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DG/DES 1
DG/DES 1 - SIGNS AND ADVERTISING
This Development Guide should be read in conjunction with policy DES 8: Signs and Advertising (see Part 3 of the
Plan).
Additional guidance for advertising on buildings which are listed, or are within a conservation area, is provided in
development guide DG/DES 3: Design Guidance for Listed Buildings and Properties in Conservation Areas.
This Guide covers:
1. Commercial Premises
2. Pylon Signs
3. High Level Signs
4. Large Outdoor Displays
5. Smaller Format Outdoor Displays
6. Flags and Banners
7. Poster Sites
8. Sponsorship
9. Events Sponsorship
1. COMMERCIAL PREMISES
Fascia Signs should:
•
•

•

•

be located at the original fascia level with no advertising at sub-fascia level or on columns or pilasters;
if illuminated, be in the form of individually lit letters or trough lighting, with the trough extending over the
full length of the fascia and painted out to match the background (this approach will generally be preferred to
individual spotlights);
within traditional buildings, cover the complete fascia wholly within the pilasters, and not extend over any
residential tenement close entrance (see Definition) (lettering should preferably not exceed more than two-thirds
of the height of the fascia); and
avoid the use of non-recessed fascia box signs and sub-fascia boxes.

Projecting Signs should:
•
•
•
•
•

be of modest dimensions to avoid any unacceptable impact on amenity (not generally exceeding a maximum end
width of 100mm or 0.5 sqm area on any face);
preferably be non-illuminated and hang from a horizontal bracket, where located on a traditional building, or
otherwise fixed in a manner appropriate to the design of the building;
where illuminated, ideally be lit internally, from a trough-light with the trough painted out (rather than
spotlights);
not involve other projecting advertisement features, such as a canopy (only one projecting element should be
displayed on each frontage); and
on traditional tenements, be displayed at least 2.25 metres above the pavement and not immediately adjacent to
a residential tenement close entrance.

Commercial Properties above the Ground Floor
Advertising commercial properties above the ground floor will be constrained by the fact that the properties do not have
the benefit of a traditional shop frontage. Any advertising/signage on the front elevation at upper floor level should:
•
•
•

be contained within the window openings;
preferably, be painted or etched directly on to the glass or printed on to internal window blinds (alternatively,
individual letters, rather than a panel, should be suspended behind the glass); and
not include projecting signs, flags or banners above ground floor level.
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Offices in Former Residential Property
•
•
•

Advertising should be by means of metal name plates fixed to the door-piece pilaster or to the masonry beside the
door (plates should be centred within a single masonry block and fixed directly on to the stonework).
Painted lettering could be used on a front window.
No projecting or illuminated signs are likely to be granted planning permission above windows or doorways.

Retail/Leisure Parks
•
•
•

All signage should be in scale with the surrounding buildings.
There should be consistency of signage across all the units.
Signing zones should be designed to allow for the provision of recessed signs.

2. PYLON SIGNS (see Definition) should:
•
•
•
•
•

be in scale with their surroundings;
not detract from the amenity of the surrounding area;
avoid locations directly facing/overlooking residential property where this would result in an unacceptable loss of
amenity (locations separated from housing by arterial or highly trafficked roads may be considered);
illuminate only the letters or logo (where illumination is proposed); and
be limited to one only at each access, for example, to a retail park or petrol filling station.

3. HIGH LEVEL SIGNS (See Definition) should:
•
•
•
•
•
•
•

not overdominate streetscape or roofscape as a result of their scale/illumination;
always be ‘read’ against the backdrop of part of a building;
comprise individual letters or logos with the letters only illuminating (where proposed) in order to reduce excessive
glare;
appear to be designed as part of the building;
relate to the scale and use of the building;
not obscure or detract from any architectural feature; and
not comprise internally illuminated box signs, or have remote lighting of entire boxes.

4. LARGE OUTDOOR DISPLAYS (See Definition)
Such displays may be suitable where located:
•
•
•
•
•
•
•

on a site/building not directly impacting on residential amenity;
within commercial and industrial areas;
around derelict sites;
temporarily, around building sites;
to screen exposed, unsightly sites/buildings;
in areas dominated by traffic (subject to the Council’s Land and Environmental Services’ and Road Safety
requirements); and
to enhance sterile environments such as roundabouts (perhaps incorporating an element of public art).

Displays are unlikely to be supported where:
•
•
•
•
•
•
•

the site lies within the Central Conservation Area;
they would be directly facing or visible in relation to residential property where this would result in an unacceptable
loss of amenity (locations separated from housing by arterial or highly trafficked roads may be considered);
they would be out of keeping with the scale of the buildings or land on which they are displayed;
they would be likely to result in advertising clutter or adversely affect streetscape or building setting;
the rear of a timber hoarding would be visible and not treated to match the framing;
they are located in, or are neighbouring, City Centre public realm areas; and
the display is on a mobile advertising trailer.
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Any illumination should:
•
•
•
•

preferably, be internal;
if external, be no higher than the panel;
be directed downwards to avoid driver distraction; and
have trough lighting, with the trough painted out.

5. SMALLER FORMAT OUTDOOR DISPLAYS (See Definition)
While there may be locations where small format outdoor displays are appropriate, such as in traditional shopping
areas, the following locations are unlikely to be supported:
•
•
•

on the returns of buildings into residential side streets, substantially devoid of advertisements;
opposite or immediately adjacent to ground floor residential properties; and
in the City Centre’s Public Realm areas.

6. FLAGS AND BANNERS
While good quality, well-maintained banners and flags can add colour and interest to a commercial environment, the
permanent display of flags or a banner, in addition to other advertisements on properties, can add clutter. Temporary
banner displays on scaffolding, however, can be useful in hiding the scaffolding itself and unsightly building work for the
limited period of construction, refurbishment, etc.
Temporary banner displays on scaffolding should:
•

•
•
•
•
•

be located within areas covered by development policy principles DEV 3: Industry and Business, DEV 4: Town
Centres, DEV 5: Principal Retail Area (City Centre), DEV 6: Principal Office Area (City Centre), DEV 7:Other
Retail and Commercial and DEV 8: Mixed Development;
only be displayed while construction work requiring the scaffolding is actively on-going, or one year, whichever is
the shorter;
comprehensively screen the scaffolding, and cover the entire elevation of a building;
be located in such a way as to respect the architectural form of the building (an imaginative form of advertising
will be encouraged);
include only one advertising display per elevation; and
not be located on buildings at ground-floor level, or on single-storey properties.

In addition, applicants:
•
•

must also be able to demonstrate that planning permission/building warrant has been granted for the redevelopment/
refurbishment of the building and that a contract has been let for the works to proceed; and
are encouraged to display on the banner a 1:1 image of the completed building, with the advertising space
covering no more than 50% of the elevation.

7. POSTER SITES (See Definition)
These advertisements, which are usually displayed indiscriminately, can rapidly disfigure a streetscene. Consent may be
granted, however, for poster displays that comply with the following standards. These are the minimum requirements
and high design specification is encouraged.
Generally, posters should:
•
•

relate to cultural or entertainment events only; and
be for a temporary period only, at the end of which all posters should be removed, to the satisfaction of the
Council.

Planning permission will only be granted for poster displays within the Principal Retail (shopping) Area in the City
Centre and other shopping areas, where they can be justified to the satisfaction of the Council.
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Around building sites/gap sites, posters should:
•
•
•
•
•
•

be mounted within timber frames fixed to slatted timber screen fence, both painted a dark colour and ideally
within 2 metres of the end of the screen fence;
consist of 4-sheet, 8-sheet and 12-sheet timber frames, with at least 50% of the display area being made up of
four sheet frames;
have a minimum gap of 1 metre between each poster frame;
where framed, be stripped of posters on a monthly basis;
have the frames and screen fence maintained to the satisfaction of the Council; and
not have any unauthorised posters displayed between the framed posters.

Vacant Shops/Commercial Premises:
•
•
•
•

The vinyl/slatted timber backing should cover the entire window display.
The maximum permitted size of frame will be 8-sheet.
No shop open for trading should be used for poster displays.
All posters and timber frames, or other authorised treatment, should be removed before the property re-opens for
business.

The Council will generally support the leisure/entertainment industry in initiatives which reduce unauthorised flyposting
(e.g. poster drums), while maintaining the quality of the City’s environment. The siting of such facilities will take into
account pedestrian and motorist safety.
8. SPONSORSHIP
Sponsorship of publicly owned or maintained pieces of infrastructure may be acceptable, where it does not create an
adverse impact on the amenity of an area.
•
•
•
•
•
•
•
•
•
•

Recognition of the sponsor should be located on the item sponsored.
The sponsorship sign should be discreet in size and location.
The sponsorship sign should only include the name of the sponsor and their logo (other information such as contact
details of the sponsor shall not be displayed).
The logo of Glasgow City Council may be displayed together with the name or the logo of the sponsor.
With the exception of roundabouts, there should only be one sign per sponsored item.
Listed Buildings should not be used for sponsorship unless this relates specifically to the building in question.
Any banner on scaffolding should contain a 1:1 image of the completed building under construction/
refurbishment.
The advertising space on a banner should cover no more than 15% of the elevation within Conservation Areas or
30% elsewhere in the City and the advertising space should not be fragmented.
There should be one advert display per elevation only.
During the Christmas period, banners may carry festive displays, but the advertising element should still not
exceed the percentage specified above.

9. EVENTS SPONSORSHIP
Sponsorship of events will be encouraged by the Council on a selective basis. This includes sponsorship on banners on
buildings as well as ‘Dressing the City’ events. This will indicate the name and/or logo of sponsor with no other advertising
and will cover no more than 15% of the banner. The sponsorship will be located at the bottom of the banner.
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DEFINITIONS
TENEMENT CLOSE - A West of Scotland term for the shared entrance and stairway within a traditional flatted
residential building, with or without commercial units on the ground floor.
HIGH LEVEL SIGNS - Refers to vertical signs on the walls of buildings and signs on the roofs of multi-storey properties,
such as hotels.
LARGE OUTDOOR DISPLAYS - Advertisements, not including banners, which do not generally relate directly to the
land or premises on which they are displayed. Traditionally, these are paper posters on hoardings, either free-standing
or attached to buildings, although modern displays built in metal now include moving prismatic panels or internally
illuminated panels.
POSTER SITES - Sites used by the leisure/entertainment industry for temporary adverts.
PYLON SIGNS - Tall signs generally located at the entrance to retail/leisure parks and petrol filling stations.
SMALLER FORMAT OUTDOOR DISPLAYS - 4-sheet or 6-sheet size panels, either freestanding or attached to streetfurniture or the walls of shops and other commercial premises.
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DG/DES 2 - ALTERATIONS TO SHOPS AND OTHER COMMERCIAL BUILDINGS
This Development Guide should be read in conjunction with policy DES 9: Alterations to Shops and Other Commercial
Buildings (see Part 3 of the Plan). Additional guidance for alterations to commercial buildings, which are listed or are
within a conservation area, is provided in development guide DG/DES 3: Design Guidance for Listed Buildings and
Properties in Conservation Areas.
1. FRONTAGE ALTERATIONS
• Alterations to frontages should always be designed to take account of the age and style of the buildings in which

they are located.
• On older properties (e.g. tenements), the original fascia should be retained or, if it is concealed by a dropped

fascia, this should be removed and the original fascia reinstated. If a sub-fascia is fitted, this should be glazed
(the glazing could be reflective, coloured or etched). Glazing should run from the bottom of the fascia down to
the pavement. A stall-riser may be used.

Opaque
Glass

Suspended Ceiling
raked at Window

Suspended Ceiling
joining transom

Sections through top of Shopfronts

• Lowered ceilings in older buildings can result in an ugly junction on the shopfront, as well as hiding attractive

original features. Where lowered ceilings are proposed, they will only be acceptable where they are set back 1
metre behind the glass, or raked back at an angle.
• In buildings where timber-framed shopfronts are still the established pattern, then timber should be used for the
framing.
• If a unit extends across two adjacent buildings at different levels, then the fascia should be stepped, rather than
carried through at the lower level.
• Extensive use of tiles or render is discouraged.
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2. AWNINGS AND CANOPIES
• Canopies should spring from below the original fascia and not extend across pilasters or residential tenement

close entrances (see Definition). Canopies should not be fitted on shopfronts with dropped fascias.

• Canopies should only be fitted on ground floor level properties.

3. SECURITY FEATURES
• Security over doors and windows should be demountable mesh grilles or externally mounted brick-bond

shutters.
• Solid or perforated shutters may be acceptable where there is evidence of a high level of vandalism or break-ins

affecting the property, or if the stock held is of a particularly high value.
• Roller shutters, where acceptable, should have the shutter boxes fully recessed, flush with the frontage.
• Alarms and fireman’s switches should be mounted on the door return, rather than on the frontage itself.

Shutter Mechanism

9

8

Sections through Shopfronts

4. ACCESS RAMPS
• The base walls of a ramp should match the colour and materials of the wall to which the ramp is attached in

order to minimise the visual impact.
• The access ramp should not narrow a footway to the detriment of pedestrian movement and safety.
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5. CHILLER/AIR-CONDITIONING UNITS (see Definition)
• These should be located out of sight of public view, on rear/side elevations, concealed on a roof, or in back yards.

A suitable location may be adjoining a road/lane, where traffic noise will mask any noise from the unit.
• Within residential buildings, units should be erected on one of the walls of the backcourt, rather than the

building, to minimise noise and vibration nuisance. The units should also be screened from the view of residents.
Only if there is no other alternative site, will a location on the rear wall of the building be acceptable, and then
only if the units are well away from any residential window. (Note: The title deeds of a tenemental property,
or other building, may require that the agreement of other owners be obtained before any structure is fitted
to a wall in common ownership. Any grant of planning permission does not remove this obligation, which is a
separate legal matter).
6. REAR ALTERATIONS
• Commercial premises should not extend into existing backcourts (see Definition), as this would lead to an

unacceptable reduction in the area of the backcourt and a consequent reduction of residential amenity.
• There should be no door access from the commercial unit into the backcourt, as this would allow noise and

commercial bustle into the exclusively residential part of the tenement.
An exception may be made where an applicant can show that the door is required to comply with Fire Regulations, in
which case the door should incorporate a “break glass” device to prevent improper use.
DEFINITIONS
BACKCOURT - The communal private garden of flats (e.g. tenements), typically including bin storage for domestic
waste.
CHILLER/AIR-CONDITIONING UNITS - Boxes fitted externally, for uses such as air conditioning and the chilling of
perishable items in chillers and freezers.
TENEMENT CLOSE - A west of Scotland term for the shared entrance and stairway within a traditional flatted
residential building, with or without commercial units on the ground floor.
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DG/DES 3 - DESIGN GUIDANCE FOR LISTED BUILDINGS AND PROPERTIES IN CONSERVATION
AREAS
This Development Guide should be read in conjunction with policy DES 3: Protecting and Enhancing the City’s Historic
Environment (see Part 3 of the Plan). The Guide covers:
Section A: Works Affecting the Exterior of Buildings
1.

External Walls
•
Stone Repair
•
Render Repair
•
Brickwork Repair
•
Cleaning of Walls
•
Painting of Walls
•
Paint Removal
•
Graffiti Removal

2.

Roofs
•
•
•
•
•
•

Repair of Existing Roof Fabric
Chimneys and Chimney Copes
Gutters and Downpipes
Dormer Windows
Roof Lights
Roof Extensions

3.

Repair and Replacement of Windows
•
Replacement of Windows in Listed Buildings
•
Replacement of Windows in unlisted buildings within Conservation Areas
•
Secondary Glazing
•
Double Glazing

4.

Painting of Wood and Metalwork

5.

Extensions
•
Conservatories
•
Porches
•
Balconies

6.

External Doors
•
Conversion of Windows to Doors

7.

Basement Light Wells

8.

Barrier Free Access

9.

Entrance Steps and External Staircases

10. Retention of Original Features
11. External Fittings
12. Alterations to Shops and Other Commercial Buildings
•
Awnings
•
Security Measures
13. Signs and Advertising
•
Fascia Signs
•
Projecting Signs
•
Outdoor Displays and Flags
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Section B: Alterations to the Interiors of Listed Buildings
•
•
•

Circulation and Access
Arrangement of Rooms
Conversion and Subdivision to Residential Use

Section C: Development in the Curtilage of Listed Buildings and Properties in Conservation Areas
1.

Car Parking and Driveways
•
Front Gardens
•
Rear Gardens/Backcourts
•
Domestic Garages

2.

Ironwork and Boundary Treatments
•
Front Boundaries
•
Rear Boundaries

3.

Patios and Decking

4.

Bin Stores

5.

New Houses in Gardens

Section D: Development Affecting the Setting of Listed Buildings and Properties in Conservation Areas
1.

Development in the Grounds of a Listed Building

2.

Infill Development

3.

Rear Lanes

4.

Footpaths and Carriageways

5.

Telecommunications

Section E: Maintaining Listed Buildings and Properties in Conservation Areas
1.

Routine Maintenance

2.

Maintenance of Vacant Buildings

Section F: Article 4 Directions Affecting Conservation Areas
(A) WORKS AFFECTING THE EXTERIOR OF BUILDINGS
1. EXTERNAL WALLS
Stone Repair
Inappropriate repairs can cause damage to historic fabric. Repairs should be carried out using materials that match
the original in every respect including density and porosity, colour, texture and coursing pattern. Alternative materials,
such as high quality historic repair mortars, should only be used in exceptional circumstances, and after prior agreement
with the Council’s Conservation Officer. Mortar repairs should match the original pointing in every respect including
materials, width and profile.
Render Repair
The application of wet dash harl or render is normally only acceptable where a wall has been originally rendered. Dry
dash will not normally be acceptable. Original stone detailing such as cills, lintels, date stones, skewputts, etc should be
retained and should not be overcoated.
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Brickwork Repair
Where walls are constructed of brick, repairs should be carried out in matching brickwork. Mortar repairs should
match the original pointing in every respect including materials, width and profile.
Cleaning of Walls
Cleaning of the exterior fabric of historic buildings including stone and brick facades will only be permitted where all
of the following criteria can be met:
• It contributes to the unified appearance of the streetscape.
• It is carried out in conjunction with other fabric repairs including stone / brick repairs, pointing, repairs to

guttering etc.
• There is no risk of damage to the historic fabric of the building/structure.
• Cleaning, other than with low pressure water washing, will only occur once in the life of the building.
• A detailed technical and aesthetic analysis is provided, including fabric condition survey, streetscape photographs,

geological analysis of the stone and pre and post cleaning photographic records.
• Trial samples of cleaned areas are submitted for the inspection and written approval of the Council, prior to the

full implementation of the works.
Painting of Walls
The painting of previously painted stonework will only be acceptable in exceptional circumstances. Natural stonework
and brickwork should not be painted.
Paint Removal
Paint removal from previously painted facades will only be permitted where all the following criteria can be met:
• There is no risk of damage to the historic fabric of the building/structure.
• It is carried out in conjunction with other fabric repairs including stone/brick repairs, pointing, repairs to

guttering, etc.
• A detailed technical analysis is provided including fabric condition survey, laboratory analysis of the historic

fabric and pre and post paint removal photographic records.
• Trial samples of paint removal are submitted for the inspection and written approval of the Council prior to the

full implementation of the works.
Graffiti Removal
The removal of graffiti from historic fabric will only be permitted where all the following criteria can be met:
• The risk of damage to the historic fabric has been removed.
• A detailed technical analysis is provided including laboratory analysis of the material of the wall, chemical

composition of the graffiti and assessment of the depth of the staining.
• Trial samples of graffiti removal are submitted for the inspection and written approval of the Council prior to

the full implementation of the works.
2. ROOFS
Repair of Existing Roof Fabric
In Glasgow, the traditional roofing material is Scots slates, although slates from other sources such as from Wales and
Cumbria have also been used. Other traditional materials include pantiles, Rosemary tiles, lead (including lead on flat
roofs) and copper in domes and on the roof of decorative turrets.
• Where traditional materials have been used on the roof, these should always be used when re-roofing/repairs are

undertaken.
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• Planning permission and/or Listed Building Consent will be required where an alteration from the existing

•

•

•
•
•

•

material is proposed. Where roofs are slated, owners will be encouraged to re-use the existing natural slates
where these are of reasonable quality.
Matching new or second hand natural slates should be used on Listed Buildings.
On unlisted buildings in Conservation Areas, matching new natural slates or second hand slates should be
used where roofs are prominent design features or are visible from the road or footpath. Good quality
man-made slates may be used as a substitute for the above, and for less visible elevations, at
the discretion of the Council.
Where roofs of Listed Buildings and unlisted buildings in Conservation Areas were originally slated but
subsequently recovered in another material, any future re-roofing of these buildings should revert back to the
use of slates.
Roofs on Listed Buildings where the original material was not slate, e.g. Rosemary tiles, flat roofs with felt,
lead, roofs with leaded/copper domes and turrets, should be repaired and/or replaced using the original material.
Only in exceptional circumstances where an original material cannot be sourced, will consideration be given to
an alternative material. In the case of flat roofs on unlisted buildings in Conservation Areas, and in unobtrusive
locations, other materials may be acceptable.
The original approved roofing materials should be used on modern buildings.
Lead work should be checked and renewed as required.
Decorative roof features, such as iron finials, ornate ridge tiles, parapet balustrading, bargeboards, skews and
crow-steps should be retained or replaced to match the originals. Replacement of original parapet balustrading
with solid infill should be avoided.
Slate vents should not be used to the front/side/gable elevations of either Listed Buildings or buildings in
Conservation Areas. Where vents are required, they should be located as unobtrusively as possible. Possible
locations are on the eaves (trickle vents) or as concealed roof ridge vents. Planning or Listed Building Consent
will always be required for the insertion of vents.

