Name:
Address:

Date:  
Executive Director

Development and Regeneration Services

229 George Street

Glasgow

G1 1QU

Re:  10/01128/DC  -  Proposed development at 65-77 Otago Street & Otago Lane

Dear Sir / Madam,

With reference to the above, I hereby submit my objections to the proposed development at 65-77 Otago Street and Otago Lane.  The basis of my objection is in consideration of the following material points:
1. Loss of light, overshadowing & visual amenity:  The development would ‘crowd’ the existing 1.5 storey buildings in Otago Lane

2. Adequacy of parking:  The surrounding area is already heavily utilised for parking, the new development would aggravate this problem.
3. Safety: The development would remove emergency evacuation routes to premises on both Gibson Street and on Otago Street.
4. Traffic generation: The development would increase traffic congestion in what is an already very heavily congested area.
5. Loss of trees:  As detailed within the Glasgow City Plan Part 2, Section 8 – Built Heritage, trees are to be retained and protected in conservation areas whatever the perception of quality.  These trees are highly visible from the opposite bank of the River Kelvin and the nearby cycle and pathway which is part of the green belt connecting the Botanic Gardens and the Kelvingrove Park.  By removing these trees, the ‘green belt’ nature of the path and cycle way would be substantively lost between Kelvinbridge Underground and the Gibson Street bridge which is highly visible from Great Western Road and from the surrounding areas
6. Effect on conservation area: The site of the proposed development is in a conservation area.  The scale and design of the development is not in character with the current properties within Otago Lane.  As detailed within the Glasgow City Plan Part 2, Section 8 – Built Heritage:  “there will be a general presumption in favour of retaining all open space, public or private, that contributes to the character of conservation areas”
7. Layout and density of building:  Currently Otago Lane has just six flats and six commercial units.  The proposed development would add a further 163 dwellings and six commercial units to a very small area behind an existing development with limited access.  The massing, density and height of the proposed development is enormous in scale. This is massive overdevelopment.
8. Design, appearance and materials: The design, appearance and materials proposed for the development are not in keeping with the local area or with the Glasgow City Council policies relating to development in a conservation area.
9. Landscaping As detailed in the City Plan, “Development should not be seen as the only solution for unkempt lanes and gardens.” 
10. Road access: The site would be enclosed on all sides with only a single access and egress via a narrow lane opening .
11. Proposals in the Development Plan:  As detailed separately in the above points, no consideration has been given to the character of the current properties in Otago Lane being mews properties dating from the early 1800’s with an open aspect and having a bohemian ‘West End’ feel and character.  The building proposed to attach to the end of the existing mews will require the closure of the popular local amenity space of Tchai-Ovna (shop, gallery, meeting space and reading room) with associated loss of jobs, and will potentially close and at least destroy the distinctly ‘West End’ character of the other shops in Otago Lane including the ‘Voltaire and Rousseau’ bookshop, ‘Kenneth Chapelle’ antique clock repair and restoration, Restore it Beautifully and the ‘Mixed-up’ record shop leading to loss of jobs in businesses each established for over 10 years.
12. Prevention of crime and disorder: As was seen immediately following the construction of the Unite building at 2-10 Gibson Street, which was only recently completed, the building has been plagued with graffitti on it’s lower levels facing the River Kelvin.  Because of the restricted access and seclusion and it’s prominence and high visibility , this has been a target for graffitti and ‘tagging’, however, it’s river-front location has made it extremely dangerous and difficult to either prevent or rectify the problem.  
13. City Plan Policy Principles:  The proposed development goes against the policy principles of the Glasgow City Plan, in particular Res 6 (Residential Development in Lanes and Gardens) which gives clear instructions to avoid overdevelopment of lanes. The proposal is also in contravention of the following City Plan 2 policies:
RES 1: Residential Density

RES 2: Residential Layouts

RES 6: Residential Development in Lanes and Gardens

RES 7: Parking rights

DEV 1: Transport Infrastructure

DEV 2: Residential and Supporting Uses 

DEV 4: Town Centre

DEV 11: Green Space

DES 1: Development Design Principles

DES 6: Public Realm

DES 8: Signs and Advertising

DES 11:  Tall Buildings

DES 12:  Provision of waste and recycling space

ENV 1: Open Space Protection

ENV 4: Sustainable Drainage Systems – SUD

ENV 5: Flood Prevention and Land Drainage

ENV 6: Biodiversity 

ENV 7: Regional and Local Environmental Designations
HER 1: Conservation Areas -“New development must respect its historic context in volume, scale, form, materials and quality”,
In conclusion, I am very concerned over the proposal for the development at 65-77 Otago Street & Otago Lane.  I feel that the developers proposal will destroy the character of an existing early nineteenth century mews and is substantively out of proportion with the existing Otago Lane properties. I urge the Development and Regeneration Services Department to protect this historic conservation area by rejecting the proposed application.
Yours sincerely

Signed:
