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1 INTRODUCTION

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

DEVELOPMENT AREA

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

Section 7 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 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 8 contains the conclusions for
the proposed development and its role
in the identity of this area of Glasgow,
along with a Planning Justification
Statement.

Section 2 provides an introduction to
the project site within its context in
terms of its location. 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.

Development site within the context of the Glasgow West End road network
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Section 6 outlines the progression of
the design through the outline proposal
stage and explains the theory behind
the concept design.

Section 5 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.
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2 CONTEXT

2.1 LOCATION
The development site is approximately
1.26 Acres (0.51 Ha) , siting beween
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.

DUNDEE
A8011

M80

STIRLING
EDINBURGH
GLASGOW

M8

M77

M74

Road layout indicating the location of Glasgow within a wider context
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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 one of the main
thorough-fairs connecting the west end
with the City Centre.
The wider locale is recorded as a
Conservation Area in the City Plan
and is characterised by a 4 and 5
storey sand stone tenemental building
typology. There are listed buildings
in adjacent Otage Street and Gibson
Street, therefore it is important that
any new development be sympathetic
to this setting.

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.
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The City of Glasgow boasts a rich
architectural heritge. City Plan Policy
HER 1 acknowledges that “this is not
only reflected in the quality of listed
buildings and areas of outstanding
character but in the grouping of buildings
and the quality of spaces between them.
Together, they contribute significantly
towards creating a positive image for
Glasgow”.
The proposed development site is
located within the Glasgow West End
conservation area.

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

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,
this presented a well detailed and
proportioned frontage to the street.

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

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 frontage which faced onto Otago
Street, (shown in the lower photograph)
which incorporated the firm’s head
office, 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.
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2.2 HISTORY
The bakery was eventually demolished
in the 1980s after planning approval
was granted in 1988 to erect eight-nine
flats. These proposals 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 4-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.

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

1997 consented development - during construction

The site subsequently lay empty until
the late 1990’s, when the flats which
are currently on the site were built
by Beazer Homes, following receipt
of planning approval in 1997. (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. This will be
expanded upon in Section 4. However,
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.

Sketch view illustrating the scale and massing of the 1988 consented development
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3 SITE ANALYSIS

3.1 LANDSCAPE SETTING
The proposed development site
currently houses a five-storey flatted
block set out as a 4 storeys of flatted
accomodation 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) which houses several mature
trees, areas of grass and an equipped
children’s play area.

RIVER KELVIN

To the north of the greenspace is
Kelvingrove Subway Station along with
its “Park and Ride” car park facility.

EXISTING FLATTED BLOCK
- TO BE RETAINED

SITE ENTRANCE

DESIGNATED
GREENSPACE
EXISTING CAR
PARKING

Directly on the southern edge of the
site are various shop units with flats
above, accessed via the adopted road
(Otago Lane), which accesses the site,
and the new 8-storey Unite student
accommodation building, which has
recently been completed.
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.

Diagram indicating the existing landscape setting for the proposed development
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existing building
existing car parking
existing retaining wall
open space
Single vehiclular
entrance to site

river / wildlife corridor
extent of adopted road

access required to
be maintained to
existing shops

parking bays off shared surface area

steep slope to river
boundary with Unite

Otago Lane residential development site constraints diagram
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3.2 SITE CONSTRAINTS
From the initial appraisal of the
site several key constraints to the
development have been identified and
are outlined below:
The site already contains a five
storey flatted block, which is to be
retained and upgraded. 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. Access to the
existing car parking (including the
ground floor garages) will also require
to be maintained.

Existing shop units with flats above (Otago Lane) to be retained

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. Although the
extent of adoption does not extend to
the full length of the lane.
The single vehicular access to the site is
by way of a narrow 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

Narrow vehicular site entrance
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attractive edge to the site and does not
significantly breach the roof line set by
the existing buildings.
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 as lying adjacent to a River /
Wildlife Corridor.
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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Otago Lane residential development site opportunities diagram
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3 SITE ANALYSIS

3.3 SITE OPPORTUNITIES
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.
Opportunity to create an edge to the site

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 fact
that the site also lies within a controlled
parking zone makes it a prime candidate
for a Car Free Development (as per
policy RES 4 of the City Plan).