Chimneys and Chimney Copes
• Where repair works will result in an alteration to the appearance of the chimney or a chimney needs to be rebuilt

or removed, planning permission and/or Listed Building Consent will be required.
• Original chimney heads, chimney stacks and chimney pots should be retained and reinstated. Care is needed

to reproduce the original profile of the cornice and coping, as well as retaining, restoring or reinstating other
original decorative features (e.g. scrolls).
• The removal of a chimneyhead or stack may be acceptable if it can be demonstrated that it is structurally
unsound and is accompanied by proposals for its reinstatement to match the original.
• Repairs should be carried out in materials to match those originally used.
• In exceptional circumstances, consideration may be given to the removal of a redundant chimney, on a rear
elevation with the subsequent gap roofed over with matching roof materials.
Gutters and Downpipes
Wherever possible, original gutters and down pipes on Listed Buildings and buildings within Conservation Areas should
be retained and repaired. Planning permission and/or Listed Building Consent is likely to be required for the addition of
pipes to existing buildings (see policy DES 10: External Fittings to Buildings).
• Where gutters and down pipes are corroded or damaged, replacements should be made of cast-iron to match

•
•
•

•

the original profile and method of fixing. In certain cases, materials such as good quality cast aluminium may
be suitable, provided that the finished works match the appearance of the originals in all respects.
Original decorative hoppers and brackets should be retained or reinstated.
Gutters and downpipes should be painted black or in a colour to match their background material.
Where buildings incorporate parapet, valley or concealed gutters, they should be inspected on a regular basis
to ensure that roof timbers and wallheads are properly protected against water penetration. The position and
design of overflows should be carefully considered.
The addition of downpipes or other non-original branch pipes should not interrupt the visual unity of semidetached or terraced property.

Advice on the use of lead is available from the Lead Sheet Association at www.leadsheetassociation.org.uk
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Dormer Windows
The introduction of new dormer windows will generally be discouraged.
New dormer windows on the front elevation of Listed Buildings, or buildings in Conservation Areas, will only be
acceptable where dormers form part of the original or early design of an area. Where a strong case is made for the
creation of additional rooms within the roof space of a property, the following will apply with respect to the creation of
dormer windows:
• Dormers should be located on the rear elevation and must be positioned below the ridge-line of the roof, even if

the roof has a shallow pitch.
• Dormers should be drawn back as far as is practicable from the eaves.
• Dormers should relate to existing traditionally designed dormers in character, proportion and alignment.
• Dormers should mirror other windows and doors in the property, in character, proportion and alignment and

reflect the character and proportions of the building as a whole.
• The haffits and roof of the dormer should be finished in materials to match the existing roof.
• Where original traditionally designed dormers exist, their repair and/or replacement will be encouraged if the

design and materials match the original. Features such as finials and decorative bargeboards should be retained.
Poorly designed dormers should be replaced by one of a traditional design.
Dormer windows will also have to meet the privacy and overlooking standards set out in policy RES 16: Alterations to
Dwellings and Gardens.
Local Area Policy

Carmunnock Conservation Area: swept dormers emerging from ridge level and dormers constructed across eaves level
may be acceptable, providing they are slated, and the haffits are slated or rendered to match walls.
Roof Lights
• The use of roof lights is the preferred solution in the creation of additional roof space. Where acceptable, these

should be on the rear elevation of a building. New roof lights should not be introduced on the front elevation,
or side elevations visible from a public area, such as a road, lane, a park, allotments or playing fields, of Listed
Buildings or any unlisted building in a Conservation Area.
• New roof lights should replicate traditional roof lights in design, low profile framing and structural glazing
bars, and be coloured to blend in with roof finish and be flush fitted. The number of roof lights proposed will
also be taken into consideration.
• Paintwork should be carried out in a colour agreed with the Council (see A4. Painting of Wood and Metal
Work).
Roof Extensions
Roof extensions (including roof level conservatories and roof gardens) on buildings should not give rise to one or more
of the following issues:
• Where buildings are significantly higher than neighbouring buildings, including those which have been extended

in the past.
• Where a roof extension will harm the architectural integrity, character and setting of a building or the unity of

a building group, or where the existing original roof warrants preservation due to its architectural or historic
interest.
• Where the provision of a roof extension would have an adverse impact on the integrity of the design and
proportions of the building or building group (e.g. terrace).
• Where the building roof or party walls form views from public spaces and the proposed roof extension would
adversely affect those views.
All proposals will require to respect the proportions and architectural form of the building and be smaller in scale so as
not to dominate the existing building, group of buildings or townscape.
Roof terraces will first have to meet the standards set out in policy RES 16: Alterations to Dwellings and Gardens. Roof
terraces will not be supported where they have the potential to detract from the appearance of a building and disrupt the
architectural unity of a group of buildings.
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3. REPAIR AND REPLACEMENT OF WINDOWS
The Council encourages the retention and repair of original windows wherever possible, particularly as traditional sash
and case windows can be overhauled to provide modern standards of comfort and convenience.
Where new windows can be justified, this will generally mean installation to match the original (taking account of any
safety etc requirements). uPVC is not considered a suitable window frame material for Listed Buildings or properties in
Conservation Areas.
Replacement of Windows in Listed Buildings
In the case of any Listed Building, Listed Building Consent and Planning Permission are required for the removal and/or
replacement of an existing window. Repairs to traditional/original windows using the original materials (“like for like”)
do not require either Planning Permission or Listed Building Consent.
Replacement will generally be supported where the:
• Existing windows are of an inappropriate design.
• Existing windows are proven to be incapable of repair (a proposal to remove original windows should be

accompanied by a statement demonstrating that they are beyond repair and justifying replacement).
• Proposed windows match the originals exactly in their design, profile, method of opening and materials.

Replacement should not be considered where:
• The existing windows contribute positively to the character and appearance of the building.
• It cannot be proven to the satisfaction of the Council that the existing windows are beyond repair.
• The proposed windows do not match the originals exactly in their design, profile, use of materials and method

of opening.
Replacement of Windows in Unlisted Buildings within Conservation Areas
Planning permission is required for the removal and replacement of an existing window on an unlisted building within
a Conservation Area.
Replacement will generally be supported where:
• Existing windows are of an inappropriate design.
• Existing windows are proven to be incapable of repair (a proposal to remove original windows should be

accompanied by a statement demonstrating that they are beyond repair and justifying replacement).
• Any proposed windows, visible from a public area, such as a road, a park, allotments or playing fields, match

the originals exactly in their design, profile, method of opening and materials. This would include details such
as glazing bars and horns and the re-use of any stained/leaded/etched glass in the existing windows.
• Proposed windows on rear or side elevations, not visible from a public area, match the original proportions, but
may have a different material and/or method of opening.
Replacement should not be considered where:
• The existing windows contribute positively to the character and appearance of the building.
• It cannot be proven to the satisfaction of the Council that the existing windows are beyond repair.
• Any proposed windows, visible from a public area, such as a road, a park, allotments or playing fields, do not

match the originals exactly in their design, profile, method of opening and materials.
• The proposed windows on rear or side elevations, not visible from a public area, do not match the original

proportions.
Secondary Glazing
Secondary glazing may also be an option for Listed Buildings and unlisted buildings in Conservation Areas. This involves
the provision of an independent internal window in addition to the existing (or renewed) traditional sash and case
window. If used, the meeting rails and frames of secondary windows should be as small in section as possible to allow
them to be disguised behind existing rails. The installation of secondary glazing should avoid damage to original window
shutters.
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Double Glazing
Timber framed windows fitted with double glazed units may be considered acceptable in listed buildings where existing
windows of an inappropriate design are replaced by windows which match the originals exactly in their design, profile,
method of opening and materials.
Timber framed windows fitted with double glazed units will normally be considered acceptable in unlisted buildings
within Conservation Areas.
Further information on window replacement, repair, and maintenance can be obtained from Historic Scotland’s booklets
" Sash and Case Windows" and "Maintaining Your Home" from the series A Short Guide for Homeowners and from the
Inform series of guides “Maintaining Sash and Case Windows”, available at http://www.historic-scotland.gov.uk.
4. PAINTING OF WOOD AND METAL WORK
Buildings such as tenements, terraces and semi-detached villas were originally designed as single entities, consisting of
two or more individual dwellings. It is important to maintain the architectural unity of these buildings by adopting a coordinated colour scheme for the entire property. Flats in a tenement, houses in a terrace, both halves of a semi-detached
property and flats in subdivided buildings should paint their windows, rainwater goods and bargeboards the same colour.
Doors may be painted in a colour of the owners’ choice.
In the absence of a co-ordinated colour scheme, or where a dominant colour scheme is not evident, a dark colour such
as brown or black is preferable on wood and metalwork on red sandstone properties with white also acceptable on wood
and metalwork on yellow sandstone buildings.
5. EXTENSIONS
All extensions will, firstly, have to meet the standards set out in policy RES 16: Alterations to Dwellings and Gardens.
In order to safeguard the quality of Listed Buildings and properties in Conservation Areas, the detailed guidance set out
below will apply to all buildings in residential, commercial and other uses.
• Extensions should be located to the rear or side of the property. Extensions should not protrude beyond the front

elevation of the existing building. The setting back of extensions will be encouraged.
• Any extensions to a Listed Building, or its ancillary buildings and properties within Conservation Areas should

be subsidiary in scale, sympathetic in design, reflect the character of the Listed Building and/or Conservation
Area and not dominate the original property. Within this context, high quality innovative modern design will be
encouraged.
• Extensions should be restricted to a height not greater than that of the existing building and materials should
harmonise with those of the existing property in terms of their colour, texture and scale.
• Windows in extensions should match those of the existing property and roofs should be ridged or mono-pitched.
Flat roofs should be avoided.
• Extensions should preserve or enhance the established plot pattern and all other key characteristics of the
conservation area or site.
Conservatories
Existing Victorian or Edwardian greenhouses/conservatories are important original features and should be retained and
repaired. Most of these structures were built in timber and cast iron with base walls in stone or brick and, although many
modern conservatories aim to achieve a Victorian style, the slim moulded frames and glazing bars are almost impossible
to replicate with modern materials such as uPVC.
Proposals for conservatories on Listed Buildings should meet the following:
• The conservatory should respect the period and scale of the property. It should be located on an elevation well

screened from public view such as from a road, a park, allotments or playing fields, and should be constructed
in traditional materials with woodwork painted, rather than stained. Base walls should be finished to match the
materials of the wall to which they are attached. UPVc as a framing material is unlikely to be acceptable.

282

DG/DES 3
Proposals for conservatories on unlisted buildings within conservation areas should meet the following:
• The conservatory should respect the period and scale of the property. It should be located on an elevation well

screened from general public view such as from a road, a park, allotments or playing fields, and should be
constructed in traditional materials with woodwork painted, rather than stained. Base walls should be finished
to match the materials of the wall to which they are attached. Only if the conservatory is located on an elevation
that is completely screened from public view by structures, shrubbery or other boundary treatment, may the use
of uPVC as a framing material be allowed.
Porches
• Existing Victorian/Edwardian porches should not be infilled.
• A new porch may be acceptable, where it would not detract from the design of the original building or the

character of the street. Design and materials should respect the character of the existing building and the roof
must either be ridged or mono-pitched.
• Porches should be painted to match the colour scheme of the dwelling.
Balconies
• Balconies are, generally, not encouraged. Where they do form part of a proposal they should not detract from

the appearance of a building or disrupt the architectural unity of a group of buildings. Nor should they impact
on residential amenity, by overlooking.
6. EXTERNAL DOORS
Original external doors, including traditional panelled storm and front entrance doors, glazed vestibule doors, close and
rear entrance doors contribute to the character of the City's Listed Buildings and Conservation Areas. The installation of
new close and rear entrance doors will require planning permission and/or Listed Building Consent. Proposals affecting
exterior doors should meet the following:
• Original storm and front entrance doors should be retained, wherever possible. Replacements should match

•
•
•

•

•

the original pattern and be constructed of timber. Flush panelled doors will not be acceptable. Traditional
ironmongery, glazed sidelights and fanlights should be reinstated with original astragal pattern.
The upper panels of the proposed doors comprise glazed panels, which mimic the design and proportions of
existing original windows, as far as is practicable.
Any original features, including decorative glazing, should be retained and incorporated into the new doors.
New close doors should be constructed of timber and panelled to match storm doors of main door flats or,
alternatively, constructed of timber and glass. A fanlight should be provided and all ironmongery should be
of traditional design. Alternatively, there may be situations where a wrought iron gate may be installed and
this should be painted black. Only one close door/wrought iron gate design should be used in a single tenement
block.
The installation of new close doors, cabling or entry systems should be sympathetically carried out so as to
minimise disturbance of original close tiles. Where a door entry system is to be installed, the buzzer panel should
be recessed flush with the stonework.
Original rear entrance doors should be retained and repaired to match existing, wherever possible. If a replacement
is required, the door should be of a similar design and materials to the original and should incorporate all
ancillary original features including glazed fanlights and glazed side-screens, where appropriate.

The formation of new structural openings to provide additional doors to a property is not encouraged. The title deeds of
a property may require that the agreement of other owners be obtained before a new door can be installed. Any grant
of planning permission does not remove this obligation, which is a separate legal matter.
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Conversion of Windows to Doors
All proposals for a new door from a flat to a communal backcourt/garden will firstly have to meet the standards set out
in policy RES 16.
Owners sometimes wish to form an exterior access to the rear garden of their property by converting existing windows
to doors, often in the style of french doors. Such an alteration may, in some cases, be a prominent feature and is likely
only to be acceptable where:
• The proposed alteration does not impact on the architectural integrity of the building or unity of a building
•
•
•
•

group.
The proposed doors replicate the design of the existing windows, as far as is practicable.
The topmost point of the lower panels of the doors align with the existing window cill height.
The lower panels comprise traditionally detailed solid timber fielded panels.
The proposed doors are no wider than the existing window.

7. BASEMENT LIGHT WELLS
Development should not:
• result in the loss of a basement light-well;
• involve the partial enclosure of a basement light-well; and
• involve the loss of any original features within a basement light-well.

Proposals for developing basement areas should meet the following:
• Original door and window patterns should be preserved without increasing either the size or number of

openings.
• Entrance doors to basement flats or businesses should be discreetly located beneath the flying stair (the intention

being to maintain the appearance of the basement’s subsidiary role in relation to the rest of the building).
8. BARRIER FREE ACCESS
Under the 1995 Disability Discrimination Act, developers are required to consider incorporating barrier free access.
Where alterations to provide access for disabled persons to buildings of historic or architectural importance are proposed,
consideration must be given to the mitigation of any likely adverse impacts on the building.
Proposals for barrier free access should comply with the following:
• Any access provisions will require to respect and preserve the historic environment.
• Where alterations to a principal entrance to a building would be detrimental to the special architectural or

historic interest of the building, alternative access arrangements should be considered.
• A high standard of design and sensitive choice of materials, finishes and colours will be required in all cases.
• Applications for planning permission and Listed Building Consent should be accompanied by an Access Audit

which makes an assessment of the access barriers outside and inside the building, together with proposals on
how these barriers can be overcome without detriment to the historic building (see policy RES 4: Barrier Free
Homes and refer also to the register of Access Consultants at www.nrac.org.uk).
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9. ENTRANCE STEPS AND EXTERNAL STAIRCASES
Owners sometimes wish to form an external access to the garden of their property from the first, or second floor, via
an external staircase. This is a prominent feature, and together with the resultant change to the original proportion of
a window, could detract from the visual amenity and historic character of a property and the surrounding area. Such
development, therefore, will generally not be supported, particularly where it involves a Listed Building or property
within a Conservation Area. Any proposals for a new access from a flat to a communal backcourt/garden will firstly be
assessed against the standards set out in policy RES 16.
Applications to repair existing steps should comply with the following:
• Where they are worn or damaged, replacements or patching should be undertaken in natural stone to match the

original stone, as closely as possible including the original profile. It may be possible to turn the existing stone
step to reveal an unworn surface which would negate the need for repairs.
• Repairs may be acceptable using a plain material such as a tinted material. Tiles or terrazzo finishes are not
suitable.
• Cast iron hand rails should be retained and repaired and should not be replaced by masonry walls. Any new
railings should match the originals in terms of decorative style and proportions. Obsolete fire escapes should be
removed and repairs carried out to the building as required.
10. RETENTION OF ORIGINAL FEATURES
Original exterior features including wrought iron balconies, statuary, urns, gargoyles, flying buttresses, clock towers, etc
contribute to the character of the City’s Listed Buildings and Conservation Areas. All original exterior features should
be retained in situ and repaired as required to match existing original design and materials.
11. EXTERNAL FITTINGS
All proposals for an external fitting to a building will firstly have to meet the standards set out in policy DES 10:
External Fittings to Buildings.
As a general rule, modern exterior apparatus including, gas and water pipes, gas and electricity meter boxes, balance
flues, gas ventilation grilles, satellite dishes, solar panels, wind turbines, burglar alarms, security lights and cameras, air
conditioning and ventilation plant, should not be located in such a manner or position that they would harm the character
of a Listed Building or affect the visual amenity of the Conservation Area.
Proposals for external fittings should comply with the following.
• Fittings should be sited to minimise their visual impact and to minimise any harm they may have on the

character and appearance, and setting, of a Listed Building or Conservation Area.
• Fittings should not be seen from public view at street level.
• Fittings should not be affixed to the front elevation of a Listed Building or unlisted building in a Conservation

