Report of
Pre-Application Consultation
Proposed residential +
open space development
at Clouston Street, Glasgow

June 2011

for submission to Glasgow City Council
GCC Proposal of Application Notice reference 10/02988/DC

prepared for

by
Nick Wright Planning
276 Main Road
Elderslie
Johnstone
PA5 9EF
www.nickwrightplanning.co.uk

Pre-Application Consultation Report | proposed residential + open space at Clouston Street, Glasgow

2

Contents

1

Introduction

page 4

2

Proposal of Application Notice

page 6

3

Outreach work

page 9

4

Ideas workshop

page 11

5

Exhibition

page 15

6

Website

page 20

7

Community Council special meeting

page 22

8

Conclusions

page 24

Appendices (separately bound)
1

Proposal of Application Notice

2

City Council acceptance letter for Proposal of Application Notice

3

Outputs from outreach stage

4

Publicity for ideas workshop and exhibition

5

Presentation and handouts from ideas workshop

6

Report of ideas workshop

7

Original 2008 proposals displayed at the exhibition

8

Revised proposals displayed at the exhibition

9

Completed questionnaires received at/after the exhibition

10

Presentation shown at Community Council public meeting

11

Community Council report on revised development proposals

Pre-Application Consultation Report | proposed residential + open space at Clouston Street, Glasgow

3

1

Introduction

This Pre-Application Report is a record of the public consultation and
awareness-raising process undertaken by the applicant, New City Vision,
and their consultant, Nick Wright Planning, in connection with a detailed
planning application for a proposed residential and open space
development on a site bounded by Clouston Street, Sanda Street and
Kelbourne Street, Glasgow.
The development is a “Major” development because more than 50
residential units are proposed. Statutory Pre-Application Consultation
must therefore be undertaken before a planning application can be
submitted.
The report is being submitted as part of the planning application in
compliance with the statutory requirements for Pre-Application
Consultation. These requirements are laid down in the relevant primary
and secondary legislation, namely:
•

The Town and Country Planning (Scotland) Act 1997, sections 35A-C
[created by the Planning etc. (Scotland) Act 2006, section 11]

•

The Town and Country Planning (Development Management
Procedure) (Scotland) Regulations 2008, section 4-7

The statutory Pre-Application Consultation process requires a minimum
number of stages to be undertaken:
1.

Submission of a Proposal of Application Notice to the local authority
and the local Community Council containing information about the
intended consultation arrangements.

2.

A public event, advertised in the local paper, where people may
make comments to the prospective applicant.

3.

Modification of proposals, if necessary and appropriate, in response
to comments made during the consultation process.

4.

A Pre-Application Consultation Report (this document) to
accompany the planning application, which should explain the steps
that have been taken to comply with legislative requirements.
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The consultation process undertaken for this proposal has gone
considerably beyond this minimum requirement, as this report explains. A
huge amount of ideas and information were generated by this process.
This report aims to provide a full picture of this, and is structured as
follows:
•

Chapter 2 outlines the statutory Proposal of Application Notice that
was submitted to the Council.

•

Chapters 3 to 7 explain the various stages of consultation – who was
consulted, how, and their responses.

•

Chapter 8 provides some concluding comments on the consultation.

•

The appendices contain additional detailed information about each
stage of the consultation process.
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2

Proposal of Application Notice

A statutory ‘Proposal of Application Notice’ was submitted to both Glasgow
City Council and North Kelvinside Community Council, the local Community
Council, on 29 November 2010. Copies of the Notice were also sent out of
courtesy to Wyndford and District Community Council and Kelvinside
Community Council, both of whose boundaries lie close to the site.
A copy of the Notice is reproduced in appendix 1.
The Proposal of Application Notice outlined the consultation programme,
which included a number of components:
1.

outreach work with local groups/organisations (see chapter 3)

2.

public ‘ideas workshop’ (see chapter 4)

3.

public exhibition (see chapter 5)

4.

interactive website (see chapter 6)

5.

special public meeting organised by North Kelvinside Community
Council (an additional stage added during the process, not
mentioned in the Proposal of Application Notice, see chapter 7)

The Proposal of Application Notice was approved by the City Council on 22
December 2010. A copy of the City Council’s acceptance letter is contained
in appendix 2. The City Council did not require any additional consultation
to be undertaken beyond that outlined in the Proposal of Application
Notice.

Purposes of the consultation
The Proposal of Application Notice stated the primary purposes of the
consultation as being:
•

to inform the local community about the development proposals (as
suggested in the Scottish Government’s Planning Advice Note
3/2010, paragraph 39)

•

to provide the local community with an opportunity to contribute

Pre-Application Consultation Report | proposed residential + open space at Clouston Street, Glasgow

6

their views before a formal planning application is submitted (also
suggested in Planning Advice Note 3/2010, paragraph 39)
•

to engage the local community in the design process for the site,
particularly the open space element of the proposals

From the outset, the developer was clear that the consultation was about
more than simply meeting the minimum legal requirements.
The developer’s existing proposals for the site had been prepared in 2008
in response to a competition run by the City Council to select a developer
for the site. New City Vision won that competition, and their winning
design was displayed at a public exhibition in the Kelbourne Street Scout
Hall in 2008. That winning design formed the starting point for this PreApplication Consultation process, and is referred to as the “original 2008
proposals” in this report. Key plans and drawings from those original 2008
proposals are contained in appendix 7.
Beyond meeting legal requirements, the developer has been keen to use
Pre-Application Consultation to gain meaningful input from the local
community to modify those original 2008 proposals. The intention was
that the development proposals should be made as acceptable as possible
to the local community in case the development proceeds; obviously this is
subject to planning permission being granted.
From the outset of the Pre-Application Consultation process, therefore,
people were urged to focus on the design of the proposal – particularly
(but not exclusively) the open space elements, because that is where the
developer has most leeway to modify the original 2008 proposals. That
stems from three parameters that the developer is obliged to operate
under in designing the proposals for the site:
PARAMETER 1

the development proposals should include between 90 and
115 residential units (a requirement of the City Council as
owner of the site)

PARAMETER 2

at least 20% of the site should be open space (a
requirement of the City Council’s development brief for the
site)

PARAMETER 3

the design should be of high quality (again, a requirement
of the City Council’s development brief, which contains
guidance about what “high quality” means in terms of
detailed design)

The developer took great care to be clear and open about these
parameters throughout the consultation process.
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The developer was also clear that if people wished to object to the
principle of developing the site for residential use, they should also make
that concern known to the City Council by submitting a representation to
the planning application in due course.

