now sit below the level of not only the Unite building but also the general height of
the urban block.
The density of the development is in line with that recorded in City Plan 2 for inner urban development.
The scale of the building is reflective of the historic built form on the site and also that of the extant 1988
consent proposals.
The proposals were designed to bring a frontage to the civic space intended for Otago Lane and to “reskin” the rear elevation of the Unite building. The design is compliant with the technical obligations and it
is also relevant that the new development sits to the north of these properties thereby diminishing the
effect of overshadowing. Daylight issues have been considered and the 18 metre rule governing privacy is
a guideline / ‘rule of thumb’ which generally provides acceptable levels of daylight. It is also worth noting
that the site, with the exception of the last 20 years, has always been built on and the development
consented to in 1988 allowed for buildings of a similar scale.

2

3

4

5

The overall scale and density of
development remain too great.
The proposed buildings completely
encircle the existing mews buildings
and they will suffer from
overshadowing

FOGW
GOW, WPCC, HCC, OLCA
OLCA, HCC

1

2

6

The development is not in keeping
with the surrounding area as the
roads in the immediate vicinity are
wider than Otago Lane

OLCA

7

The height of Block B on Otago Lane is
too great

GOW

8

Bearing in mind this is in a
conservation area, did the proposals
preserve or enhance the character of
this area?

FOGW

9

Will the developer undertake a
Conservation Area Appraisal?
Have you been led to believe by the
planning department that consent
will be granted on the proposals as
they are?

FOGW

11

Is it legal to exclude parking from the
scheme?

PMcN

12

Can the 1988 consent not only be
extant for 5 years?

HCC, FOGW

10

WPCC

The majority of the development covers the remodelling and enhancement of the existing building to
Otago St. The remainder of the development is no larger than the previous building footprint and massing
that covered the site for over one hundred years. That said the proposals not only widen the lane at the
junction with Otago St, but also increase the public realm from the existing situation. As the proposals look
to reduce the vehicular traffic, this should been seen as a positive impact on the lane.
The scale of Block B is similar to that of the historic built form that stood on the site for over one hundred
years. It is also lower than the extant proposals from the 1988 Beechwood Homes planning approval,
which were at 5 stories high facing the lane.
This was a principal dilemma of the design as was the poor quality of the existing block on Otago Street.
An emphasis has therefore been placed on enhancing this block in terms of the materials – natural stone,
the building lines – introduction of bay windows, and the window design – creating a vertical emphasis to
the windows.
Along with this the proposals look to the historic form of the site and use this as a marker for setting out
the building elements off the lane. The 2 drum building fronting the river will provide a positive end stop
to the unite building and offer visual interest when viewed from Great Western Road. The proposed finish
of natural stone being appropriate for the conservation area.
The proposals for the lane will provide an area of public realm open space for local residents and
businesses. With the north side of the lane relined with buildings as it would have historically had; as
opposed to the poor quality car park and self seeded planting.
A conservation area appraisal of the site is being prepared and will form part of the application.
The ongoing discussions with the Planning Department were to allow the project team to develop proposals
that accommodated, where possible, the matters arising from these meetings; the intention being to lodge
an application that the development team are comfortable with in terms of the City Plan and general
National Planning Policy and Guidance. That said the planning department would not formally commit to a
position prior to a planning application being lodged; all their correspondence pre application being
‘without prejudice’
A survey of the existing parking was undertaken which demonstrated that it was very much under-used.
The car free obligations would require to be included in the Deeds to the property and would form part of
the marketing campaign to ensure there was no doubt in anybody’s mind as to the parking situation. We
understand the provisions are in line with both planning regulations and the law.
As outlined in the Town and Country Planning (Scotland) Act 1997, a consent has an indefinite life if works
are commenced on site. This is what took place, as is noted in the Planning Committee Pre-Report for the
1997 Consent to Beazer Homes.
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13

14

15

What attention has been paid to the
presumption against development of
open space as per SPP 11 (now
known as Scottish Planning Policy, as
of February 2010) ?

Why do the proposals not fall within
the scope of RES 6?

Will existing businesses and
occupiers need to be re-located
during works?