Area.
• Where fittings are acceptable, they should be painted out or be manufactured in a colour to match the background

to which they are attached and be fixed into mortar joints, as far as possible, to prevent damage to masonry or
brickwork.
12. ALTERATIONS TO SHOPS AND OTHER COMMERCIAL BUILDINGS
All proposals for external alterations to commercial premises will have to meet the standards set out in policy DES 9:
Alterations to Shops and Other Commercial Buildings and development guide DG/DES 2: Alterations to Shops and other
Commercial Buildings.
Original, traditional frontages to shops and other commercial premises contribute to the character of the City’s Listed
Buildings and Conservation Areas. Single frontages are often part of a larger building or street block of unified frontages
which are visually important to the street setting, particularly when part of a Listed Building or within a Conservation
Area.
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Proposals for alterations and replacements should comply with the following:
• Original shop and other commercial frontages in Listed Buildings and Conservation Areas should be repaired

and restored, wherever possible.
• Replacement frontages, where required, should take into account the original architectural style, traditional

materials and other design features of the building of which they are a part and the area where they are located,
referring where available to archive records or original details, where discernible from downtakings.
• The original details and proportions of the frontage should be reinstated including depth and position of the
fascia, stall riser, window panels and doorways (including integral fanlights, where appropriate).
• If a commercial unit extends across two adjacent buildings at different levels, then the fascia should be stepped
rather than carried through at the lower level.
• Lowered ceilings should not:
- conceal an existing original decorative cornice from view;
- be visible, to the public, at street level; or
- include a fascia deepened to conceal a lowered ceiling or structural support.
Awnings
• Property should have an original historic frontage with provision for a traditional retractable awning with a

fully recessed housing springing directly from below the original fascia. Traditional materials such as canvas is
preferable to modern materials such as UPVc.
• On Listed Buildings, a historical justification for the awning should be provided (any subsequent fitting should
be as set out above).
Security Measures
• Preference will be given to laminated glass or internally mounted open bond shutters as opposed to solid security

shutters.
• On Listed Buildings, demountable mesh grilles or internally-mounted brick-bond shutters should be used (an

exception may be made for the security of recessed entrances or in circumstances where high value goods are
being sold).
• On unlisted buildings within Conservation Areas, demountable mesh grilles, internally-mounted brick-bond
shutters or externally-mounted open-bond shutters may be acceptable, depending on local circumstances.
13. SIGNS AND ADVERTISING
All proposals to display advertisements will have to meet the standards set out in policy DES 8: Signs and Advertising
and development guide DG/DES 1: Signs and Advertising.
The display of badly designed or poorly situated signage and advertising on Listed Buildings and in Conservation Areas
can adversely affect historic character and visual amenity. Clutter and over-sized adverts will not be supported.
• Signs and adverts should not obscure or dominate the architectural details of the building by virtue of size and

number.
• The graphic style of the lettering and logos for signs and advertisements should relate to the architectural style

and character of the building and area within which they are located.
• Corporate logos and house styles which do not suit the individual building or streetscape will be resisted unless

they can be sensitively adapted.
• Any surviving original signage relating for instance, to an historic previous use of the building shall be preserved

in-situ whenever possible.
Fascia Signs
• Hand painted or non-illuminated lettering is preferred for fascia signs.
• Lettering or logos should be no greater than 2/3rds the depth of any original fascia.
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Projecting Signs
• Any illuminated box signs and spotlights should be successfully related to the design and detailing of the

building.
Outdoor Displays and Flags (see Definitions)
• Permanent displays within Conservation Areas, or prominent sites immediately adjoining Conservation Areas,

should not directly affect the amenity of those areas.
• Displays on Listed Buildings should not affect their character or appearance, or affect the setting of a Listed

Building.
• Advertising flags should not be located in the Central Conservation Area, unless there were flagpoles originally

on the building, and they do not affect the building’s character and identity.
(B) ALTERATIONS TO THE INTERIORS OF LISTED BUILDINGS
Glasgow contains a large number of fine period interiors, many of which have been subjected to a number of unsympathetic
alterations over their lifetime. While many rooms and other areas within buildings have survived intact, it is essential
that any proposed new interventions preserve and enhance the most significant interior spaces and detailing including,
principal apartments, main corridors, entrance areas and stairwells, and decorative plasterwork (cornicing, ceiling
roses and any other features), marbled fireplaces, panelled doors (integral architraves and cornices), vestibule doors,
timber and stone stairs, handrails, balusters, newel posts, stairwell and room skylights, lantern lights, room and window
panelling, close tiles, mosaic floors, and stained or etched glass. Any subdivision of principal rooms and spaces should
not result in very fine interiors being lost as a result of development.
As a result of changing circumstances, the uses for which some Listed Buildings were designed are now obsolete.
In consequence, conversion schemes which preserve and enhance the features which preserve the essential historic
character of the building may be acceptable providing they are consistent with the following:
Circulation and Access
• Existing access arrangements between basements and upper floors should be preserved or re-established.
• The preservation or reinstatement of circulation spaces including corridors, interior halls and landings and

all associated original detailing is encouraged, with any proposed alterations to be submitted in detail for
assessment.
• Original doors, including associated hoods and architraves, should be preserved or reinstated, wherever possible.
Where doors within an original principal circulation space are proposed to be infilled, the original doors should
be retained in-situ as mock doors with original detailing retained to communal areas.
Arrangement of Rooms
• Original front and rear rooms, and other principal spaces, should be left intact or reinstated, if previously

•

•
•
•

subdivided. There can be exceptions to this at basement and attic levels, or within original utilitarian spaces
such as cupboards and service areas such as plant rooms, where there is little or no significant historical and
architectural detailing. Exceptionally, sub-division of rear rooms may be permitted.
Sub-division of rear rooms may be acceptable providing the front and rear rooms were not designed as a suite.
A new partition erected in a rear room should incorporate original detailing including skirtings, cornices and all
other detailing to match that within the existing room. Subdivision of a principle rear room that greatly reduces
its scale may not be acceptable.
Linkages/openings between principal rooms and spaces may be permitted where the proportion and design of the
proposed opening is deemed to be appropriate.
Original L-shaped rooms at first floor level in residential properties should be preserved or reinstated.
Original decorative ceilings should be preserved or reinstated, wherever possible.
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Conversion and Subdivision to Residential Use
All proposals to convert or subdivide property for residential use will have to meet the standards set out in policy RES
5: Conversion and Subdivision to Residential Use.
In dealing with proposals affecting Listed Buildings, the need to safeguard the architectural character and integrity of
the building imposes special considerations.
Therefore, proposals should:
• offer good quality accommodation while preserving historic character;
• have kitchens and bathrooms situated towards the rear of the building so that pipes or ducts do not disfigure the
front elevation or the interior; ensure that any necessary venting is either to a roof valley or to an inconspicuous
location to the rear of the building and painted out (no vents should be fitted into glazed areas);
• have entry phone systems fitted in the door reveal, rather than on the face of the building; and
• provide television services by a communal satellite dish or aerial, located out of sight from the street.
Developers should discuss the proposal (including compliance with the Building Regulations in full) with the Council
where the integrity of the Listed Building is at risk.
(C) DEVELOPMENT IN THE CURTILAGE OF LISTED BUILDINGS AND PROPERTIES IN CONSERVATION
AREAS
The extent of the curtilage (see Definition) in individual cases will be based on an assessment of the physical layout,
pattern of ownership and the past or present use and function of the building.
Buildings such as coach-houses, dovecots, mews/stable blocks, walled gardens, lodges, boundary walls, garden ornaments
and gates, therefore, are all considered to be part of the main Listed Building and are treated as part of the Listed
Building, even if they are not individually listed. Any structure erected before 1st July 1948 within such a curtilage
should be treated as part of the Listed Building. The main test in determining what is included within any listing will be
what buildings and associated features existed within the curtilage at the date of statutory listing.
• The breaching, realigning or lowering of walls and widening of gates to improve sight lines and access (and

•
•
•
•

any other demolition works associated with the development) will require to be the subject of Listed Building
Consent, if the structures affected were built before 1st July 1948.
The principal elevations of the main subject of listing should not be crowded or obscured by new development
that may compromise amenity.
Significant views of the Listed Building and the historical context of its position in the landscape/grounds or
surrounding urban context should not be compromised.
Where there are pre-1948 ancillary buildings within a curtilage that are in ruinous condition, owners will be
encouraged to consider sympathetic conversion rather than demolition followed by new development.
For Listed Buildings, all new development within the curtilage should relate to the main building in terms of
materials and design and, in the grounds, it is important not to lose the historical relationship between the main
property and any ancillary buildings.

1. CAR PARKING AND DRIVEWAYS
All proposals to form parking areas or garages in a garden will firstly have to meet the standards set out in policy RES 16.
Within gardens, a high standard of design will be expected to integrate car parking with usable garden space. Particular
attention should be paid to boundary walls, gates, railings, surface treatment and any additional landscaping that is
required to integrate car parking with the character of the area. Where it is proposed to return commercial properties
to residential use, the return of former car parking areas to garden ground will be encouraged.
• Gravel/chips and paving slabs should be used within gardens as a surface treatment for car parking and driveways.

Alternatively, good quality simulated setts or granite setts may be acceptable. The extensive wall-to-wall use of
brick paviors should be avoided, but their limited use may be acceptable providing the character of the garden
area is retained. Bituminous surfacing and concrete monoblocking should not be used.
• No trees that are important to the amenity of the area should be removed, or adversely affected by the provision
of parking spaces.
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Front Gardens
• Parking areas should not be formed within the front garden of a Listed Building or a dwelling within a

Conservation Area, as this can detract from the visual amenity of the gardens and the surrounding area. It may
also have an adverse impact on mature trees.
• Extensions to existing parking areas will be assessed on an individual basis.
Rear Gardens/Backcourts
Parking proposals, as part of a proposed subdivision for residential use, should comply with the requirements set out in
policy TRANS 4: Vehicle Parking Standards.
Proposals from existing home owners to form parking areas should meet the following:
• The formation of a parking area in a rear garden/backcourt area should retain its main use as garden ground.
Generally, no more than 34% of the garden area should be used for parking.
• Where a parking area is to be provided, it should occupy that part of the back garden/backcourt area not
required for domestic use (normally adjoining the back lane).
• Original boundary walls should be retained, wherever possible, and timber or iron gates installed over the
vehicular access point.
• The parking area should be surfaced with brick paviors, concrete blocks or setts, creating a patio effect.
Domestic Garages
• Garage design should incorporate a ridged or mono-pitched roof, and walls in a material sympathetic to the

main property. Alternatively, a good quality timber garage with ridged felt roof may be acceptable dependent on
prevailing architecture within the area. Paintwork should match the colour scheme of the dwelling.
• Garages should be located to the rear of the property or where least open to public view.
• Garages should be subsidiary in scale and sympathetic in design, and should reflect the character of the Listed
Building and/or Conservation Area.
2. IRONWORK AND BOUNDARY TREATMENTS
• Original cast ironwork, such as boundary and staircase railings, gates and lamp standards should be retained

and the reinstatement of railings, particularly along terrace frontages, is encouraged. New railings and gates
should match original railings and gates where they survive, particularly in terms of height, spacing of uprights
and pattern.
• Ironwork should be repainted regularly to prevent deterioration. While ironwork will normally be painted black
there may be instances where an alternative colour would be appropriate.
• Timber panel fences, or similar, should not be used to form front, rear or mutual boundaries.
Front Boundaries
• Boundary walls to front gardens should be repaired/reinstated in the original material. Original stone walls and

gatepiers should be retained and should not be painted. Details of original ironwork found in Conservation Areas
can be obtained from the Council.
• If all the original railings have been removed from the frontages of terraces or tenements, new railings may be
acceptable, provided that they are uniformly designed and reflect the character of the building. Where original
railings have been removed, a neatly clipped hedge would be a suitable alternative boundary treatment for the
front garden area.
Rear Boundaries
• To the rear of tenements and terraces, original stone or brick boundary walls and dividing walls between

properties should be repaired using salvaged/recycled materials to match the original.
• If this is not practicable, the materials used for reconstructing walls and bin shelters should match either the

original wall or the surrounding buildings, for example, brick, sandstone, reconstituted stone or harling.
• Railings and gates (iron work or timber) may also be used as part of the boundary treatment and should normally

be painted a dark colour. Privacy to the back garden area may be increased by planting inside the railings or
boundary walls.
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3. PATIOS AND DECKING
Gardens with flowers, trees and shrubs are an important part of a Conservation Area’s character and their retention is
encouraged. Patios or hard surfacing may be acceptable but only where it can be shown that the character of the original
garden will not be eroded, or dominated by their introduction.
• Stone, in the form of flagstones, cobbles/granite setts or gravel should be used to form hard surfacings, wherever

possible.
• Alternatively, other high quality materials may be acceptable to form hard surfacing, dependent on their visual

impact on the setting.
• Timber decking (including steps and barriers) located on, or near ground level, should, where acceptable, be to

a simple design, using good quality materials and not visually intrusive or detract from the appearance of the
property.
• Elevated timber decking should be avoided.
4. BIN STORES
All proposals to build new bin stores will firstly have to meet the standards set out in policy DES 12: Provision of Waste
and Recycling Space.
• Bin stores should be integrated into rear boundary walls, wherever possible, and their presence should not be

emphasised by the use of different cladding materials, for example, precast concrete.
5. NEW HOUSES IN GARDENS
All proposals to build a new house in a garden, including a mews house fronting a lane, will firstly have to meet the
standards set out in policy RES 6: Residential Development in Lanes and Gardens.
Many of the Conservation Areas have a spacious, leafy character with houses sitting in generous plots. The subdivision
of a garden will often result in housing plots much smaller than those in the surrounding area. This over-intensive
development of plots is likely to detract from the visual appearance of the Conservation Area.
• Development in side and rear gardens is only likely to be granted where the houses resulting from the splitting

of the feu will have gardens in scale with the established pattern in the area.
(D) DEVELOPMENT AFFECTING THE SETTING OF LISTED BUILDINGS AND PROPERTIES IN CONSERVATION
AREAS
The setting of a Listed Building is often an essential part of the building’s character, especially if a garden or grounds
have been laid out to complement its design or function. The economic viability and the contribution that the character
of Listed Buildings make to the townscape can also be adversely affected if they become isolated from their traditional
surroundings by new roads, car parks or other development.
In the Glasgow context, where a large number of Listed Buildings are located in urban situations, the setting of one
building may be considered to encompass a number of other properties. The setting of an individual Listed Building may
often owe its character and distinctiveness to the harmony produced by a particular grouping of buildings (where the
merit of each building is enhanced by association with others in the group), not necessarily all of great individual merit
and to the quality of the spaces created between them.
Where a Listed Building forms an important visual element in a street, any development within that street should be
considered as being in the setting of the building.
The desirability of preserving and enhancing the setting of existing Listed Buildings and the character of the Conservation
Area will always be primary considerations when considering new development. This includes how new development may
affect townscape and streetscape.
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1. DEVELOPMENT IN THE GROUNDS OF A LISTED BUILDING
The curtilage, or feu, of a building will normally form part of the setting but, it is also important to consider land
immediately adjacent to, or visible from, the Listed Building.
• No building of similar or greater bulk should be erected close to the main subject of listing.
• The principal elevations of the Listed Building should remain visible from all significant viewpoints.
• The siting, design, scale, form, density and materials of new development should be sympathetic to the main

item of listing and its ancillary development.
• New development should not restrict or obstruct views of, or from, the Listed Building(s) or rise above and behind

the building so that its silhouette can no longer be seen against the sky from the more familiar viewpoints.
Development within the grounds of a Listed Building should demonstrate, by a thorough analysis, that the proposal would
not be detrimental to the building’s architectural or historic character, or that of the Conservation Area, if relevant.
Developments should, therefore, address the following matters in their Design and Access Statement (see policy DES
1: Development Design Principles):
• The physical characteristics of the Listed Building, the material and condition of its fabric, its surroundings,

spaces, its relationship with other buildings, etc.
• The historic, architectural and landscape importance of the grounds/location and the potential for conversion of

the Listed Building, if relevant.
• The context of the site in relation to the type of use.
• Where relevant, an analysis of the landscape setting of the building (planting which informs part of the original

landscape setting of the building should be retained to protect the amenity of the main subject of listing).
2. INFILL DEVELOPMENT
The character of Glasgow’s Conservation Areas consists of a variety of elements including a rich mix or architectural
styles, dense groupings of buildings such as terraces and tenemental buildings, distinctive street patterns interspersed
with landmark buildings and historic landscape features.
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:
• respect the established building lines of the street;
• ensure that the scale and massing matches the existing adjacent properties, with ridge and eaves height matching,

wherever possible, and with floor and ceiling levels lining through; and
• 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).
Local Area Policies

West Pollokshields Conservation Area: 2-storey single or semi-detached house types will be encouraged in order to
ensure that any infill development reflects closely the building line of nearby structures, the height relative to adjoining
buildings, the building footprint of adjoining buildings and the massing of the proposed structure relative to the feu
boundaries and adjoining buildings. The use of natural stone for the front and side elevations and natural slate on
all roofs is encouraged, particularly where the proposed development is visually prominent from main roads or other
vantage points and where listed buildings adjoin the proposed development site.
Carmunnock Conservation Area: New buildings should be of two storeys, or the height of adjacent buildings whichever

is the lower.

Dumbreck Conservation Area: Any new building should be a height of 3-storeys, or the height of adjacent buildings,

whichever is the lower.
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3. REAR LANES
• Original setts should be retained, or re-laid where necessary.
• Second hand setts or simulated setts are preferable if complete resurfacing is required. Continuous bituminous

surfacing will not normally be acceptable although in some cases, a combination of materials may be acceptable,
i.e. to emphasise rain channels or gutters.
• Where agreement can be reached by all residents, it may be possible to install security gates at each end of the
back lane to ensure ‘residents only’ access. Installation of security gates would require planning permission and
may require a Stopping Up Order.
• Mews buildings should be retained and re-used wherever possible (see policy RES 6: Residential Development
in Lanes and Gardens).
4. FOOTPATHS AND CARRIAGEWAYS
• Repairs should be carried out to match traditional materials, where they still exist. Bituminous patching is not

acceptable.
• Where complete resurfacing is required, high quality materials should be used, e.g. Caithness/stone flags/granite

setts or, alternatively, high quality textured pre-cast concrete blocks of similar colour and scale. Continuous
bituminous surfacing is not acceptable. Original kerbs should be retained, wherever possible.
5. TELECOMMUNICATIONS
The location of telecommunications apparatus should not be detrimental to the character or setting of a Listed Building
or to the visual amenity of a Conservation Area.
• On Listed Buildings, apparatus should be located in a manner which fully respects the architectural detailing of

the properties and should preferably be disguised or concealed from public view.
• When antennas are proposed for a rooftop, where there is no possibility of their being concealed from view, they

should be disguised within fake ‘flagpoles’ or other building features.
• Planning permission is unlikely to be granted:
if rooftop apparatus would be seen against, and detract from, historic and architecturally renowned
-

skylines; or
for a pavement monopole in streets with decorative, custom designed lighting columns.

(E) MAINTAINING LISTED BUILDINGS AND PROPERTIES IN CONSERVATION AREAS
Building maintenance is the responsibility of its owner. Local Authorities have a statutory obligation to ensure that
Listed Buildings and buildings in Conservation Areas are maintained to a reasonable level. Where such buildings fall
into a state of disrepair, the Authority has statutory powers under the terms of the Planning Acts to take action to effect
necessary repairs.
1. ROUTINE MAINTENANCE
The adoption of a planned approach to routine maintenance incorporating regular inspection is strongly recommended.
The following advice is applicable to all building types, whether new or old.
Generally, if the exterior of a building is maintained in a sound condition (the building envelope), then apart from
damage caused through wear and tear, the interior of the property will remain in sound condition. Failure to identify
problems at an early stage can lead to major faults and damage which may be expensive to repair. An inspection regime
should cover the following four main areas:
•
•
•
•

roof coverings/structure;
rainwater disposal system (guttering/down pipes);
external walls/coverings; and
external joinery/ironwork.

292

DG/DES 3
Advice can be found by contacting a number of organisations, e.g.:
www.historic-scotland.gov.uk (Historic Scotland, Tel. 0131-668-8600)
www.ihbc.org.uk (Institute of Historic Building Conservation, Tel. 01747-871717)
www.rics.org.uk (Royal Institution of Chartered Surveyors in Scotland, Tel. 0131 225 7078)
Routine maintenance, such as clearing out gutters and down pipes, repainting timber window frames and repainting
ironwork does not require consent from the Council. Repairs to traditional window frames, guttering, down pipes and
roof coverings carried out on a ‘like for like’ basis (using the original material in the repair), will also usually not
require formal consent. For the avoidance of doubt, owners are advised to contact the Council for guidance on the
requirement for Listed Building Consent/planning permission in relation to items of routine maintenance to the exterior
of Listed Buildings and buildings in Conservation Areas (Development and Regeneration Services, Heritage and Design
Section).
2. MAINTENANCE OF VACANT BUILDINGS
It is essential to ensure that where a building is likely to be vacated and left unoccupied for a period of time that regular
inspections and routine maintenance are continued. Protective works to properly secure the building (allowing for
reasonable ventilation) and avoidance of water ingress and flooding from blocked gutters, gullies and drains are also
essential requirements.
Carrying out a survey to identify if there is rot present and to establish the structural condition of a building may also
be essential. Eradication of rot, if found, should be undertaken early.
All services should be isolated. Pipe work, cisterns and taps should be drained down. Gas and electrical services should
be terminated outside the building to minimise the risk of fire. Notification of vacancy should be given to the building’s
insurers, the Local Authority and Strathclyde Police.
Sufficient details should be recorded to allow the building to be taken into effective management during its period of
vacancy. Where there are valuable fixtures and fittings in a building, a proper record (security marking/photographic
record) should be made of architectural items of interest such as:
•
•
•
•
•

traditional doors;
fireplaces;
chimney pieces;
balustrades; and
panelling, etc.