Opportunity to open up the edge of the river
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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.
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PROPOSED DEVELOPMENT

GLASGOW CITY PLAN MAP
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4 DESIGN GUIDANCE & POLICY

4.1 NATIONAL GUIDANCE

4.2 AREA BASED GUIDANCE

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:

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:

Scottish Planning Policy 1
(SPP1 -The Planning System)

The Glasgow and Clyde Valley Joint
Structure Plan 2006

The main objective of this guidance is to set the
framework for promoting sustainable economic
development.
Scottish Planning Policy 2
(SPP2 - Economic Development)

Scottish Planning Policy provides design guidance on a national level

The specific aims of this document are
as follows:
To increase economic competitiveness.

- To promote greater social inclusion and

integration.
This document aims to raise the quality of
life of the Scottish People through “increasing - To sustain and enhance the natural built
environment.
economic opportunities for all on a socially and
environmentally sustainable basis”.
To integrate land uses and transportation.

-

Scottish Planning Policy 3
The Glasgow City Plan and City Plan 2
(SPP3 - Planning for Housing [Consultaiton
- This document indicates the proposed
Draft - January 2008)
The main objective of this draft 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.
Area based guidance: Glasgow and the Clyde Valley Joint Structure Plan
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development site as falling within
policies DEV 2-Residential and HER 1
- Conservation Areas. These policies
also make reference to DEV 11 Greenspace, ENV 2 - Development
related to Greenspace and ENV 13 Trees and Development.

Other relevant policies include DEV 1,
DES 1, DES 2, DES 3, DES 9, RES 1, RES
2, RES 3, RES 4, RES 5, TRANS 4, ENV
2, ENV 3, ENV 7, ENV 11, ENV 12 and
ENV 15.
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Development Site Boundary

Existing 5 storey flatted
block to be retained
and enhanced
Existing roads infrastructure
to be retained for access
Deevlopment opportunity
opporunity to
Development
to enhance
enhance
thelane
laneas
asdestination
a destination
in the
west
end
in the
west
end
Opportunity to retain and enahnce open
space adjcent to the river / wildlife corridor
River Kelvin
Local shops, bars and restaurants
within 100m walking distance
of development site
new corner block opens entrance to
lane and connects new with old.
amenity and passive open space to
be enhanced

Existing access to the
site to be retained
High Frequency bus route within
150m of development site

Diagram indicating guidelines and principles for the development of the site layout
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5 DESIGN PRINCIPLES

5.1 SITE LAYOUT

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

The design approach is to create a high
quality development that strengthens
and enhances the prominent site
location, taking into consideration
the important views generated 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.

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.

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
good degree of passive surveillance of
the area of greenspace on the opposite
bank of the river.

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

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.
The corner seen on approach from
the site entrance is also exceptionally
important visually. To address this the
proposal is to remove the existing
building at this point and replace it
with a new structure that connects the
existing , refurbished building on Otago
Street with the new buildings on the
Lane.

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

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 immediate surroundings of the
development site should respect
the height and form typical in such a
vernacular.

OTAGO LANE, GLASGOW DESIGN AND ACCESS STATEMENT

Initial concept sketch of facade on river bank - October 2008

concept sketch showing massing of proposed building in the urban block - January 2009

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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5.2 BUILT FORM
The following section outlines the
various principles which will influence
the design of the proposed residential
block.
Roof terrace with common area /
conseravtory for residents

D

C

B

Repositioning and remodelling of
Block C has afforded Block D units to
lane with an aspect across river.
Increased public open space
opening out to river. Landscape
design to connect with river.

A

Block B scale reduced to 4 storeys to
relate to existing commercial units on
the lane
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.
Greenspace to riveredge optimised
to enhance the river /wildlife corridor.

Block C corner modelled to provide
sculpted endstop when viewing from
Great Western Road. Plan form maximising openvistas from Blocks B and C.
Block C ‘pushed back’ from the edge to
allow landscaped frontage.

