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CITY PLAN 
 

City Development Plan 
 

 
 
REPRESENTATIONS/ CONSULTATIONS 
 
Waste and Recycling, Neighbourhoods and Sustainability, Glasgow City Council 
No objection.  
 
Yorkhill & Kelvingrove Community Council 
Object to the proposal.  
 
54 letters of objection, including objections from Lord Provost Eva Bolander, Bailie Philip Braat, Bailie Christy 
Mearns, Councillor Angus Miller, Yorkhill & Kelvingrove Community Council, Blythswood & Broomielaw 
Community Council and members of the public were received within the statutory timescales.  
 
Responses received outwith the statutory timescales cannot be considered, however the contents raised in the 
letter of objection from MP Alison Thweliss that was received after the deadline refer to issues that are similar to 
those in other objections. 
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The grounds of objection are summarised as: 

 Density 

 Scale and massing 

 Roofscape 

 Materials 

 Car parking 

 Cycle parking 

 Amenity space 

 Overshadowing, loss of daylight and sunlight  

 Privacy and overlooking 
 
SITE AND DESCRIPTION 
 
The application site is occupied by an existing unlisted single storey building on North Claremont Street within 
Park Conservation Area. The existing building is the remodelled ground and basement of a former four storey 
tenement that previously occupied the site and was part demolished in 1980. A slate roof was formed above the 
retained single storey rubble sandstone structure. The retained structure has frontage to North Claremont Street 
with the building containing two commercial premises most recently in use as a hot-food take-away and a café. 
Both premises are currently vacant.     
 
To the south, the existing building adjoins a channelled stone boundary wall with pediment entrances that 
encloses the car park to the rear of the four storey end pavilion of the Category ‘B’ Listed Royal Crescent. To 
the north, the building is bounded by the entrance to Royal Terrace Lane and a Category ‘B’ Listed terrace of 
three storeys with attic and basements extending along North Claremont Street before turning onto Royal 
Terrace. 
 
The proposal that is the subject of this Application for Planning Permission is for the erection of a six storey 
residential development comprising 10 flatted properties on the site of an existing building. The proposed 
demolition of the existing building is assessed through the related Application for Conservation Area Consent 
(18/02619/CON).     
 
Accommodation Schedule 
Two bedroom flats (single level) – 6 units 
Four bedroom flats (duplex) – 4 units 
 
The proposed building form comprises a stone clad block of five storeys with basement and a recessed glazed 
box forming the sixth storey. The proposed building would have a polished stone clad façade to North 
Claremont Street with channelled stone cladding at ground floor that wraps around to the living room window 
bay on the gable elevations. The North Claremont Street façade has 7 window bays with the central bay above 
the main entrance being window blanks. The gable façade would have rusticated stone cladding above the 
channelled stone cladding at ground floor and two window bays with opaque glazing to the bathrooms. The rear 
façade would be formed in facing brick with curtain walling to the stair core and two window bays to either side.   
 
The upper storey is formed by a glazed box set back from the front elevation to North Claremont Street which 
opens onto a roof terrace to the front. Basement lightwells are formed to North Claremont Street and to the rear.  
The building is accessed from North Claremont Street with a bridge over the basement lightwell providing 
access to the main entrance. From the entrance a hallway leads to a communal stair and lift to the rear of the 
plan which allows access to all properties. Two lower duplex flats are formed over ground and basement levels 
with two upper duplex flats formed over fourth and fifth floors. Two single level flats are formed on each of the 
first, second and third floors. 
 
The proposed backcourt to the rear of the building would be used for clothes drying, secure cycle parking, bin 
stores and two car parking spaces facing the lane. Access to the adjacent rear backcourt at 1 Royal Crescent 
would be retained with a timber fence screening a path that runs along the boundary of the site from the lane.  
 
SPECIFIED MATTERS 
 

Planning legislation now requires the planning register to include information on the processing of each planning 
application (a Report of Handling) and identifies a range of information that must be included.  This obligation is 
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aimed at informing interested parties of factors that might have had a bearing on the processing of the 
application.  Some of the required information relates to consultations and representations that have been 
received and is provided elsewhere in this Committee report.  The remainder of the information, and a response 
to each of the points to be addressed, is detailed below.   
 
A. Summary of the main issues raised where the following were submitted or carried out 
 

i. an environmental statement 
 
Not applicable to this application.  

 
ii. an appropriate assessment under the Conservation (Natural Habitats etc.) Regulations 1994 
 
Not applicable to this application.    

  
iii. a design statement or a design and access statement 
 
Design Statement (submitted 27 March 2019) 

  
iv. any report on the impact or potential impact of the proposed development (for example the retail 

impact, transport impact, noise impact or risk of flooding) 
 
Drainage Strategy (submitted 31 August 2018) 
Energy Statement (submitted 31 August 2018) 
Geo-Environmental Desk Study Report (submitted 31 August 2018) 

 
B. Summary of the terms of any Section 75 planning agreement 
 
 A Section 69 agreement will be drawn up between the developer and the Council to ensure that the 

financial contribution of £28,000 will be made for the shortfall in IPG 12 requirements for open space. 
 
C. Details of directions by Scottish Ministers under Regulation 30, 31 or 32 
 
 These Regulations enable Scottish Ministers to give directions. 
 

i. with regard to Environmental Impact Assessment Regulations (Regulation 30). 
 

 Not applicable. 
 

ii. 1. requiring the Council to give information as to the manner in which an application has been 
dealt with (Regulation 31). 

 
   Not applicable. 

 
 2. restricting the grant of planning permission 

 
 Not applicable. 

 
iii. 1. requiring the Council to consider imposing a condition specified by Scottish Ministers 

 
  Not applicable. 

 
 2. requiring the Council not to grant planning permission without satisfying Scottish Ministers that 

the Council has considered to the condition and that it will either imposed or need not be 
imposed. 

 
  Not applicable. 
 
