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6.23 TRANSPORT STATEMENT
The Existing Situation - The Site

Cycling

The proposed development site is a mixture of open
landscape ground at Clouston Street Glasgow. The site is
bounded to the south by Clouston Street, to the north by
Kelbourne Street, to the west by existing houses accessed
from Garrioch Road and to the east by Sanda Street. Vacant
land and an existing flatted development with 90 units and
associated car parking (all of which will be incorporated
into the current design proposal) in Glasgow’s West End.
Access to the site will be via both Clouston and Kelbourne
Streets.

The proposed development is well located to take advantage of a number of formal cycle routes located within the
vicinity of the site. The Glasgow Kelvin, traffic-free cycle
route can be accessed to the south of the site from Kelvin
Way. This provides direct access to areas to the south of
Kelvingrove Park and areas to the north east of the site
including Kelvinside.

Walking
The existing pedestrian footways adjacent to the proposed
site are of a good standard. The majority of the footways
are a minimum of 1.5 metres wide with associated street
lighting. The existing pedestrian network in the surrounding area provides good links to shops, Glasgow University,
and local public transport links. There are a number of pedestrian crossings in the vicinity of the site.

The Kelvin Cycleway, which is an on-road cycle road providing access to Hillhead and Glasgow University to the west
and Glasgow City Centre to the east, can be accessed. The
canal cycle route is also located nearby. The cycle routes
in the surrounding area are well signposted. Cycling is a
popular mode of transportation in Glasgow’s West End
and there are a number of cycle racks located in the vicinity. While it is acknowledged that a short on-street journey
will be required via these routes, this is in accordance with
PAN75 which states that the majority of cycling for the
foreseeable future will take place on-street.
Public Transport – Bus Services

Numerous pedestrian crossings are also provided on
Queen Margaret Drive, Great Western Road, Byres road
to the south linking to all desired services/facilities. Tactile paving, dropped kerbs and guardrails are present at all
crossing locations.

There are a number of bus stops located close to the site.
There are bus stops on Queen Margaret Drive to the east
of the site. All these bus stops are either simple flag and
pole stops with timetable information provided or sheltered, with timetables and real time information, and can
be reached via a controlled pedestrian crossing.
Therefore there are bus stops within the recommended
maximum walking distance as suggested in Paragraph B13
of PAN75. There are a further bus stops located on Great
Western and Byres Road to the south.

It is acknowledged that the bus stops on Great Western
Road are slightly outwith the recommended walking distance as suggested in PAN 75. However given the frequent
level of service at these bus stops we would consider that
these will be used by residents of the proposed development.
Glasgow Underground
Hillhead Subway Station is located within walking distance
on Byres Road. Trains run approximately every 5 minutes
providing a quick link to the city centre, the south side and
the remainder of Glasgow’s west end.
Parking
Wider Area
Controlled parking measures are in force, for the majority
of the length of Clouston Street. Similar parking restrictions
are in place on the majority of the surrounding roads.
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6.23 TRANSPORT STATEMENT
Proposed Measures to Support the Development

Public Transport

Conclusions

Development Content
The proposed development is entirely residential with a
total of 90 units. In terms of transport and accessibility,
the location of the development site presents an exciting
opportunity to provide a highly sustainable development
that accords with the aspirations of both local and national policy.

The proposal is to create a high quality development that
will enhance the character of Clouston Street. This text has
demonstrated the proposed development is well located
to take advantage of the high level of accessibility that is
currently available in the surrounding area including bus
services and the proximity of Hillhead underground.

The following paragraphs are intended to provide an indication of how this approach and aspiration can be realised.

Bus
The proximity of the existing bus stops and the level of bus
services providing a link to Glasgow City Centre and the
surrounding areas make this site a highly attractive site to
travel to and from by bus. The existing pedestrian network
adjacent to the site provides a safe link to all of the bus
stops in the surrounding area. This level of service, complimented by the frequent links available from Hillhead
Underground will ensure the development site is highly
accessible by Public Transport. It is considered that no direct improvements are required.

Walking
The existing pedestrian network adjacent to the site is of
high standard, surrounding footways and formal pedestrian crossings link the site to nearby shops, university
campus and public transport facilities.

In terms of the development site itself, there will be a mixture of hard surface and dedicated walkways By complimenting these facilities with high quality lighting and landscaping, pedestrians will be afforded with a safe and well
linked development.

Therefore, we would anticipate that it will be able to accommodate the additional pedestrian trips associated
with the proposed development as it is well located to access numerous local facilities by foot including retail, leisure and public transport facilities.

Vehicular Access & Car Parking

Cycling
There are a number of formal cycle routes within close
proximity to the development site. In order to promote
cycling as a viable mode of transport, the developer will
provide secure cycle parking facilities at a level agreeable
with GCC.
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Access
Appropriate vehicular access to the site has been proposed. All improvements shall be undertaken in accordance with the requirements of the local roads development guidelines.
Parking
It is the intention of the developer to provide parking at
the rate prescribed within City Plan 2. It is clear from the
above that the development will be well located to maximise trips by foot, bicycle and public transport. This is acknowledged by City Plan 2 which designates the site as
being within a ‘high accessibility’ area.

Furthermore the proposal accords with the requirements
of City Plan 2 and the relevant policies therein.
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6.25 ENGINEERING FOUL DRAINAGE STRATEGY

6.26 ENGINEERING SURFACE DRAINAGE STRATEGY

6.27 ENGINEERING DRAINAGE STUDY

The Roads and Drainage Design has been developed and
prepared in accordance with current standards and specifications of Scottish Water, SEPA and Glasgow City Council
in terms of quality and quantity of discharge and flooding
issues pertaining to this development.