OLCA

The City Plan allows for development of open space if it is being enhanced. The presumption against
development of open space has been carefully considered in the Landscape Architects report. In this it is
demonstrated that the existing situation is of relatively poor quality (this backed up in the technical
reports from the Tree Survey and the Ecologist), with the proposals demonstrating how these offer an
enhancement from the existing situation. Our approach here has been agreed with the council landscape
and ecology teams as providing a better landscape setting and importantly enhancing the wildlife corridor.

OLCA, FOGW, WPCC,
HCC, PMcN,

In considering the scope of RES 6 it is important to understand the historic position and make-up of the
lane. In the case of Otago Lane it has a long history of housing ‘large’ scale buildings in the form of
Hubbard’s Bakery and a garage; these buildings being around 4 stories or thereby. Importantly these
buildings were demolished to make way for the 1988 Beechwood Homes consent, which would have
‘replaced’ them with another 5 storey building in the lane. The 1988 consent was considered under the
West End Local Plan, which offered similar protection to ‘back lanes’ as the current City Plan 2; it is
therefore reasonable to consider that the planning position here would be consistent in supporting a
further application for building in the lane of similar height.
Accordingly it is not that RES 6 does or indeed does not apply to the site, but more of a consideration of
the historic context of the site, i.e. the site has always had large buildings on it, therefore these are
appropriate for this location.

HCC

Any development in a city environment will bring some disruption and agreements would need to be
reached with all those affected as to how the impact on their premises/movements could be minimised.
We would anticipate further conversations with the businesses and residents regarding these matters in
the event that consent is granted.

16

Will existing parking for residents and
businesses remain?

OLCA, HCC

The design intention is to create a pedestrian priority area of public realm to the lane; accordingly the
removal of parked vehicles from this is important in achieving this goal, save for the requirement for
deliveries and servicing, which would see incidental traffic.
Existing residents would be eligible to apply for a parking permit.

17

Does the developer envisage taking
over and redeveloping the buildings
on the south side of the Lane? If not,
will any assurances be given about
that? Will any contribution be made
to the costs of restoring and
preserving them?

GOW

There are no proposals to redevelop the existing properties on Otago Lane, in which the developer has no
legal interest. The developer has had dialogue with existing tenants and owners. The developer would
have no intention of promoting the development of the existing properties against the wishes of the
owners/tenants and is happy to give assurances about this. There has been no discussion at this stage of
the developer making a contribution towards the upkeep of the existing properties.
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18

What about Tchai-Ovna’s garden?

GOW, OLCA

19

What attention has been paid to
access issues, especially for
emergency and land services?

OLCA

20

During the time of Hubbards Bakery,
the whole site was covered with a
building that was only 2 storeys high
Refuse collection is a big issue in the
area and we wanted to know what
the proposals are.
Will there be a significant increase in
vehicular traffic for removals,
deliveries etc. even if the scheme is
car free and will the Lane be able to
cope?

WPCC

23

How might the lane be enhanced
through development?

FOGW

There are a number of key factors that will see an enhancement to the lane:
Removal of car parking, railings and low quality self seeded planting, this being replaced by new
planting and buildings finished in high quality materials.
The lane will be resurfaced in setts, with the existing setts re-laid and made up with either
new/reclaimed to match the existing.
The width of the lane will increase as it moves west to east towards the river, thereby opening up
the connection both physical and visual to the river.
The promotion of a car free development will reduce the vehicular traffic to the lane and make it
more pedestrian friendly.
The commercial units proposed for the lane are seen as complementary to the existing businesses, and
will provide local services.

24

What provision is there for replacing
the bin shelters that currently serve
the mews?

OLCA

There would not be bin areas on the refurbished Lane but there would be opportunity to incorporate the
waste disposal requirements of the existing residents within the centralised recycling facilities of the
development. The developer would seek to reach agreement with the existing business users as to how to

21

22

WPCC
FORK, OLCA, FOGW

The land that Tchai-Ovna use as garden space is not owned by them but by the developer. There is
currently no legal right of occupation by Tchai Ovna. If the development does go ahead, it would be hoped
that Tchai-Ovna could utilise the external courtyard space for outside seating.
The lane would be 2m wider, albeit with a shared surface, and the cobbles would remain. The aim is to
have on-site recycling which should reduce the number of visits required to uplift that would have been
necessary with wheelie bins. There would be no issue for emergency access vehicles as the Lane would be
wider and the turning head larger than at present.
Photographic evidence suggests that the site had buildings equivalent in height to between 2 and 4 storeys
over the majority of the site.
The proposals are for onsite recycling and that the 24 hour concierge would be responsible for ensuring
this was well managed
Whilst there would likely be an increase in traffic for deliveries etc., there would be an overall reduction in
the number of cars accessing the lane due to the car-free requirement. For a car free scheme,
approximately 10% of parking is required to be provided for the use of visitors, car hire etc. The scheme
also has to be managed 24 hours a day and it is the developer’s proposals that a concierge/site manager
would be in place on this basis. The duties of the concierge would also be to oversee the onsite recycling
and the general upkeep and security of the immediate area. The Lane will also be approximately 2 metres
wider than at present, with an integrated pavement & road and also retaining the cobbled character.