POLICIES 
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The City Development Plan consists of high level policies with statutory Supplementary Guidance providing 
further information or detail in respect of the policies. Some Supplementary Guidance is still under preparation 
and these items are considered as Interim Policy Guidance. 
 
The following policies are considered particularly relevant to the application assessment: 
 
CDP 1 The Placemaking Principle 
CDP 2 Sustainable Spatial Strategy 
CDP 5 Resource Management 
CPD 6 Green Belt and Green Network 
CDP 8 Water Environment 
CDP 9 Historic Environment 
CDP 11 Sustainable Transport 
CDP 12 Delivering Development 
 
Relevant Supplementary Guidance (including Interim Non-Statutory guidance): 
 
SG 1 The Placemaking Principle 
SG 5 Resource Management 
SG 9 Historic Environment 
IPG 6 Green Belt and Green Network 
SG 8 Water Environment 
SG 9 Historic Environment 
SG 11 Sustainable Transport 
IPG 12 Delivering Development 
 
The City Development Plan contains two overarching policies: CDP 1 The Placemaking Principle and CDP 2 
Sustainable Spatial Strategy, which must be considered in relation to all development proposals. Other policies 
and associated supplementary guidance provide more detail on specific land uses or environments which 
contribute to meeting the requirements of the overarching policies. 
 
ASSESSMENT AND CONCLUSIONS 
 
Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that where an application is made 
under the Planning Acts, it shall be determined in accordance with the Development Plan unless material 
considerations indicate otherwise.  
 
The issues to be taken into account in the determination of this application are considered to be:- 
 
1) whether the proposal accords with the Development Plan; 
 
2) whether the proposal preserves or enhances the character or the appearance of the Conservation Area 
 and; 
 
3) whether any other material considerations have been satisfactorily addressed. 
 
In addition, under the terms of Section 64 of the Planning (Listed Building and Conservation Areas) (Scotland) 
Act 1997, the Council is required to pay special attention to the desirability of preserving or enhancing the 
character or appearance of the conservation area. 
 
CDP1 The Placemaking Principle and SG 1 Placemaking 
 
Policy CDP 1 requires a holistic, design-led approach to development to achieve the City Development Plan’s 
key aim of creating and maintaining a successful, high quality, healthy place. 
 
SG 1 Part 1 sets the context and approach to placemaking established in CDP 1. It notes that the City 
Development Plan seeks to move away from the traditional land use based approach of previous local plans: 
placemaking principles should inform all development. It identifies six qualities of place: character and identity, 
successful open space, legibility and safety, ease of movement, vibrancy and diversity, adaptability and 
sustainability which are supported by a series of placemaking principles to guide development proposals. 
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New development should not have an undue adverse impact on the amenity of adjacent land or property but 
should relate and respond to its surroundings. It should have a high quality contemporary design and 
sympathetic palette of materials. It should help to reinforce the legibility of local areas by responding to local 
features and characteristics and reflecting a clear understanding of neighbouring urban forms. 
 
New development should be well connected, prioritise active travel and impact positively on quality of life. It 
should demonstrate the highest standards of sustainable design and construction and be able to respond and 
adapt positively to changing circumstances. Housing, leisure facilities and places to work and meet should be 
well-connected and form identifiable, walkable mixed neighbourhoods that provide a variety of experiences and 
opportunities. 
 
Policy SG 1 identifies 10 character environments that seek to enhance the understanding of the qualities of 
different character areas within the city. In this instance the themes identified in the Historic Environment 
character environment have been explored by the applicant in the submitted Design Statement to inform the 
approach to the design of the proposed building. SG 1 Part 2 provides detailed assessment criteria for 
development. In particular, it has guidance for residential density and layouts, building materials, waste and 
recycling storage and energy efficient buildings. 
 
Comment:   
 
The Design Statement identifies how the design has been informed by the requirement identified in policy SG 1 
Part 1 that the proposal be informed by it being in a Historic Environment character environment. It is noted that 
the following aspects appear to have been informed by the requirement identified in policy SG 1.  
 
The applicant states that the proposed building would be of a scale consistent with the surrounding townscape 
of listed buildings on North Claremont Street with the sandstone façade following the datum of the parapet 
detailing to the end pavilion at Royal Crescent and not exceeding the height of the ridge to the roof of the 
terrace to the north. The façade treatment incorporates channelled stone cladding at ground floor level to imitate 
this detail on the adjacent channelled stone boundary wall and the ground floor of the end pavilion and the 
terrace to the north. The proportion and rhythm of the fenestration diminishes as the windows rise up the 
building giving an order similar to the adjacent buildings. The materials at the pavement edge on North 
Claremont Street that define the entrance and the boundary treatment to the lightwells would complement the 
character of the street. These aspects are considered in further detail below in relation to the specific guidance 
in policy SG 1 Part Two.   
 
Density 
  
Residential density guidance states that for inner urban areas with base accessibility density may vary between 
30 and 100 dwellings per hectare, whilst higher densities will be expected in high accessibility locations and 
should be justified according to location, context and setting, the scale and massing of adjacent buildings, public 
transport accessibility and active travel opportunities.   
 
The proposed development would have a density of 290DPH (based on site area of 0.0344ha). The proposed 
density is considered to be similar to many other tenement buildings where their position close to the corner of 
the perimeter block results in a relatively small site footprint. This is further impacted here due to the curve of 
Royal Crescent which has properties with backcourts that further reduce the extent of the site. Having regard to 
the site’s high accessibility to public transport, the proximity of the city centre providing active travel 
opportunities, to the scale and massing of surrounding tenements and to the townscape context of the 
development, the proposed density is consistent with the guidance. 
 