Surface Water Drainage

Existing Drainage

Surface water drainage will be split into two distinct categories.

Drainage Records have been obtained from Scottish Water
and confirms the local drainage public sewer network is a
combined sewer system.

To enable this development, the consulting engineer has
carried out investigations into establishing the extents of
the current public drainage network and carried out a site
visit to determine all possible outfall options .
Foul Drainage
Foul drainage will be kept separate from the surface water
drainage as Scottish Water will not accept surface water
drainage into their combined or foul drainage systems.
The foul drainage will be connected via disconnecting
manholes into the existing Scottish Water foul drainage
pipe in Kelbourne Street to the Northeast of the development.
The proposed foul drainage system will be designed and
constructed in accordance with Sewers for Scotland 2nd
edition. Maintenance of the foul drainage system upstream of disconnecting manholes will be the responsibility of the developer.

1. Roof Drainage
2. Road and hard standing drainage
The roof drainage will require one form of treatment. This
will be facilitated by the use of stone filter drains.
The road and hard standing drainage will require two
forms of treatment, namely permeable paving followed by
filter drains.
The treated surface water will then be collected within the
development via carrier pipes and, if deemed necessary by
SEPA or Scottish Water, be attenuated within the development via underground storage tanks and discharged at a
controlled flow rate.
After leaving the development the surface water will enter
a new pipe approximately 250m long laid along Northumberland Street, continuing Northwest along Hotspur Street
to the junction with Garrioch Road where it is proposed
to connect to the existing Scottish Water combined storm
overflow pipe.
Discharge from the site will be designed such that the additional flow will not limit the current operational characteristics of the existing Scottish Water overflow pipe.
The proposed surface water system will be designed and
constructed in accordance with Sewers for Scotland 2nd
edition. Filter drains and permeable paving will not be
adopted and the future maintenance will be the responsibility of the developer.

Information from Rennie & Kirkwood, Consulting Engineers
Drainage Report G2379-05-31 Rev B September 2012

This information is shown Scottish Water Record drawing
OP/PJFQD348 (shown opposite).
Existing Foul Drainage – There are no foul flows from the
existing site that discharge to the existing public combined
sewer.
Existing Surface Water Drainage – There are no surface
flows from the existing site that discharge to the existing
public combined sewer.
Surface Water Attenuation
Scottish Water requires attenuation to be provided for the
1 in 30 year storm event.
Scottish Water will adopt underground attenuation structures with the attenuation capacity up to the 1 in 30 year
storm event.
Attenuation will be provided by 400m3 of Stormcell units
located in the open landscape adjacent Kelbourne Street.
The attenuation volume provided includes 20% allowance
for climatic change and attenuation calculations are attached opposite.
The attenuation and flow restriction proposals are indicated on Drawing No G2379-PD1 Rev B and the areas
that contribute to the run off are identified on Drawing No
G2379-HS1 Rev B (found on the following pages).
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Site Area (Ha.)

1.44

Hardstanding Area (Ha.)

0.71

Landscaping Area (Ha.)

0.73

Effective Hardstanding

0.783

Run Off per mm (m3)

7.83

Predevelopment Run Off Rate L/S

6.00
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Attenuation Calculation for 1 in 30 Year Storm

Event
Time
(hrs)

Rainfall
(mm)

In
(m3)

Out
(m3)

0.25
0.50
1.00
2
3
4
6
8
12
18
24
36
48

16.56
21.84
28.68
37.80
44.28
50.88
58.20
65.16
76.56
89.40
99.72
116.46
130.02

129.665
171.007
224.564
295.974
346.712
398.390
455.706
510.203
599.465
700.002
780.808
911.882
1018.057

5.400
10.800
21.600
43.200
64.800
86.400
129.600
172.800
259.200
388.800
518.400
777.600
1036.800

Storage
(m3)
124.265
160.207
202.964
252.774
281.912
311.990
326.106
337.403
340.265
311.202
262.408
134.282
-18.743

The storage volume required to attenuate a 1 in 30 year post development rainfall event to
a 1 in 2 year pre development greenfield run off rate is 340m3
m3 including a 20% allowance
for climatic change
paving construction
run off
Porous driveway area included in the landscape area as porous construction
run off
replicates greenfield run off