Pre-Application Consultation Report | proposed residential + open space at Clouston Street, Glasgow

8

3

Outreach work

During autumn 2010, a number of local groups/organisations were
contacted. A full list of those groups/organisations is shown in the table
below:
community groups
North Kelvinside Community Council

Beavers *

discussion at Community Council
meeting
meetings with Campaign
representatives
discussion activity

2 September 2010,
29 September 2010
9 September 2010

Cubs *

discussion activity

9 September 2010

North Kelvin Meadow Campaign

20 October 2010

Brownies *

discussion activity

21 September 2010

Guides *

discussion activity

21 September 2010

Kelvinside Allotments Association

discussion with Committee

8 September 2010

classroom visit, classroom research
and preparation of slideshow
assembly, individual classroom
activities, Pupils Council discussion
classroom activity
classroom activity
classroom activity, site visit

7-8 September 2010,
9 November 2010
10 September 2010
22 October 2010
6 October 2010
13 October 2010
20 September 2010,
29 September 2010

schools
Cleveden Secondary
Kelvindale Primary
Dunard Primary
Clarendon House Nursery
Belhaven Nursery

* regular user of Kelbourne Street Scout Hall, opposite the site

A number of other organisations were contacted but no meeting/session
was arranged, for a wide variety of reasons. These other organisations
were:
•

regular users of Kelbourne Street Scout Hall, opposite the site:
Scouts, Glasgow Juggling Club, Red Cross, Play Centre

•

other local groups/associations: Coachhouse Trust, Garrioch
Residents’ Association, Shakespeare St Youth Club, Maryhill
Integration Network

•

other local schools/college: Kelbourne Park School, Hillhead Primary
School, Notre Dame Primary School, Notre Dame High School, St
Thomas Aquinas School, Hillhead Secondary School, Kirklee
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Academy Stow College West
Academy,
At every session or meeting, it was made clear that the purpose of the
consultation is not to generate or measure support for the development
proposals, but to generate ideas for use and layout of the open space
which the design team can then work up as part of the planning
application. It was also clearly explained that the development proposals
application.
are controversial locally, and that there a campaign group who would like
to keep the site as greenspace.
This first stage of consultation produced a wealth of ideas, which focussed
– at the developers’ request – particularly around what the open
op space
element of the proposals could be used for.
A summary of the ideas for the open space was publicised
ised at the ideas
workshop (see section 2.4 and appendix 4)) and the Community Council
public meeting (see section 2.7). That summary was as follows:
follows

The outputs from this consultation stage are reproduced in appendix 2.
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Ideas workshop
This public event took place after completion of the outreach stage, on the
afternoon of Saturday 15th January 2011 in the Scout Hall, Kelbourne
Street.

Event publicity
The event was publicised in advance in a number of ways:
•

local press advert (as required by legislation1, i.e. at least 7 days in
advance of the event and appropriately worded)

•

press release

•

the project website (see below, section 2.6)

•

by direct email/written notification to local community groups and
schools

•

distribution of posters to local shops and library

Further information on these means of publicity is contained in appendix 4,
including a copy of the press advert required by statute.

Purposes of ideas workshop
The purposes of the event were stated in the Proposal of Application
Notice as being:
1.

2.

to update the local community on:
•

what has happened since the design competition in 2008

•

the developer’s intentions for the site

•

outreach work with schools and community groups that has
been taking place

to involve people creatively in refining the competition-winning
design for the site, with particular focus on the open space element
– e.g. how much, where, who for, what uses, future management

The Proposal of Application Notice also stated that the ideas produced at
1

Regulation 7(2)(ii) of the Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2008
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the workshop would feed into preparation of a planning application
scheme over subsequent weeks (together with ideas from the outreach
stage), so that the planning application proposals are – within the
constraints of the Council’s development brief, the developer’s intentions
to develop the site for residential and open space purposes and other usual
design requirements – genuinely responsive to local input.

Format of ideas workshop
The workshop was facilitated by Nick Wright Planning (trained facilitators
and qualified planners) and attended by representatives of New City Vision.
The agenda for the event is shown in the table below. It was designed to
both offer an opportunity for people to comment on the process, and also
to give creative input into the design process.
The original 2008 proposals, the Council’s 2008 development brief for the
site, and ideas from young people generated during the outreach stage,
were all on display.
It is important to emphasise that no revised plans were put forward: the
purpose of the event was to generate input into how those plans should be
revised. Those revisions took place after the event, and were displayed at
the exhibition (see below, section 2.5).
agenda for ideas workshop
2.15pm

2.40pm

tea, coffee and juice, with young peoples’ ideas from outreach work and the
original 2008 plans on display
introduction:
• backstory – the 2008 design competition
• purpose of the ideas workshop and the exhibition on 12 February
• why we’re focussing today on the open space element of the
development
open floor questions and answers

2.55pm

presentation of ideas from outreach stage

3.05pm

creative groupwork to contribute to the design through discussion, drawing,
writing and modelling – focusing on:
• what would the open space be used for?
• who by?
• who would manage it?
• how would it look?
• what changes would you make to the proposed buildings?

3.45pm

sharing of ideas from groupwork

4.15pm

finish

2.30pm
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The presentation slides used during the event, and the handout which
accompanied the groupwork tasks, are contained in appendix 5.

Outputs from the ideas workshop
The ideas workshop was attended by between 50 and 60 people. A
number of questions, issues, ideas and suggestions put forward at the
event. Some of these were around the consultation process, others were
design input.
All comments were summarised in a report which was made available on
the project website (see below, section 2.6) within a few days of the event.
A copy of this report is contained in appendix 6, and repays close reading.
At the risk of omitting the wealth of detail in that appendix, key concerns
about the design of the original 2008 proposals included (in no particular
order):
1.

too much development – concern that it will not be possible to
provide the kind of open space uses/activities that the local
community aspire to and 90-115 houses and flats

2.

develop only the proposed Sanda Street block, leaving open space
through from Clouston Street to Sanda Street

3.

remove the proposed Kelbourne Street block

4.

move the proposed Clouston Street block back to safeguard the lime
trees and allow more light

5.

include affordable housing for local people

6.

the proposed open space in the centre of the site is too small and
too private

7.

the open space must be publicly accessible

8.

there was much discussion about who should own and manage the
open space: the preferred option of those present seemed to be for
a the open space to be made available to be used and managed by
the local community.