Layout and Amenity Space 
 
The proposed building line to the street would be consistent with the existing buildings on North Claremont 
Street, allowing the formation of the basement lightwell to the front of the property. While not reflecting the 
historic frontage of the former tenement the lightwell is considered appropriate as it reflects the prevalent 
approach to residential buildings in the vicinity. The main entrance on the North Claremont Street elevation is 
accessed via a bridge over the basement lightwells.  
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The footprint of the proposed building occupies much of the application site with a relatively small backcourt 
formed to the rear. The proposed backcourt would be used for clothes drying, secure cycle parking, bin stores 
and two car parking spaces facing the lane. There is little remaining capacity for any dedicated space for sitting 
out or soft landscaping. To mitigate the lack of the communal garden ground, the proposed properties have 
generous internal dimensions with the four duplex flats being between 156 – 180 sqm and the six single level 
flats being 87.2 sqm. 
 
In this case, it is accepted that due to the nature and size of the site, amenity space, formal and informal sports 
provision, allotments/community gardens and children’s play cannot feasibly be provided on site. In such 
circumstances, the guidance permits an equivalent financial contribution towards provision off-site. This is 
considered further in relation to policy IPG 12 Delivering Development later in this report.  
 
Scale and Massing 
 
The form and scale of the proposed building takes cognisance of the height and datum of adjacent buildings 
with the proposed height of the sandstone façade to North Claremont Street would be drawn in line with the 
parapet level of the end pavilion to the south at 36.38 metres above ground level. It would be lower than the 
ridge height of the adjacent terrace to the north where the roof extends to a height of 37.02 metres.  
 
The proposed glass box forming the upper storey would mean that the overall scale exceeds the adjacent 
buildings having a height of 39.58 metres. It is considered that due to the upper storey being formed in glass 
and it being set back from the building line on North Claremont Street it would not be visually prominent and as 
a result its impact on the appearance of the streetscape and the character of Conservation Area is considered 
acceptable.  
 
Design and Materials 
 
It is expected that all new development, depending on the nature and scale of the development, will: a) employ 
high quality facing and roofing materials that complement and, where appropriate, enhance the architectural 
character and townscape quality of the surrounding area; b) use robust and durable materials that fit their 
context and are capable of retaining their appearance over time and in Glasgow’s climate. 
 
A high level of design sophistication will be expected. Proposals should: a) avoid flat and visually dull facades, 
especially in areas of sensitive architectural urban form; b) acknowledge and respond to the existing datums, 
courses and proportions found in the surrounding built environment; and c) acknowledge and harmonise with 
the range of textures and tones in the surrounding buildings and streetscape. 
 
The revised approach to the North Claremont Street façade introduces a variation in storey heights that is 
expressed through the fenestration with window openings diminishing as they rise up the building. This imitates 
the proportion and rhythm of the fenestration to adjacent buildings. The facades to the front and side of the 
proposed building would be formed in natural stone cladding to ensure that these publicly visible elevations 
reflect the character of the Conservation Area. The natural stone cladding would feature detailing reflecting the 
character of adjacent historic buildings with channelled polished stone cladding at ground floor, polished stone 
cladding to the upper section of the North Claremont Street façade and rusticated stone cladding to the gable 
facades. The selection of the sandstone cladding shall be subject to conditions to ensure the tone and colour 
complements the neighbouring listed buildings.         
 
The proposed articulation to the gable elevations includes a section of polished stone cladding at the return with 
North Claremont Street to emphasise the single bay to the living rooms. Two window openings are formed at 
the mid-point of the gables, these would have opaque glazing being windows providing light to the bathrooms. 
The use of facing brick to the rear is acceptable subject to samples being submitted that demonstrate that the 
tone of the brick would reflect the character of the rear elevations of buildings in the area.   
 
We recommend conditions requiring further detail with regard to the profile of the framing to the glazed box, the 
capping detail to the parapet and, the profile and proportions of windows and doors to ensure these aspects can 
be considered in detail. 
 
Aspect and Privacy 
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All properties are dual aspect with generously proportioned windows that will further enhance the aspect 
enjoyed by future occupants. The proposed lightwells to North Claremont Street and to the rear ensure windows 
to the living rooms to the front and kitchen/dining rooms to the rear at ground floor are setback from the street 
edge in order to achieve an acceptable degree of privacy for future occupants. This is considered an 
appropriate approach to securing an acceptable degree of privacy similar to recent development where a raised 
ground floor cannot be achieved due to the requirement for level access. 
 
The proposed windows on the rear elevation would not directly face the rear windows of properties on Royal 
Crescent and as a result it is considered that there would be not be a significant impact on the privacy enjoyed 
by occupants of the properties on Royal Crescent. In respect of overlooking of the areas to the rear of Royal 
Crescent from the rear windows of the proposed building, given that these areas are already overlooked by 
numerous windows of adjacent properties it is considered that overlooking would not be substantially affected. 
Where windows are proposed on the gable elevation facing onto the end pavilion at Royal Crescent these have 
either opaque glazing where bathrooms are being formed or in the case of the window to the living room this 
faces onto a window blank on the end pavilion.        
 
Daylight and Sunlight 
 
The amount of daylight to the rooms of the proposed building is similar to that enjoyed by other properties where 
they are part of a tenement block. BRE guidance states that living rooms and kitchens need more daylight than 
bedrooms. This has informed the approach to this proposal, in that the lower duplex has bedrooms located at 
basement level and the kitchen/dining room and living room located at ground floor. To the rear, the basement 
level is below the level of the garden ground and in order to provide adequate daylighting to these rooms, 
lightwells are proposed. The amount of daylight reaching the rear bedrooms at basement level is maximised by 
the formation of larger window openings that occupy much of the external façade at this level. To the front the 
width of the basement lightwell is consistent with other terraced properties in the area and as such is considered 
to provide adequate daylighting.  
 
The proposed building is located to the north-east of the buildings at Royal Crescent therefore it is considered 
unlikely that there would be any adverse impact on the amount of direct sunlight reaching the windows to the 
rear of properties on Royal Crescent or to the areas to the rear. Due to the scale of the building being similar to 
other properties in the street block it is considered that the impact on daylighting to the rear windows of 
properties on Royal Crescent would not be any greater than is typical to the surrounding area.       
               