Existing Drainage Routes and Public Sewer Network provided by Scottish Water.
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6.28 ENGINEERING LEVELS & DRAINAGE LAYOUT STRATEGY
Proposed Foul Drainage
It is proposed to discharge the foul flows from proposed new development to the existing combined
sewer in Kelbourne Street. The anticipated foul
flows from the site are anticipated at 0.55L/s calculated at (90*2.1*250/24*60*60) L/s.
A Development Impact Assessment has been submitted to Scottish Water and we await their response to the application. The foul drainage proposals are indicated on Drawing No G2379- PD1 Rev
B (adjacent).
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6.29 HARDSTANDING
Proposed Surface Water Drainage
The River Kelvin is located some 100m northwest of
the proposed site and the topography does theoretically allow a gravity connection to the river to be
made. The engineer has considered this option but
various factors render the construction of an outfall
pipe to the River Kelvin impractical;
1. There is a sheer 10m rock face between Garrioch
Road and the River Kelvin and not only would the
construction of an outfall pipe have major construction safety issues, the maintenance of such a pipe
would have similar issues.
2. As the sub grade is rock at Garrioch Road a thrust
bore would not be possible and the location of existing mains services at the junction of Clouston
Street and Garrioch Road prevents the excavation
of a pit for a thrust bore.
3. Any outfall sewer taken down this route would be
in the region of 4-6m deep in the roads and there
are listed buildings and structures that would be at
threat from damage during the rock excavation in
the sewer trenches.
It is therefore proposed to discharge the surface
water discharge from the new development to
the existing combined sewer in Kelbourne Road.
The surface water run off will be restricted to less
than the 1 in 2 year Greenfield run off rate and the
surface water attenuated to meet current Scottish
Water requirements. The surface water drainage
proposals are indicated on Drawing No G2379-PD1
Rev B (adjacent).
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6.30 ENGINEERING PRE DEVELOPMENT SURFACE WATER FLOWPATHS
Greenfield Run Off Rate
Scottish Water have a general Greenfield run off
rate of 5L/s/ha. It is proposed to restrict the surface
water flows from the new development to a total
of 6L/s which equates to Greenfield run off rate of
4L/s/ha.
Surface Water Flow Paths
It is a drainage design requirement of any new development that “safe” surface water flow paths
are provided through the site to ensure no properties are at risk from flooding during severe storm
events. Drawing No G2379-FP2 identifies the existing pre development surface water flow routes and
Drawing No G2379-FP1 Rev B identifies the post
development surface water flow path routes. The
latter drawing shows that free surface water flow
routes are provided and follow the same natural
existing flow routes of the undeveloped site. The
proposed site levels are indicated on Drawing No
G2379-PD1 Rev B.
SUDS
As the surface water flows are discharging to a combined sewer treatment of the surface water run off
is not required as stated in GBR 10 & 11 of the CAR
Regulations.
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6.31 ENGINEERING POST DEVELOPMENT SURFACE WATER FLOWPATHS
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SUSTAINABILITY CONSIDERATIONS
Sustainability is a common theme that runs through all
New City Vision projects - with no simple ‘one size fits all’
solution. In the pursuit of sustainable development New
City Vision aim to address:
Economic sustainability - by offering a range of house
types, including affordable housing, and achieving customer satisfaction and value
Environmental sustainability - by enhancing the environment, and where possible, minimising the impact on the
consumption of energy, natural resources and the production of waste
Social sustainability - by respecting and treating residents
and stakeholders fairly and providing a safe, healthy and
prosperous renewed community. In addition, New City
Vision aim to provide training and employment opportunities for local people and help facilitate community cohesion which will ensure a quality neighbourhood is created
and sustained.
Scottish Planning Policy - Renewable Energy

The New City Vision approach to renewal recognises the
need to integrate construction activities into wider solutions which also address health, education, crime and
employment. These activities also extent to ensure that
sustainability is a common theme that runs through all
projects - with no simple ‘one size fits all’ solution, however we do target Eco-homes ‘very good’ as a bench-mark
for all developments. This inclusive approach helps cultivate a sense of community that can be developed to provide a new heart to the local neighbourhood.
The 115 houses and apartments will provide comfortable
family homes that will satisfy the aspirations and family
needs of current and future householders.

Where possible every aspect of the design will be engineered to exceed statutory requirements and an innovative, sustainable living environment and community.
New City Vision are committed to the belief that the quality of the built environment is an essential part of the economic and cultural fabric of society, in which the very best
architectural design solutions play a central role. From the
outset, a passive environmental design will be incorporated, minimising energy consumption and maximising the
benefits of the natural environment whilst restricted by
the urban location. Through the Clouston Street project
New City Vision will demonstrate:
A commitment to achieving an Eco-homes rating of ‘very
good’ or current industry equivalent such as ‘code for sustainable homes’.
A commitment to exceed Glasgow City Council’s minimum
requirement of 10% recyclables
A commitment to exploring use of low and zero carbon
technologies to further reduce the co2 emissions beyond
the minimum standard within the 2007 Building Regulations Carbon Dioxide Emissions Standard.
Through our sister company, Energetics, we are expand on
the current projects and research to assess the viability
of including low tech technologies such as district / decentralised heating systems, ground source heat pumps
and thermal storage techniques within selected standard
building components.
A commitment to explore the use of off-site fabrication to
maximise quality control and air-tightness whilst minimising wastage through on-site fabrication, excessive transport costs, household energy consumption, CO2 emissions etc.
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6.32 SUSTAINABILITY
URBAN DESIGN SUSTAINABILITY ISSUES

LANDSCAPE

BUILDING SERVICES

•Compact, dense urban form and efficient use of land
•New mixed use community, incorporating local facilities.
•Mixed residential dwelling types caters for a wide variety
of social groups and ages, giving a community which is stable, diverse and interesting, self-sustaining community
•Local services and employment opportunities means less
car dependency
•The proposal incorporates ‘walkable neighbourhood’
principles with good pedestrian permeability throughout
the site
•Good access to public transport, including train, bus and
taxi links. Good cycle links throughout the surrounding
area.
•The traditional urban form, with tight streets and low
building heights creates high levels of enclosure to the
streets and public spaces, providing shelter from the wind
which will minimise heat loss and make the streetscape a
more hospitable place.
•The perimeter block urban form, incorporating terraced
houses and flats is an energy efficient building form which
minimises heat loss through the external fabric
•Layout and massing of blocks has been designed to reduce overshadowing and maximise potential solar gains.
•Flexibility of the built form to be able to adapt and respond to future changes of use and demand (e.g, live work
accommodation).
•Proposed materials for construction have been chosen
for their durability and robust qualities, ease of maintenance, replacement and repair and ability to be recycled
at the end of the building life

Sustainable landscape and community principles are inherent within the design and referred to within the landscape section.
•All hard materials and plants have been chosen to be robust and durable, ensuring low management and maintenance requirements and a maximum life cycle.
•Plants have been selected to improve biodiversity, provide habitats for invertebrates and birds and will be locally
sourced. Planting, particularly
trees, will enhance the environmental performance of
surrounding buildings by reducing wind speeds, providing
summer shade and allowing passive solar gain in the winter (refer to 1. Communal Spaces: Planting)
•Hard surfaces are designed to fall towards planting to reduce surface water runoff and the need for gulleys.
•All timber used in external works will be FSC certified,
locally sourced and will be treated with non-toxic stain/
preserve.