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

Otago Lane - Sketch View
01.07.2009

The block will be situated on the
eastern edge of the site. A “dog-leg”
could also return and face onto Otago
Lane. The south-west corner of the
“dog-leg” would be prominent as you
enter the site and should be designed
accordingly.
Built Form
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.
It would seem pertinent therefore to
“close” the block with a building whose
form is reflective of the other buildings
within the block.
The developer’s aspirations to create
a sustainable development provide an
opportunity for various interesting
treatments, building techniques and
services to be implemented within the
scheme.
Energy efficient heating systems, such
as a communal biomass boiler and/or
a combined heat and power system are
being explored.

Sketch view showing massing and built form to lane - June 2009
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A sedum roof, to be used for rainwater
harvesting to provide grey water to the
development, is another possible system

which could be incorporated into the
building. This would also assist in the
creation of a pleasant visual amenity
for the flats within the existing flatted
block located on the site. A ‘green roof’
will also assist with an holistc approach
to Sustainable Urban Drainage Systems
through the water being ‘attenuated’ at
source, i.e. when it hits the roof.
It seems appropriate that the principal
living spaces of the proposed dwellings
face the river Kelvin. Not only would
this successfully utilise this attactive
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.
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.
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Site layout indicating the development of the site and key aspects of design consideration
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6 DESIGN DEVELOPMENT

6.1 SITE STRUCTURE
During the site analysis and assessment
stage of the process various outline
proposals were developed and
considered for the site layout. As
previously discussed it was determined
through this process that the
development would be presented to
the lane and maintain and enhance the
open space currently to the north east
corner of the development site.
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 building. It was
concluded that this location was the
also most appropriate in terms of block
structure and an aspiration to provide
appropriate frontage to all parts of the
development.
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 tree
survey carried out by Informed Tree
Surveys and supported in the ecological
survey prepared by JDC Ecology).
An early site layout which was considered during development

.31

Therefore, although it is acknowledged
that a degree of passive amenity space
will be lost, it is intened 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.
In addition,a number of roof terraces
are proposed thereby increasing the
quantity of private outdoor amenity
space.
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Sketch site section showing lane condition.

Elevation study: View from the east showing Urban Block context

elevation study: south elevation to Otago Lane - July 2009
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6.2 BUILT FORM
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. Alongside with 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.
Articulation:
The proposed buildings have been
designed to present a built form and
massing that offers a varied roofscape
and massing, as characterised by the
wider urban context..
Within the overall building form pattern
the subtles in differentiation of dwelling
type - studio, 1 bedroom and duplex
- 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.
Sketch view: Site built form and massing
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In this respect the architectural
proposition can be considered an
interpretation of the general tenemental
form where a varitey of individual
buildings come together to form an
apparently unified urban block.

OTAGO LANE, GLASGOW DESIGN AND ACCESS STATEMENT

SECTION 7: FINAL PROPOSALS

7 FINAL PROPOSALS

OTAGO LANE, GLASGOW DESIGN AND ACCESS STATEMENT

entrance to the lane
widened
new 7 storey corner
to Otago Lane /
Otago Street

Block A
existing ‘1997’ block
refurbished and
extended by 2 floors

Block B

existing car parking
retained
class 1, 2 and 4
commercial units

Block C

open space extended
and enhanced along
river edge

Block D

building line held back
from boundary with
‘wildlife corridor’.
enahnced public
realm to lane
passive open space

N
Site layout indicating the development of the site and key aspects of design consideration
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7 FINAL PROPOSALS

7.1 SITE LAYOUT AND ARCHITECTURE

The development is arranged along
Otago Street and Lane , with it
terminating in 2 drums that present
a continuous frontage to the River
Kelvin.
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 urban block.

South facing Elevation to Otago Lane

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 - being the refurbished and
remodelled block to Otago Street. In
this there are 2 further floors proposed
with the upper most being set back
from the building line.The corner block
is a new element that articulates the
entrance to the development down the
Lane. At ground floor there are 2no
Class 2 commercial units proposed.The
upper levels of this block are stepped
to give detail to the roof scape.

Proposed elevaion to Otago Street

.37

Block B - this 3 storey building
connects the slab block A with the
drum 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. On the ground floor there are
2no Class 1 commercial units along
with the vehicular access pend to the
rear parking court.

