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OTAGO LANE RESIDENTIAL DEVELOPMENT
COMMUNITY CONSULTATION REPORT

1.0 INTRODUCTION
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 off Otago Lane, Glasgow (“The Site”).
streets-uk have undertaken a programme of consultation with the local community, on behalf of the developer. This, in turn, has influenced the
development of the proposals, the revisions of which have been shared with the local community.
A majority of the responses to the initial outline proposals were negative, with the main areas of concern being scale and density, design quality
and the sustainability issues of an exclusively one bedroom residential development. As outlined later in this report, as many as possible of the
concerns raised have been reflected in the revised detailed proposals to be submitted as part of the planning application.
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 ensure that the relevant residents, businesses, young people, 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 connect local communities to development and regeneration projects in their area. For these reasons, our expertise was called upon
by Otago Street Ltd to consult with the local community about proposed scheme.
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. At the time of submitting this application, there is no
statutory requirement to carry out consultation; however, guidance has been issued.
2.1 National Policy – SPP1 “The Planning System”
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.
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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).
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 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).
In involving the community, the SPP highlights that "particular attention should be paid to the needs of women, ethnic minorities and vulnerable
groups, including children, older people, and those with disabilities" (para 13).
2.2 National Guidance – PAN 81 ‘Community Engagement – Planning with People’
Current advice on community consultation is given in Planning Advice Note 81 (PAN) “Community Engagement - Planning with People” which
was published in 2007.
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
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 PAN therefore suggests ways to help improve community engagement and provides a number of examples of community engagement
elsewhere in Scotland.
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2.3 Amendments to the Planning Act 2006
The Planning etc (Scotland) Act 2006 has recently been amended in several ways which have a bearing on planning applications and preapplication consultations. Information on the Act is available on the Scottish Government website at www.scotland.gov.uk/Topics/BuiltEnvironment/planning/modernising
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.
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 pre-application consultation report must be submitted along with the application.
3.0 PLANNING (THE SITE)
The City Plan (adopted August 2003) identified the site as having a residential land use. 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.
4.0 THE CONSULTATION PROCESS
Despite there being no statutory requirement for the developer to undertake Community Consultation at the time of submission of this
application, the developer is sympathetic to the aspirations and the spirit of the new legislation as well as the sensitivities of the local community.
The proposed consultees were outlined to the Planning Authority at a meeting on 12th February 2009 and again by email on 19th February.
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The approach undertaken has been in line with the new planning legislation and is based on best practice and PAN81. This has been translated
into a 5 step process.
4.1 Step One - Scoping
Planning Advice Note (PAN81) stresses the importance of considering the most appropriate community with which to consult, based on the
location, type and scale of the proposed development.
The starting point for the Otago Lane development was to agree with the developers the scale and scope of the consultation – what were we
consulting on, identification of stakeholders, what issues did we think there may be?
In February 2009, 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.
•
•
•
•

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

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.
The 4 local community councillors were also informed by email that a community consultation exercise was about to commence.
4.3 Step Three - The Consultation
With steps One and Two having formed the scale and methodology of the consultation. Streets-uk attended the monthly committee meetings
of all four groups and were given the opportunity to talk through the design proposals, answer questions and note all relevant comments.
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4.4 Step Four - Feedback and Reporting
4.4.1 Community Response
Following each meeting, streets-uk e-mailed the relevant Secretary outlining the points that had been noted and requesting any additional
comments or observations.
A variety of views were expressed at each meeting, however, it is fair to say that each group had strong reservations about the initial proposals,
the details of which are outlined in Appendix 1. The principal concerns related to the scale and density of the proposals, the quality of design
and the sustainability of an exclusively one bedroom studio development. Significant changes have been made to the revised proposals and
as many as possible of the relevant comments from the community groups have been acknowledged and addressed. Some of the members
of the community groups were against any development of the site in principle, however, where specific areas of concern have been raised,
considerable effort has been made to accommodate these.
The specific consultee comments, and how they have been addressed in the revised proposals, are outlined in Appendix 2.
Two sketches, indicating the revised proposals as contained in the planning application, are outlined in Appendix 3.
4.5 Step Five - Evaluation
The final stage of the consultation will be the opportunity to evaluate the process from the perspective of the developer, the community and
the Local Authority.
5.0 CONCLUSIONS
Each group expressed their appreciation at being consulted despite the absence of any statutory requirement to do so. Although response to
the initial proposals was generally negative, the developer believes that the majority of relevant comments from the community have been
incorporated in the revised proposals. These revisions have been outlined to the various groups, along with confirmation that the Planning
Application was imminent and the developers thanks all the community groups for their interest and involvement to date.
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APPENDIX 1
Design Proposals Outlined at Consultation
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APPENDIX 2
Summary of Consultation Issues

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

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.
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7

Design quality and materials
unsympathetic for conservation area

HCC, FORK

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

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
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.
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15

Flood risk

HCC, WPCC

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

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.
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.
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25

Environmental impact of importing
pods from China

FORK

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

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.
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.
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APPENDIX 3
Revised Proposals
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