Where there is concern that security measures will not be satisfactory to prevent loss of architectural fittings, owners
are advised to contact the Planning Authority as a matter of urgency for advice.
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(F) ARTICLE 4 DIRECTIONS AFFECTING CONSERVATION AREAS
Conservation Areas are also subject to the provisions of Article 4 Directions, granted by the Scottish Ministers. Article
4 Directions bring certain works that do not normally require planning permission under the control of the Council.
The Article 4 Directions currently in force in the Conservation Areas, and a description of the works under control, are
listed below (Article 4 Directions will be reviewed as part of the programme of Conservation Area Appraisals).

Conservation Area

Article 4 Direction

Carmunnock

Classes 1, 3 and 7 (applies within 1986 boundary only)*

Central

Classes 7(1), 9(1), 14(1), 15, 27(1), 28(1), 30, 31, 32,
38(1) (a), (b), (c) and (d)
39(1) (a), (b), (c), (d), (e) and (f)
40(1) (a), (b), (c), (d), (e) and (f)
41(1) (a), (b), (c), (d) and (e)
43(1) (a) and 67(1) (a), (b), (c) and (d)*
(applies to all of Central Conservation Area plus Sauchiehall Street, St Enoch Centre and associated sites
east of Stockwell Street and Broomielaw Quay West of Washington Street)

Crosshill

Classes 1, 3, 7 and 27

Dennistoun

Classes 1, 3, 7 and 27 (applies within the 1975 boundary only)*

Dumbreck

Classes 1, 3 and 7

East Pollokshields

Class 7

Glasgow West

Classes 1, 3, 7 and 27

Govan

None apply

Hazlewood

Classes 1, 3 and 7

Millbrae

Classes 1, 3, 7 and 27 (applies within the 1988 boundary only)*

Newlands

Classes 1, 3 and 7

Park

Classes 7 and 27

Parkhead Cross

None apply

Pollok Park

Classes 1, 3, 7, 16, 17, 18, 20, 22, 27, 30, 31, 34, 38, 39, 40, 41, 43, 53, 55 and 67*

St Vincent Crescent

Classes 7 and 27 (applies within the 1992 boundary only)*

Scotstoun

None apply

Snuff Mill

Classes 1, 3 and 7 (applies within the 1975 boundary only)*

Strathbungo

Classes 1, 3, 7 and 27

Victoria Park

Classes 1 and 7

Walmer Crescent

None apply

West Pollokshields

Classes 1, 3 and 7

Woodlands

Class 11
(i) the Order was consolidated and amended by the 1992 Order; and (ii) there is a commitment to an early
review of the direction with the intention of securing consistency with the 1992 Order (applies only to the
area bounded by Great Western Road, South Woodside Road, Park Road, Eldon Street, Woodlands Road,
Arlington Street, West Princes Street, Queen’s Crescent and St George’s Road).

* Contact Development and Regeneration Services (Heritage and Design) for details.
The classes of development detailed below are outlined in the Town and Country Planning (General Permitted Development)
(Scotland) Order 1992, with the exception of the class affecting part of the Woodlands Conservation Area which is
contained in the Town and Country Planning (General Permitted Development) (Scotland) Order 1981.
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Works affected by Article 4 Directions
Class 1

The enlargement, improvement or other alteration of a dwelling house.

Class 3

The provision within the curtilage of a dwelling house of any building or enclosure, swimming or other pool
required for a purpose incidental to the enjoyment of the dwelling house, or the maintenance, improvement or other
alteration of such a building or enclosure.

Class 7

The erection, construction, maintenance, improvement or other alteration of a gate, fence, wall or other means of
enclosure.

Class 27

The carrying out on land within the boundaries of a private road, or private way, of works required for the
maintenance or improvement of the road or way.

Class 11

The erection or construction of gates, fences, walls or other means of enclosure. The painting of the exterior of any
building.

DEFINITIONS
CURTILAGE: The land, buildings and structures which go with or are ancillary to the principal building. Any buildings
or structures which formed part of the land associated with, or belonging to, the principal building at the time of ‘listing’
are considered to be within the ‘curtilage’ of the Listed Building and are, therefore, considered part of it.
LARGE OUTDOOR DISPLAYS: Advertisements, not including banners, which do not generally relate directly to the
land or premises on which they are displayed. Traditionally these are paper posters on hoardings, either free-standing
or attached to buildings, although modern displays built in metal now include moving prismatic panels or internally
illuminated panels.
SMALLER FORMAT OUTDOOR DISPLAYS: 4-sheet or 6-sheet size panels, either freestanding or attached to street–
furniture or the walls of shops and other commercial premises.
FURTHER GUIDANCE
Scottish Historic Environment Policy (SHEP)
Scottish Planning Policy 23: Planning and the Historic Environment
Other detailed guidance and advice on looking after your home, conservation, repair and maintenance matters can be
accessed from Historic Scotland at www.historic-scotland.gov.uk.
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DG/DES 4 - LANDSCAPE IN NEW DEVELOPMENT
This Development Guide should be read in conjunction with policies DES 1: Development Design Principles and DES 4:
Protecting and Enhancing the City’s Natural Environment (see Part 3 of the Plan).
1. GENERAL GUIDANCE
To achieve a good design, a new development should be integrated with its surroundings. It is important that its context,
including the local green network, is recognised. Links should be made, wherever possible, to:
•
•
•
•

2.

the green network;
sustainable drainage infrastructure;
the pedestrian/cycle networks; and
public transport infrastructure.

SITE ANALYSIS

Landscape components should be surveyed and analysed in order to help achieve an integrated development. This should
include:
•
•
•
•
•
•
•

3.

topography;
water features including culverted water courses;
significant woodland and trees;
other vegetation or natural features including habitats for wildlife;
built artefacts;
micro-climate; and
views in and out of the site.

LAYOUT

A good layout for a development will:
• consider the location of external spaces from the outset. Developers are encouraged to employ a landscape

architect early in the development process; and
• require developers to plant native species of trees and shrubs in all landscaping proposals, wherever possible, in

order to enhance both biodiversity and visual amenity.
Good layouts should:
• make provision for a hierarchy of readily accessible external spaces, ranging from secure private spaces, to open

•
•
•

•
•

overlooked spaces where passive surveillance should help to discourage anti-social behaviour (developers should
ensure that the layout is fully implemented and that a maintenance contract has been put in place);
design the landscape treatment to provide an attractive setting for buildings, taking cognisance of the surrounding
land uses, townscape, etc;
design developments on hillsides to enhance views into and out of the site and, wherever possible, protect the
local skyline;
incorporate sustainable drainage facilities, as required by policy ENV 4: Sustainable Drainage Systems
(SUDS) and consider the possibility of opening culverted watercourses (in accordance with policy ENV 5: Flood
Prevention and Land Drainage);
break up areas of car parking with tree and shrub planting, incorporate porous surfacing or other SUDS
features and be screened with shrub or hedge planting; and
ensure unobstructed space for the operation and access of machinery required for the maintenance of trees, open
spaces and SUDS infrastructure.

Boundary treatments should:
• take account of the adjacent land uses and longer views into the site;
• when abutting the Green Belt, incorporate an adequate zone for buffer planting; and
• where abutting a landscape and wildlife corridor, keep buildings and hard surfaces a minimum of 15 metres

from the site boundary, wherever possible.

296

DG/DES 4
Residential Developments
• Retained existing trees and landscape buffer planting should be incorporated within common open spaces,

rather than in individual gardens, although appropriate tree planting within individual gardens is welcomed.
• Open spaces and play areas should be overlooked by homes, located on a safe footpath route accessible from as

many homes as possible and have buildings fronting, rather than backing on to them.
• Open spaces or footpaths passing between homes should incorporate adequate space for buffer planting between

them and the adjacent homes.
• Hedge planting of various species is encouraged for boundary demarcation, but Cupressocyparis Leylandii and

Chamaecyparis Lawsoniana should not be used, as they impose too high a maintenance liability.
Industrial Development
• Landscape treatment should enhance visual amenity with quality screen planting between industrial sites/

buildings and public roads.
4.

QUALITY OF DESIGN
• A good design should make use of a range of hard and soft landscape materials appropriate for the proposed

use and be supported by appropriate maintenance. The incorporation of public art and decorative lighting is
encouraged (see policy DES 6: Public Realm and Lighting).
• Landscape design details should give specifications and construction details for hard and soft elements. For
areas of soft landscape, topsoil preparation and depth, plant species, size at planting and planting densities
should be detailed.
• The recommendations provided in the relevant British Standards on topsoil, drainage, paving, plants and
planting and fencing and many other landscape elements should be adopted.
5.

MAINTENANCE AND MANAGEMENT
• Details of the annual maintenance regime and a commitment to long term management arrangements should be

submitted with all proposals.
FURTHER GUIDANCE
Scottish Government guidance for housing developments is contained in Planning Advice Note (PAN) 44: Fitting New
Housing Development into the Landscape.
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DG/DES 5 - DEVELOPMENT AND DESIGN GUIDANCE FOR THE CITY CENTRE
This Development Guide should be read in conjunction with policy DES 1: Development Design Principles (see Part 3 of
the Plan).
(A) CITY CENTRE LAND USES
The following broad guidance will apply to character areas within the City Centre.
1. Business/Office
Within the Principal Office Area (POA), the primary use will be offices and ancillary functions (see policies DEV
6: Principal Office Area (City Centre) and IB 4: Office and Business Class Development). New development should
protect and enhance the historic and architectural quality of the POA (see policy DES 3: Protecting and Enhancing
the City’s Historic Environment) and active ground floor uses should be provided to generate activity and vitality and
reduce dead frontages. Complementary upper floor uses could include residential (subject to amenity considerations)
and hotels, arts, culture and leisure uses may also be acceptable. The eastern part of the POA overlaps with the
Principal Retail Area (PRA) (see City Centre Development Policy Principles Map) and, within this area, upper floor
offices and ground floor shops are considered compatible.
2. Retail
Within the PRA, the primary use will be shopping at ground floor level (see policies DEV 5: Principal Retail Area
(City Centre), SC 3: The Sequential Approach for Retail and Commercial Leisure Developments and SC 4: Large
Scale Retail or Commercial Leisure Development). Upper floors may be used for other purposes, including office,
residential and arts, culture and leisure uses (subject to complementing the retail function and achieving high
quality). Those parts of the PRA where residential development may be acceptable, e.g. upper floors, shall also
be subject to policies designed to protect residential amenity (see policy RES 3: Residential Development in the
City Centre). Major retail investment should be located in the PRA. The western part of the PRA overlaps with the
Principal Office Area (POA)(see City Centre Development Policy Principles Map) and, within this area, upper floor
offices and ground floor shops are considered compatible.
3. Tertiary Education
Within the University and College Campus Areas, the primary use will be higher and further education. All
institutions will be encouraged to prepare Campus Plans that shall be utilised as guidance for their present and
future development programmes (see policy DEV 9: Civic, Hospital and Tertiary Education). Land designated for
Civic, Hospital and Tertiary Education purposes on the City Centre Development Policy Principles Map will not
preclude the development of other compatible uses.
4. Health
The development programme to upgrade and consolidate the Royal Infirmary on the northern portion of the Campus
will be encouraged. Should the complex of older Royal Infirmary buildings (mainly category B Listed) become
surplus to the NHS Greater Glasgow Board’s requirements, appropriate alternative uses will be encouraged. Uses
that could be considered include residential, hotel or tertiary education related functions.
5. Public Services
Within areas characterised by local government and other public services offices, the primary use is likely to remain
public services related. There would appear to be no immediate pressure for change, however, residential use could
be an acceptable alternative use subject to achieving an acceptable level of residential amenity (see policy RES 3:
Residential Development in the City Centre).
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6. Civic, Arts, Culture and Media
The Arts, Culture and Media facilities, e.g. concert halls, theatres and art galleries, are generally clustered together
and are focused on the following areas:
•
•
•
•
•
•

Sauchiehall Street Corridor - concert halls, museums, theatres, contemporary arts, art galleries;
Cowcaddens - newspaper publishing, print media and related activities;
Merchant City - concert halls, theatre, art gallery, night clubs, visual arts quarter;
Glasgow Cross/St. Andrews Square - theatre, traditional music and arts, concert complex;
Cathedral Precinct - cathedral, museums, galleries; and
Strathclyde and Caledonian University Quarters.

The retention of these facilities will be supported and new uses that relate to existing cultural activity and that relate
to and reinforce the establishment of a creative industry in the City Centre is encouraged.
7. Business and Industry
Within the Industry and Business Area within Cowcaddens (East) and Townhead (North), business, manufacturing,
and wholesale storage and distribution uses (Use Classes 4, 5, and 6) will continue to be acceptable (see policy
DEV 3: Industry and Business). Mixed use schemes that incorporate a substantial element of industry and business
use will be supported. Major office development will not be acceptable within this area (see policy IB 4: Office and
Business Class Development). Car showrooms may be appropriate. Such schemes should be of a suitable urban scale
and achieve a high standard of design. Where car showrooms are proposed, encouragement will be given to mixed
use schemes which incorporate industry and business uses. Appropriate uses which encourage linkages from the City
Centre to the Port Dundas area, immediately north of the M8, will also be considered.
8. Residential
Within the Primary Residential Areas of Anderston, Garnethill, Cowcaddens (West), Townhead (South), Ladywell/
High Street, Glasgow Cross, and St Andrews Square, the primary use will continue to be housing. New housing
developments within these areas will be encouraged, where appropriate. Offices should not encroach into traditional
residential areas, unless it can be demonstrated that they will fulfil a local need and are compatible with residential
amenity. Uses considered complementary to the primary residential areas, e.g. local community, health or social
facilities, are also likely to be acceptable.
9. Mixed Development
The Mixed Development areas within the City Centre are Sauchiehall Street (West), the Merchant City, St Enoch,
Collegelands and High Street (East). These areas have a broad range of uses, including an increasing residential
presence, and mixed development (see policy DEV 8: Mixed Development) will continue to be encouraged within
these areas, subject to environmental and amenity considerations and assessment against the other policies of the
Plan.
Sauchiehall Street (West) - existing upper floor residential retained and new residential uses encouraged.
Merchant City - predominantly housing, along with hotels, arts, culture and leisure, and civic uses.
St Enoch - housing, retail, civic, arts, cultural and leisure uses, hotel and business, arts and craft uses.
Collegelands - new business development to the north western edge (High Street), public parking integrated with
the rail station, local retail and residential.
• High Street (East) - mixed uses, business and residential, subject to amenity considerations.
•
•
•
•
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(B) CITY CENTRE IDENTITY AREAS
In assessing new development within the City Centre, the nature and characteristics of each identity area (see Identity
Areas Map below) should be taken into account, along with other policy considerations. In terms of design, development
should:
• respect the built form, maintain (or re-instate) continuity of building lines, street containment, street pattern

and elevational proportions;
• maintain variation of plot width and grid-iron street pattern in the Victorian business area;
• design roofscapes which do not compete with the original building design; and
• use high quality materials and utilise sandstone on prominent elevations, particularly within the Central