It is the intention that the systems, within the residential
apartments, will contribute towards obtaining a “high”
SAP rating of no less than 85 points, and also towards a
‘very good’ Eco-homes rating, which could be achieved
by the introduction of the following building services related solutions:
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BUILDING STRUCTURE
•Mixed residential dwelling types from small, one bedroom flats up to large 5 bedroom family houses with private rear gardens.
•All dwellings are designed to be dual or double aspect, increasing the quality of the internal environment, in terms
of daylight, sunlight, views out and ventilation.

•Boilers shall be Condensing and shall have a SEDBUK
A Energy Efficiency Rating, and low NOx emission rates
(Class 5, less than 70 NOx mg/kWh)
•Seven day electronic programmer controls on Boiler
and DHW plant shall be provided, ensuring that heating
cycles are closely matched to demands.
•TRV’s of an appropriate quality shall be provided on
Radiators to allow individual control of the temperature
in each room.
•Dual flush mechanisms on WC’s shall be provided to
reduce the internal potable water usage.
•Flow restrictors on all water outlets ensure no over
provision of the internal potable water usage.
•Low energy lighting solutions will be provided to at
least 40% of the areas within each apartment, and 75%
in smaller apartments.
•Insulation used on pipework and Domestic Hot Water
Cylinders shall have a GWP of less than 5 and ODP of
zero.
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7 PLANNING POLICY STATEMENT

SECTION 7: PLANNING POLICY STATEMENT

Appropriate design of corners should be incorporated, perhaps with
special features, to promote the overall legibility of the area with no
Proposals
blank gableshould
ends. follow the perimeter of the block along a common
building line, without major setbacks, along Sanda and Kelbourne
Proposals should seek to minimise the visual impact of car parking
Streets.
provision through, for example, sub- basement or underground
Appropriate
oforcorners
should be incorporated, perhaps with
parking, treedesign
planting
hedging
special features, to promote the overall legibility of the area with no
Views
through
the
site
from
Northumberland Street to Clouston
blank gable ends.
Street should also be retained in order to promote both legibility and
Proposals
should
seek
to
minimise
the visual impact of car parking
permeability.
provision through, for example, sub- basement or underground
Designers
should
avoid
monotonous frontages, adhering to the
parking, tree
planting
or long,
hedging
urban grain of the wider area and exploring opportunities for a finer
Viewswithin
through
the siteof from
Northumberland Street to Clouston
grain
the interior
the site.
Street should also be retained in order to promote both legibility and
permeability.
Doors to the street should not generally be spaced at greater than
20
meter intervals,
in order
to monotonous
encourage street
vitality.adhering to the
Designers
should avoid
long,
frontages,
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7.1 GLASGOW CITY COUNCIL ASSESSMENT CRITERIA
Council Assessment Criteria

Response

LAND USE AND DENSITY
A mix of housing types should be developed to provide options for
families and smaller households

The development proposals provide a mix of housing types for
families and smaller households as detailed in the
Accommodation Schedule on Page 12.

The density of the development should be a product of the design,
not a determinant of it

The Contextual Site Analysis Plan on page 5 combined with the
Brief provides the basis for the design concept which in turn
determines the development’s density.

A range of types of dwellings should be distributed throughout the
site; Sanda and Kelbourne Streets would accommodate tenemental
style residential development incorporating flats and possibly
maisonettes, with any development within the interior of the site
potentially incorporating a finer grain including mixed duplex
accommodation, flats, mews, townhouses and/or terraced housing

The design incorporates a range of types of dwellings, town
houses in Clouston Street, tenement style housing in Kelbourne
Street and Sanda Street, with the site interior providing mews
housing and flats.

The open space provision should be considered integral to the
overall design of the proposed development

The Contextual Site Analysis Plan on page 5 combined with the
principles in the Brief provides the basis for the open space
concept.
The ground floor units of the two tenemental blocks fronting
Clouston Gardens have potential to accommodate supporting
uses such as a children’s nursery and café.

Consideration may be given to if/where a supporting use could be
incorporated into the overall scheme
URBAN STRUCTURE AND GRAIN
The urban structure to be formed must ensure that a sense of place
is created, demonstrating the highest standards of urban design
which respects context, setting, local townscape and landscape
character

The architectural approach seeks to ensure that the urban
structure formed creates a sense of place by referencing the
th
predominant 19 century perimeter blocks of the west end,
drawing from a context of local architectural detail, and providing
an integrated open space

The layout of new buildings and spaces should provide a logical
framework for vehicular and pedestrian movement that creates a
varied and interesting urban form and townscape.

The perimeter and mews housing and the interlinked public and
semi public spaces allow a logical framework of vehicular and
pedestrian movement, as detailed in the Public Open Space &
Pedestrian Access Plan on page 50 and Vehicular & Cycle
Access Plan on page 54.
The layout of the tenemental blocks and terrace housing defines
the streets on the perimeter. The tenemental blocks together
with the mews housing defines streets and public spaces in the
interior of the site.
The design incorporates shared surfaces.

Development should help to define streets and public spaces.