4

5
best to meet their waste disposal requirements along with those of the new businesses.

25

How long and how disruptive do the
developers see the process of
building being?

OLCA

26

There has been little or no
consideration of the “human
element”.
Residents of the mews would be
looking into the back of a large
building where at present they have
an open aspect to the river.
The Proposals will affect a wider
Glasgow community who frequent
the Lane and will add to ‘sameyness’
of West End
How many new inhabitants of Otago
Lane will there be?

OLCA

30

27

28

OLCA

The development would be phased over eighteen months. With regard to access arrangements, this
would need to be figured out with all the neighbours affected by the works further down the line. While it
was acknowledged that some residents have had previous experience of poor constructor relations, the
aim would very much be to work with all the neighbours to ensure that disruption to businesses and
residents is minimised.
The aim has very much been to create a sense of ‘place’, for living, working and recreation. The aspiration
is that the refurbished Lane would provide a public realm environment for the beneficial use of both
existing and new residents, current and future visitors.
The proposed building form is reflective of the historic building position, which would have ‘blocked’ views
to the river from the Mews.

OLCA

It is very much hoped that the existing businesses will remain and that they, and their customers, can
benefit from the enhanced public space, the increased connection with the river and the additional retail
presence. The aim is to retain and enhance the individual charm of the Lane.

OLCA

it is likely to be in the region 120-160, with around 100 more people coming through Otago Lane

There has never been a building
where Block B is due to be sited.

OLCA

The historic building form on the site covered the full red line development site, which includes Block B (D)

31

Do they expect to sell/rent to
students, young professionals or
others?

GOW

32

The mix of types of flat is better for
community sustainabilty

GOW

The developer anticipates selling/renting to a range of individuals. At this stage he cannot predict who will
buy or rent property. However, accommodation will not specifically be targeted at students. He hopes
that by listening to the original concern about the studio flats and promoting a more mixed scheme will
mean that a more mixed community will be created here. He thinks that the creation of a car club, the
provision of the concierge service and the provision of a “residents room” for meetings etc will all support
community cohesion.
The concerns over an exclusively studio-based development raised during the first consultation were
taken on board and a greater range of accommodation is now proposed.

29
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33

Do they expect a fairly stable
population or one that constantly
changes?
What tenure will the flats have and
will they be at affordable prices?

GOW

It is difficult to predict the answer to this. However, it is hoped that the inclusion of two and three
bedroom flats, as well as the improved amenities on offer, would lead to a less transient population.

GOW

Flats will have mixed tenure. The intention is provide the studio flat at affordable prices, providing an
accessible entry point into the West End Property Market.

Will the windows be like those in the
adjoining ne block (Unite) small and
rather high so you cannot sit in a
chair and admire the view?
Will the public have access to the
river and the pathways around the
flats or will it be a gated
development open only to
residents? If so where will the gates
be?

GOW

The window detail is a significant feature of this development, the concept being large bay style windows
and also improving the windows of the existing properties on Otago Street, including the addition of bay
windows.

GOW

No, it’s not proposed to have public access to the river. This has been a strong recommendation of both
the Urban Design Panel and the Police. There are two landscaped zones on the river edge. The first would
be in between buildings C & D and it is not intended that public access would be allowed. However, it is
proposed that the increased landscaped lane/courtyard area would provide the opportunity for casual
sitting/recreation. The landscaped area behind buildings A, B & C would be private to the occupiers of
these properties. Public access will be permitted to the lane and hard landscaped areas/certain pathways
but not to all pathways e.g. on the river edge. Restricting access to the river edge also helps protect the
enhanced wildlife corridor. The gates to the (limited car park for the) development would be at the pend
entrance under block B.

37

What will the construction materials
be for the shell of the flats?