9.

the open space should not be too sterile in appearance – there was a
strong preference amongst those present for the open space to have
a “wilder” appearance with community uses.

10.

there could be tension between the requirements of the existing
community and the new resident

11.

the open space should be on the edge of the site, not in the middle.

12.

need to maximise the amount of open space - the proposals should
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be 80% open space and 20% residential development; or 100%
meadow
13.

leave parts of the site untouched by building activity as “wild” areas

14.

important to keep the design quality of buildings high

15.

impact of height of proposed buildings on existing properties,
particularly lower flats on Sanda Street and flats on Clouston Street

16.

there was too little publicity for the ideas workshop; there should
have been direct leafleting of surrounding properties

A full record of these and other comments expressed at the meeting can be
found in appendix 6.
In addition, the developer received seven letters/emails after the ideas
workshop objecting to the development of the site. The main concerns
were:
•

loss of greenspace

•

parking and traffic congestion

•

widespread local opposition

•

lack of consultation

•

narrow focus of consultation [i.e. the 3 parameters referred to on
page 7]

Each letter/email was responded to explaining that their comments would
be taken into account, and the author advised that, if they wished to object
to the planning application, they would also need to write to the City
Council once the application has been submitted.
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Exhibition

After the ideas workshop, the design team reviewed the ideas and
comments from the outreach stage and ideas workshop, and prepared
revised proposals for the site. These proposals reflected people’s
comments as far as possible whilst respecting the three parameters within
which the developer had to work (see page 7) and other conventional
design constraints.
The revised proposals were exhibited at a public exhibition on 12 February
2011 between 10am and 4pm in the Kelbourne Street Scout Hall, adjacent
to the site.

Exhibition publicity
The exhibition was publicised in advance in a number of ways:
•

local press advert (as required by legislation2, i.e. at least 7 days in
advance of the event and appropriately worded)

•

press release

•

the project website (see below, section 2.6)

•

by direct email/written notification to local community groups and
schools

•

distribution of posters to local shops and library

•

delivery of 1,000 leaflets to properties in surrounding streets (in
response to requests at the ideas workshop)

Further information on each these means of publicity is contained in
appendix 4, including a copy of the press advert required by statute.

2

Regulation 7(2)(ii) of the Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2008
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Purposes of exhibition
The purposes of the exhibition were, as stated in the Proposal of
Application Notice, to:
1.

exhibit the draft proposals for the site which are intended to be the
subject of the planning application

2.

explain how the ideas proposed at the ideas workshop and during
the outreach stage have been taken into account in revising the
original 2008 proposals

3.

invite further detailed comment before finalising the proposals for
the planning application

Format of exhibition
The exhibition was run as a public drop-in session with plenty of material
on display. Facilitator/planners from Nick Wright Planning and a
representative of the developer were available throughout the day to
answer questions.
The materials on display were as follows:
•

the original 2008 proposals (contained in appendix 7)

•

the revised proposals, worked up in response to the outreach stage
and ideas workshop (contained in appendix 8)

•

ideas from young people generated during the outreach stage

•

the presentation shown at the ideas workshop, including the
slideshow presentation about the site prepared by Cleveden
Secondary School students (see appendix 5)

•

the Council’s 2008 development brief for the site

The main changes between the original 2008 proposals and the revised
proposals were as follows:
1.

Increase in area of public open space to 31% of site area (with a
further 20% of site area as private space).

2.

Reduction in number of residential units from 115 to 90 (comprising
59 apartments, 17 mews houses and 14 town houses).

3.

Removal of proposed apartment block at corner of Northumberland
Street and Kelbourne Street.

4.

Removal of 3 mews houses.
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5.

Reduction in footprint of remaining proposed block along Kelbourne
Street.

6.

Addition of an extra storey to the proposed block on Sanda Street
and Kelbourne Street.

7.

An indicative layout for the public open space showing community
growing space, composting, orchard, reading garden, seating,
wildflower meadow, nature walk and barbeque space (with
children’s play area in the semi-private open space).

8.

Replacement of section of proposed road in northern part of site
with proposed open space.

9.

Visitor car parking bays marked on Clouston Street, Sanda Street and
Kelbourne Street.

The detail of these changes can be seen by comparing the original 2008
proposals in appendix 7 with the revised proposals in appendix 8.
Visitors were encouraged to give their views on the revised proposals on a
simple questionnaire, which could be handed in at the exhibition or posted
to the developer afterwards. The questionnaire, original 2008 proposals
and revised proposals were all available for download from the project
website (see section 2.6 below).
The questionnaire (which was A5 in size) is reproduced below:
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Outputs from the exhibition
57 people attended the exhibition. 44 people completed questionnaires
and handed them in at the exhibitions. In addition, people mailed in
completed questionnaires after the exhibition.
Each of the 46 completed questionnaires is reproduced in appendix 9.
They contain a wealth of useful information to feed into both the design
and planning processes, with a great range of views expressed.
In summary, the main concerns expressed were:
•

management and ownership of open space needs to ensure that it
stays publicly accessible and managed

•

the open space is small, overshadowed and private

•

the open space should not be final phase of the development

•

concern about using the streets for visitor car parking, particularly
marking out visitor bays

•

the height of the proposed Sanda Street buildings

•

the lime trees on Clouston Street should not be put at risk

•

the impact of the proposed mews houses on light and sun to existing
lower flats on Clouston Street and Garrioch Road

As an indication of the opinions of a sample of people about the revised
development proposals, a neutral analysis of the 46 questionnaires
contained in appendix 9 suggests that ten people were in favour of the
development, 11 were undecided and 25 were against.
In addition, 68 emails/letters were received by the developer between the
exhibition on 12 February 2011 and the closing date for comments on 14
March 2011. All but one of these emails/letters objected to the proposals.
They have not been reproduced in an appendix because they contain
personal details inappropriate for a public document such as this report;
however should the Council wish to see the emails/letters, they can be
made available.
The main concerns expressed in the emails/letters were:
•

the principle of development on the site

•

insufficient size of proposed open space
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•

height of proposed Sanda Street elevation

•

additional pressure on car parking

•

impact on biodiversity (trees, birds and bats)

