
YORKHILL & KELVINGROVE COMMUNITY COUNCIL
Planning Subcommittee

On behalf of the Community Council we wish to comment on
this application for Full Planning Permission.

 
Your Reference:  18/01345/FUL
Address:              Corunna Bowling Club, 35a St. Vincent Crescent.                                                      
Proposal              Residential Development.
                        

The Community Council notes with great concern this proposal to build a large block 
of flats on the historic Bowling Green site, within the St.Vincent Crescent Outstanding 
Conservation Area and affecting the setting of the 
A-listed Crescent.

Developed from the outset as part of the planned open space in front of St. Vincent 
Crescent, this western area has been used as a local amenity for over 150 years and 
is rightly protected by a number of important provisions in the City Plan.
. 
We find the application to breach them consistently, as follows:

The Placemaking Principle.  Successful Open Space.
h) A comprehensive understanding of the open space needs and expectations
   of the local community should be demonstrated.
   The well attended pre-application meeting conclusively showed that local
   opinion was firmly opposed to the project, both for removing the potential of
   the entire open space as an asset to the community and as detracting from
   the setting of the Crescent.

Scottish Planning Policy: SPP 11. sets the national standard for the protection of 
open space.
It is sufficient to quote the opening sentence. “There is a presumption against 
development on open spaces which are valued and functional or which are capable 
of being brought into use to meet a need identified in the open space strategy”

Green Network Policy IPG6
The site is designated as such on the Open Space Map.
It is therefore protected by the aim of Interim Planning Guidance
IPG 6, which is to support development proposals that safeguard the entire green 
network.
It is also protected by Principle 4, requiring developers to consider the quality and 
function of open space and how it will be sustained from the outset, a policy 
augmented by 2.15.
There is no suggestion in the application as to how and by whom the proportion 
of the site retained as open space would be managed.
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4.2 requires the applicant to consider the potential for reuse of the whole site



in both the publicly useful and demand-led categories.
This opportunity has been negated by the purchase of the land for use as a housing 
development, pre-empting an opportunity for publicity and marketing to attract 
interest in using the land for an appropriate and acceptable use, in either category. 
And 4.3(e) only permits a relaxation if the open space is in a category for which there 
is no other identifiable demand in the city and it has little other open space value.

Historic Environment Policy SG7 applies to the site as lying within the
St. Vincent Crescent Conservation Area.

Firstly, the Conservation Area Appraisal puts the site in context by stating that ‘the 
open aspect of the Crescent and the green space afforded by the numerous bowling 
greens is one of the most important elements of the conservation area’s setting’.
4.2.9 goes on to state that ‘the aspects afforded by the bowling greens contrast with 
the hard townscape elements They provide views of the Crescent as well as creating 
a feeling of space and light. They also echo the aim of the original feuing plan’
We find that the building here of such a dominant block of flats would drastically 
detract from this ambience.

Historic Environment Policy SG7  is the main City Plan document applying to this 
quality of the site.

Clause 1.5(a) promotes the care and protection of the designated and non-
designated environment and its contribution to sense of place, cultural identity and 
civic participation.
 2.13 emphasises that the entire Conservation Area is to be considered of 
architectural or historic interest. 
Any new development must therefore enhance the character and appearance of the 
area, a merit that is, at the very least, hard to discern when assessing the current 
proposal. The importance of the open space of the Bowling Green as an original 
historic and integral asset to the environment of the built development should 
therefore not be underestimated, especially in terms of 
Clause 2.16, which states that all proposals for new development in or affecting the 
setting of the Conservation Area must retain all existing open space, whether private 
or public, that contributes positively to the historic character of the area.
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Nor should the remaining Clubhouse be forgotten.
Although of comparatively recent origin, it is a building that could serve a useful 
purpose as part of a positive open space future for the land.
As a building that contributes to the character and appearance of the Conservation 
Area it is protected from demolition without consent unless it can be shown that it is 
incapable of reuse or viable repair. To overcome this need it must be shown beyond 



reasonable doubt that its replacement would enhance the character of the 
Conservation Area. We find the submission in support of the development to fail this 
test.
That being so, it follows that the building is protected by item 3 , Maintaining Listed 
Buildings and Properties in Conservation Areas.
Clause 3.5 dictates that Nixon Blue as its current owner must maintain the vacant 
building by regular inspection and routine maintenance and we would expect this to 
be the case, at least until the application is finally decided.

In conclusion
While these planning technicalities may be helpful in the argument against this 
proposal we believe that it can be conclusively summed up in two 
paragraphs.

1. The applicant has considered only one possible future for the site. 
    It cannot seriously be argued that because bowling may no longer be
    viable then a whole variety of  potential open space uses compatible with
    planning policy can also be discounted. If the application is approved, 
    that market will never be tested.

 2. Approval would immediately set a disastrous precedent, putting at risk
    not only the future of the remaining bowling greens in front of 
    St.Vincent Crescent. Any protected green space in the city could
    afterwards be put in jeopardy by a developer with a competent planning
    advisor as potentially ripe for the picking.

The Community Council therefore wishes to object very strongly to the application.
 

Signed

Date    4 June 2018

Cc.      Planning Subcommittee, Secretary,
          Ward Councillors.

To   Development Control, Development & Regeneration Services
Glasgow City Council

231 George Street, Glasgow G1 1QU