Conservation Area.
Anderston/Charing Cross (M8 Western Fringe) - this area is an architecturally varied buffer zone, including Victorian
buildings to the east and large modern buildings, accommodating office and hotel uses, near the M8 motorway.
Guidance: New development should address the locational qualities of the City Centre edge that affords a high profile
to the motorway. The street pattern will be retained, and building scale and building lines maintained (see policy DES
11: Tall Buildings).
Blythswood Hill - the largely domestic character and scale of this area has survived despite its original residential
use being superseded by commercial and business uses. The area retains a coherent architectural style with a strong
individual character that contrasts with the rest of the Central Area.
Guidance: Every effort should be made to preserve the architectural cohesion of the area. New development should
maintain the character of the area including the sense of enclosure in the back lanes (see policy DES 7: Developments
Affecting City Centre Lanes, Wynds and Courtyards).
Broomielaw - a series of parallel streets running from Argyle Street to the Clyde, previously characterised by warehouses
and commercial properties, is being redeveloped, mainly for office uses, including within the International Financial
Services District. Although this identity area borders the north side of the River Clyde, development on the south bank
should reflect and acknowledge the character of the Broomielaw.
Guidance: The existing urban characteristics such as street pattern, consistent building line and diversity of building
type should be maintained. Every effort should be made to retain and re-use the existing listed warehouses and retained
facades. Local public open space should be introduced into the area (see policy DES 5: Development and Design Guidance
for the River Clyde and Forth and Clyde Canal Corridors).
Caledonian University Campus - an urban campus with many new high-tech buildings and reflects building designs from
the 1970s to the present day.
Guidance: There are opportunities for innovative building design that would assist in bringing further visual cohesion to
the area. The provision of high quality hard and soft landscaping currently found within the campus should continue to
feature in any new development (see policy DEV 9: Civic, Hospital and Tertiary Education).
Cathedral/Ladywell - the northern part of this area is dominated by the modern extension of the Royal Infirmary
complex. The older 19th century parts of the Royal Infirmary relate to Cathedral Square. Although the Cathedral was at
the historic heart of the City, it now lies in the north east of the central area. Ladywell, a 1960’s housing development,
lies to the south of the Cathedral precinct on the eastern fringes of the central area.
Guidance: New development should respect the context, massing and texture of the area.
Collegelands - this area is bounded by High Street, Duke Street, Hunter Street to the east and the Helensburgh-Airdrie
railway line to the south. It comprises the area of the former College Goods Station and other uses, such as the Great
Eastern Hotel building on Duke Street. The area is the subject of a masterplan which sets out the main urban design
parameters for future development.
Guidance: The Collegelands area should be re-developed to achieve a strong urban design along the High Street/Duke
Street edges to complement its location within the eastern part of the City Centre. New development should maintain
good permeability through and along the whole site area. In general, new development should accord with the masterplan
for Collegelands.
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Cowcaddens East/Townhead North - this area occupies a zone of mainly industrial/warehouse and commercial uses
between the City Centre and the M8 motorway. It forms an effective buffer between the motorway and the more sensitive
parts of the Central Area. It lacks a strong physical identity due to demolition and clearance, and the fragmentary nature
of recent development. A land use identity has emerged in recent years which is characterised by mixed warehouse type
development and ancillary uses. Its identity could be enhanced by the encouragement of physically integrated mixed use
developments, including industry and business uses, and improved connections northwards to the Port Dundas area.
Guidance: New development should enhance urban scale, and be predominantly mixed-use. These developments should
adhere to building lines formed by the existing street pattern and re-establish continuity of street containment. The
motorway edge may provide the opportunity and potential for the development of landmark buildings. The potential for
re-connecting the City Centre to Port Dundas area should also be investigated.
Cowcaddens West - this area contains a variety of building types and uses, some undeveloped land, combined with a
relatively undefined street pattern. A lack of cohesion caused by the absence of mature trees and planting creates a harsh
visual environment.
Guidance: Development should be of a high quality architectural design reflecting the existing diversity and not necessarily
attempting to match existing buildings. Its gateway location offers potential for the development of landmark buildings.
Good quality landscaping should be introduced where appropriate.
Garnethill - the physical form of Garnethill is defined by a steep-sided drumlin that affords the area fine views in all
directions. A strong grid-iron of residential terraces, villas and tenements grew up from about 1800 onwards and the
area remains largely residential, interspersed with commercial, educational and medical uses.
Guidance: New development should respect the context, massing and texture of the area.
Glasgow Cross - situated at the southern end of the High Street which formed the spine of the Medieval Burgh. The
importance of this junction, in traffic terms, has a negative influence on the area’s ambience. Otherwise, the strong
residential component, mainly in handsome tenements around the Saltmarket, combines with mostly commercial uses to
provide a lively neighbourhood centre on the south-eastern edge of the City Centre.
Guidance: The existing urban character should be retained and demolition of buildings avoided, where possible. Where
demolition is necessary, or where a gap site exists, new development should maintain the existing street pattern and
building lines and respect the context, massing and texture of this historic area.
High Street East - an area previously affected by road proposals, this area is characterised by a mix of vacant and
partially vacant and derelict sites, and former tenement buildings, partially demolished and re-roofed at first floor
level.
Guidance: The original medieval vennels should also be retained at their original breadth, e.g. Spoutmouth, Little
Dovehill. A tenemental scale of development (equivalent to five or six modern storeys), and constant massing along the
street frontages, will be appropriate along the primary streets, i.e. Gallowgate, London Road and Bell Street.
Merchant City - the area was the first phase of Glasgow’s westward expansion from the medieval town around the
High Street and Glasgow Cross. Its 18th Century origins are apparent in the street layout. The present character of
the Merchant City emerges as a rich texture of shapes and colours unified by a rigidly consistent building line and
predominant 4-5 storey building height.
Guidance: The existing urban character should be retained. Where demolition is necessary, or where a gap site exists,
new development should maintain the existing street pattern and building lines, and where appropriate, take account
of the role of terminal vistas. New buildings should be of a high quality of architectural design, reflecting the area’s
diversity, and should not necessarily attempt to match existing buildings.
St Andrew’s Square - the focus of one of the earliest conscious attempts at town planning in Glasgow, St Andrews Parish
Church was constructed in the period 1739-56, and around it a square was formed by a series of Georgian town house
terraces, lost or redeveloped in the 19th century. The original design ethic was reinstated in the early 1990s, replicating
the Georgian design and using natural sandstone. The Church has been restored and converted to a major cultural centre.
To the immediate east of the Square, the first phase of the Homes for the Future project was completed for the Festival
of Architecture and Design in 1999.
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Guidance: The main part of St Andrews Square has been completed but the opportunity remains to promote further
phases of Homes for the Future east of Charlotte Street. New development should be high quality contemporary design
and materials and recognise the importance of the prominent edges formed by London Road and Greendyke Street.
St Enoch - Dominated by the St Enoch shopping centre, this area forms the transition between the main shopping core
and an area of more mixed uses which line the River Clyde. A diverse range of architectural styles exists. The area lacks
cohesion and the less regular street pattern provides further contrast with most of the remaining City Centre.
Guidance: The existing urban characteristics should be enhanced by presenting frontages of suitable height to all
principal streets. On the River frontage, there is an opportunity for good quality contemporary architecture with varying
massing. In urban design terms, this frontage should acknowledge the south bank of the River which forms part of the
Central Conservation Area (see policy DES 5). Future development within the St. Enoch Identity Area should provide a
consolidation and clearer definition of its character.
Sauchiehall Street - the Sauchiehall Street corridor is situated between the distinctive built character of the office areas
to the south (Anderston/Charing Cross (M8 Western Fringe), Blythswood Hill and Victorian Business Centre) and the
mainly residential and education areas to the north (Garnethill, Cowcaddens West, Caledonian University Campus). The
corridor is a major route in the City Centre, linking Charing Cross with Buchanan Street. The built form reflects the
influences of adjacent areas, with large 6-8 storey buildings dominating its western end (between Charing Cross and
Cambridge/West Campbell Streets). The high quality built form is reflected in the use of red and yellow ashlar sandstone
facades which incorporate fine carved features. Part of the corridor is located in the Central Conservation Area and most
blocks are Listed. The quality of building design is more fragmented further to the east and north.
Guidance: New development proposals should aim to improve the quality of design within this area having regard to
massing, scale, articulation and materials. The design of ground floor frontages should have regard to proportion, design
detail and use high quality materials (see policy DES 9: Alterations to Shops and Other Commercial Buildings and
development guide DG/DES 2: Alterations to Shops and Other Commercial Buildings).
South Central - the area, lying south of the River Clyde, contains a variety of uses. Located in the east are a number of
civic and public buildings (e.g. the Sheriff Court, Nautical College and Central Mosque) occupying large, individual floor
plates. The central section is largely residential in character, and includes a listed terrace at Calton Place, within the
Central Conservation Area and a more intimate street pattern, albeit within the confines of a more regular grid. To the
west, the grid of Tradeston contains a variety of mainly low rise, generally commercial uses, interspersed with significant
areas of vacant and derelict land and the occasional tenemental form.
Guidance: The existing urban characteristics, scale and massing of the eastern part of the area should be maintained in
the form of new buildings in this location. New development in the central section should, generally, be residential in
character and reflect the, largely, tenemental stock, whilst respecting context, massing and texture and the designation
as part of the Central Conservation Area. New development to the west should reflect and acknowledge the character
of the Broomielaw Identity Area north of the River, whilst maintaining street pattern and building lines. Local public
open space should be introduced into the area (see policy DES 5).
Strathclyde University/College Campus - large scale redevelopment in recent decades has resulted in a significant
number of multi-storey towers with landscaped areas, forming a back-drop to the north-eastern part of the City Centre.
Considerable progress has been made in enhancing the Campus through high quality landscaping and this has helped to
strengthen the sense of campus and improve its visual cohesion.
Guidance: There are opportunities for innovative building designs that would assist in bringing further visual cohesion
to the area. The provision of high quality hard and soft landscaping currently found within the campus should continue
to feature in any new development.
Townhead South - the area comprises 4-storey terraces and 25-storey tower blocks with no reference to the original
street pattern and a general lack of mature planting. Public buildings, including the Martyrs School and St Mungo’s
Church and Retreat, provide the only links with the historical development of the area and are now separated from the
north and eastern parts of the City Centre by the Townhead Interchange.
Guidance: Any new development should be of a high quality of architectural design reflecting the existing diversity and
not necessarily attempting to match existing buildings. Permeability from the south should be improved and maintained.
The eastern boundary of this area is an important access point to the City Centre with potential for the development of
a gateway building.
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Victorian Business Centre - this area accommodates much of the shopping/commercial core of the City Centre, with
Buchanan Street as the central spine. It is characterised by many large buildings, set on a regular grid-iron street plan
on ground rising to the north and west from the heart of the modern City Centre. Victorian grandeur, reinforced by more
recent developments, is the predominant architectural theme.
Guidance: In the Victorian Business Centre Identity Area, the existing urban character and the balance between diverse
building styles should be maintained. Where possible, older buildings should be refurbished and re-used. Where this
proves impractical or inappropriate, every effort should be made to incorporate the existing facade into new development.
In the case of Royal Exchange Square, existing facades should be maintained.
New buildings should be of a high standard of architectural design. They should reflect the existing diversity and not
necessarily imitate adjacent buildings. They should reflect their height, building line, sculpting and modelling of facades,
and proportion of window to solid wall (see policy DES 7).
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DG/DES 6 - DEVELOPMENT AND DESIGN GUIDANCE FOR THE RIVER CLYDE CORRIDOR
This Development Guide should be read in conjunction with policy DES 5: Development and Design Guidance for the
River Clyde and Forth and Clyde Canal Corridors (see Part 3 of the Plan).
Developments proposed along the River Clyde Corridor are required to produce a townscape analysis which should:
• Place emphasis on strategic positions and views across the River Clyde, defined as being all rail, traffic and

pedestrian bridges which link the north and south sides of the River. Views from the River at boat level should
also be considered. New public views should be created, wherever possible.
• Respect the views of all listed and prominent buildings and structures along the riverside - notably the High

Court building, the old Fish Market (the Briggait), St. Andrews Cathedral, the Custom House, Central Station,
the Carlton Place terrace, the Clyde Port Authority building, the Finnieston Crane and the Rotunda buildings.
Prominent buildings include the Central Mosque and the Sheriff Court.
• Include a visual assessment of the proposed development, as viewed from directly opposite, and from other

prominent positions and sight lines on both sides of the River.
• Recognise the variable built form along the entire length of the River frontage and especially the sensitivity of

the City Centre’s built form. Corner sites should be treated with care and sensitivity, especially in relation to
bridge and pedestrian approaches across the River Clyde. This is particularly important within the City Centre,
where the grid layout means that corner sites are viewed from several directions.
• Establish permeability to ensure that street and road patterns within hinterland areas (especially residential

areas) are linked to riverside developments, using existing routes, where practical, or creating new routes that
will provide convenient access and connection to the riverside. Within the City Centre, permeability should
provide convenient access from all the major streets that link to the Custom House, Broomielaw and Anderston
Quays.
• Respect established building lines where they exist. In their absence, major urban design gridlines and significant

buildings of adjacent hinterlands should be utilised to guide the positioning of riverside development.
• Contain a statement on the effect of the proposal on any existing river-dependent uses on the site. The satisfactory

accommodation or relocation of these facilities will be a material consideration in considering any planning
application.
• Protect the individual character and distinctiveness of localities while adding to their interest and activity.
• Recognise the need for access to the river at the points indicated on the Water Use and Access Plans.
• Take account of the requirement to accommodate alignments for Clyde Fastlink (see PROPOSALS MAP and

policy TRANS 1: Transport Route Reservations).

304

DG/DES 6
CLYDE
BOAT YARD
HARVEY’S
WHARF

Water Use and Access Plan

YOKER

YOKER
SLIP

RENFREW
SLIP

MARITIME VISITORS ACCESS
BAE SCOTSTOUN

RENFREW

SCOTSTOUN

BRAEHEAD

WHITEINCH

River Use Areas:
GLASGOW
HARBOUR

KING GEORGE V DOCK
OPERATIONAL PORT

Suitable for large ships eg Waverley, HMS Glasgow and
Tall Ships with moorings and river access
Operational ship/boat yards with moorings and river access
Proposed Access
Existing Access
Event Areas
Moorings

LINTHOUSE

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Plan 1 of 4

Water Use and Access Plan

GLASGOW
HARBOUR

NEW TRANSPORT
MUSEUM
GALGAEL

YO
R

GOVAN

YORKHILL
KH

ILL

QU
AY

GOVAN
GRAVING
DOCKS

SECC
SCIENCE
CENTRE

STO

PAC
I

BCR

FIC

CANTING
BASIN

River Use Areas:
Suitable for small leisure/business uses including river
taxis and house boats
Suitable for large ships eg Waverley, HMS Glasgow and
Tall Ships with moorings and river access
Operational ship/boat yards with moorings and river access
Proposed Access
Proposed Slip
Proposed Weir/Bridge
Existing Access
Event Areas
Moorings
Moorings for visiting ships eg Tall Ships / Waverley
Proposed pedestrian bridges

OSS

QU
AY

L AN

QU
AY

CEF

CLYDE
ARC

IELD

CENTRAL
STATION
QUA
Y

ANDERSTON

QUAY

CITY
CENTRE

BROOMIELAW

SPRINGFIEL

D QUAY

TRADESTON
LAURIESTON

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Plan 2 of 4

305

DG/DES 6
Water Use and Access Plan
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DG/DES 7 - PUBLIC REALM AND PUBLIC ART
This Development Guide should be read in conjunction with policy DES 6: Public Realm and Lighting (see Part 3 of the
Plan).
It is widely accepted that part of Glasgow’s attraction to its citizens, businesses and visitors is the quality of the public
realm which is enriched by public art and the architectural lighting of buildings and spaces.
PUBLIC REALM
The Council, in partnership with Scottish Enterprise, has been implementing an ambitious programme of improvements
to the public realm in the City Centre with the aim of creating a high quality, sustainable and vibrant environment
comparable with other international cities and encouraging street activity. Public Realm designs are based on the
principles established in the Glasgow City Centre Public Realm Strategy and Guidelines (1995).
Although the City Centre has a unique role and identity, many of the design principles established in the Public Realm
Strategy provide the basis for delivering a high quality public realm elsewhere in the City.
As Conservation Area Appraisals are approved (see Part 2, ENVIRONMENT, HERITAGE AND THE BUILT
ENVIRONMENT, CONSERVATION AREAS, paragraph 5.9) the findings will constitute supplementary development
guidance in respect of determining development proposals and informing details of improvements to the public realm.
Any improvements must find a balance between promoting best practice in contemporary public realm design and
retaining a harmony with the historic environment. This should enable a high quality scheme where the design, materials
and specification are appropriate to the specific context and location.
New public realm proposals should:
• retain and repair historic street surfaces including setts, paving, and whinstone or granite kerbs;
• improve the provision, layout and comfort of spaces for pedestrian use whilst retaining good accessibility for

public transport and other essential vehicles;
• be designed with boldness, simplicity of style and elegance;
• use a selective palette of quality materials to provide a unifying theme and a distinctive sense of identity to the

•
•

•
•

locality (materials should reflect the relative importance of the location and be durable and robust, requiring
minimum maintenance and maintaining their appearance over time);
ensure accessibility for people with disabilities including wheelchair users, those with mobility problems and
those with impaired vision;
display an integrated approach to the design and siting of street furniture which should not obstruct the footway,
interfere with vehicle sight lines, or conflict with other street furniture (telephone/internet boxes/postal wallet
pouches, etc. should normally be sited 450mm in from the toe of the footpath to allow adequate sight lines and
should not be located on footpaths less than three metres wide);
take account of crime and security issues and seek to provide surveillance, visibility and appropriate levels of
lighting; and
where appropriate, incorporate public art and craft work as an integral element of the design and allow for
street activity and active ground floor frontages of buildings.

PUBLIC ART
Public art is an important component of Glasgow’s built heritage. The City has a rich tradition of sculptural decoration
of buildings and stained glass, as well as free standing monuments in civic parks and squares.
Public art can contribute to the creation of a sense of place, stimulating the imagination and inviting public reaction
and interaction. In the public realm, it is an expression of civic pride and social, cultural and economic confidence. It
enhances buildings and public spaces and the City image, generally.
In recognition of the contribution public art can make to the quality of the environment, the Council encourages the
integration of high quality art or craft works in the design of the public realm, new development and refurbishment
proposals. The artwork should be located in publicly visible or accessible areas.
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Examples of artwork include:
•
•
•
•
•
•
•
•
•

sculpture;
decorative metalwork;
ceramics;
murals;
stained and etched glass;
decorative paving and landscape design;
street furniture;
water features; and
lighting features.

Public artwork will be encouraged which:
• respects its context in terms of its scale, form and use of materials;
• uses high quality materials which will maintain their appearance over time and require minimal maintenance.
The impact of climate and weathering on the chosen materials must be carefully considered;
• takes account of public safety in the design and choice of materials;
• is designed to minimise opportunities for vandalism, fly-posting and graffiti; and
• if free standing, does not obstruct the footway, cause a hazard to the visually impaired or interfere with vehicle
sight lines.
Public artwork proposals should clearly identify the organisation/Council service responsible for its upkeep and
maintenance and have appropriate financial provision for future maintenance and revenue costs.
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DG/DES 8 - ARCHITECTURAL LIGHTING
This Development Guide should be read in conjunction with policy DES 6: Public Realm and Lighting (see Part 3 of the
Plan).
1. LIGHTING DESIGN PHILOSOPHY
Most of the lighting schemes in Glasgow have been installed on buildings, monuments and structures of architectural or
historic interest using traditional methods of lighting, the aim being to enhance the architectural character of individual
buildings and to reinforce areas of high townscape quality.
Within the traditional sandstone areas, lighting schemes should aim to complement the architectural quality of individual
buildings. The light source should be chosen to enhance the colour of the stonework. Coloured light, other than to
highlight architectural details, should not be used.
Modern buildings present different lighting challenges and may require a more innovative approach, e.g. using colour,
fibre optics or neon to create character where no distinctive character exists. The lighting scheme may incorporate, or
itself constitute, public art.
The lighting approach adopted for a particular building will depend on a number of factors including:
•
•
•
•
•

location and setting;
relationship to other illuminated buildings;
skyline impact;
architectural form and detailing; and,
if there are acceptable locations for light fittings.

Where a building will form part of a group of illuminated buildings, there is a need to ensure that the proposals will
complement the other floodlighting projects, existing or proposed, and that together they form a visually cohesive
group.
Site Experimentation
Draft proposals should be tested and refined on site to ensure that the design philosophy is achieved and to resolve any
problems which may arise. This should preferably be undertaken prior to letting the main contract.
2. LIGHT SOURCE
On most buildings, the colour temperature of the light source should be chosen to complement the colour(s) of the
building fabric. As a general rule, the mixing of two or more light sources on the face of a building is not recommended.
All elevations should be lit with a consistent light source, i.e. SON, MBI, HQI, etc.
A change of light source or selective use of colour, however, may be appropriate where there is a change of material (e.g.
a mercury light will highlight the bluish-green qualities of slate roofs or copper domes), or to highlight architectural
features.
3. FITTINGS AND CONTROL GEAR
Fittings, control gear, and cables should be concealed from view as much as possible. Fixings should be non-ferrous to
avoid staining and, wherever possible, should use mortar joints to minimise damage to stonework.
Fittings Mounted on the Building
Fittings chosen for visible locations should be as small as possible and be of a uniform shape. Bulky irregular shaped
fittings are not appropriate. As a general principle, fittings should be contained within the depth of ledges and should
not appear to ‘float’ above the ledge level - alterations to the standard bracket arrangements may be required to achieve
this. In sensitive locations, sample fittings will require to be viewed on site to assess whether they are acceptable.
To reduce visual impact, visible fittings require to be painted in a colour agreed with the Council.
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Fittings Mounted off the Building
Fittings should preferably be located within the building’s curtilage and be concealed in basement wells, behind boundary
walls or within soft landscaping.
The erection of new columns on which to mount lighting equipment should be avoided. Where columns are necessary,
they may be considered as ‘development’ requiring a formal planning application. New columns should be of minimal
height and take advantage of soft landscaping or other features to help conceal them from view. They may also require
to be painted in an agreed colour to aid concealment.
In certain instances, a building may be lit from fittings mounted on another building, subject to the written agreement
of the appropriate building owners.
Potential Glare/Nuisance
The angle of the light beams should be arranged to ensure that there is no spillage or glare which would cause a hazard
to road traffic or a nuisance to neighbours. Where the building is in residential use, the lighting must not cause a
nuisance to residents.
Vandalism
Resistance to vandalism in terms of design, location of fittings and protective measures must be carefully considered and
be compatible with good aesthetics.
4. CABLES AND CABLE ROUTES
All external cable routes and internal routes in Listed Buildings must be approved in advance of the contract.
Cables should be concealed as much as possible and, on the face of the building, should follow appropriate ledges,
mouldings or mortar joints and be tucked tight into corners. Loose wiring and trailing cables are not acceptable. To aid
concealment, the preference is for grey uPVC sheathed micc cables to be used, failing which black would be acceptable.
The use of orange cable in visible locations is not acceptable.
Vertical cables should, where possible, be internal. If this is not feasible, cables should rise along the least obtrusive
route. In visually prominent locations, it is recommended that no more than two uPVC sheathed micc cables rise at any
given point. In certain instances, cables may require to be concealed within a coverplate painted to match the building.
Sockets/junction boxes and the connecting cable to the fitting should be concealed from view.
5. MAINTENANCE
The design of the lighting scheme should take account of maintenance requirements in terms of access to fittings.
6. ELECTRICITY SUPPLY
In most instances, the lighting will be connected to the building’s own electricity supply. Under special circumstances,
however, e.g. when a building is in more than one ownership, an independent supply may be more appropriate. If an
electrical supply pillar is required, its location and colour, along with the cable route to the building, must be agreed
with the Council.
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DG/DES 9 - EXTERNAL FITTINGS TO BUILDINGS
This Development Guide should be read in conjunction with policy DES 10: External Fittings to Buildings (see Part 3
of the Plan).
1. CENTRAL HEATING FLUES AND EXTERNAL GRILLES
• Only in circumstances where a residential property has a single aspect to the front will consideration be given to

the fitting of a central heating flue or grille (see Definitions) on a front elevation.
2.