CDP 2 Sustainable Spatial Strategy 
 
Policy CDP 2 aims to influence the location and form of development to create a compact city form which 
supports sustainable development.  
 
Comment:  
 

The proposal for residential development in an inner urban area with high accessibility to public transport is 
considered to be consistent with the ‘compact city’ aim of CDP 2. 
 
SG 9 Historic Environment – Proposed Building 
 
CDP 9 aims to protect, preserve and enhance the City’s historic environment and heritage assets in line with 
Scottish Planning Policy and Scottish Historic Environment Policy. SG 9 provides detailed guidance for listed 
buildings and conservation areas. It states: 
 
 ‘All proposals for new development in, or affecting the setting of Conservation Areas, must: 
 
a) preserve and enhance the special character and appearance of the area and respect its historic context; 
b) be of a high standard of design, respecting the local architectural and historic context and use materials 
appropriate to the historic environment; 
c) protect significant views into, and out of, the area; 
d) retain all existing open space, whether public or private, which contributes positively to the historic character 
of the area; and 
e) retain trees which contribute positively to the historic character of the area.’ 
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In relation to Infill Development, SG 9 states:  
 
‘Proposals for infill developments in Conservation Areas should maintain or enhance the character and 
appearance of their historic context by using high quality design and materials. Subject to the Plan’s 
development and design policies and development guides, proposals for infill or gap development in 
Conservation Areas should reinforce local distinctiveness and historic character and seek to:  
 
a) respect the established building lines of the street where this is an identified feature;  
b) ensure that the scale and massing respects and responds to the existing adjacent properties; and  
c) harmonise external finishes with those of existing adjacent properties (while natural stone is the preferred 
option in areas of traditional construction, alternative materials may be acceptable dependent on the quality of 
the architectural design and the context of its setting).’ 
 
Comment: 
 
The street pattern of the surrounding area to the north and south of Sauchiehall Street is characterised by long 
sweeping terraces running east/west. Many of the terraces to Sauchiehall Street have landscaped areas with 
mature trees fronting the pavement. To the south of the application site, is the four storey end pavilion of the 
Category ‘B’ Listed Royal Crescent, a distinctive curving terrace with formal crescent shaped landscaped area 
on Sauchiehall Street. The application site is located on one of the shorter streets running north/south with the 
built form being similar to that of terraces that run east/west, with the height generally not exceeding four 
storeys. The roofscape of the terraces does vary with some featuring parapet detailing and others having 
pitched roofs with dormers.    
 
The application site is immediately adjacent to a channelled ashlar boundary wall which runs along North 
Claremont Street from the four storey end pavilion of the Category ‘B’ Listed Royal Crescent. The end pavilion 
has stonework detailing to Sauchiehall Street and North Claremont Street that creates a distinctive and well-
proportioned façade. To the north, the site is bounded by the entrance to Royal Terrace Lane and to the other 
side of the lane a three storey Category ‘B’ Listed terrace that extends along North Claremont Street before 
turning along Royal Terrace. The existing buildings on the western side of North Claremont Street form a well- 
defined form and scale that is characteristic of this part of Park Conservation Area. This has been broken to the 
eats where a modern office development (now in use as student accommodation) of six storeys was previously 
erected.        
 
The form and scale of the proposed building takes cognisance of adjacent buildings with the proposed height of 
the sandstone façade to North Claremont Street being drawn in line with the parapet level of the end pavilion to 
the south. It would however exceed the height of the three storey terrace to the north. The proposed glass box 
forming the upper storey does mean that the overall scale would exceed the adjacent buildings. It is considered 
that due to the upper storey being formed in glass and it being set back from the building line on North 
Claremont Street it would not be visually prominent and as a result its impact on the character of Conservation 
Area is considered acceptable. We recommend a condition requiring further detail showing the framing to the 
glazed box and the capping to the sandstone parapet to ensure these aspects can be considered in detail.     
 
The proposed building line to the street would be consistent with the existing buildings on North Claremont 
Street, allowing the formation of the basement lightwell to the front of the property. While not reflecting the 
historic frontage of the former tenement the lightwell is considered appropriate as it reflects the prevalent 
approach to residential buildings in the vicinity. Indeed it would match the width of the historic lightwells to the 
adjacent buildings on North Claremont Street.  
 
The revised approach to the North Claremont Street façade introduces a variation in storey heights that is 
expressed through the fenestration with window openings diminishing as they rise up the building. This imitates 
the proportion and rhythm of the fenestration to adjacent buildings. The facades to the front and side of the 
proposed building would be formed in natural stone cladding to ensure that these publicly visible elevations 
reflect the character of the Conservation Area. The natural stone cladding would feature detailing reflecting the 
character of adjacent historic buildings with channelled cladding at ground floor, ashlar cladding to the upper 
section of the North Claremont Street façade and rusticated cladding to the gable facades.       
 
CDP 5 and SG 5 Resource Management 
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These aim to ensure that new developments minimise their energy requirements to reduce costs and 
greenhouse gas emissions and help ensure certainty of supply in the future. 
 
Comment:  
 
A Statement of Energy has been submitted. This proposes that low and zero carbon generating technologies 
include photovoltaics and air source heat pumps. Energy efficiency measures include smart meters, low energy 
light fittings and high levels of insulation. Subject to condition, it is considered that the development would meet 
the Silver Active level of sustainability set by Supplementary Guidance SG 5 and the aims of CDP 5. 
 
CPD 6 and IPG 6 Green Belt and Green Network 
 
CPD 6 aims to protect and enhance the Green Network and supports retention of the categories of open space 
identified in the policy and IPG 6 and by the Council’s Open Space Map. IPG 6 provides more detailed 
guidance. 
 
Comment: 
 
The site does not currently contain any landscaped features with the area occupied by buildings and hard 
surfacing. The local townscape is characterised by terraces with backcourts to the rear. In this instance the 
proposed backcourt would have hard surfacing used for clothes drying, secure cycle parking, bin stores and two 
car parking spaces facing the lane. 
    