•

impact of proposed buildings on existing flats on Garrioch Road and
Sanda Street

•

concerns about the way that Glasgow City Council has handled the
process

•

lack of proposals for how the open space would be managed

•

lack of protection for trees protected by Tree Preservation Order on
Clouston Street

•

existing open space should not be destroyed for use as site
compound

•

inadequate and inappropriate consultation (particularly length of
time allowed for response and consulting schoolchildren)

Each email was responded to explaining that their comments would be
taken into account, and the author advised that, if they wished to object to
the planning application, they would also need to write to the City Council
once the application has been submitted.
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6

Website

An interactive website (http://www.cloustonstreet.co.uk) was created to
disseminate information about the development proposals and provide an
opportunity to leave public comments. The website was dedicated solely
to the Proposal of Application Consultation process.
The website went live in September 2010. It has since been regularly
updated with news and information, most frequently between January and
March 2011 – the period of the consultation with most public activity. The
website had an RSS feed for people to sign up to and receive updates
automatically.
The purpose of the website was to explain and document how the local
community could contribute to the design of the proposals. As explained
on the home page (http://www.cloustonstreet.co.uk/), the website
allowed people to:
•

find out more about the opportunity to influence the proposals

•

check on progress as ideas emerge from the local community

•

share their comments

•

obtain contact details for the developer and links to local
organisations (including North Kelvinside Community Council and the
North Kelvin Meadow Campaign)

The website explained the consultation in the following terms
(http://www.cloustonstreet.co.uk/opportunity):
In 2008 Glasgow City Council organised a competition to appoint a
developer to design and build housing and public open space at
Clouston Street. Four developers put forward initial ideas of how
they might develop the site. New City Vision won the competition.
We would now like to draw up a full design for the site. Over the
next few months, we will be working with the local community
residents, schools and community groups to review our competitionwinning design. We want the final design to be rooted in local
aspirations particularly about what the open space should be used

Pre-Application Consultation Report | proposed residential + open space at Clouston Street, Glasgow

20

for and how it should look.
But we’re not starting with a blank sheet of paper. Our proposals
must contain between 90 and 115 residential units, with a mixture of
housing and flats; and we must include open space which the general
public can use. But beyond those basic requirements, we are flexible.
This is a genuine opportunity to shape our proposals before we start
our detailed design.
Some people reading this might not want any development on the
site. We respect that view. Let us be clear: if you object to the site
being developed, you will still be entitled to object to the planning
application, whether or not you take this opportunity to contribute to
our proposals.
Most of the plans, reports and presentations used during the consultation
were made available for download from the website
(http://www.cloustonstreet.co.uk/progress). This included:
•

Proposal of Application Notice

•

Glasgow City Council’s Proposal of Application Notice acceptance
letter

•

timetable for the ideas workshop

•

ideas workshop report

•

original 2008 proposals (in full)

•

revised proposals exhibited on 12 February

•

all completed questionnaires received on 12 February

•

presentation slideshow shown at the Community Council meeting on
28 February

The dates of the ideas workshop, exhibition and Community Council
meeting were publicised in advance on the website.
The website contained a page for people to leave comments, stating that
all comments would be automatically posted unless they contained
threatening, abusive or inappropriate language. One comment was
received. It was posted, and can be viewed at
http://www.cloustonstreet.co.uk/comments
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Community Council

The site lies within the geographical remit of North Kelvinside Community
Council. Prior to sending the Community Council a Proposal of Application
Notice in November 2011, the developer’s consultant took the opportunity
to explain and discuss the proposed public consultation programme with
the Community Council during their monthly public meeting on 20 October
2010.
Once the Pre-Application Consultation had formally begun, at the
exhibition in mid February 2011, North Kelvinside Community Council
invited the developer to take part in a public meeting convened especially
to discuss the development. Although not part of the Pre-Application
Consultation programme outlined in the Proposal of Application Notice,
the developer and their consultant readily agreed to take part.
This special public meeting was arranged by North Kelvinside Community
Council. It took place in St Charles (North Kelvinside) Roman Catholic
Primary School in Kelvinside Gardens, on the evening of Monday 28
February 2011 at 6.30pm.
Eight Community Councillors attended the meeting, plus a further 44
members of the public.
The meeting was chaired by the Community Council chairperson.
Representatives from Glasgow City Council, the North Kelvin Meadow
Campaign and the developer were invited to give presentations. The City
Council representative was not present, but the Campaign and the
developer’s consultant each gave a presentation.
The presentation made by the developer’s consultant is contained in
appendix 10. It included information about the consultation process, the
original 2008 proposals and the revised proposals displayed at the
exhibition on 12 February 2011.
The Community Council asked questions of both the Campaign and the
developer’s representatives. The chairperson then took questions and
comments from members of the public for the Community Council. The
Community Council then asked the developer’s consultant to respond to a
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number of these questions and comments.
After the meeting, the Community Council sent a short report to the
developer outlining their views on the development proposals at this stage,
prior to the submission of a planning application. This is reproduced in
appendix 11.
The developer made available copies of the exhibition/online questionnaire
(see page 17) for people to complete and return by post. The deadline for
submission of questionnaires was extended to 14 March 2011, in view of
the addition of this Community Council meeting to the consultation
programme. The extended deadline was exactly 12 weeks after
acceptance of the Proposal of Application Notice by the City Council.

Pre-Application Consultation Report | proposed residential + open space at Clouston Street, Glasgow

23

8

Conclusions

We believe that the Pre-Application Consultation process recorded in this
report describes a responsible approach to public consultation in a difficult
and often emotionally charged situation. There exists an organised and
vocal body of people who object to the principle of development on the
site; previous press coverage and legal action relating to occupation of the
site by members of the local community; and controversy around the role
of the City Council in determining the future of the site.
In this situation, our approach was to engage honestly and openly with as
wide a cross-section of the local community as practically possible. We
deliberately chose not to focus on the principle of developing the site,
which is a matter for the planning authority to determine, but on how the
local community could influence the design to make it as appropriate as
possible for the site. Many people chose to comment on the principle of
developing the site: we listened and recorded their comments (and have
included them in this report), explained to them that they should also
make their views known to the Council once the planning application had
been submitted, and then encouraged them also to give us their views on
the development proposals lest they do proceed.
Throughout the process, we therefore remained true to the purposes of
Pre-Application Consultation as described in government policy3, both
informing the local community about the development proposals, and
providing an opportunity to contribute their views before a formal
application is submitted.
In reality, we went beyond simply allowing the community to “contribute
their views” (as required by the government advice) to engaging them in
the design process for the site, particularly the open space element:
•

3

The outreach stage of the process was specifically designed to get
the views of young people, they are an important part of the
community, can’t or won’t come to conventional public workshops
or exhibitions, and because their ideas can help adults be more

Scottish Government’s Planning Advice Note 3/2010, paragraph 39
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creative.
•

The ideas workshop gave the wider public a genuine opportunity to
influence the design of the site, using the original 2008 proposals as
a basis, and in full awareness of the three basic parameters or
constraints within which the developer had to work.