GOW

It will probably be concrete and we are currently investigating opportunities to use 50% recycled materials
within the concrete. The reasoning behind this would be sound proofing and warmth

38

What kind of uses is anticipated
within the commercial space in the
lane

GOW

The idea behind the commercial space is not to create an Ashton Lane/Public House environment but to
provide commercial facilities that would support both the new and existing communities. This could be
coffee shop/laundrette/office type uses or could be independent retailers such as are there at present.
The developer has no intention of promoting the lane for social/licensed/restaurant uses and no use of
this type will form part of the application. His view is that the community is well served by this type of use
on Gibson Street.

39

Why flat roofs rather than pitched?

FORK, HCC

It is now proposed that Block A on Otago Street will have a pitched, slated roof. The remaining roofs will
be flat roofs for the purposes of surface water attenuation, as part of a sustainable urban drainage system
and the roofs would also benefit from meadow planting, increasing the biodiversity.

34
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40

What type of social housing is
anticipated?

FORK

Discussions had been held with a provider for social housing for the elderly who would be interested in
occupying block D, facing onto the river. This would comprise a mixture of 1 & 2 bedroom apartments and
would not only be designed to be suitable for disabled access but would also have design requirements
aimed at elderly users.
NOTE: Subsequent to the consultation meetings, the social housing element was removed from the
proposal due to financial constraints on the prospective housing association.

41

The marked changes to the original
scheme are impressive and several
key concerns have been addressed,
such as the buildings becoming less
angular and stepping back from the
river, allowing better protection to
the waterfront.
What will happen at the river edge
of block D and will the undercroft be
incorporated?

FORK

Noted

FOGW

There will be no public access to the river’s edge and the only access to this area will be for maintenance.
This will severely restrict the current access route of graffiti artists to the Unite undercroft, which is
generally acknowledged as an eyesore. An aspiration of the design team would be to continue the
landscaping provision along to the south to incorporate this undercroft.

43

How will the development respond
to the wider urban / civic context?

FOGW

The development urban position looks to address the historic context of the site, as an edge to the west
end that is marked by a wide variety of building typologies reflective of the industrial past of the area, i.e.
railway goods yard and station. This making it quite different from the other areas in the west end which
have a much more residential led aesthetic.

44

Will any of the flats be single aspect?

FOGW

Approximately 20.

45

How many additional units will there
be?
Will a shell company undertake the
development?

WPCC

There will be 142 units in total. There are currently 48 units on the Otago Street section thereby creating
an additional 94 units.
The development is being promoted by a company specific to this project.

42

46

PMcN
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47

Is there disruption to the existing
green corridor?

OLCA, FOGW

The current proposals would enhance the existing habitat to wildlife, replacing self seeded planting with
indigenous species and also upgrading the existing brick retaining wall, which fronts the river, to be
friendlier to wildlife. Restricting access to the river edge will also help the wildlife corridor to flourish, as
well as restricting the opportunities for graffiti and fly-tipping.

48

Has any consideration been given to
using on site ways to generate
electricity or even a low level hydro
scheme?
Is the development site on the flood
plain of the Kelvin?

FORK

All options continue to be investigated, however, it is understood that several of these schemes do require
a minimum scale of development to be justifiable.

FOGW

There are on-going investigations which will form a drainage and flood report, however, it is understood
that the river, were it to flood, would flood on to the east bank of the Kelvin in this area and not on to the
development site. As such the site would not appear to have a requirement for anti-flood devices.

50

Could you please outline in more
detail the sustainable elements of
the proposals?

HCC

The proposals are to have combined heat and power system, an onsite recycling facility, green roofs to
help bio-diversity and to be car free. In addition, the aim is to maximise the amount of recycled materials
in the concrete frames and to try and exceed the minimum building regulation standards in terms of
energy, efficiency and insulation. It is hoped that the development will be an exemplar of sustainable
development in the city.

51

Can you provide equivalent
examples of gabion-secured
landscaping?
Will there be any restrictions on the
use of cars by residents?

GOW

Examples will be included within the landscaping and design element of the application.

GOW

It is proposed that this is a car-free scheme. There will be no permanent parking provided for residents
and they will not be able to apply for residents parking permits. There will be 15 spaces within the
development boundaries, however, for the use of car rental, car club schemes, visitors and deliveries. The
scheme will be marketed as car-free and these provisions will also be in the deeds/leases. The developer
believes there is a market for a car-free and sustainable development in this location.