 
The proposed site is not considered to offer any significant opportunities for landscaping, however it is 
considered that the proposal would have no adverse impact on the connectivity of the green network or 
distribution of open space in the surrounding area. Having regard to the site’s constraints, the proposal is 
considered to be consistent with the aims of CDP6 and IPG 6. 
 
CDP 8 and SG 8 Water Environment 
 
CDP 8 requires applicants to demonstrate that development proposals will contribute to minimising and 
reducing flood risk; avoid increased risk of flooding from any source either within the development site or outwith 
the site as a consequence of the development; and avoid any increase in the quantity and rate of surface water 
run-off from the site. Proposals must make satisfactory provision for Sustainable Urban Drainage Systems 
(SUDS). SG 8 provides more detailed guidance.   
 
Comment: 
 
After consulting with colleagues in the Flood Risk team with regard to the likelihood of there being any flood risk 
at the address, they have advised that do not anticipate any flood risk issues at this location. In order to ensure 
any risk is identified a condition is recommended requiring a Flood Risk Assessment to be submitted prior to 
work beginning on site. Subject to this safeguarding condition, it is considered that the proposal would not have 
an adverse effect on the water environment and would meet the requirements of the policy CDP 8 and 
supplementary guidance SG 8. 
 
SG 11 Sustainable Transport 
 
These provide details about how the City aims to help improve connectivity and promote more sustainable 
patterns of transport and travel as part of the transition to a low carbon economy. SG 11 includes detailed 
guidance on vehicle and cycle parking, promoting active travel in new developments, transport assessments 
and travel plans and guiding developments to locations that are accessible by public transport and active travel. 
 
SG 11 aims to help address air quality issues by, amongst other things: directing major development to 
locations well served by public transport services and active travel routes; specifying maximum parking 
standards to dissuade unnecessary car use and promoting development to encourage active travel. 
 
The Council supports the development of car free housing on suitable sites which are within Controlled Parking 
Zones and be within walking distance of high frequency public transport and provide convenient access to local 
shops and facilities, including publicly usable open space. In addition proposals for car free housing will be 
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considered against the following criteria. Where car parking is proposed for new residential development, a 
minimum standard of one allocated car parking space per dwelling for residents plus 0.25 unallocated spaces 
per dwelling for visitors. Passive electric vehicle charging provision is required for 100% of car parking spaces in 
new residential developments.  
 
For new residential development, the guidance sets a minimum cycle parking standard of 1 space per unit plus 
0.25 spaces per unit for visitor parking where cycle parking is provided in communal stores. 
 
Comment:  
 
The application site is in an inner urban location with high accessibility to public transport. The cycle storage is 
located in the backcourt to the rear of the building and accessed from the lane. Given the lack of car parking 
being proposed, cycle parking will be required at a rate of one space per dwelling and an additional 0.5 spaces 
for each additional bedroom. This aspect will be conditioned to ensure 16 cycle parking spaces are provided in 
total.    
 
Two car parking spaces are proposed. The spaces would occupy an area of hardstanding facing the lane. It is 
considered that the applicant has investigated to possibility of providing additional car parking but that the site 
constraints are such that no additional spaces can be accommodated. This represents a shortfall of 8 spaces for 
residents. However, guidance provides for variation below basic standard in certain circumstances.  
 
Having regard to the site’s high accessibility to public transport, the proximity to the city centre and to the 
proposed house form (i.e. flatted accommodation) the shortfall is acceptable in this instance. In addition, it is 
noted that the development is in a controlled parking zone and new residents will not be eligible for car parking 
permits.   
 
The proposed formation of the front lightwell would involve the removal of a section of the existing unadopted 
footway on North Claremont Street. The footway to the front of the existing building is currently publicly 
accessible. It is considered that the stopping up of this section of the footway would not have a noticeable 
impact on pedestrian movement with public right of passage retained on the footway on North Claremont Street. 
Therefore the principle of stopping up this section of the unadopted footway to form the lightwells to the front of 
the proposed building is considered acceptable subject to a stopping up order being made.   
 
On balance, the proposal is considered to meet the aims of CDP 11 and SG 11. 
 
CDP 12 and IPG 12 Delivering Development 
 
CDP 12 provides the policy context for developer contributions. IPG 12 sets out an interim approach to open 
space provision based on policy ENV 2 of City Plan 2. This approach will remain in place until the Final SG 6 
has been adopted.  
 
The aim of the current guidance is to ensure that new development provides high quality open spaces and 
public realm that are well-designed, accessible, safe and available for community use. If full requirements 
cannot be provided on site, which is the preferred option, or where there is an existing surplus of provision in the 
area, an equivalent financial contribution for the shortfall can be provided for the provision of the facilities off-site 
or the enhancement and maintenance of existing Council open spaces or public realm areas. 
 
Comment: 
 
In this case, it is accepted that due to the nature and size of the site, amenity space, formal and informal sports 
provision, allotments/community gardens and children’s play cannot feasibly be provided on site.  
 
Despite there being little dedicated amenity space being proposed, the site is within close proximity to 
Kelvingrove Park. It is considered as there is a quantitative surplus in amenity space provision within the local 
area, in this instance the requirement may be met by means of a financial contribution.     
 
In such circumstances, the guidance permits an equivalent financial contribution towards provision off-site. In 
this case, the sum of £28,000 which would be secured by a Section 69 legal agreement between the developer 
and the Council. 
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With regard to (2) whether the proposal is appropriate having regard to the provisions of the Planning (Listed 
Buildings and Conservation Areas) (Scotland) Act with respect to the proposed development and its impact on 
the character and appearance of the Central Conservation Area. It is considered that the proposed development 
will preserve and enhance the character of the Park Conservation Area for the reasons outlined above. 
 