•

The exhibition allowed people to see what was intended to be
submitted in the planning application, compare it to the original
2008 proposals so that they could see the changes that resulted
from the community’s comments during the outreach stage and the
ideas workshop, and then submit comments on the revised
proposals before they were finalised for the planning application.

•

The Community Council’s special public meeting offered an
additional opportunity for the community to understand and
comment on the proposals.

The consultation process outlined in the Proposal of Application Notice
went considerably beyond minimum statutory requirements. In addition,
the developer was flexible and responsive to what emerged during the
consultation, for example by responding positively to the Community
Council’s invitation to participate in a special public meeting and by
leafleting local properties in advance of the exhibition.
This flexibility and responsiveness is also demonstrated by the changes that
were made to the original 2008 proposals as a result of the consultation.
The changes made directly in response to public input through the
consultation included:
1.

Increase in area of public open space to 31% of site area (with a
further 20% of site area as private space).

2.

Reduction in number of residential units from 115 to 90 (comprising
59 apartments, 17 mews houses and 14 town houses).

3.

Removal of proposed apartment block at corner of Northumberland
Street and Kelbourne Street.

4.

Removal of 3 mews houses.

5.

Reduction in footprint of remaining proposed block along Kelbourne
Street.

6.

Addition of an extra storey to the proposed block on Sanda Street
and Kelbourne Street (not requested by people, but in order to
accommodate the required number of flats/houses on the site)

7.

An indicative layout for the public open space showing community
growing space, composting, orchard, reading garden, seating,
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wildflower meadow, nature walk and barbeque space (with
children’s play area in the semi-private open space).
8.

Replacement of section of proposed road in northern part of site
with proposed open space.

Finally, we would like to record our thanks to everyone who gave their time
and energy during the consultation to put forward their views and
influence the proposals.
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Appendix 1

Proposal of Application Notice
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PROPOSAL OF APPLICATION NOTICE
PROPOSED RESIDENTIAL DEVELOPMENT AND OPEN SPACE AT
CLOUSTON STREET/KELBOURNE STREET, GLASGOW, G20 8PU
29 NOVEMBER 2010

This notice is submitted in accordance with Section 35B of the Town and Country Planning (Scotland)
Act 1997 and Regulations 6 and 7 of the Town and Country Planning (Development Management
Procedure) (Scotland) Regulations 2008.

1

GENERAL DESCRIPTION OF PROPOSED DEVELOPMENT

Residential development (likely to be a mixture of flats and houses) and open space.

2

ADDRESS OF SITE

The address of the site at which the proposed development is to be carried out is Clouston
Street/Kelbourne Street, Glasgow, G20 8PU. As there are no facilities to receive mail at this address,
any correspondence should be addressed to the prospective applicant (see section 4 below).

3

LOCATION PLAN

The enclosed plan show the boundary of the site at which the development is proposed to be carried
out.

4

CONTACT DETAILS

Any correspondence regarding the proposed development and/or consultation should be directed to
the prospective applicant for the development:

Steven Black
New City Vision
13 Newton Place
Glasgow
G3 7PR
T: 0141 353 2010
E: sblack@newcityvision.co.uk
W: www.newcityvision.co.uk

5

CONSULTATION PROGRAMME

The applicant is implementing a programme of consultation, including outreach work with local
groups/organisations, two public events and an interactive website. Each of these components is
described below.
The primary purposes of the consultation are to:
•

inform the local community about the development proposals (as suggested in Planning
Advice Note 3/2010)

•

provide the local community with an opportunity to contribute their views before a formal
planning application is submitted (as suggested in Planning Advice Note 3/2010)

•

engage the local community in the design process for the site, particularly the open space
element of the proposals

5.1

Outreach work

The applicant is contacting a number of local groups/organisations to raise awareness of the
consultation process and encourage local people to think about (and contribute their ideas on) how
the site might be developed – particularly the open space elements of the proposal.
These groups/organisations include:
•
•
•
•

local secondary, primary and nursery schools
community groups who use the Scout Hall
North Kelvinside Community Council
North Kelvin Meadow Campaign

This work began in September 2010 and is ongoing. Ideas contributed by people will be fed into the
first public event.

5.2

First public event: workshop

The purposes of this workshop event are to:
1. update the local community on:
•

what has been happening since the design competition in 2008

•

the developer’s intentions for the site

•

outreach work with schools and community groups that has been taking place

2. involve people creatively in refining the competition-winning design for the site, with
particular focus on the open space element – e.g. how much, where, who for, what uses,
future management
The ideas produced at this workshop will then feed into preparation of planning application scheme
over subsequent weeks (together with ideas from the outreach phase), so that the planning
application proposals are – within the constraints of the Council’s development brief, the
developer’s intentions to develop the site for residential and open space purposes and other usual
design requirements – genuinely responsive to local input.
The event is planned to take place on the afternoon of Saturday 15th January 2011 in the Scout Hall,
Kelbourne Street. It will be advertised at least 7 days in advance in the local press1, on the project
website (see section 5.4 below), by direct email/written notification to local community groups and
schools, and by distribution of posters locally.

5.3

Second public event: drop-in exhibition

After the first public event, the design team will spend a number of weeks working up detailed
proposals for the site. A second public event will then be held before the planning application is
submitted. The purpose of this event will be to:
1. exhibit the detailed proposals for the site
2. explain how the ideas proposed at the previous event have informed those proposals
3. invite further detailed comment on the proposals
The event is anticipated to be a drop-in exhibition staffed by members of the design team, so that
people can view the proposals, discuss them with each other and members of the design team, and
leave comments either verbally or in writing. It is also intended that the proposals be displayed on
the dedicated project website (see 5.4 below).
The exhibition is planned to take place on Saturday 12th February 2011 in the Scout Hall on
Kelbourne Street. It will take place a number of weeks before submission of the planning
application, to allow the design team to refine the proposals as necessary.