BURGLAR ALARMS, SECURITY LIGHTS AND CCTV CAMERAS
• On Listed Buildings, acceptable positions could include the rear wall of the property, in a basement well, behind

a balcony railing or within an entrance porch. All fittings should also be coloured to match the background.
• On unlisted buildings within Conservation Areas, alarm boxes, security lights and cameras should, wherever

possible, be erected in unobtrusive positions to the rear of the property. Security lights should be erected no
higher than the first floor of the building and angled downwards to avoid spillage of light on to other properties.
If the fittings are on a wall which is visible from a road or footpath, they should be coloured to match their
background.
3.

DOMESTIC SATELLITE DISHES (for commercial satellite dishes, see policy IB 8: Telecommunications)
• On properties with a pitched roof, satellite dishes should be sited on the rear wall or rear roof slope, with no part

of the dish projecting above the ridge.
• On modern flats with flat roofs, satellite dishes should be sited on the roof, well back from the edge.
• Planning permission will not be granted for satellite dishes fitted to the front wall of any property.

9

4.

8

DOWNPIPES
• Water downpipes should either be painted black or should match the colour of the wall on which they are

mounted.
• Gas pipes on residential tenement property should, wherever technically possible, be routed up the rear wall.

5.

METER BOXES
• Boxes should be positioned on the inside face of a front garden wall, under a flying stair or within an entrance

porch.
• When attached to the face of a building or wall, they should be painted out to match the wall, screened by a wall

or shrubbery or partly sunk into the ground.
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6.

MICRO WIND TURBINES
• These should be located on a rear wall of a property, or on a pole in the rear garden or yard, as far as possible

from adjoining properties, in order to minimise any problems of noise or vibration. Where possible, turbines or
towers should be screened from view by mature trees or part of a building.
• In residential areas, the impact of any turbine on a pole on the visual amenity of homes will be carefully
assessed.
• Where more than one turbine is proposed on a building or site, visual amenity should not be adversely
affected.
Further Guidance: see Planning Advice Note (PAN) 45: Renewable Energy (2006 Annex - Planning for MicroRenewables).
7.

SOLAR PANELS
• If the required south facing location necessitates a location on a front, or visible roof slope, panels can be

coloured to match the roof, or can be designed as roofing tiles, to replace existing tiles.
• Within Conservation Areas and on Listed Buildings, panels should be concealed from public view on a low roof,

behind a parapet or in a roof valley and fitted flush with the roof.
DEFINITIONS
EXTERNAL GRILLE - Grille fitted into an external wall, e.g. for ventilation of a shower room or gas fire, etc.

312

DG/RES 1
DG/RES 1 - ALTERATIONS TO DWELLINGS AND GARDENS
This Development Guide should be read in conjunction with policy RES 16: Alterations to Dwellings and Gardens (see
Part 3 of the Plan).
Planning applications should meet the general guidance in relation to:
1.
2.
3.
4.
5.

Design and Materials
Rear Access
Usable Private Garden Space
Privacy and Overlooking
Daylighting and Sunlight

They will also be required to meet the following guidance for particular types of development:
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.

Dormers
Front Extensions
Side Extensions
Rear Extensions
Conservatories
Decking, Balconies and Roof Terraces
Extensions to Flats
Access from Flats to Communal Backcourts and Gardens
Window Replacement in Flats
Re-roofing
Conversion of Garages to Living Accommodation
Free-standing Garages
Front Garden Parking Outwith Conservation Areas
Access Ramps
Fences and Walls
Pigeon Lofts
Waste/Recycling Stores

GENERAL GUIDANCE
1. DESIGN AND MATERIALS
• High quality innovative design is encouraged where it will complement the property.
• Extensions and other alterations to dwellings should be designed so they do not dominate the existing building,

or neighbouring buildings.
• External materials should reflect the character of the original building and the street and the windows and doors

in an extension should match those of the existing property in shape and proportion.
• Developments within the “medium to high” flood risk area of the City should be designed to mitigate against the

effects of flooding (see policy ENV 5: Flood Prevention and Land Drainage).

9
Extension
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2. REAR ACCESS
Extensions should not be built up to a common boundary thereby blocking off the only route around the house for garden
equipment and refuse bins. All extensions, garages, etc., should be set back from the side property boundary by at least
1 metre.
Exceptions may be made where a route will be maintained via a garage, a small utility room or an access from the rear
garden on to a footpath, which is a short direct route to the street at the front of the property.

8

9

At least 1.0m

Roadway

Rear Boundary

3. USABLE PRIVATE GARDEN SPACE
A minimum of 66% of the original usable private garden
space (see Definition) should be retained in all house
plots after extensions, garages, and outbuildings, etc.,
have been built, to avoid over-development of the site.

Usable private
garden space

Garage

House

Roadway

4. PRIVACY AND OVERLOOKING
• Windows of habitable rooms (see Definition) in extensions, including dormers, which directly face each other

should be at least 18 metres apart and should be at least 9 metres from the site boundary. These distances do
not apply to non-habitable rooms, or to rooflights.
• Windows of habitable rooms, above ground floor level, should not directly overlook an adjacent private
garden.

Facing windows more
than 18m apart

9

Facing windows less
than 18m apart

1.8m permanent
screen wall/fence

Low wall/fence

Roadway

Roadway
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Exceptions to these distances may be made, for ground floor windows only, in situations where windows are at an angle
to each other, or effective permanent screening either exists, or can be erected.
5. DAYLIGHTING AND SUNLIGHT
Some building extensions will cast a shadow over a neighbour’s house that may reduce their daylight and adversely
affect their amenity. The Building Research Establishment (BRE) document - ‘Site Planning for Daylight and Sunlight:
A Guide to Good Practice’, (PJ Littlefair 1991) will be used by the Council to assess any impact on daylighting. To this
end, extensions should not:
• cause significant loss of daylight to any habitable room (see Definition) of neighbouring property from the

construction of an extension; and
• block sunlight to adjacent private gardens to a significant extent.

midway
point

45°

Back of House

see inset

45°

45°

Failure in both the elevation and plan would result in a
significant loss of daylight to the room in the neighbouring house

Back of House

TYPES OF DEVELOPMENT
6. DORMERS
Dormers should:
•
•
•
•
•
•
•
•
•
•

be well below the ridgeline of the roof;
be finished to match the materials of the existing roof;
have a front face predominantly glazed;
match the style and materials of any existing original dormer;
be drawn well back from the eaves;
not extend the full width of the roof (two small dormers on the same elevation would be preferable to one large dormer);
not extend right up to the gable end;
not be over-dominant in relation to the existing scale of the property;
not give the appearance of a flat roof; and
relate to windows and doors below in character, proportion and alignment.

8

9

9

Back of House

Dormers should also not be located on the side of hipped roofs, as they would infringe the privacy of neighbours, by
directly looking into their windows or private gardens (the use of opaque glass in windows will not be acceptable as a
means of preventing overlooking).
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7. FRONT EXTENSIONS
Should not exceed 3 sq m floor area and project no more than 1.5 metres, as they can disrupt regular front building
lines, to the detriment of the appearance of the building and the street.
8. SIDE EXTENSIONS
Side extensions should have a pitched roof and not protrude in front of the building line (see Definition).
To ensure extensions are subsidiary to the existing house and avoid a terracing effect, two-storey side extensions
should:
• be set back a minimum of 1.5 metres from the building line; and
• incorporate a roof style which carries through the line of the eaves of the existing house and has a ridge line

lower than the ridge of the roof of the house.

Minimum 1m gap
between wall/fence
and extension

8

9
Boundary Wall/Fence

Boundary Wall/Fence

A relaxation to the full 1.5 metres setback may be made for extensions to houses where a terracing effect, or unbroken
massing, could not arise in the future. These could include houses on a street corner, where the house extension would be
adjacent to a non-residential use and houses with asymmetrical frontages and staggered building lines.
9. REAR EXTENSIONS
• Single-storey rear extensions should have a pitched roof (including mono-pitched).

9

9

Rear Porch or Flat Roof Extension
less than 6m²

Rear Extension
more than 6m²

Exceptions may be made, where the extension is completely obscured from public view and where the scale of the
proposal is very small, i.e. less than 6 square metres.
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To reduce the dominance of the extension, as well as comply with the other General Standards, 2-storey rear extensions
should:
• have a ridge line well below the ridge of the existing house;
• only have upper floor windows, including dormers, if they are at least 9 metres from the site boundary;
• when being proposed for a terraced or a semi-detached house, be located as far as possible from the adjoining

house(s); and
• not, generally, be deeper than half the depth of the house.

10. CONSERVATORIES
Privacy
Problems

To be acceptable, conservatories should:
• be at garden level only, with any significant difference in

level between the property and the garden taken up by
steps within the conservatory;
• have the base and “fire” walls finished in materials to
match the wall of the property to which the conservatory
is joined; and
• include proposals for screening of the garden boundary if
no permanent screening exists.
Roadway

11. DECKING, BALCONIES AND ROOF TERRACES
• Decking is only likely to be acceptable where there is no overlooking of neighbouring windows or private gardens,

suitable permanent screening exists or can be erected.
• Balconies and roof terraces are likely to be acceptable, where any direct view into neighbouring properties is

already blocked by, for instance, mature trees, or any view can be blocked by permanent screening.

12. EXTENSIONS TO FLATS
Extensions to flats, such as 4-in-a-blocks and subdivided villas, pose
particular difficulties because of the proximity of properties and
the complexity of land ownership. Although flat dwellers have less
privacy in their rear garden than house dwellers, as they are directly
overlooked by their immediate neighbours, this situation should not
be exacerbated by a proposed extension.

Land in
common
ownership

Window
overlooking
common land

8

• Extensions should not have any windows or doors immediately

adjacent to garden areas in common ownership.

Roadway

13. ACCESS FROM FLATS TO COMMUNAL BACKCOURTS AND GARDENS
Many tenements, and houses subdivided into flats, share a communal backcourt/garden that is accessed via a common
back door. Forming a new door to provide owners of ground floor flats with a private access to the backcourt/garden is
likely to lead to an additional path being formed to the new door and informal annexation of the area of the backcourt/
garden immediately adjacent. This, in turn is likely to lead to a marked reduction of the garden area available to
neighbouring residents and prove detrimental to their residential amenity. The forming of such accesses, therefore, will
not be supported.
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14. WINDOW REPLACEMENT IN FLATS
Stone-Built Tenements
• If a comprehensive window replacement scheme has already been carried out in the block, then the new windows
should match the established pattern in proportion and method of opening.
• In all other circumstances, the new window frames should match in with the predominant colour in the block
and should match exactly the proportions of the original windows, e.g. 50/50 or 40/60 proportion.
Post Second World War Flats
• Windows should match the proportions and colour of the original windows.
15. RE-ROOFING
• Stone-built tenements, should be re-roofed with either grey slate or flat grey tiles to ensure continuity of
appearance in the street block.
• Re-roofing of post-war flats and 4-in-a-blocks, should provide consistency of colour and materials and minimise
any contrast with existing unaltered roofs.
• Re-roofing of terraced houses (including any porches), should match the colour of the standard for the block.
• Detached and semi-detached houses, should be re-roofed to blend in with neighbouring properties.
16. CONVERSION OF GARAGES TO LIVING ACCOMMODATION
•
•
•
•

The loss of the garage space should not reduce the need for appropriate car parking provision on site.
The frontage alterations should reflect the character and appearance of the house.
Conversion of the garage should not block access from the front to the rear of the house (see Section 2 above).
The potential cumulative impact on on-street parking should also be considered.

17. FREE-STANDING GARAGES
Garages should:

Building
Line

be set a minimum of 6 metres back from the rear edge of the public/common footpath;
have a pitched roof, unless well screened from public view;
not extend in front of the established building line (see Definition); and
be finished in materials to match the original house.

Roadway

•
•
•
•

Building
Line
Minimum 6m

8

9

Edge of public footway
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18. FRONT GARDEN PARKING OUTWITH CONSERVATION AREAS
As car ownership rises, particularly in flatted areas, owners are increasingly forming parking space within their front
gardens. These areas, however, have a vital role to play in the creation of pleasant residential streets, which would be
severely affected if there was a concentration of hard surfaced front gardens used for car parking.
When such development is considered acceptable:
1.

The vehicular access should:
•
be a minimum of 2.5 metres wide; and
•
be at right angles to the road.

If gates are proposed, they should only open inwards.
2.

The parking area should:
•
have a maximum gradient of 10%;
•
have its first 2 metres hard paved across its entire width, to prevent gravel spilling on to the public
footpath/road;
•
be a minimum of 5 metres in length and 2.5 metres in width; and
•
take up no more than 50% of the front garden area, and not fragment the garden into small unusable
spaces.

Development is unlikely to be supported where:
•
•
•
•

the proposed access is located within 25 metres of a major traffic junction;
the Council’s Land and Environmental Services (Roads Division) has recommended refusal for traffic reasons;
the proposed vehicular public footpath crossing would create more than two driveways side by side;
in tenement properties, front gardens have a vital role in the preservation of townscape and residential amenity;
and
• the formation of the driveway would involve the removal of, or have an adverse effect on, any mature tree in
either the garden or on the public footpath.

Other Legal Requirements
Regardless of whether planning permission is required or not, applicants may also require a Footway Crossing Permit
from Land and Environmental Services (Roads Division) at Richmond Exchange, 20 Cadogan Street Glasgow G2 7AD.
19. ACCESS RAMPS
Adaptation of homes with the addition of external access ramps is becoming common. As these are usually in the front
gardens of homes, they can be prominent structures and can detract from the visual amenity of the street.
• The base walls of a ramp should reflect the colour and materials of the wall to which the ramp is attached, in
order to minimise the visual impact (railings should be coloured black).
• Wherever possible, ramps should not be erected in front of the windows of another property.
• Ramps and platforms, which allow a direct view into adjoining property, or overlook adjoining private gardens,
may require to have screening to prevent loss of privacy to adjoining property.
Metal ramps will only be granted temporary planning permission.
20. FENCES AND WALLS
• In front gardens, where privacy is less of a consideration, walls and fences should not exceed 1 metre in
height.
• In rear gardens, where a level of privacy can be expected, walls and fences up to 2 metres are acceptable.
Exceptions may be made in areas where higher garden boundaries are the established pattern.
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21. PIGEON LOFTS
Pigeon lofts should be:
• similar in size and appearance to traditional garden sheds; and
• sited behind the building line (see Definition) and preferably within the rear garden area.
Lofts incorporated within garage roofs should not impact on visual amenity.
22. WASTE/RECYCLING STORES
Many owners of houses and flatted properties are redesigning their bin store areas to accommodate larger waste and
recycling bins. New or refurbished bin stores should comply with the following standards (see also policy DES 12:
Provision of Waste and Recycling Space).
• To minimise smell and noise nuisance, bins should be located as far as possible from residential windows. In
traditional property, this will usually be at the bottom of the backcourt or rear garden. The screens around
the bin stores could either be in materials to match the walls of the backcourt, usually in brick, or a more
contemporary solution could be used.
• Cleaning and supervision is easier if roofs are not fitted. If roofs are considered essential, to screen views from
upper windows, for example, they should be high enough to allow clearance of the bin lids and designed to allow
light and air into the store.
• In post war property, bin stores should be readily accessible for bin collection vehicles and be constructed in
similar materials to the development.
• Bin stances or bin stores in front/side gardens, or basement wells, will not generally be accepted, as they detract
from residential and visual amenity, both because of their size and prominence. They can also become dirty from
rubbish overspill, resulting in smells in hot weather.
DEFINITIONS
BUILDING LINE - The main front wall, not including elements such as the front of any porches, canopies, garages or
bay windows.
HABITABLE ROOMS - All rooms other than halls, landings, bathrooms, toilets and small utility rooms.
ORIGINAL USABLE PRIVATE GARDEN SPACE - The private space available to a dwelling before the erection of any
extensions or garages, etc.
USABLE PRIVATE GARDEN SPACE - Land, under the exclusive control of the applicant, including decking, that has
been adequately screened, usually to the rear and side of the property, but excludes the driveway, garage and any parking
space.
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DG/RES 2 - BARRIER FREE HOMES
This development guide should be read in conjunction with policy RES 4: Barrier Free Homes (see Part 3 of the Plan).
There is an increasing need for homes that are readily adaptable to accommodate the needs of the mobility impaired and
other groups of people. The term ‘readily adaptable’ describes a dwelling that is designed to be capable of modification
at minimum cost to suit a household with one or more wheelchair users.
In preparing this development guide, the Council has had regard to the Rowntree Trust Lifetime Homes Standard and
the Housing for Varying Needs (HVN) provisions which are the standards that apply to housing in Scotland intended to
accommodate particular and changing household needs. See Scottish Homes publication ‘Housing for Varying Needs’
Parts 1 and 2, available at
http://www.archive2.official-documents.co.uk/document/deps/cs/HousingOutput/start.htm
General Requirements
• Provision of generous internal space standards to provide flexibility to accommodate varying housing needs.
• Incorporation of structural features which are designed to accommodate modifications to meet the needs of

wheelchair users, etc.
The table below has been adapted from the HVN standards for housing design for wheelchair users. The asterisks
indicate where features should be designed into the dwelling, or are optional. The term MODIFY indicates the features
which are not required as standard but sufficient unobstructed space is needed to accommodate future adaptations.

REQUIREMENTS FOR HOUSES READILY ADAPTABLE FOR WHEELCHAIR USE
FEATURE

DESIGN CRITERIA

Access to Individual
Dwellings

Step-free access from road, pavement and parking space to
dwelling entrance
Access paths at least 1,200 mm wide
All other paths within curtilage 1,200mm wide
All other paths within curtilage 900mm wide with widening
to 1,200mm at turns
Gates of sufficient width
Step-free entrance
Platform of suitable size at the door
Clear space beyond the handle edge of the door
Door bell/entry system at suitable height
External light at entrance
Canopy or porch at entrance
Covered car space in-curtilage or within 15 metres of
entrance
Charging specification for electric wheelchair

Access to Blocks or
Flats

HVN Ref.

Step-free access from road pavement and parking space to
communal entrance
All paths at least 1,200mm wide
Step-free entrance
Steps in addition to ramp where steeper than 1:15 or rising
more than 400 mm
Platform of suitable size at the door
Clear space of at least 550 mm beyond the handle edge of
the door
Ramp and/or steps of suitable design
Door bell/entry phone at suitable height and position
External light at entrance
Canopy or porch at entrance
Car space within 15 metres of entrance
Covered car space within 15 metres of entrance
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7.63

REQUIRED

OPTIONAL

*

7.3
7.3

MODIFY
MODIFY

7.3

MODIFY

7.4
7.5
7.5
7.5
7.11
7.11
7.12

*
*
MODIFY
*
*
*
*

7.13

*

7.14

*

7.3

*

7.3
7.6

MODIFY
*

7.6

MODIFY

7.6

MODIFY

7.6

*

7.7/7.8
7.11
7.11
7.12
7.13
7.13

*
*
*
*
*
*
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REQUIREMENTS FOR HOUSES READILY ADAPTABLE FOR WHEELCHAIR USE
HVN
FEATURE
DESIGN CRITERIA
Ref.