In respect of (3), other material considerations and issues raised by consultation responses or from letters of 
representation, the grounds may be summarised, with appropriate comment, as follows: 
   
54 objections have been received in relation to the proposed development that is the subject of this Application 
for Planning Permission. The issues raised in relation to the demolition of the existing building are summarised 
below: 
 

 Density 
  
 The proposed density is considered to be similar to the density of existing tenement buildings in the 

surrounding area and given the site’s high accessibility to public transport and local facilities the proposed 
density is acceptable.  

 

 Scale, massing and roof profile 
 
 The original submission did feature a building of a scale that would have been significantly above the 

established datum, being seven storeys that incorporated a prominent two storey mansard roof. The 
scale of the revised proposal is considered to respect the established datum of the adjacent listed 
buildings with the sandstone façade to North Claremont Street matching the height of the stone parapet 
detailing of the end pavilion of Royal Crescent to the south. Where the proposed glazed box does extend 
above the established datum it is recessed from the building line to North Claremont Street so that it is 
not visually prominent.   

 

 Materials 
 
 The original submission proposed the use of brick as the external facing materials to the gable elevations. 

The proposal has subsequently been revised with stone cladding proposed to the gable elevations to 
ensure that these publicly visible elevations reflect the historic character of Park Conservation Area. The 
proposed specification of channelled polished stone cladding at ground floor, polished stone cladding to 
North Claremont Street and to the living room bay on both gable elevations and rusticated stone cladding 
to the gable elevations is considered to further complement the historic character of the surrounding 
townscape.   

  

 Car parking 
 
 Policy SG 11 Sustainable Transport has provision f or car parking below the minimum of one space per 

dwelling for mainstream residential development. In this instance the application site is of a size that is 
not able to accommodate the required level of car parking which is characteristic of tenement properties 
in similar locations. We consider that the proposed density of development is consistent with the 
established built form of the surrounding area. Given that on-street parking is controlled through the 
Controlled Parking Zone and the site’s high accessibility to public transport and local facilities including a 
car share scheme, it is considered that there will be no adverse impact on demand for car parking spaces 
in the vicinity.     

 

 Cycle parking 
 
 The applicant is required to provide secure cycle parking in accordance with Policy SG 11 Sustainable 

Transport. This equates to 16 cycle parking spaces. A condition is recommended to ensure that this level 
of cycle parking is delivered.  

 

 Amenity space 
 
 The application site is of a size that limits the amount of amenity space that can be provided. It is 

considered that the use of the hard landscaped communal area to the rear for clothes drying, bin stores, 
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cycle parking and a limited extent of car parking to the lane is acceptable. The extent of the backcourt 
would be similar to other tenement properties in similar locations at the corner of a perimeter street block.  

 

 Overshadowing, loss of daylight and sunlight  
 
 The proposed building is located to the north-east of the buildings at Royal Crescent therefore it is 

considered unlikely that there would be any adverse impact on the amount of direct sunlight reaching the 
windows to the rear of properties on Royal Crescent or to the areas to the rear. Due to the scale of the 
building being similar to other properties in the street block it is considered that the impact on daylighting 
to the rear windows of properties on Royal Crescent would not be any greater than is typical to the 
surrounding area.    

 

 Privacy and overlooking 
 
 The proposed windows on the rear elevation would not directly face the rear windows of properties on 

Royal Crescent and as a result it is considered that there would be not be a significant impact on the 
privacy enjoyed by occupants of the properties on Royal Crescent. Where windows are proposed on the 
gable elevation facing onto the end pavilion at Royal Crescent these have either opaque glazing where 
bathrooms are being formed or in the case of the window to the living room this faces onto a window 
blank on the end pavilion. In respect of overlooking of the areas to the rear of Royal Crescent from the 
rear windows of the proposed building, given that these areas are already overlooked by numerous 
windows of adjacent properties it is considered that overlooking would not be substantially affected.  

   
CONCLUSION 
 
It is considered that the proposed erection of flatted residential development (10 units) with associated parking 
and amenity spaces is in accordance with overarching policies CPD 1 The Placemaking Principle and CPD 2 
Sustainable Spatial Strategy and relevant supporting policies and supplementary guidance of the adopted 
Glasgow City Development Plan and will preserve and maintain the character and appearance of the 
Conservation Area.  
 
Other material considerations, including the consultation responses and the points raised in the letters of 
objection, have been considered but do not outweigh the Development Plan.  
 
Accordingly, it is recommended that planning permission is granted, subject to the following conditions and a 
Section 69 Legal Agreement. 
 
CONDITIONS AND REASONS 
 

01. No work on the development shall begin until the solum of the existing unadopted footway to be occupied 
by the development has been stopped up under the provisions of the Town and Country Planning 
(Scotland) Act 1997. 
 
Reason: To ensure that no issues of public right of passage arise. 
 

02. Before works commence on site, a Statement of Energy shall be submitted to and approved in writing by the 
planning authority. This shall analyse energy and C02 savings that can be achieved by utilising energy 
efficient design, practice and technologies, and shall demonstrate how the development incorporates low 
and zero carbon generating technologies to achieve at least 15% cut in C02 emissions and "silver active" 
sustainability level, as per the Building Standards Technical Handbook Section 7: Sustainability. The 
development will therefore be implemented in accordance with the approved Statement of Energy. Formal 
confirmation of the constructed development's compliance with the SoE, carried out by a suitably qualified 
professional, shall be submitted to and approved in writing by the planning authority before the 
development/the relevant part of the development is occupied.  
 
Reason: To reduce energy consumption and greenhouse gas emissions by ensuring that the development 
is designed and constructed to be energy efficient, and utilises cleaner and more renewable sources of 
energy. 

 
03. Before any work on the site is begun, a comprehensive site investigation for ground contamination shall be 
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submitted to and approved in writing by the planning authority. The investigation shall be completed in 
accordance with a recognised code of practice such as British Standards Institution “The investigation of 
potentially contaminated sites – Code of Practice” (BS10175:2001). The investigation report shall include a 
risk assessment of all relevant pollutant linkages, as required by Planning Advice Note PAN 33 Revised 
2000 Development of Contaminated Land. Where a risk assessment identifies any unacceptable risk or 
risks, it shall include a detailed remediation strategy. The approved remediation works shall be carried out 
prior to the commencement of development on site other than that required to carry out remediation.  
 