Block C - this 7 storey drum
terminates the new leg of development
down Otago Lane. The building sitting
6 floors over the level of the lane and
one storey under. The building form
presents a continuous frontage to
lane and river, thereby reinforcing the
connection between built form and
landscape corridor.
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
9 storey building curves 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 timber used as a secondary layer
to provide an added layer of detail
and interest to the general form and
massing.
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7.2 SUSTAINABILTY

spp
SCOTTISH PLANNING POLICY

The Code for Sustainable Homes
Setting the standard in sustainability for new homes

6

RENEWABLE ENERGY

www.communities.gov.uk
community, opportunity, prosperity

Code for Sustainable Homes
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PLANNING SERIES

Scottish Planning Policy 6 - Renewable Energy

Sustainablilty has been considered
carefully from the outset of the
design and consultation process. The
orientation and form allows for the
inclusion of sun spaces to the flatted
units.
The sedum roof is intended to not only
act as a water attenuation system but it
is intended that this water be used as
grey water for the purposes of toilet
flushing within the apartments.
Due to the project’s location, car
useage can be minimised and simple
secure bike storage provided. The
scheme has an aspiration to be a “car
free” development in line with Glasgow
City Plan RES 4. We feel that this is a
realistic aim as not only does the site
lie 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. Cycle
parking to the proposed development
has been provided at a ratio of 1 space
to 1 dwelling.
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8 CONCLUSIONS

8.1 CONCLUSIONS

Section through Otago Lane showing proposed development

Otago Street Ltd has submitted
proposals for the redevelopment of the
site at Otago Lane as part of a detailed
planning application to construct a
mixed use, residential led, development
consisting of a mixture of studio, 1
bedroom apartments and 2 bedroom
duplex apartments, along with a number
of class 1, 2 and 4 commercial units.

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

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.

Architecture which is sympathetic to
the character of its urban context while
introducing a further contemporary
architecture on the banks of the River
Kelvin.

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.
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:

.45

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

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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8.2 PLANNING JUSTIFICATION

Existing Figure Ground with proposed location of new building

KEY:
Main bus route
Kelvingrove
Subway Station
Local shops/
bars/restaurants

Proximity of new development to existing services

The site is very prominent from Gibson
Street, Great Western Road and also
the area of designated greenspace on
the opposite (eastern) bank of the river
Kelvin.

150m from the site and Kelvingrove
Subway station within 500m walking
distance of the site. A range of local
shops, bars and restaurants are also
located less than 150m from the site.

The proposals set out in this application
are intended to create a northern edge
to Otago Lane, as well as providing
enhanced amenity space and considered
frontage to the River Kelvin that sit
within the parameters of the perimeter
block and accord with the historic
urban form in this conservation area.

The proposed dwellings on this edge
will not only benefit from the visual
amenity of such a picturesque location,
but will also provide passive surveillance
onto the public space on the opposite
river bank. A space which is currently
not very well overlooked from close
quarters. This will increase security
and make the space more useable.

The high quality of design and materials
proposed are intended to reinforce the
local and urban character of this site
which lies within a Conservation Area,
in line with City Plan Policies HER 1
and DEV 1. Thereby creating a stronger
identity for the lane.
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.
The site is being promoted as a Car
Free Housing development (City
Plan Policy RES 4), in line with the
other sustainable aspirations for the
development. Not only does the site
lie within a current area of controlled
parking, but it also lies within an area of
high public transport accessibility, with
a high frequency bus route less than

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 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: pre-cast stone, glass and
timber 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.
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KEY:
Main bus route
Kelvingrove
Subway Station
Local shops/
bars/restaurants
Green
Network

Proximity of new development to existing services and green network

KEY:
Main bus route
Kelvingrove
Subway Station
Local shops/
bars/restaurants
Green
Network
Footpath/Cycle
Network

Relationship to footpath / cycle networks

8 CONCLUSIONS

Although it is acknowledged that the
proposals will result in the loss of some
existing greenspace, we propose that
the high quality of the enhanced space
maintained within the development
accords with the City Plan policy.
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 and on roof
terrace level. 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 amenity open space
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 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.
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