Will people visiting or working in the
shops and commercial premises at
street level be permitted to bring
cars into the lane and park them
there?

GOW

As per the answer to 16, the Lane is being re-designed to create an attractive pedestrianised space and, as
such, parking will not be permitted other than for loading and unloading.

49
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54

What impact will the car free
designation have on the parking in
the vicinity, which is already under
severe pressure?

GOW, OLCA, HCC

The scheme will be marketed as car-free and owners of the flats will not be eligible for residents’ permits,
so there will be no additional pressure on these spaces. The developer does not anticipate that purchasers
will still wish to own and operate their own car, particularly with a car club operational on site, however it
is acknowledged that they cannot be prevented from doing so. If there are some that do so, they would
likely park their car out with the local restrictions, as others currently do.

55

If 3 bed flats are aimed at families,
surely they would need a parking
space?
What arrangements do they
envisage for control and cleaning of
public areas and will they be paid for
by residents? (River frontage could
become a magnet for drinkers and
drug users.)
There was concern expressed about
ground conditions and an enquiry
whether the architect knew that
after the existing flats in Otago
Street were built, cracks had
appeared and remedial work was
required
How long will the proposed buildings
in Otago street last, as the existing
ones are only there 10 years and it
seems a waste?

GOW

Of the 15 or so spaces retained in the development a small number of these will be ‘reserved’ for the
larger family flats, as we recognise that they are likely to have private cars.

GOW

All service charges in relation to maintenance of common areas (which are not adopted) would be paid for
by residents. The current proposals would also include a concierge/janitorial service on site. The
developer is aware of concerns about drinking/drug abuse which is why he has taken police advise and
restricted access to the river edge.

GOW

All remedial works required in relation to ground conditions would be carried out. Although we were
unaware that the buildings on Otago Street had previously required remedial work this can happen after a
building is complete due to settlement of concrete etc.

GOW

The developer intends to use high quality material such as sandstone and create a quality product which
would have longevity. The reason behind re-cladding and demolishing part of the existing property on
Otago Street is to improve the quality and appearance of the existing properties on Otago Street which
have few admirers.
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HCC

HILLHEAD COMMUNITY COUNCIL

FORK

FRIENDS OF THE RIVER KELVIN

GOW

GOW TRIANGLE COMMUNITY

WPCC

WOODLANDS AND PARK COMMUNITY COUNCIL

FOGW

FRIENDS OF GLASGOW WEST

PMcN

PAULINE McNEIL MSP
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Public Exhibition – Advert and Photo

Otago Lane
Proposed New Development
Public Exhibition of Plans
As part of the public consultation, come and see the
plans, meet representatives of the design team and
leave your comments and feedback.
Hillhead Secondary School
Friday, 20 November – 16.00-19.00 hrs
Saturday, 21 November – 10.00-12.00 hrs
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PROPOSAL OF APPLICATION NOTICE
1

APPLICANT’S
DETAILS

Name: Otago Street Developments Ltd
Address:
c/o Montagu Evans LLP,
302 St Vincent Street,
Glasgow
G2 5RU

2

AGENT’S
DETAILS

Name: Montagu Evans LLP
Address:
302 St Vincent Street,
Glasgow
G2 5RU
Telephone:0141 209 2040
E mail: colinx.campbell@montagu-evans.co.uk

3

ADDRESS OR LOCATION OF PROPOSED DEVELOMENT
Site at, and land to rear of, 65 – 77 Otago Street, Glasgow G12

4

Description of the Development.
Erection of mixed use development comprising flatted dwellings and Class 1, Class 2 and Class 4 units.

5

Other parties who have received a copy of this Proposal of Application Notice.
Community Councils
Hillhead Community Council
Woodside & Park Community Council
Friends of the River Kelvin
GOW Association
Otago Lane Community Association
Friends of Glasgow West

6

Date Notice Served
w/c 14th September 2009
w/c 14th September 2009
w/c 14th September 2009
w/c 14th September 2009
w/c 14th September 2009
w/c 14th September 2009

Details of proposed consultation
It is proposed that an extensive community consultation be undertaken over a period from September 09 to December 09. The
consultation will include:• meetings with a number of stakeholders,
• circulation of letters and a descriptive leaflet to the immediate community,
• a public event and the required advertising for same,
• press releases in association with key consultation events
A detailed timeline for the consultation is attached to this Proposal of Application Notice

APPENDIX 8
Summary of Consultation Issues From March 2009 Consultation

Item
1

Issue
Deterioration of fabric of Lane due to
large increase in vehicular access

Consultees
HCC, GOW, FORK

Development Team Response
The majority of the lane is an adopted road and will have been constructed accordingly.