Communal Access
Areas, Stairs and
Lifts

Entrance Doors to
Individual Houses
or Flats

All doors with clear opening width at least 840mm
Level threshold
Door ironmongery of suitable design
Door closers of the adjustable delayed action type
Area inside the door and circulation areas allow for
wheelchair turning and manoeuvre
Entrance door positioned with space of at least 550mm
beyond the handle edge
Handrails on both sides of circulation areas
Handrails of suitable design
Any lift is fully usable by disabled people
Lift with internal dimensions of 1,400 x 1,600mm
Communal areas with features to help those with visual
impairment
Signage suited to people with visual impairment
All entrance doors with clear opening width of at least 840
mm
Level threshold
Allowance is made for recessed doormat
Door ironmongery of suitable design
Any door closer has adjustable delayed action
Area inside the entrance door and circulation areas allows
for wheelchair turning and manoeuvre
Entrance door positioned with a return of at least 300mm
beyond the handle edge
Entrance door positioned with a return of at least 550mm
beyond the handle edge
Letter box or bag behind the letter plate
Shelf beside the door
Any lobby is of sufficient size

Circulation Spaces
and Internal Doors

Living and Sleeping
Areas

Storage

Passages of sufficient width
Doors positioned and hinged to assist circulation
Doors positioned with a return of at least 300mm beyond
the handle edge
Doors positioned with a return of at least 550mm beyond
the handle edge
Pass doors with clear opening width of at least 800 mm
Pass doors without threshold plate
Doors opening beyond 90 degrees
Door construction allows pull handles to be fixed at
different heights
Door ironmongery of suitable design

8.2
8.2
8.3
8.3

*
*

8.4

*

8.4

*

8.4
8.6
8.7
8.7

OPTIONAL

*
*

*
*
*
*

8.8

*

8.8

*

9.2/9.6

*

9.3
9.3
9.4
9.5

*
*

9.6

*

9.6

*

*
*

9.6

*

9.6
9.6
9.7

*
*
*

10.2
10.4

*
*

10.4

*

10.4

*

10.5
10.5
10.5

*
*
*

10.5

*

10.7

Space for wheelchair turning in all apartments
Living room and dining space of a size that allows for
notional furniture and circulation “path”
Bedroom(s) of a size that allows for notional furniture and
circulation “path”
Beds for wheelchair users can be accessed on three sides
Double bedrooms allow for twin beds
Built-in clothes hanging space

11.1
11.2/
11.3

Storage Provision is made for adequate and accessible
general storage
Storage space is allowed for special equipment

12.1/
12.2
12.2
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REQUIRED

*
*
*

11.4

*

11.4
11.4
11.4

*
*
*
*
*
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REQUIREMENTS FOR HOUSES READILY ADAPTABLE FOR WHEELCHAIR USE
HVN
FEATURE
DESIGN CRITERIA
Ref.

Kitchen

Layout with continuous sequence of worktop-sink- worktopcooker/hob-worktop
Space in front of fittings and appliances to turn a
wheelchair
Worktops are of suitable design
Adequate and convenient storage
Kitchen fittings are of suitable design
Sink of suitable design
Adequate space is allowed for cooking and other appliances
Splash back to worktops and sinks
Slip-resistant floor finish
Windows
Taps
Electrical services
Laundry/utility area
Size and layout allow for full use by a person in a
wheelchair
Outward opening door
Allowance for a ceiling mounted hoist

13.5

*

13.5

*

13.6
13.7
13.7
13.8
13.9/
13.10
13.11
13.3
16.3
17.5
18.2
13.13
14.9

Windows
Taps

14.9
14.10
14.1114.14
14.14
14.15
14.16
24.9/
15.2
As 16.3
As 17.5

Provided in dwellings for four or more people
Accessible in a wheelchair
With transfer space beside WC

14.17
14.17
14.17

Plastered exterior corners to walls reinforced or splayed
Slip-resistant floor finish in kitchen, bathroom and any WC
compartment

15.1

Finishes
Windows

Fittings of suitable design
Bathroom

Floor gulley
Allowance for fixing grab and support rails to walls
Walls with adequate area of impermeable finish
Slip-resistant and sealed floor finish

Additional WC

Heating and Water
Services

Power and
Communications

External areas

REQUIRED

*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*

15.2

*

Design allows view from seated position
Controls easily and safely accessed, reached, and operated

16.2
16.3

*
*

Suitable heating system
Heating and ventilating controls easily accessed, reached
and operated
Exposed hot water pipes lagged
Lever taps

17.1

*

17.1

*

17.4
17.5

*

18.1

*

18.2

*

18.6

*

19.2
19.2
19.3
19.4

MODIFY

Allowance for additional future wiring
Sockets, switches and controls of suitable design and at
suitable location and height
Where provided and form of alarm call points located
where they can best be reached
Paved sitting out area
Raised planting bed
External clothes drying line has adjustable line
Refuse storage of suitable design
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OPTIONAL

*

MODIFY

*
*
*
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DG/IB 1 - STRATEGIC INDUSTRIAL AND BUSINESS AREAS
This development guide should be read in conjunction with policy IB 2: Strategic Industrial and Business Areas (see also
Strategic Industry and Business Areas Map).
The following series of maps shows the boundaries of each of the City’s Strategic Industrial and Business areas.
Blochairn Industrial Estate

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Cambuslang Investment Park

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

324

DG/IB 1
Clyde Gateway

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

College Business Park

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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Darnley Mains

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Dixon’s Blazes

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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Garscube Industrial Estate

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Glasgow Business Park

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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Helen Street/Loanbank Industrial Estate

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Hillington Industrial Estate/Cardonald Park

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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Kinning Park Industrial Estate

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

M8 Foodpark

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

329

DG/IB 1
Oakbank Industrial Estate

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Pacific Quay

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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Port Dundas

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Queenslie Industrial Estate

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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Robroyston Business Park

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Thornliebank Industrial Estate

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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Vermont Street/McLellan Street/Kinning Park

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

West of Scotland Science Park

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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DG/SC 1 - THE CITY’S NETWORK OF CENTRES (TIERS 1 – 3)
This development guide should be read in conjunction with policy SC 1: The City’s Network of Centres (refer also to the
Development Policy Principles Maps).
The following series of maps shows the boundaries of each of the centres in Tiers 1, 2 and 3 of the network. Where
appropriate, the maps show designated edge-of-centre locations and the Principal Retail Areas located in Tier 2 and 3
centres (i.e. Tier 2: Partick/Byres Road; Shawlands. Tier 3: Anniesland; Victoria Road). In the case of the City Centre
(Tier 1), the map also shows those areas of the City Centre which constitute the next sequentially preferable locations for
major retail and commercial proposals, should no suitable site be available within the Principal Retail Area (see policy
SC 5: Principal Retail Area (City Centre)).

C1/CC: The City Centre

1

1

1

1

Principal Retail Area
Zone 1

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

334

DG/SC 1
C2/EH: Easterhouse

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C2/PH: Parkhead

Town Centre
Edge of Centre Area

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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C2/PB: Partick/Byres Road

Principal Retail Area
Town Centre
Edge of Centre Area

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

C2/PL: Pollok

Town Centre
Edge of Centre Area

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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C2/SL: Shawlands

Principal Retail Area
Town Centre
Edge of Centre Area
© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

C3/AD: Albert Drive

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/AP: Alexandra Parade

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/AL: Anniesland

Principal Retail Area
Town Centre

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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C3/BL: Baillieston

Town Centre
Edge of Centre Area

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

C3/BC: Barrachnie

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/BR: The Barras

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/BF: Battlefield

Town Centre

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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C3/BN: Bridgeton

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/CH: Cardonald/Halfway

Town Centre
Edge of Centre Area

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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C3/CK: Castlemilk

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/CM: Cathcart/Muirend

Town Centre
© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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C3/CN: Cessnock

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/CY: Cranstonhill/Yorkhill

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/CF: Croftfoot

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/DC: Drumchapel

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/DS: Duke Street

Town Centre
Edge of Centre Area

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

C3/GB: Gorbals

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/GV: Govan

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/GH: Govanhill

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/HY: Hyndland

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/KB: Kelvinbridge

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/KW: Knightswood

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/MH: Maryhill

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/MF: Mount Florida

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/PP: Possilpark

Town Centre
Edge of Centre Area

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.
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C3/SW: Scotstoun/Whiteinch

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/SH: Shettleston

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/SB: Springburn

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre

C3/GX: St. Georges Cross/Great Western Road

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/ST: Strathbungo

Town Centre
© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

C3/TX: Tollcross

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/VR: Victoria Road

Principal Retail Area
Town Centre
Edge of Centre Area
© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

C3/WL: Woodlands

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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C3/YK: Yoker

© Crown Copyright and database right 2009. All rights reserved.
Ordnance Survey Licence number 100023379.

Town Centre
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DG/TRANS 1 - TRANSPORT ASSESSMENTS
REQUIREMENTS
Transport Assessments (TA) should be produced for significant travel generating uses. The methodology ensures that
proposed development incorporates maximum feasible sustainable transport access and forms the basis for planning
conditions or agreements, or for refusing planning permission. The criteria provide for Travel Plans to be required where
there is concern about the transport impact of the proposed development. This is intended to focus developers’ attention
on delivering appropriate non-car mode share in respect of access to the proposed development. To this end, it indicates
that Local Authorities should set mode share targets for different types of development in different areas.
Planning Advice Note (PAN) 75: Planning for Transport indicates that mode share targets are applicable to new
development, change of use proposals and extensions to existing developments.
Transport Assessments are seen as a tool aimed at integrating transport and land use planning. They concern person
trips, not just car trips and should encompass all transport modes.
The Council require the submission of a Transport Assessment (TA) to support development applications that are likely
to have a significant transport impact. A TA should be one of the first tasks undertaken in designing a development, to
inform layout and transport requirements (including parking).
The assessments will be expected to cover all transport considerations, including public transport, walking and cycling.
TA’s must demonstrate how traffic generation has been minimised in order to achieve sustainable development. PAN 75
provides an outline of the broad scope of Transport Assessments. TA’s should accord with the detailed technical advice
provided in the Scottish Government publication ‘Transport Assessment and Implementation: A Guide’ 2005.
Where a TA is required, the developer is advised to have early discussions with the Council concerning the matters to
be addressed (scoping), prior to the commencement of the preparation of the assessment. The scope of a TA will vary
depending on the type and location of the development. Small scale proposals may only require a brief statement of
the transport implications, whereas a large development may involve extensive and detailed studies. The TA should
conclude with an implementation and monitoring plan specifying the measures that are proposed to be undertaken to
ensure that the projected outcomes are achieved. This includes measures needed to deliver sustainable travel patterns
and to mitigate against residual adverse impacts. The implementation plan should specify what actions the developer
will undertake and what measures require to be undertaken by others by agreement/contract (along with the required
financial contributions to infrastructure and services by the developer).
Residential developments are required to achieve Base Accessibility (see policy TRANS 2: Development Locational
Requirements). Normally, limited Travel Plan submissions are required for residential developments. They should cover
the necessary improvements to deliver the pedestrian/cycle access and public transport accessibility. All residential
developments over 100 units should include an appropriate public transport season ticket (defined as providing access
to a major employment area, such as the City Centre) in the residents’ welcome pack.
The TA should be produced in line with current policy and not use worse case traffic analysis, which can lead to over
provision of road capacity and parking.
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DEVELOPMENTS LIKELY TO REQUIRE A TRANSPORT ASSESSMENT
TA’s are normally required for major development proposals exceeding the following thresholds (Gross Floor Area,
where specified in sqm):
Development Type
Housing
General Industry
Offices and Business
Storage and Distribution
Food and Non Food Retail
Hotels
Cinemas/Bingo Halls /Theatres/Conference Facilities
Leisure
Stadia
University and Colleges
Hospitals

Threshold
100 units
5,000 sqm
2,500 sqm
10,000 sqm
1,000 sqm
100 beds
500 seats/1,000 sqm
1,000 sqm
1,500 seats
2,500 sqm
2,500 sqm

Or criteria:
generates 100 or more vehicle trips per day; or
generates 10 or more freight movements per day; or
provides 100 or more car parking spaces on site

or where the Council’s Development and Regeneration Services are concerned about the possible transport impact of
the proposed development. Account will be taken of the cumulative impact, within an area, of small developments below
the thresholds.
A TA should address the following issues:
1. Compliance with the locational policy in policy TRANS 2: Development Locational Requirements, the Glasgow and
the Clyde Valley Joint Structure Plan (Strategic Policy 3: Strategic Management of Travel Demands) and national
guidelines.
2. Set an agreed mode share target (as measured by car drivers and informed by the Scottish Household Survey for
Glasgow/existing employees/comparable developments/location) to minimise private car use and carry this through
to trip generation, transport provision and development design, including parking and layout. It is the mode share
target that assists in ensuring that the traffic generation, car parking, layout, transport infrastructure/services and
Travel Plan are tied together to deliver the projected outcome.
3. Measure trip generation as person trips initially, not vehicle trips.
4. Integration of the site with the network of existing and proposed pedestrian, cycle and public transport routes. Links
should be short and direct. Account should be taken of service frequency for public transport plus routes and areas
served. For larger developments a cycle audit is required.
5. The layout of a site should give priority to pedestrian and cycle access over car access. This may involve consideration
of the placing of building within the site and the location of doors and the entrances to the site/building.
6. Non-residential development - demonstrate how the network of pedestrian, cycle and public transport routes
serving the site links with the majority of the forecast catchment population. Public transport needs to be regular
and frequent throughout the principal opening hours of the development, including evenings, weekends and public
holidays. It is important that the catchments and mode share used for retail assessments match that for the TA.
7. Residential developments - demonstrate how a high degree of accessibility is achieved to local services (e.g. shops
and other facilities) particularly by walking, cycling, and to town and other centres for services and employment by
walking, cycling and public transport.
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8. Show how traffic generation and parking have been reduced by maximising the potential for pedestrian, cycle and
public transport access. The assessment should outline the measures proposed to achieve the above, including Travel
Plans (see development guide DG/TRANS 2: Travel Plans) and specify how they will be implemented. Travel Plans
are normally required to support non-residential TA’s as they are a key mechanism to ensure delivery of the forecast
transport outcomes.
9. Where the proposed location does not accord with the preferred development plan location, the TA should include
an assessment of the relative performance of alternative sites in relation to accessibility by non-car modes.
10. Definition of the study area in which the analysis of the impact on the road network and specific traffic junctions
will be undertaken.
11. Assignment of residual traffic to the road network.
12. Impact on the road (including trunk) network.
13. The residual car parking requirement should be generated as an output, by reference to the agreed mode share target,
and set within the relevant maximum parking standards set out in policy TRANS 4: Vehicle Parking Standards.
Where overspill parking is an issue, proposals should be made for its control, including funding the design and
promotion of traffic regulation orders.
14. Heavy goods vehicle requirements and servicing implications.
15. Show how the Council’s road user hierarchy has been met.
16. Access, egress and circulation.
17. Road safety impact.
18. Local transport impacts during construction.
19. Development of mitigation measures with the Council’s Development and Regeneration Services, Strathclyde
Partnership for Transport and the public transport operators, where appropriate. An Implementation Programme
should be submitted for approval.
20. Developer contributions for the implementation of mitigation measures proposed by the Transport Assessment.
21. Monitoring procedure proposed to demonstrate transport delivery consistent with the planning approval/conditions/
planning agreement.
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DG/TRANS 2 - TRAVEL PLANS
Travel Plans, supported by planning agreements, should be used to promote sustainable transport solutions to development.
Early consultation with Development and Regeneration Services, Land and Environmental Services and Strathclyde
Partnership for Transport is recommended.
Planning Advice Note (PAN) 75: Planning for Transport indicates that Travel Plans (TP) should set out a package of
positive and complementary measures for the overall delivery of more sustainable travel patterns and that the thresholds
for their application should be the same as Transport Assessments (TA). The importance of setting targets, monitoring
and, where required, correction procedures is stressed.
REQUIREMENTS
The Council normally require a TP in support of a planning application that, by virtue of its scale, location or proposed
use, is considered to raise significant transport issues. In line with PAN 75, a TP will usually be required for proposals
that meet the threshold/criteria for TA’s specified in development guide DG/TRANS 1: Transport Assessments. The
criteria provide for TPs to be required where there is concern about the transport impact of the proposed development.
Due to the exceptional accessibility available in the City Centre core (Principal Retail and Office Areas), however, a TP
will not normally be required for applications in this area, unless the traffic generation proposed is high. A TP should be
submitted as part of the planning application.
Where a TP is required, the Council, the developer and landowner should make and register a legal agreement (Section
69 or 75, as required), which will ensure that the mode share target and measures specified in the TP are agreed between
the parties and implemented in accordance with the terms of the agreement.
A TP should aim to promote and maximise the use of sustainable transport to and from the site in question. It may be
required to:
• address those travel matters that are likely to be significant for the type of development and location in

question;
• adopt from the TA the agreed mode share (as measured by car drivers) and related targets (e.g. traffic generation)

for travel to and from the site in question;
• identify specific measures proposed to meet these targets (including a permanent Travel Co-ordinator and car

park management plan), implementation arrangements and the timescale; and
• specify the monitoring arrangements proposed with the correction procedures (should mode share or other

targets not be reached), normally in the form of an annual report to Council from first occupation.
TPs are required to be prepared in advance of the completion of a development to ensure that the required preparation
is made in order that the TP can be operational on the first occupation of the development.
Residential developments are required to achieve Base Accessibility (see policy TRANS 2: Development Locational
Requirements). Normally, limited TP submissions are required for residential developments. They should cover
the necessary improvements to deliver the pedestrian/cycle access and public transport accessibility. All residential
developments over 100 units should include an appropriate public transport season ticket (defined as providing access
to a major employment area, such as the City Centre) in the residents’ welcome pack.
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The Council recognises that it may not be possible to prepare, in full, a TP to accompany planning permission in principle,
particularly where there is a speculative element to the proposal, and where the occupiers of the proposed development,
and the exact nature of their operations, are unknown. In such circumstances, a two level approach to preparing and
implementing TP’s may be appropriate. At the outline stage, the TP should include the physical/infrastructure facilities
to be provided by the developer (e.g. showering and changing facilities, public transport facilities), the mode share
target/traffic cap and the monitoring/reporting/correction procedures. At the detailed application/ reserved matters
stage, the measures to be included in the TP should be specified.
FURTHER GUIDANCE
Advice on the preparation of TP’s is included in:
• Planning Advice Note (PAN) 75: Planning for Transport;
• Preparing Your Organisation for Transport in the Future: The Benefits of Green Travel Plans (Department of

Environment, Transport and the Regions);
• A Travel Plan Resource Pack for Employers (Energy Efficiency Office);
• Travel Plans: An Overview (Scottish Government); and
• Transport Assessment and Implementation: A Guide (Scottish Government).
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DG/TRANS 3 - PUBLIC TRANSPORT ACCESSIBILITY ZONES
GENERAL GUIDANCE
The Council utilises accessibility zones in the application of housing density considerations (see policy RES 1: Residential
Density), office and business class development (see policy IB 4: Office and Business Class Development), car parking
standards (see policy TRANS 4: Vehicle Parking Standards) and land use and transport locational considerations (see
policy TRANS 2: Development Locational Requirements).
Planning Advice Note (PAN) 75: Planning for Transport indicates that accessibility analysis is a useful technique in
assessing development, in particular focusing development in sustainable locations. The PAN recommends that local
development plans identify general zones of accessibility to assist decision making.
SPECIFICATION
In accordance with PAN 75, accessibility profiles have been developed to define four accessibility zones (see Public
Transport ACCESSIBILITY ZONES MAP):
a) City Centre - located within the high accessibility zone.
b) High Accessibility - indicates a high standard of public transport service that facilitates use without a timetable,
with minimum waiting times and with little impact from service disruptions.
c) Base Accessibility - indicates the provision of a minimum acceptable level of public transport service.
d) Below Base - the remainder of the City not covered by the above zones with limited or no public transport
services.
Accessibility has been measured at peak times (8.00-9.00am) on a weekday according to 3 criteria:
- frequency (aggregate in one direction) of services to stop/station;
- quality (e.g. reliability, comfort); and
- walk-in distance (catchment).