Developers should consider the opportunity to develop the design to
incorporate shared surfaces.
Buildings should be positioned and orientated to articulate, overlook,
enclose and present active facades to public spaces and
thoroughfares

Proposals should follow the perimeter of the block along a common
building line, without major setbacks, along Sanda and Kelbourne
Streets.

The perimeter blocks and town houses positively relate to the
adjoining public streets. The design of the internal area is
subdivided in areas of mews housing, public / semi public and
private open space which combine to overlook, enclose and
present active facades to public spaces and thoroughfares.
The Sanda and Kelbourne Streets elevations follow the
perimeter of the block.

urban grain
of the wider area and exploring opportunities for a finer
BUILT
FORM
grain within the interior of the site.
Architectural Design
Doors to the street should not generally be spaced at greater than
The architecture should respect the urban context of the location
20 meter intervals, in order to encourage street vitality.
and be designed specifically for the site.
BUILT FORM

private
open spaceapproach
which combine
to overlook,
enclose
and
The architectural
identifies
key design
features,
present
facades
to public
and& thoroughfares.
includingactive
corners.
See
Storeyspaces
Heights
Key Urban Design
The
Sanda
andpage
Kelbourne
Streets elevations follow the
Features
plan on
13.
perimeter of the block.
The visual impact of car parking is minimised with the provision
of undercroft parking and planting material.
The architectural approach identifies key design features,
including corners. See Storey Heights & Key Urban Design
Views from
Northumberland
Features
plan
on page 13. Street through the site to Clouston
Street are maintained.
The visual impact of car parking is minimised with the provision
of undercroft parking and planting material.
The scale and design of perimeter elevations reflect the
adjoining listed facades and their, architectural detail. The
Views from
Northumberland
Street
the site
to Clouston
design
of the
mews housing
in through
the internal
area
provides
Street are maintained.
opportunity
for a finer treatment.
Street doors are spaced at intervals of less than 20 metres.
The scale and design of perimeter elevations reflect the
adjoining listed facades and their, architectural detail. The
design of the mews housing in the internal area provides
opportunity for a finer treatment.
Street doors are spaced at intervals of less than 20 metres.
th
The architectural approach references the predominant 19
Century blocks of the West End and offers a contemporary
traditional design.

Architectural Design
The architecture should respect the urban context of the location
and be designed specifically for the site.
Inspirations for architectural motifs and interpretations should be
drawn from the West End of Glasgow in order to ensure a cohesive
urban realm.
The design of buildings should be harmonious and contribute to the
creation of a strong and cohesive local identity, with the overall
approach to architectural design according with the requirement to
keep tenement and terraced frontages generally 'traditional' in
appearance and materials.
Throughout the site there is scope for some variation in style, but
this should not be at the cost of a proliferation of different, un coordinated materials and colours in any given location.

th

The architectural approach references the predominant 19
Century blocks of the West End and offers a contemporary
traditional design.
Architectural motifs and details, as evidenced by corners,
gateways, fenestration, stonework, corners etc relate strongly to
the adjoining conservation area.
The architectural approach seeks to harmonise and contribute to
the local context by use of a variety of building forms with
elevations complimenting the prevailing built form resulting in a
vernacular appearance with the use of natural stone on the
perimeter elevation.
There is co-ordination of style throughout the site as detailed in
the architectural approach and design philosophy sections.

Designs should incorporate roof pitches similar to those on
traditional buildings within the West End.

Roof pitches are similar to nearby traditional buildings,
particularly on visible roofs and at key locations.

For buildings fronting Sanda Street and Kelbourne Street the
primary access should be from the street and the entrances should
be reflected in both scale and form to establish a clear identity to the
buildings.

Primary access to buildings in Sanda and Kelbourne Streets are
from the street with appropriate detailing given to the entrances

Buildings visible from both street and public space provision should
have a dual aspect with as much design consideration given the
'rear' of buildings as to the 'front'.

Appropriate detailed design consideration has been given to
building elevations on the front and rear, and also for all dual and
double aspect buildings.

Scale, Height, Massing and Rhythm
The scale, height, massing and rhythm of development should
reflect and be sensitive to the conditions in the immediate area.
The key underlying design principles should be rooted in adhering to
a hierarchy of street patterns and historic character of the local area
and creating a scale and density appropriate for the location.

The scale, height, massing and rhythm of the perimeter blocks
are reflective of the surrounding buildings, with the proposals for
4-5 storey buildings
The perimeter block layout reflects the historic street pattern of
the local area.
The mews housing is reflective of back
development lanes in the West End. Elevations reflect prevailing
scale on surrounding streets.
Elevations are divided both vertically and horizontally to reflect
the prevailing scale in the immediate area as detailed in the
architectural approach and design philosophy sections.

Appropriate design of corners should be incorporated, perhaps with
special features, to promote the overall legibility of the area with no
blank gable ends.

The architectural approach identifies key design features,
including corners. See Storey Heights & Key Urban Design
Features plan on page 13.

Proposals should seek to minimise the visual impact of car parking
provision through, for example, sub- basement or underground
parking, tree planting or hedging

The visual impact of car parking is minimised with the provision
of undercroft parking and planting material.

Views through the site from Northumberland Street to Clouston
Street should also be retained in order to promote both legibility and
permeability.

Views from Northumberland Street through the site to Clouston
Street are maintained.

Fenestration should have a vertical emphasis with a predominant
use of upright rectangular window proportions.

Vertical format windows and bays are proposed as detailed in
the plans.

Designers should avoid long, monotonous frontages, adhering to the
urban grain of the wider area and exploring opportunities for a finer
grain within the interior of the site.