1

In accordance with Regulation 7(2)(ii) of the Town and Country Planning (Development Management Procedure)
(Scotland) Regulations 2008

The event will be advertised at least 7 days in advance in the local press2, on the project website (see
section 5.4 below), by direct email/written notification to local community groups and schools, and
by distribution of posters locally.

5.4

Website

A website has been prepared which contains information about the development proposals. It is
dedicated solely to the consultation process. The site went live in September 2010 and will be
regularly updated with news and information.
The site contains a page for people to leave comments. All comments will be automatically posted
unless they contain threatening, abusive or inappropriate language.
The website address is http://www.cloustonstreet.co.uk/

6

APPENDIX

Plan showing the outline of the site boundary – see overleaf.

2

In accordance with Regulation 7(2)(ii) of the Town and Country Planning (Development Management Procedure)
(Scotland) Regulations 2008

Appendix 2

City Council acceptance letter for
Proposal of Application Notice
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Appendix 3

Outputs from outreach stage

This appendix contains more detailed information on the outputs from the
outreach stage described in chapter 3 of the report. It contains the
information from the following visits/discussions:
•

North Kelvinside Community Council (note of discussion)

•

local Beavers and Cubs (note)

•

local Brownies (note)

•

local Guides (note and their drawings)

•

Kelvinside Allotments Association (note)

•

Cleveden Secondary School (note and students’ slideshow)

•

Kelvindale Primary School (note and pupils’ drawings)

•

Dunard Primary School (note and pupils’ drawings)

•

Clarendon House Nursery (note and children’s drawing)

•

Belhaven Nursery (note and children’s mindmaps)
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Clouston Street community engagement
North Kelvinside Community Council
20 October 2010

Present: 10 Community Councillors + visitors from Wyndford & District CC + Cllr McKechnie + Nick Wright (NW)
NW explained that the purpose of attending was to explain the approach to consultation/engagement before
submitting the Pre-Application Consultation notice. The approach consisted of 3 phases:
1.

creative contact with range of local groups and schools about ideas for the site (ongoing)

2.

public ideas workshop (probably a Saturday), to engage people in refining the 2008 competitionwinning design – with a particular focus on the open space, an opportunity for people to shape what
this would be, who it would be for, even who would be responsible for it

3.

public exhibition to show and discuss finalised proposals for the site – after the design team has
reviewed the proposals to take account of ideas from workshop, and before planning application is
finalised and submitted

In addition, there is a dedicated website for dates of events, news updates and public comment.
Key points from the discussion:
1.

At the ideas workshop, we need to be very clear on the parameters of the collaborative design
exercise. These were discussed as being:
•

between 90-115 residential units

•

minimum 20% public open space

•

quality, character and “fit” of the proposed buildings with the area

2.

Anti-social behaviour is a problem at the site, especially at night (drinking, noise etc). This was raised
by two Police officers at the meeting in their report on the Community Council area generally.

3.

The location of community open space within the site will be very important, as will be
accommodating the aspirations of North Kelvin Meadow for community open space.

4.

The Community Council would like a separate meeting with us between the ideas workshop and the
exhibition – suggested that it should be at their meeting on 19 January 2011. The purpose would be a
preview of the exhibition proposals – either options or a preferred design.

5.

It was requested that the Council’s development brief be posted on the project website and be
available at the ideas workshop and the meeting on 19 January.

6.

Douglas Peacock (chair of North Kelvin Meadow and member of the CC) suggested that the
consultation should include a debate on the principle of developing the site for housing.

7.

It was noted that the consultation website is not yet appearing in Google searches.

8.

There was some discussion of publicity for public events, including the extent of a door-to-door
mailshot. No firm conclusion was reached on the extent of the area that should be leafleted.

9.

It was agreed that Wyndford and District CC and Kelvinside CC should also receive copies of the PreApplication Notice, since they boundaries are very close to the site and their residents use the site.

10. There was no debate or vote about the principle of developing the site – the discussion focussed on
the consultation process rather than proposals. The chairman did note the site’s importance locally
and referred to the range of views about the principle of developing it – not least because it would
enable investment in pitches at Maryhill Road / Queen Margaret Drive, also part of the CC area.

Clouston Street community engagement
Cubs and Beavers (86th/191st Glasgow Scout Group)
9 September 2010 8.00-8.30pm

Present: 25 Beavers/Cubs (aged 6-10) + 3 leaders + Nick Wright (NW)

Key points:
1.

2.

The Beavers/Cubs had lots of ideas for the greenspace elements of the project, including:
•

natural things – trees (for nature and for climbing), duck pond, wildlife (not flowers and plants as
they would be destroyed)

•

adventure stuff – an obstacle course (like Mugdock), a log fort (like Auchengillan Scout camp), a
log maze (like Victoria Park), “Go Ape” in the trees, a zipwire over a pond, paintball

•

they were very enthusiastic about being involved in planning and designing things like an obstacle
course and a fort

•

facilities – for skateboarding, go-karting

•

open space – for camping out, barbeques, walking the dog

•

build a school on the site

•

security (someone suggested a fence and gate with key)

•

one boy suggested, very insightfully, that what was needed was a mix of different things

•

another suggested having different things at different heights (e.g. Go Ape above, open space
below) to make more efficient use of the site

The leaders produced three ideas:
•

the Scout Hall currently suffers from vandalism, broken glass etc; they felt that building houses
and flats opposite it would help to improve security, because at the moment the Hall is not
overlooked by any premises and is vulnerable (emphasised to me separately on the phone by
Scout leaders)

•

benches – somewhere quiet to sit, have a picnic

•

if there is space, a 60m x 10m flat open space would give room for sports days (which involve
50m races)

3.

When asked whether they wanted houses/flats on the site as well as open space, the boys were
virtually unanimous in saying that they just wanted open space. (Bear in mind that they had just
produced lots of ideas of how to use the open space, more than could ever be accommodated even if
the whole site became managed greenspace!)

4.

It was agreed that NW would keep the group updated of workshop dates etc.

Clouston Street community engagement
Brownies (301st Glasgow, Kelbourne Street Scout Hall)
21 September 2010
Present: group of 11 Guides + 2 leaders + Nick Wright (NW)

After an introduction to the proposals, the controversy around the site and the consultation, we had a group
discussion to think of ideas of what the open space element of the site (say between ¼ and ⅓ of the site area)
could be used for.
The most popular ideas were:
1.