2

Back lane development contrary to
City Plan

FORK

3

Loss of parking spaces and increase
on parking pressure to surrounding
areas

HCC, FORK

4

Height and effect on sightlines in
conservation area

HCC, GOW, FORK, WPCC

The development is considered in 2 principal elements; remodelling of existing block to Otago Street and
new buildings on both sides of Otago Lane.
City Plan Policy: RES 5 Residential Development in Lanes Back Courts and Rear and Side Gardens
Surrounding area sits within the wider West End controlled parking zone. The existing parking is private
‘for residents’ only. This is currently under subscribed. A car parking study has been undertaken to ensure
that the proposals will be ‘self sufficient’ in car parking provision, in meeting the demand that is generated
by it.
The new parts to the development will be in line with the Car Free policy contained within the City Plan 2 –
Res 4 Car Free Housing.
The scale and mass of the building form has evolved significantly from the initial proposals; this also taking
onboard comments received through discussions with the planning department and from 2 presentations
to the Urban Design Panel.

5

Density – 80 units too much in
densely populated area

HCC, GOW, FORK, WPCC

6

Detrimental effect on skyline

HCC

7

Design quality and materials
unsympathetic for conservation area

HCC, FORK

The building sits within the scale and mass of the urban block in which it is located. Within the site the
building form matches the height of the neighbouring buildings on Otago St and Gibson St, with the
building scale dropping as the development moves east towards the River Kelvin.
The development will provide a mixture of dwelling types and sizes throughout the 150+ refurbished and
new homes created. Around 40 of these dwellings are proposed as older persons’ homes for a specialist
Housing Association.
The building form and massing sits within the ridge line of the urban block. Care was taken with the design
proposals to ensure that the prominence of the Glasgow University spire would not be compromised by
the development.
The palette of materials will be drawn from primarily from natural stone (sandstone), glass with this being
augmented by a secondary palette of timber and slate.
This being broadly in line with City Plan policy DES 3 Building Design and Materials, which notes

8

Further clarification and examples of
materials requested

GOW

9

Concern that design aesthetics
would be ‘watered down’

GOW

10

More curvy lines would better suit
riverside location

FORK

11

Loss of views from existing flats

HCC

12

Proximity to existing flats, exact
distance

HCC, WPCC

13

Overdevelopment, scale for narrow
site

HCC, FORK, WPCC

14

Impact on riverbank

HCC

15

Flood risk

HCC, WPCC

Walls
Sandstone
Most conservation areas, the City Centre, and the preferred material for main elevations in areas 8where
sandstone is the predominant finishing material. May also be successfully used for plinths, corner features,
door and window surrounds, quoins, string courses etc. in combination with other materials such as facing
brick.
Specific details of the proposed materials are outlined in the Application and the accompanying design
statement.
The developer is aware of the important and sensitive position of the site, and from this recognises that
maintaining the quality of design is critical to the success of the project. This is demonstrated in the use of
natural stone throughout the building.
Overall, the building form recognises the inner city / urban location, with the project form part of a wider
urban block. The 2 main blocks fronting the river now have curves, softening the perspective from
Kelvinbridge.
Although there is no part of the City Plan policy that preserves the ‘right to a maintained view’, the layout
has been significantly amended to preserve views to the north east as well as the open perspective at the
end of the Lane.
The proposed building sits at the prescribed distance from the existing buildings in terms of window to
window dimension, this being a minimum of 18m directly facing. City Plan policy RES 2 Residential Site
Layouts
The design team believe the proposals to be appropriate to the site, as outlined under item 5.
Development is in line with City Plan policy RES 1 Residential Density
The building footprint has been set back some 3m from the edge of the existing retaining wall to the river.
The proposals don’t engage with the river with the exception of works to deal with ‘nuisance’ plants such
as giant hogweed and Japanese knotweed.
The landscaping proposals will deal with the connection of the urban edge and river edge. With the
redevelopment of the eastern edge of the site affording an opportunity to create a high quality landscaped
edge to the development.
The development will not alter the riverbank edge and its levels. The rainwater strategy for the
development is to attenuate this at source on green roofs, thus removing any potential to increase the
flood risk at the River Kelvin.
The risk of the proposals flooding is negligible given that they sit some 4m above the mean high water

spring level of the river.