The scale and design of perimeter elevations reflect the
adjoining listed facades and their, architectural detail. The
design of the mews housing in the internal area provides
opportunity for a finer treatment.
Street doors are spaced at intervals of less than 20 metres.

The scale of any buildings within the interior of the site should be
subordinate to those on the edges.

Buildings within the interior of the site are subordinate to those
on the edges.

Proposed building heights should be guided by building scale, form
and grain within the immediate area.

Massing and design of buildings, especially those in Sanda Street
should take into account the adjacent 'BS- listed tenement.

The heights of the buildings responds to the prevailing scale and
massing of buildings in the area, with the use of 4-5 storey
perimeter blocks and design drawing on the context of the
surrounding area.
The massing and design of the buildings takes account of the
listed Sanda Street tenement as detailed in the elevations

The developer/architect should give consideration to the opportunity
to provide a variation in rooflines in order to provide visual interest.

A variety of roofs and roof pitches are incorporated into the
proposals

Doors to the street should not generally be spaced at greater than
20 meter intervals, in order to encourage street vitality.
BUILT FORM
Architectural Design
The architecture should respect the urban context of the location
and be designed specifically for the site.

The rhythm of the tenements and townhouses in the immediate
area, in terms of the continuity of frontages and at a more detailed
level, the ratio of solid (wall) to void (windows and doors), materials,
predominance of pitched roofs and vertical emphasis to windows,
should be used to inform the way in which elevations should be
handled within the site.
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The architectural approach references the predominant 19
Century blocks of the West End and offers a contemporary
traditional design.

Vertical format windows and bays are proposed as detailed in
the plans.

To accord with the design approach outlined, the use of timber
cladding and exposed metal beams is discouraged

Timber cladding and metal beams are not used
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Buildings within the interior of the site are subordinate to those

Elevational frontages along Sanda Street will require the use of
natural stone as the primary material in order to complement the
Grade 'B' listed tenement at 1-7 Sanda Street.

Natural stone is used on the Sanda Street elevational frontages
rather than modern materials.

'Rear' facades onto the public space provision may incorporate
increased elements of glazing and/or balconies to convey a feeling
of transparency as well as a degree of surveillance or overlooking
onto the space.

The rear facades overlooking the open space provision use
elements of glazing with balconies which will enhance
surveillance

Fenestration should have a vertical emphasis with a predominant
use of upright rectangular window proportions.
The scale of any buildings within the interior of the site should be
subordinate to those on the edges.

on the edges.

Massing and design of buildings, especially those in Sanda Street
should take into account the adjacent 'BS- listed tenement.

The heights of the buildings responds to the prevailing scale and
massing of buildings in the area, with the use of 4-5 storey
perimeter blocks and design drawing on the context of the
surrounding area.
The massing and design of the buildings takes account of the
listed Sanda Street tenement as detailed in the elevations

The developer/architect should give consideration to the opportunity
to provide a variation in rooflines in order to provide visual interest.

A variety of roofs and roof pitches are incorporated into the
proposals

4-6 storey form (and corresponding heights) to Sanda Street with
architectural reference to the Grade 'B' listed tenement at 1-7 Sanda
Street.

The Sanda Street elevation relates to the listed tenement as
detailed in the plans and elevations.

4-6 storey form (and corresponding heights) along Kelbourne Street.

The Kelbourne Street elevation is 4-5 storey form.

2-3 storey form (and corresponding heights) within any terrace or
mews-type development.

The mews housing in the interior of the site are in 2 ½ storey
form.

Proposed building heights should be guided by building scale, form
and grain within the immediate area.

Designs must incorporate high quality facing and roofing materials
that complement the architectural character and townscape quality
of the surrounding area, with a preference for natural stone.

The facing and roofing materials will be of high quality with a
preference for natural stone on perimeter elevations and key
features.

Materials should be durable, capable of retaining their appearance
over time and should have regard to ease and reasonable frequency
of maintenance.

The use of traditional materials and finishes will help to ensure
their durability and ease of maintenance

To accord with the design approach outlined, the use of timber
cladding and exposed metal beams is discouraged

Timber cladding and metal beams are not used

Elevational frontages along Sanda Street will require the use of
natural stone as the primary material in order to complement the
Grade 'B' listed tenement at 1-7 Sanda Street.

Natural stone is used on the Sanda Street elevational frontages
rather than modern materials.

'Rear' facades onto the public space provision may incorporate
increased elements of glazing and/or balconies to convey a feeling
of transparency as well as a degree of surveillance or overlooking
onto the space.

The rear facades overlooking the open space provision use
elements of glazing with balconies which will enhance
surveillance

PUBLIC REALM AND OPEN SPACE
Open Space and Landscaping
Landscaping and open space are considered as integral
components of the development, with the public realm enhancing
the streetscape and the setting of the buildings contributing to an
overall sense of place.

The open space and landscaping proposals have evolved
through an integrated approach between architectural,
landscape, engineering and planning.

The open space element effectively integrates the development
within the local area.

The aim is to create an open space which ‘fits’ and integrates
with the surrounding area.

The landscape design should help identify key approaches into the
public space and help achieve well defined boundaries between
public and private space.

The landscape designs effectively links the spaces between
Northumberland Street through Clouston Gardens to
Montgomerie Crescent. By adopting a hierarchy of open spaces
and pedestrian routes there are well defined boundaries between
public and private space where this is appropriate.
Tree Planting and other soft landscaping are provided in
Clouston Gardens, Montgomerie Crescent and Clouston Terrace
Gardens.
The built form and open space proposals were worked up
together including the defining of the open space.