Fish pond for wildlife – fish, ducks, swans

2.

A corner shop as part of the development e.g. mini Tesco (handy for houses), bookshop, toy shop

3.

Have a club running the open space – and link it with the Scout Hall

4.

Tree house

5.

Ice cream stall

Other ideas:
6.

Lighting

7.

Seasonal things – Christmas lights, grow and sell Christmas trees as a business

8.

Nature area (with pond, see 1 above), bird boxes

9.

Tyre swing, adventure course with wires, ropes etc

10. Shelter from the rain (e.g. massive automatic umbrella!)
11. Outdoor swimming pool – covered, heated, with plants around
12. Time capsule to be discovered in the future
13. Storage box for people using the area
14. Allotments/greenhouses for fruit and vegetables – link with shop
15. Open space
16. Stalls/market
17. Sandpit
18. A mixture of things!
19. Picnic benches
20. Café and ice cream van (see 5 above)

Clouston Street community engagement
Guides (301st Glasgow, Kelbourne Street Scout Hall)
21 September 2010
Present: group of 7 Guides + leader + Nick Wright (NW)

After an introduction and discussion, the girls worked in groups to draw/write their ideas of what the open
space element of the site (say between ¼ and ⅓ of the site area) could be used for. The ideas that each group
produced are shown overleaf.
Some of the key themes that came out were:
1.

Nature reserve with pond – attract squirrels, frogs, tadpoles, geese. Plus other animal ideas – giant
petshop, petting farm.

2.

Play park for all ages – to complement the Happy Park along the road.

3.

Community garden with picnic area and orchard, and space for a market or jumble sale – either on
open space or in huts.

4.

Maximise shared land rather than belonging to individuals – e.g. communal food growing rather than
individual allotments. People who live in the new houses could have the option of paying more for a
private garden of their own, in addition to the communal, public garden.

5.

There could be some allotments for hire.

6.

Build huts/sheds for clubs to hire (e.g. nature or birdwatching clubs, guides, mini stables), for storage
(gardening tools etc), green businesses – paint brightly in different colours, like beach huts

7.

Fairy garden with trees and ivy – could be hired out for birthday parties

8.

Keep everything quite natural.

9.

Do not build the houses too densely.

In addition, the leader also had some suggestions:
•

The Guides don’t currently use the site (concern about litter/needles, unlit and unwelcoming),
although they would like to use it as it’s so close to them.

•

How about a sensual garden, with music/sounds/water/chimes/mirrors, something a little different
and more emotive that everyone (including partially sighted people) could enjoy.

Clouston Street community engagement
Meeting with Kelvinside Allotments Association committee
8 September 2010 7.30pm-8.00pm
Present: 6 members of the Association’s committee (including the president of the Association) + Nick Wright
(NW)
Key points:
1.

Kelvinside Allotments Association (KAA) is long-established and has two sites – Kirklee Road (250
metres west of the Clouston Street site) and Julian Avenue. They have a waiting list of around 8
years.

2.

NW outlined the proposed approach to community engagement on the project:
•

the intention is not to generate or measure support for the development proposals, but to
generate ideas for use and layout of the open space which the design team can then work up as
part of the planning application submission

•

there are essentially three phases – firstly, speaking to local community groups and schools to
explain what is happening and to generate ideas (just starting); secondly, a public “ideas event”
to generate ideas for the open space to feed into the design team (probably mid October); and
thirdly, a manned exhibition where the design team’s interpretation of local ideas would be
presented in the form of draft plans (probably around 3 or 4 weeks before submission of a
planning application, around the end of the year)

•

there are certain parameters to this exercise, the most important of which are the need to
construct between 90 and 115 residential units and provide a minimum of 20% open space

3.

KAA suggested that allotments are probably not an appropriate use of space for Clouston Street,
because they are not really public space. However, it would be possible to contribute towards the
originals aims of allotments – allowing city dwellers to have access to space to grow produce – by
provision of communal growing space.

4.

A number of these communal spaces exist already in the West End – such as Holyrood Quadrant, the
Maryhill end of Wilton Street, Belmont Lane, and Garrioch Crescent. They are not publicly accessible,
but are communally owned and managed.

5.

A clear distinction was drawn between public space (such as a park) and community space (such as
allotments or a communal growing area with restricted access). Quite apart from differing levels of
public access, the two have quite different management and ownership requirements. For example,
it would be difficult (and inappropriate) to encourage a community body to manage and operate a
communal space if it was owned by the Council: the community body would need to have ownership
too.

6.

KAA could consider being part of any management structure for communal greenspace at Clouston St;
they have plenty of experience and expertise to offer in this. Another alternative would be the
Coachhouse Trust (www.thecht.co.uk), a social enterprise based on Belmont Lane who run various
community greenspaces.

7.

Ideas for use of the site:
•

thinking of the kind of open space that exists locally (Botanics, Kelvin Walkway, Happy Park on
Clouston St, pitches at QM Drive) and the allotments waiting list, maybe the need is growing
space

8.

•

a community garden would fulfil this need and aims of allotments (see 3 above) – e.g.
Woodlands Community Garden (91-111 West Princes St, by Queens Crescent) has growing, pond
(for biodiversity), association to manage/operate, mainly geared to families and students

•

orchard – low maintenance, community events around flowering/harvesting, open space
between trees

•

design needs to take account of light and wind

It was agreed that NW would keep the Association updated of workshop dates etc.

In a subsequent email conversation, the President of the Association stated that “We have had more
discussion on the Clouston Street issue, and I'd like to make it clear that our committee's preference for the
site would be not to build on it at all, and to use the site for community activities of various kinds, with a set of
allotments being an appropriate part of the mix.”

Clouston Street community engagement
Cleveden Secondary School
7 September and 8 September 2010
7 September
Present: XL enterprise class + teacher +youth development worker + Nick Wright (NW) + Steven Black (SB)
Key points:
1.

The XL class is designed to encourage entrepreneurial thinking. The class have to select a project to
work on as a team, with some community angle. The intention is that they work together as a team
to select the project, work out how to approach it, carry out the work, and present their findings.

2.

Some class members lived locally (Maryhill) and knew of the site, which they described as being near
the Happy Park on Queen Margaret Drive.