16

Insufficient detail of design and
profiling for consultation

HCC, WPCC

17

Urban design analysis requested

WPCC

18

Exclusively one bedroom studios,
issue of sustainability

HCC, WPCC, GOW

19

One bed studios may attract yet
more students to area

FORK, GOW

20

Clarification requested on sound
proofing qualities of pods

GOW

21

Addits and made up ground

HCC

22

Lack of cleanliness of area of
vegetation, clean requested

HCC, GOW

23

Lack of communal space, indoors or
outdoors

FORK

24

Question need/demand for type of
development

HCC, FORK

25

Environmental impact of importing
pods from China

FORK

Consultation was undertaken at the earliest possible juncture to enable us to listen to and understand the
views of the community from the start of the project. The amendments and the details of the revisals
have also been forwarded to all the consultees.
The urban design analysis contained in the Design & Access Statement will be a public document available
as part of the planning application information held by the council.
We have recognised that a sustainable development must cater for a wider market and have adjusted the
types of property available; these now including 1and 2 bedroom flats plus duplex units as well as a block
aimed at social housing for the over 60s.
As detailed under item 18, the proposal now has a variety of accommodation sizes.
In addition, the development will be a highly managed complex with a 24hr concierge and management
regime to ensure that the high standards proposed are maintained.
The buildings will need to meet the current building regulations, which set out the sound insulating
characteristics of party walls.
It is recognised that the site is historically close to historic mine workings. The initial site investigations
have suggested that the ground was grouted as part of the implementation of the 1988 planning approval.
A desk top survey has been carried out by the project consulting engineers, URS. This will need to be
established as part of the ongoing projects works prior to construction works commencing.
The condition and status of the site have been noted by the owner, who has implemented a programme of
tidying and upgrading works to the open space and external areas.
The proposals now present greater landscaped edge to the full extent of the eastern boundary of the
development along the River Kelvin; this provide areas of private and communal open space as well as
passive amenity space. Along with this several of the dwellings have private balcony space, with some
having access to roof top terraces / gardens where the buildings steps at a level change.
The developer recognises a specific shortage in the first time buyer / affordable end of the spectrum as
well as family homes and social housing in this area. This development is unique in that it offers a high
quality affordable property in a desirable location.
The exact specification and location the pods are sourced from has yet to be established. It is recognised,
however, that it would not sit with the sustainable credentials of the development if most of the building
components were brought from the other side of the world.

26

Clarification if any single aspect

WPCC

27

Request for digital images

WPCC

28

Sufficient and sympathetic lighting
would enhance development

WPCC

29

Appropriate balance of void to solid
needed

WPCC

All the properties will have principal views / aspect over the river. It is the intention that, where possible,
all the properties will have a dual aspect. If this cannot be achieved the principal aspect will be south
facing to ensure good levels of natural lighting throughout the day.
Detailed computer visuals have been prepared as part of the planning application process, with this
information being available to the public through the planning department public file. In addition, a
selection of these images have been forwarded to the consultees.
The night time aspect of the building will be considered as part of the ongoing design process.

The detail of the building will recognise the character of the area. It will also be in line with City Plan policy
DES 3 Building Design and Materials , which notes
..respect the character of the surrounding area and adjacent buildings in terms of building complements its
context rather than attempting to replicate it. In exceptional cases of line, scale/massing, modelling,
elevational proportion and materials. The aim should be for a contemporary design that high conservation
value traditional restoration or replication may be appropriate;
Id partnership projects: SWR, Staiths, Baltic, Forthside, King Edwards Warf, The Wintles, St Mellion,
BoKlok, College Street, PassivHaus

30

Examples of similar developments

WPCC

31

Provision for clothes drying

WPCC

HCC
FORK
GOW
WPCC

Hillhead Community Council
Friends of the River Kelvin
Gibson St, Otago St, Westbank Quadrant Residents Association
Woodlands and Park Community Council

Along with the requirements set out in the building regulations for clothes drying, the development will
incorporate a communal drying area.