Tree planting should be considered as an integral part of the design
of the site.
Open spaces should be defined and enclosed through the
positioning of (appropriately scaled) buildings, walls, railings, trees
and hedges.
Land should be used efficiently with no left over space.
Houses should provide private garden space and flatted
development should provide useable communal private garden
spaces as 'backcourts'.

The design approach has sought to maximise the use of all
space with no left over space.
Town and mews housing have private garden space. Clouston
Gardens and Clouston Terrace Gardens are provided for the
flatted development.

Boundary Treatments/Privacy Strips
Developers / designers should explore the opportunity for 1.5m to 3
m semi-private strips between residential dwelling fronts and public
pavements and any shared surface areas provided within the interior
of the site.

In keeping with the West End vernacular, shared surfaces are
provided within the interior of the site, together with a transitional
area between public and private space.

Along tenement or terraced / townhouse frontages there should be a
clear formal definition of building lines.

The definition of the building lines either reflect the existing
adjoining buildings, or are of contemporary design, as detailed in
plans.
A combination of walls/railings/hedges is proposed.
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High quality walls/railings to a consistent theme should be provided
throughout the development. Front garden areas should be properly
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together including the defining of the open space.

Tree planting should be considered as an integral part of the design
of the site.

Materials

7 PLANNING POLICY STATEMENT

Open spaces should be defined and enclosed through the
positioning of (appropriately scaled) buildings, walls, railings, trees
and hedges.
Land should be used efficiently with no left over space.
Houses should provide private garden space and flatted
development should provide useable communal private garden
spaces as 'backcourts'.

The design approach has sought to maximise the use of all
space with no left over space.
Town and mews housing have private garden space. Clouston
Gardens and Clouston Terrace Gardens are provided for the
flatted development.

Boundary Treatments/Privacy Strips
Developers / designers should explore the opportunity for 1.5m to 3
m semi-private strips between residential dwelling fronts and public
pavements and any shared surface areas provided within the interior
of the site.

In keeping with the West End vernacular, shared surfaces are
provided within the interior of the site, together with a transitional
area between public and private space.

Along tenement or terraced / townhouse frontages there should be a
clear formal definition of building lines.

The definition of the building lines either reflect the existing
adjoining buildings, or are of contemporary design, as detailed in
plans.
A combination of walls/railings/hedges is proposed.

High quality walls/railings to a consistent theme should be provided
throughout the development. Front garden areas should be properly
defined by a hedge, wall, railing or wall/railing combination around
one metre in height. Unpainted galvanised railings will not be
acceptable.
Lengths of wall/hedges/railings/etc should be minimised to ensure
an active frontage is maximised.

The design of walls/railings/hedges will reflect the surrounding
context

Streetscape and Public Art
Streets and spaces should display a simple, clutter-free design
which uses high quality materials and helps create a legible
environment and a distinctive sense of place. Shared surfaces may
be appropriate in any new secondary streets.

By adopting a design which seeks a positive use of space with a
legible site plan, the aim is to create a distinctive sense of space.
Shared surfaces are provided on secondary streets.

Hard landscaping features should be provided to develop the
identity and character of the streetscape and public spaces.

Hard landscaping features are used as appropriate to reinforce
streetscape and public spaces.

An element of public art should be incorporated thoughtfully into the
overall design in accordance with Policy DES 6. Examples of
artwork include sculpture, decorative paving, landscape, metal work
design, stained and etched glass, lighting features and street
furniture. The use of a public art consultant to advise on this matter
is encouraged.

The contribution of public art has been integrated into the design
process with potential for both landscape features and façade
details

Any freestanding artwork should not intrude into private space and
should not cause an obstruction to the road or pavement.

There is potential for a freestanding artwork within Clouston
Gardens.

Any seating areas should be well overlooked

Seating areas will be overlooked by surrounding housing and
pedestrian routes as detailed in the safety and security section.

ACCESSIBILITY AND MOVEMENT
The development should incorporate a minimum of one space per
dwelling plus 25% visitor car parking (which may be provided on
street). Opportunities to vary this ratio shall be justified against
Policy TRANS 4.

Parking provision is for one space per dwelling plus 25% visitor
parking provided in the street.

Opportunities for indiscriminate parking within the interior of the site
should be designed out and the dominance of the site by parking will
not be acceptable.

The tightly drawn site plan minimises the opportunity for
indiscriminate parking

considered as a means of maximising the amenity value of the open
space.

CLOUSTON STREET, GLASGOW DESIGN & ACCESS STATEMENT

Any seating areas should be well overlooked

Seating areas will be overlooked by surrounding housing and
pedestrian routes as detailed in the safety and security section.

ACCESSIBILITY AND MOVEMENT

Cycle parking should be considered as an integral part of the overall
layout of the site, both on-street provision of sheltered cycle racks
and ground level secure storage within buildings in (sub) basement
car parks.

Clycle storage for the flats is incorporated into basement parking,
and for mews and town houses within the curtilege of the
property.

Pedestrian through routes should be retained and access to the
open space should be provided from Clouston and Kelbourne
Streets.

A pedestrian through route from Kelbourne Street to Clouston
Street is retained which provides access to Clouston Green.
There is also a pedestrian link between Sanda Street and
Garrioch Road.

SUSTAINABLE DEVELOPMENT

The development should incorporate a minimum of one space per
dwelling plus 25% visitor car parking (which may be provided on
street). Opportunities to vary this ratio shall be justified against
Policy TRANS 4.

Parking provision is for one space per dwelling plus 25% visitor
parking provided in the street.