Reason: To ensure the ground is suitable for the proposed development. 
 

04. Before works commence on site, a flood risk screening exercise shall be carried out in accordance with 
Section 5 of City Development Plan Supplementary Guidance, SG 8 Water Environment. The findings of the 
screening exercise shall be submitted to and approved in writing by the planning authority. If any flood risks 
are identified during the screening process, there will be a requirement to carry out a detailed flood risk 
assessment in accordance with Glasgow City Council’s Flood Risk and Drainage Impact Assessment: 
Planning Guidance for Developers and the requirements of SEPA. Where required, the flood risk 
assessment shall be submitted to and approved in writing by the planning authority before works commence 
on site. 

 
Reason: To ensure the potential risk of flooding can be assessed.    
 

05. External materials shall be natural sandstone cladding to the front and gable elevations, facing brick to the 
rear elevation, glazed balustrade to the terrace, and curtain walling to the upper storey and the rear stair 
core. Sample panels of the natural sandstone cladding, facing brick, balustrade and curtain walling shall be 
erected for the inspection of the planning authority and written approval shall be obtained prior to the 
commencement of construction works on site. The approved sample panels shall remain in place 
throughout construction. Samples of the other external materials shall be submitted and approved in writing 
by the planning authority. Written approval shall be obtained before any materials are used on site. 
 
Reason: In order to protect the appearance of both the property itself and the surrounding area.  
 
In order to protect the visual amenity of the surrounding area. 
 

06. A detailed specification of the framing to the upper storey glazed box including sections showing its profile 
shall be submitted for the written approval of the planning authority before the materials are used on site.  
 
Reason: In order to protect the appearance of both the property itself and the surrounding area.  
 
In order to protect the visual amenity of the surrounding area. 

 
07. A detailed specification of the capping to the parapet including sections showing its profile shall be 

submitted for the written approval of the planning authority before the materials are used on site.  
 
Reason: In order to protect the appearance of both the property itself and the surrounding area.  
 
In order to protect the visual amenity of the surrounding area. 
 

08. Details of the design of all windows including their proportions, profile, framing thickness, detailing, method 
of opening and materials shall be submitted for the written approval of the planning authority before any 
windows are installed.  
 
Reason: In order to protect the appearance of both the property itself and the surrounding area.  
 
In order to protect the visual amenity of the surrounding area. 
 

09. Details of the design of all external doors including their proportions, profile, framing thickness, detailing, 
method of opening and materials shall be submitted for the written approval of the planning authority before 
any doors are installed.  
 
Reason: In order to protect the appearance of both the property itself and the surrounding area.  
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In order to protect the visual amenity of the surrounding area. 
 

10. Details of the balustrade to the lightwell and entrance bridge to the front on North Claremont Street shall be 
submitted and approved in writing by the planning authority before the materials are used on site.  
 
Reason: In order to protect the appearance of both the property itself and the surrounding area.  
 
In order to protect the visual amenity of the surrounding area. 
 

11. Before any work on the site is begun, a scheme of landscaping shall be submitted to and approved in 
writing by the planning authority. The scheme shall include hard and soft landscaping works, boundary 
treatment(s), details of trees and other features which are to be retained, and a programme for the 
implementation/phasing of the landscaping in relation to the construction of the development. All 
landscaping, including planting, seeding and hard landscaping, shall be completed in accordance with the 
approved scheme. 
 
Reason: To ensure that the landscaping of the site contributes to the landscape quality and biodiversity of 
the area. 

 
12. Before any work on the site is begun, a maintenance schedule for the landscaping scheme/open space, and 

details of maintenance arrangements, including the responsibilities of relevant parties, shall be submitted to 
and approved in writing by the planning authority. 
 
Reason: To ensure the continued contribution of the landscaping scheme/open space to the landscape 
quality and biodiversity of the area. 
 

13. Before any work on the site is begun, details of refuse and recycling storage areas and bins shall be 
submitted to and approved in writing by the planning authority. These facilities shall be completed before 
the development/the relevant part of the development is occupied.  
 
Reason: To ensure the proper disposal of waste and to safeguard the environment of the development. 
 

14. Noise from or associated with the completed development (the building and fixed plant) shall not give rise to 
a noise level, assessed with windows closed, within any dwelling or noise sensitive building in excess of that 
equivalent to Noise Rating Curve 35 between 0700 and 2200, and Noise Rating Curve 25 at all other times.  
 
Reason: To protect the occupiers of dwellings or noise sensitive buildings from excessive noise. 
 

15. All dwellings shall be designed and constructed so that noise from road traffic does not give rise to internal 
noise levels, with windows closed, greater than 45 dB(A) daytime and 35 dB(A) night time when measured 
as LAeqT.  
 
Reason: To protect residents in the development from road traffic noise. 

  
16. All servicing will be subject to the existing waiting and loading restrictions and to any future amendments of 

the Traffic Regulation Order. 
 
Reason: In the interests of pedestrian and vehicular safety. 

 
17. The car parking area(s) shall be permeable but shall exclude loose material. Car parking spaces (each 

space measuring 2.5 x 5.0 metres) and aisles (6 metres wide) shall be clearly delineated on the ground. 
The car parking area(s) shall be available for use before the development/the part of the development 
served by the car parking in question, is occupied. 
 
Reason: To attenuate drainage from the site in the interest of flood control; to keep the road free of loose 
material in the interests of pedestrian and vehicular safety; and to ensure that car parking is available for the 
occupiers/users of the development. 
 

18. Car parking spaces shall be allocated on the basis of one parking space per flat.  
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Reason: To ensure the proposed car parking is available for the occupiers/users of the development. 
 