3.

SB/NW outlined the Clouston Street project, and what they are trying to achieve through community
engagement:

4.

•

the intention is not to generate or measure support for the development proposals, but to
generate ideas for use and layout of the open space which the design team can then work up as
part of the planning application submission

•

there are essentially three phases – firstly, speaking to schools and local community groups to
explain what is happening and to generate ideas (just starting); secondly, a public “ideas event”
to generate ideas for the open space to feed into the design team (probably mid October); and
thirdly, a manned exhibition where the design team’s interpretation of local ideas would be
presented in the form of draft plans (probably around 3 or 4 weeks before submission of a
planning application, around the end of the year)

•

there are certain parameters to this exercise, the most important of which are the need to
construct between 90 and 115 residential units and provide a minimum of 20% open space

After some discussion about the site, the pupils agreed that they would like to work on the project.

8 September
Present: XL enterprise class + teacher + Nick Wright (NW)
Key points:
1.

NW visited the class again with more information about the project, including a copy of the
developer’s Stage 1 design submission, photos of the site, Andy Cox’s conditions and opportunities
plans, and weblinks to press coverage from the North Kelvin Meadow campaign’s website. It was
hoped to visit the site, but this had to be delayed until a later date.

2.

It was agreed that the class would design and undertake a project to be completed by around the
middle of October.

Between September and November, the class researched and produced an excellent and very balanced
slideshow about the site and the proposals. This was shown at the exhibition on 12 February. It is reproduced
overleaf.

Cleveden Secondary

Clouston Street

The future of the “Meadow”

Cleveden Secondary

Our XL class
• We were asked to think about possible
uses for an extra piece of land that
would be left by the potential builders.

Cleveden Secondary

1

Cleveden Secondary

What did we do?
• Steven Black from New City Vision (Builders)
• Nick Wright came to speak to us
• We tried to do a site visit

Cleveden Secondary

How did we get information?
• We did not manage to visit the site,
but Nick Wright came to the class
and showed us plans and
photographs

Cleveden Secondary

2

Cleveden Secondary

Who has an interest in the future
of the land?

• The local people who have
made allotments
• Glasgow City Council who
own the land
• The Builder
Cleveden Secondary

Where did we get background
information?
• We looked at newspaper articles about
the Meadow Campaign
• The legal situation (land owned by
GCC)
• What the builders are planning to do.
• We also looked at site plans
Cleveden Secondary

3

Cleveden Secondary

What did we conclude?

• We decided that Glasgow City Council
will want to sell the land for building
• The builder will leave a little bit of land
for the public
• The meadow campaigners will be
difficult to persuade
Cleveden Secondary

What would make everyone
happy?
• If the builders get to build, they will be
happy
• If the land is sold GCC will be pleased
to get the money
• Could we suggest anything that would
please the Meadow Campaigners?
Cleveden Secondary

4

Cleveden Secondary

The building site and the
spare land

• If the spare land was in the centre of a
square of flats and houses, the people who
own the houses will not want the public
going in.
• If the spare land was on the edge of the
houses, it would not feel so much a part of
the new building site, and more a part of the
local area.
Cleveden Secondary

Who would use it?

• Children?
• Retired people?
• Gardeners? Would there be enough land left
for a few vegetable beds? Who would work
them?
• Anyone who wanted to relax?
Cleveden Secondary

5

Cleveden Secondary

Our plans
• We have attached some pictures
• We thought that we should try to make the
area vandal proof, by using metal rather than
wooden benches.
• The play area would be for small children
• We would put in a small pond
• We would plant trees and flowers
• We would put in some small raised beds that
could be used by the local gardeners
Cleveden Secondary

Our conclusions
• None of us live in the local area, so we had to
read about what local people think.
• We tried to look at the views of all the people
concerned
• We tried to suggest an area that people could
get to easily and would want to use

Cleveden Secondary

6

Cleveden Secondary

Garden Plan.

Cleveden Secondary

7

Clouston Street community engagement
Kelvindale Primary School
10 September + 22 October 2010

10 September 2010: first visit
Present: 300 children + Deputy Head Barbara McCaffrey + teachers + Steven Black (SB) + Nick Wright (NW)

Key points:
1.

Kelvindale Primary is one of the primary schools which takes children from the Clouston Street area.

2.

NW explained the project and that we would like to get pupils’ ideas about what the open space
elements of the proposal, in particular, could be used for – to inform what we would do with the site,
along with ideas from other schools and from adults.

3.

Lots of ideas came up in discussion, and the school agreed to do some work in classes about the site –
the staff regard it as an opportunity to influence change in the built environment.

4.

After the assembly, NW agreed with the school that pupils would prepare ideas (posters/drawings)
and present them to us at the next Pupil Council meeting on 8 October.

22 October 2010: second visit
Present: 4 children from the Pupils Council + Acting Deputy Head + Nick Wright (NW)
The children were from the Pupils Council. All knew the site, and one lives on Sanda Street. We discussed the
several dozen drawings/ideas that different class pupils had produced for the site. These contained a huge
number of very creative ideas.
Their perception of the site at the moment was not particularly positive:
•

trees, grass and open space

•

dogwalking

•

messy, dog poo, broken glass

•

derelict building

•

fenced off

•

men drinking at night

•

some flowerbeds

Ideas discussed:
1.

Having a space where activities and events can take place is important – e.g. active things (athletics),
quiet things (yoga), family space at weekends (just clear space, or a stage)

2.

Should dogs be allowed on the site? Maybe a separate small area just for dogs.

3.

Cycle facility of some sort would be good – e.g. mountain bike/BMX (somebody has already made a
jump on the site).

4.

Biodiversity – mixed woodland, a pond or swamp

5.

Grow flowers, fruit trees, food, beehives

6.

Build café/shop to sell food grown on the site

7.

Other kinds of building – a bird hide, a “thinkhouse”

8.

Recycling market

9.

Family space

10. Security is important – needs to be better cared for so people use it and are proud of it. More people
and activity = less vandalism.
11. How does it link to form a network with other greenspaces? There is already a children’s play area at
the Happy Park – and it’s not far to the River Kelvin, Maryhill Rd pitches, the Botanic
Gardens/Childrens Garden – although too far for pre-teen children to go unsupervised.
12. We discussed the concept of a hyper-local park – where pre-teens can go and parents can see them.

[The pupils’ work is reproduced on the following pages.]