Opportunities for indiscriminate parking within the interior of the site
should be designed out and the dominance of the site by parking will
not be acceptable.

The tightly drawn site plan minimises the opportunity for
indiscriminate parking

In order to integrate the greenspace and housing elements and to
maximise the amenity value of the site developers are encouraged
to look at how the core of the site can be developed for pedestrian
priority.

Shared surfaces around Clouston Gardens will be designed to
secure low traffic speeds. Clouston Green Terrace is provided
over the undercroft parking.

In order to promote an attractive, inclusive and accessible
development there may also be the potential to incorporate shared
surfaces using appropriate materials that define them as such and
where a sense of place is not subservient to vehicular movement,
within the site.

An attractive inclusive design for shared surfaces is proposed

When considering the design and layout of the development it is
advised that dealing effectively with parking requirements for the site
is the key to unlocking its full potential. Car parking must not
dominate the streetscape or undermine the quality of the open
space provided within the scheme.

Parking provision is an integral part of the design with the aim to
minimise from public view. Parking for the townhouses is
provided within the private garden area. Basement parking is
provided for the flats. Mews housing parking is provided to the
rear.

Opportunities for undercroft or basement car parking should be
considered as a means of maximising the amenity value of the open
space.

Undercroft parking is provided below the roof garden.

Cycle parking should be considered as an integral part of the overall
layout of the site, both on-street provision of sheltered cycle racks
and ground level secure storage within buildings in (sub) basement
car parks.

Clycle storage for the flats is incorporated into basement parking,
and for mews and town houses within the curtilege of the
property.

Pedestrian through routes should be retained and access to the
open space should be provided from Clouston and Kelbourne
Streets.

A pedestrian through route from Kelbourne Street to Clouston
Street is retained which provides access to Clouston Green.
There is also a pedestrian link between Sanda Street and
Garrioch Road.

SUSTAINABLE DEVELOPMENT
Materials for the construction of buildings and spaces should be
obtained from sustainable sources

Traditional materials, including stone, will be obtained from
sustainable sources.

Designers should create buildings and spaces of appropriate quality
and demonstrate flexibility to endure over time.

The structure and configuration of the layout together with a wide
range of housing accommodation of the layout and open space
provides flexibility for residents over time.

Quality of construction and choice of materials should be high
enough to ensure longevity.

The use of traditional materials assists in terms of longevity and
maintenance.

Developers will be expected to meet the Council's 10% requirement
for the use of recycled material content as a minimum.

The target for the use of recycled material will be met.

Buildings and spaces should be designed to be integrated with the
existing landform to maximise the opportunities for solar gain and
provide shelter in exposed areas.

The layout and massing of blocks has been designed to reduce
overshadowing and maximise solar gain through south facing
facades and open spaces, and an increased area of glazing on
south elevations.

New dwellings should be designed to a standard which will meet an
EcoHomes rating of very good" as a minimum.

The EcoHomes ‘Very Good’ standard will be met.

Developers should provide details of their proposals for the on-site
use of low and zero carbon technologies to contribute to at least an
extra 15% reduction in C02 emissions beyond the 2007 Building
Regulations Carbon Dioxide Emissions Standard.

Use of low and zero carbon technologies is detailed in the
sustainability section.

Any amenity open space and recreation areas should provide a
suitable environment for wildlife and habitats to flourish.

The open spaces will be managed for bio diversity to encourage
wildlife

Details of the SUDS strategy should be provided with Stage 2 offers
for the site. The strategy should cover the likely location and nature
of SUDS features and proposals for their maintenance and
management.

Details of the SUDS Strategy are included in the sustainability
section.
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8 CONCLUSIONS

8.1 CONCLUSIONS
The site, known as Clouston St, and the surrounding areas
are currently designated as residential and supporting uses
(policy DEV 2). In addition the proposed development has
adopted a traditional form which is entirely consistent with
the architectural form of this important part of the west
end and is compliant with Policy Des 1 , reinforcing local
character and identity, following the principles set out in
City Plan 2.
The design proposals seek to complement and consolidate
this gap site in an established area of the urban fabric in
the architectural heritage of Glasgow's west end.
A development competition was launched in 2008 by Glasgow City Council as owners of the land, to bring forward
high quality design proposals for an important strategic
site and also to secure an important capital receipt. There
was widespread interest and, after an exhaustive appraisal,
four schemes were put to public consultation. The consultation exercise was very comprehensive and it was reported that 4 out of every 5 people who responded elected to
support the NCV scheme. After a further period of assessment and competitive dialogue NCV were appointed as
preferred bidders for the project and moved to complete
missives on commercial terms.
The winning scheme comprised of 115 units in a mix of
town houses, flats and mews cottages centred round accessible open space. The design was traditional and in
many ways reflected the former glory of this important
neighbourhood.
In 2010 a formal public consultation exercise was initiated
prior to a planning application being launched which is acknowledged as among the most comprehensive and professional ever having been undertaken in the city.

.89

The level of response was formidable and ranged from
people who wanted no development of any kind at any
time to detailed observations about quality of open space
and parking. There was limited comment on design and
materials which the team assumed derived from the widespread endorsement from the council’s earlier consultation. To ensure that the consultation embraced best practice a dedicated web site was established and a link was
created to the main opposition known as The Meadows
Campaign. The exercise extended to over 8 months and
the report is now a matter of public record.
This is an important site and offers the opportunity to
demonstrate that it is possible to develop and retain local horticultural ambitions; it offers an outstanding design
which will enhance the value in every sense of property in
the surrounding areas; finally it offers a substantial capital
receipt to the council which can be deployed in the civic
interest.
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