19. Prior to the occupation of each new dwelling a travel pack shall be provided to the first occupants of that 
new dwelling. The pack should include maps detailing public transport stops, timetable and estimated 
journey times, walking / cycle routes to key destinations, health benefits of walking / cycling etc. The pack 
shall also inform on how the 2 off-street car parking spaces within the development are to be allocated, that 
not all the flatted properties will benefit from a private parking space and that each prospective purchaser 
will not be eligible to purchase a resident's on-street parking permit. A draft pack shall be submitted to the 
Planning Authority for written approval.  
 
Reason: In order to promote the use of sustainable transport alternatives.  

 
20. Provision shall be made in the design of the development for the parking of 16 cycles. The cycle parking 

shall be available for use in accordance with the approved drawings before the development is occupied.  
 
Reason: To ensure that cycle parking is available for the occupiers/users of the development. 

  
21. 100% passive electric vehicle charging provision is required for all the units with allocated car parking 

spaces.  
 
Reason: In order to promote sustainable transport.  
 
To ensure that the proposed development conforms to the standards approved by the Council in respect of 
developments within the City Centre. 
 

22. Details of temporary barricades proposed during the works involved shall be submitted to the Planning 
Authority for approval prior to the commencement of work on the barricades and shall be implemented in 
the approved manner. The barricades shall be painted and/or maintained in good condition and kept free of 
advertisements. 
 
Reason: In order to protect the visual amenity of the surrounding area. 

 

REASON(S) FOR GRANTING THIS APPLICATION 

 
The proposal was considered to be in accordance with the Development Plan and there were no material 
considerations which outweighed the proposal's accordance with the Development Plan. 
 
ADVISORY NOTES TO APPLICANT 
 
01. Prior to implementation of this permission, the applicant should contact DRS at an early stage in respect of 

legislation administered by that Service which is likely to have implications for this development. 
 

02. The applicant is advised that it is not permissible to allow water to drain from a private area onto the public 
road and to do so is an offence under Section 99 (1) of the Roads (Scotland) Act 1984. 
 

03. The developer should advise each prospective purchaser that residents will not be eligible to purchase a 
resident’s on-road parking permit. 
 

04. The applicant should contact Land and Environmental Services regarding the collection of refuse from the 
development. 
 

05. Any works on the public road will require an application under Section 56 of the Roads (Scotland) Act 1984.  
 

06. Early engagement should be undertaken with GCC Land & Environmental Services (Roadworks Control) on 
agreeing a suitable construction methodology / mitigation strategy. 
 

07. The applicant should consult with Land and Environmental Services (Environmental Health) concerning this 
proposal in respect of legislation administered by that Service which is likely to affect this development. 
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08. Before the lighting system is installed, the applicant should submit certification from a member of the 
Institute of Lighting Engineers, or other suitably qualified person, to the planning authority confirming that 
the proposed system will satisfy the requirements of the light pollution condition. 
 

09. Before the use commences, the applicant should, following the testing of the installed lighting system, 
submit certification from a member of the Institute of Lighting Engineers, or other suitably qualified person, 
to the planning authority confirming that the system complies with its design specification. 
 

10. Before the ventilation system for the disposal and treatment of cooking odours from the premises is 
installed, the applicant should submit certification from a member of the Heating and Ventilating Contractor’s 
Association, or other suitably qualified person, to the planning authority, confirming that the proposed 
system will satisfy the requirements of sections (a) and (b) of the condition relating to the disposal of 
cooking odours/fumes. 
 

11. Before the use commences, the applicant should, following the testing of the installed ventilation system, 
submit certification from a member of the Heating and Ventilating Contractor’s Association, or other suitably 
qualified person, to the planning authority, confirming that the installation meets its design specification. 
 

12. Construction and/or demolition work associated with this development should conform to the 
recommendations/standards laid down in BS5228 Part 1: 1997 "Noise and Vibration Control on 
Construction and Open Sites”.  Best Practicable Means as defined in Section 72 of the Control of Pollution 
Act 1974 should be employed at all times to ensure noise levels are kept to a minimum. 
 

13. In order to protect local residents’ amenity, noise associated with construction and demolition works in 
residential areas should not occur before 0800 or after 1900 Monday to Friday, and not before 0800 or after 
1300 on Saturdays.  Noise from construction or demolition works should be inaudible at the site's perimeter 
on Sundays and public holidays. The planning authority should be notified of necessary works likely to 
create noise outwith these hours. 
 

14. The applicant should consult Scottish Water concerning this proposal in respect of legislation administered 
by that organisation which is likely to affect this development. In particular, sustainable drainage systems 
(SUDS) should be designed and constructed in accordance with the vestment standards contained in 
"Sewers for Scotland", 3rd edition 2016. The applicant is advised that, where drainage systems including 
SUDS are not vested in Scottish Water, it is the applicant’s/developer’s responsibility to maintain those 
systems in perpetuity or to make legal arrangements for such maintenance. 

 
15. Commercial waste from the premises requires to be disposed of in accordance with the Duty of Care 

requirement under section 34 of the Environmental Protection Act 1990. Waste transfer notes require to be 
obtained for the disposal of such waste and retained for a period of two years. 
 

16. Any advertisement, other than that deemed within the terms of the Town and Country Planning (Control of 
Advertisements) (Scotland) Regulations 1984, to be the subject of an application for express consent. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
for Executive Director of Development and Regeneration Services DC/ SWO/ 

25/03/2019 

PLEASE NOTE THE FOLLOWING: 
 



PAGE 17  18/02618/FUL 

 

Any Ordnance Survey mapping included within this report is provided by Glasgow City Council under licence 
from the Ordnance Survey in order to fulfil its public function to make available Council-held public domain 
information. Persons viewing this mapping should contact Ordnance Survey Copyright for advice where they 
wish to license Ordnance Survey mapping/map data for their own use. The OS website can be found at 
www.ordnancesurvey.co.uk 
 

If accessing this report via the Internet, please note that any mapping is for illustrative purposes  
only and is not true to any marked scale. 
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