The frequency and catchment levels set for each mode reflect the difference in quality provided by bus and rail (in terms
of comfort, reliability and timetable stability).
City Plan 1 (adopted in August 2003) measured catchments using a straight-line measurement from the stop or station.
The 300 metre and 500 metre catchments, therefore, took account of the additional distance caused by the routes, in
reality, not being direct and subject to time delays at road crossings. This development guide utilises a network tool to
measure actual distances (300 metres/500 metres) along roads and paths in order to produce a more accurate definition
of accessibility. An additional 100 metre circle is then added to the point reached (as this technique now measures
distance on the ground) in order to create the zone boundary.
This enables the High and Base Accessibility Zones to be defined as follows:
High Accessibility
- Buses 12+ per hour with 300 metres + 100 metres catchment
- or Trains 6+ per hour with 500 metres + 100 metres catchment
- or Subway 12+ per hour with 500 metres + 100 metres catchment
Base Accessibility
- Buses 6+ per hour with 300 metres + 100 metres catchment
- or Trains 2+ per hour with 500 metres + 100 metres catchment
- or Subway 12+ per hour with 500 metres + 100 metres catchment
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The accessibility zones are used in the Plan to direct high trip generating uses/higher density development to the
High Accessibility Zone area, wherever possible, and to direct development away from locations achieving Below Base
Accessibility (unless measures are taken to adapt the public transport network).
Note

The PUBLIC TRANSPORT ACCESSIBILITY ZONES MAP is dynamic and will be updated on a regular basis.
In preparing a planning application, therefore, it is open to the applicant to review the local public transport
provision for the development area/site at that point in time, using this Development Guide as a reference. The
need for further refinement to this Guide will be monitored with Strathclyde Partnership for Transport.
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DG/TRANS 4 - CLYDE FASTLINK - DEVELOPER CONTRIBUTIONS
This Development Guide should be read in conjunction with policy TRANS 8: Developer Contributions - Transport
Infrastructure (see Part 3 of the Plan). The purpose of this Guidance is to provide an explicit means of calculating
developer contributions for Clyde Fastlink.
INTRODUCTION AND SCOPE OF GUIDE
Clyde Fastlink is being promoted in order to support redevelopment in the Metropolitan Flagship Initiative of Clyde
Waterfront, identified in the National Planning Framework 2 as of national significance. It is intended to deliver a high
quality public transport system to the major redevelopment projects on the south and north banks of the Clyde, including
the high trip generating proposals at the SECC and Glasgow Harbour. A key objective is to ensure that Clyde Fastlink is
in place before a significant proportion of the developments are completed so as to establish sustainable travel patterns
and minimise traffic generation. Clyde Fastlink is a bus rapid transit proposal.
This Guide provides details of how the contributions to Clyde Fastlink will be calculated under policy TRANS 8. It
applies to all developments requiring planning permission above the minimum size thresholds (noted below in Table 1)
and within 400 metres of the route centre line.
CONTEXT
1. National
Local development plans should set out the principles to be applied in respect of developer contributions where such
an approach is required for major transport infrastructure. In complex developments, it proposes a masterplanning
approach, which identifies a contribution strategy for different developers and different phases of development. As part
of a framework for delivering better integration of transport and land use planning, the use of planning agreements to
promote sustainable transport solutions to development end users is recommended.
A central objective is the integration of land use and transport through the provision of high quality public transport
access in order to encourage modal shift away from car use to more sustainable forms of transport. Significant travel
generating uses are required to be located to support more sustainable travel patterns, with specified non-car mode
shares.
Planning Advice Note (PAN) 75: Planning for Transport suggests that by securing developer contributions, proposals
can be made acceptable in land use and transport terms, for example through the provision of public transport
infrastructure.
Circular 12/1996: Planning Agreements indicates that developer contributions can only be sought where they are
necessary in order for the development to proceed and where the contribution concerned is related in scale and kind to
the proposed development.
2. The Glasgow and the Clyde Valley Joint Structure Plan (JSP)
Strategic Policy 9 (Assessment of Development Proposals) of the JSP sets the criteria which significant development
must satisfy. This includes the requirement that appropriate provision has been made by the developer for supporting
infrastructure or facilities required to make the development acceptable.
JSP Strategic Policies 1 (Strategic Development Locations) and 4 (Strategic Transport Network) promote the need
for a mass transit network for the Conurbation, including routes serving the Metropolitan Flagship Initiative of Clyde
Waterfront.
JSP Strategic Policy 3 (Strategic Management of Travel Demands) sets the requirements for achieving sustainable
development in terms of accessibility according to land use function.
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3. City Plan
Policy TRANS 1: Transport Route Reservations safeguards the route for Clyde Fastlink from the City Centre on the north
bank to Clydebank and south bank to Renfrew. As indicated in the Plan’s Development Strategy (see Part 2, TRANSPORT,
Bus/Clyde Fastlink, paragraph 6.26), these routes are required to deliver high public transport accessibility to support
the regeneration of the Clyde Waterfront.
Policy TRANS 2: Development Locational Requirements outlines the public transport accessibility levels that significant
travel generating proposals should meet.
4. Regional Transport Strategy
The Strategy includes Clyde Fastlink as a Core Strategic Element to provide a transport link to the regenerating areas
along the Clyde Waterfront and potentially beyond.
5. Local Transport Strategy
The Strategy promotes the introduction of Clyde Fastlink on the north bank between the City Centre and Glasgow
Harbour along with the investigation of phased extensions to Clydebank and Renfrew. It also proposes ensuring that
all developments include appropriate provision for public transport access and the identification of opportunities for
developer contributions to the Council’s transport programmes.
CLYDE FASTLINK
An overall aim of the JSP, City Plan 2 and the Regional and Local Transport Strategies is to achieve sustainable
development by ensuring that development choices reduce the need to travel and increase the use of sustainable modes
of transport. Without the provision of a high quality public transport system to the Clyde Waterfront area, high levels
of traffic generation are likely to impact on the regeneration aspirations for this priority growth corridor. Such traffic
generation would also add to continuing traffic level growth in Glasgow and lead to further congestion with disbenefits
to the economy, the environment and local communities.
The Clyde Fastlink scheme has developed from the Clyde Corridor Transport Study (2003). This examined sustainable
transport options and proposed two routes to serve development along the north and south banks of the Clyde. In
2004, the Council agreed to develop proposals for the delivery of the north bank route from the City Centre to Glasgow
Harbour as a bus rapid transit proposal. This section of the north bank route was given priority in recognition of its
unique regeneration opportunities and development pressures. Planning permission for the section was granted in 2006.
The south bank route and the western extension of the north bank route have been the subject of a feasibility study
to determine viability and routing. In 2006 Strathclyde Partnership for Transport (SPT) became the promoter of the
scheme (with the creation of the Regional Transport Partnership) and the Council became its agent.
The Clyde Fastlink scheme will offer state-of-the-art travel through a tram-type road vehicle that operates at six minute
intervals, seven days a week. The vehicles will run on a dedicated roadway as far as possible, with bus lanes in the City
Centre and other on-road sections. Priority signalling will ensure that where vehicles cross roads and access the City
Centre/bus lanes they will not be held up by general traffic. Passengers will have the benefit of level boarding, real time
information and modern shelters at halts.
Many major developments in the Clyde Waterfront area have significant transport impacts that can only be addressed by
a step change in public transport provision. Several sections of the area have poor public transport accessibility (Below
Base Accessibility) or inadequate public transport accessibility (Base Accessibility) to support high trip generating
proposals (see development guide DG/TRANS 3: Public Transport Accessibility Zones). The Council, therefore, considers
it reasonable and appropriate that developments contribute to the cost of the Clyde Fastlink scheme in relation to the
likely level of demand and as a means of better integrating land use/transport improvements. The level of contribution
would be related to the size of the development and its proximity to the route.
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In order to put different development types on an equal basis in terms of trip generation, Table 1 provides a framework
to enable a scale factor to be allocated according to the size of a development. The framework was developed using
trip generation data derived from the TRICS (Trip Rate Information Computer System) database. In Table 2, the scale
factor is combined with the distance from the route centre line. Although Clyde Fastlink is considered to have rail
type characteristics, the catchment has been set at a conservative 400 metres. This is the distance used to represent
the catchment for a bus stop in DG/TRANS 3. The 400 metres is graduated into 100 metre zones to represent the
enhanced accessibility provided by Clyde Fastlink the nearer a development is to the route. The assessment of distance
from the route to a development site will be through measurement of the actual walking distance. The plan attached
to this development guide provides an indication of the zones. The use of such tables was first developed for the Leeds
Supertram and then, further developed, for the Edinburgh Tram. It has been adapted and refined for Glasgow.
In order to establish a basis for calculating contribution levels, the cost of providing a halt has been used (£322,000).
The halt provides the point of access to the benefits provided by Clyde Fastlink and is, therefore, considered a valid
benchmark.
PRINCIPLES OF THE SCHEME
1. General Principles
All developments above the minimum size thresholds should make an appropriate contribution to the Clyde Fastlink
scheme to ensure that necessary public transport infrastructure is put in place to assist in providing sustainable transport
outcomes.
Such contributions should be used only for the capital cost of the Clyde Fastlink scheme.
The level of contribution depends on the following factors:
• type of development;
• size of development; and
• walking distance from the route centre line.

The level of contribution will be calculated by:
• using Table 1 to establish a scale factor (1-15) by type and size of development proposed;
• allocating the development to an appropriate zone by reference to the walking distance between the nearest site

edge and route centre line (see map DG/TRANS 4: Clyde Fastlink – Developer Contribution Zones);
• with the scale factor and zone information established, using Table 2 to calculate the appropriate contribution;

and
• index linking the agreed contribution from the date of the agreement to the date of payment on the basis of the

Construction Price Index.
This contribution shall be considered as being additional to any other contribution required in relation to the development
to cover improvements to the road network, traffic management, pedestrian and cycle facilities, provision to improve
accessibility to public transport and any other appropriate requirement. In certain circumstances, however, the
contribution to Clyde Fastlink will be considered against contributions being requested by the Council and/or made by the
developer to other key public transport infrastructure provision/enhancement. It would, however, remain additional to
other non-public transport developer contributions, such as provision of greenspace and sustainable drainage systems.
Transport Assessments (TAs) for developments within the route catchment require to be undertaken on a multi-modal
basis, in line with development guide DG/TRANS 1: Transport Assessments, and take account of the impact of Clyde
Fastlink in meeting transport demands.
Any developer making a contribution under this guidance will normally be expected to enter into a Section 75 legal
agreement (Town and Country Planning (Scotland) Act 1997), unless payment is provided up front, when a Section
69 legal agreement (Local Government (Scotland) Act 1973) will suffice. The legal costs incurred by the Council,
associated with the preparation of the agreement, require to be paid by the developer at the time the first contribution
is made.
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Proposals can be made for phased contributions provided appropriate and robust ‘triggers’ can be identified and agreed
(such as practical completion). Where this is not possible, early payment will be sought.
The failure of a developer to address the deficiencies of public transport infrastructure in the vicinity of the site may be
regarded as a valid reason for refusal of the application.
2. Other Considerations
Small developments falling below the thresholds shown in Table 1 and minor changes of use will not be required to
provide a contribution unless they are clearly part of a phased development of a larger site. In such cases, the Council
will seek to agree a pro-rate sum with the applicant.
Where a developer proposes to contribute land towards the development of Clyde Fastlink, the amount of the contribution
under this Guide may be reduced. The amount of the reduction will take account of the value of the land and any remedial
works required to make it suitable for use.
Developers should take account of the potential financial, or other, implications of this policy when preparing development
appraisals (alongside other land take and development design considerations – see policy DES 1: Development
Design Principles). This should be reflected in the price paid for a site. In exceptional circumstances, where it can
be demonstrated that there are abnormally high site preparation costs and the addition of a contribution under this
guideline would threaten the financial viability of developing a site, then the requirement to contribute to Clyde Fastlink
may be reduced. Such costs could include remediating contamination, or unusual infrastructure requirements, that
were not known at the time of site purchase. It does not include the cost of land purchase. In such cases the level of any
reduced requirement will be based on an independent appraisal of the relevant engineering and financial information,
which must be made available to the Council.
Very large developments, in excess of scale factor 15 in Table 2, will be negotiated individually to reach agreement on
an appropriate level of contribution to reflect the scale of development and its likely impact on the transport network
(negotiations will have a basis in the TA and Tables 1 and 2 of this development guide). Where such developments are
dependent on the provision of Clyde Fastlink in order to deliver the agreed mode share/ sustainable car trip generation
levels, then the level of contribution should reflect this.
Where planning permission in principle has already been granted without any requirement to contribute to Clyde Fastlink,
a subsequent application to approve the planning conditions will not be expected to provide a new contribution. Where a
planning permission or planning permission in principle includes a condition requiring the provision of additional public
transport infrastructure/services then this development guide will be a consideration in meeting the condition. Any new
planning application will be expected to comply with the requirements of this development guide.
3. Audit and Review Procedures
The contributions to Clyde Fastlink will be held in ring-fenced holding accounts for the north and south bank routes.
These accounts will be managed by Glasgow City Council on behalf of SPT. Funding held in the holding accounts will be
released to SPT as each phase reaches the construction/procurement stage.
In the event that the Council/SPT decides not to progress Clyde Fastlink, negotiations will take place with the developer
(or their successors) with a view to using the agreed contribution to address the transport impacts of the development in
the Clyde Waterfront area through alternative public transport investment, as promoted by SPT.
In the event that construction of Clyde Fastlink is not started within 10 years of the date of contribution, the Council will
review whether there is any likelihood of the project going ahead. If the review concludes that Clyde Fastlink is likely
to still go ahead, the contribution will be retained. Should the conclusion be that the project is unlikely to go ahead
then negotiations will take place with the applicants (or their successors) with a view to using the agreed contribution
to address the transport impacts of the development through alternative public transport investment, as promoted by
SPT.
Should contributions remain unspent after the processes outlined above, then after 15 years from the date of contribution
the Council will refund the contribution (including interest) to the developer (or their successors).
Note

This development guide will be updated on a regular basis (as appropriate) within the context of the City Plan
monitoring and review process. It will include updating Table 2 to take account of the Construction Price
Index.
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Table 1 - Identification of Scale Factors
Scale Factor \
Development Type

1

2

3

4

5

6

Units

Residential - including sheltered
housing, student accommodation,
nurses homes and bedspace element
in hotels

Bedrooms

23114

115227

228341

342455

456568

569682

Restaurants - including public
restaurant element in hotels

Seating
capacity

23114

115227

228341

342455

456568

569682

Nightclubs / Function Suites –
including function suite / conference
facility element in hotels

GFA (sqm)

100500

5011000

10011500

15012000

20012500

25013000

Public Houses - including public bar
element in hotels

GFA (sqm)

100500

5011000

10011500

15012000

20012500

25013000

Fast Food - including drive throughs,
cafés, tea rooms and food courts

GFA (sqm)

23111

112222

223333

334444

445556

557667

Retail Food

GFA (sqm)

39192

193385

386577

578769

770962

9631154

Retail Non Food

GFA (sqm)

125625

6261250

12511875

18762500

25013125

31263750

Wholesale, Builders Merchants and
similar

GFA (sqm)

2501250

12512500

25013750

37515000

50016250

62517500

Office Business

GFA (sqm)

2001000

10014000

40019740

974112987

1298816234

1623519481

Office Public - including banks,
building societies, estate agents and
travel agents

GFA (sqm)

74368

369735

7362206

22072941

29426649

66507979

Industry Manufacturing / Food or
Drink Processing

GFA (sqm)

384719231

1923238462

3846357692

5769376923

7692496154

96155115385

Industry Light

GFA (sqm)

8484237

42388475

847612712

1271316949

1695021186

2118725424

Car Showrooms, Garages Vehicle
Repair and Tyre Centres

GFA (sqm)

2001000

10012000

20013000

30014000

40015000

50016000

Petrol Filling Stations

Site Area
(sqm)

50250

251500

501750

7511000

10011250

12511500

Warehousing - storage and
distribution

GFA (sqm)

10005000

500110000

1000115000

1500120000

2000125000

2500130000

Warehousing - repository and self
service storage

GFA (sqm)

384719231

1923238462

3846357692

5769376923

76924
-96154

96155115385

Mail/Parcel Distribution

GFA (sqm)

4172083

20844167

41686250

62518333

8334
-10417

1041812500

Seating
capacity

34167

168333

334500

501667

668833

8341000

Seating
capacity

46227

228455

456682

683909

9101136

11371364

GFA (sqm)

3581786

17873571

35725357

53587143

71448929

893010714

GFA (sqm)

2381190

11912381

23823571

35724762

47635952

59537143

Passive Leisure - continuous or
multiple performances (such as
cinemas, multiplex and bingo halls)
Passive Leisure - single performance
(such as spectator arenas, stadia,
theatres)
Passive Leisure - museums, art
galleries, libraries, community/
church halls, places of worship and
similar
Passive Leisure - other (such as
casinos and amusement arcades)
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Scale Factor \
Development Type

1

2

3

4

5

6

Units

Active Leisure - swimming pools,
indoor bowling and similar

GFA (sqm)

136676

6771351

13522027

20282703

27043378

33794054

Active Leisure - gymnasia, fitness
centres, skating rinks, bowling alleys
and similar

GFA (sqm)

2501250

12512500

25014167

4168
-5556

55577813

78149375

Active Leisure - football, tennis,
outdoor bowling and similar

Site area
ha

0.21.00

1.012.00

2.013.00

3.014.00

4.015.00

5.016.00

Hospitals, Hospices and similar
(bedspace element)

Number of
beds

942

4383

84125

126167

168208

209250

Hospitals, Hospices and similar
(treatment element) - including
daycare centres/clinics

GFA (sqm)

8344167

41688333

833412500

1250116667

1666820833

2083425000

Dental Clinics

Number of
surgeries

210

1121

2231

3242

4352

5363

Number of
surgeries

26

713

1419

2025

2631

3238

GFA (sqm)

2001000

10012000

20013000

30014000

40015000

50016000

GFA (sqm)

74368

369735

7361103

11041471

14721838

18392206

250

500

750

1000

1250

1500

7

8

9

10

11

12

Medical Centres, Health Centres,
General Practice Surgeries,
Veterinary Surgeries and similar
Non Residential Institutions - (such
as universities/colleges, schools
[except nurseries])
Nurseries
Expected one way trip generation
during 11 hour day - up to:

Scale Factor \
Development Type

Units

Residential - including sheltered
housing, student accommodation,
nurses homes and bedspace element
in hotels

Bedrooms

683795

796909

9101023

10241136

11371250

12511364

Restaurants - including public
restaurant element in hotels

Seating
capacity

683795

796909

9101023

10241136

11371250

12511364

Nightclubs / Function Suites including function suite / conference
facility element in hotels

GFA (sqm)

30013500

35014000

40014500

45015000

50015500

55016000

Public Houses - including public bar
element in hotels

GFA (sqm)

30013500

35014000

40014500

45015000

50015500

55016000

Fast Food - including drive throughs,
cafés, tea rooms and food courts

GFA (sqm)

668778

779889

8901000

10011111

11121222

12231333

Retail Food

GFA (sqm)

11551346

13471538

15391731

17321923

19242115

21162308

Retail Non Food

GFA (sqm)

37514375

43765000

50015625

56266250

62516875

68767500

Wholesale, Builders Merchants and
similar

GFA (sqm)

75018750

875110000

1000111250

1125112500

1250113750

1375115000

Office Business

GFA (sqm)

1948222727

2272825974

2597529221

2922232468

3246935714

3571538961
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Scale Factor \
Development Type

7

8

9

10

11

12

Units

Office Public - including banks,
building societies, estate agents and
travel agents

GFA (sqm)

79809309

931010638

1063911968

1196913298

1329914628

1462915957

Industry Manufacturing / Food or
Drink Processing

GFA (sqm)

115386134615

134616153846

153847173077

173078192308

192309211538

211539230769

Industry Light

GFA (sqm)

2542529661

2966233898

3389938136

3813742373

4237446610

4661150847

Car Showrooms, Garages Vehicle
Repair and Tyre Centres

GFA (sqm)

60017000

70018000

80019000

900110000

1000111000

1100112000

Petrol Filling Stations

Site Area
(sqm)

15011750

17512000

20012250

22512500

25012750

27513000

Warehousing - storage and
distribution

GFA (sqm)

3000135000

3500140000

4000145000

4500150000

5000155000

5500160000

Warehousing - repository and self
service storage

GFA (sqm)

115386134615

134616153846

153847173077

173078192308

192309211538

211539230769

Mail/Parcel Distribution

GFA (sqm)

1250114583

1458416667

1666818750

1875120833

2083422917

2291825000

Seating
capacity

10011167

11681333

13341500

15011667

16681833

18342000

Seating
capacity

13651591

15921818

18192045

20462273

22742500

25012727

GFA (sqm)

1071512500

1250114286

1428716071

1607217857

1785819643

1964421429

Passive Leisure - other (such as
casinos and amusement arcades)

GFA (sqm)

71448333

83349524

952510714

1071511905

1190613095

1309614286-

Active Leisure - swimming pools,
indoor bowling and similar

GFA (sqm)

40554730

47315405

54066081

60826757

67587432

74338108

Active Leisure - gymnasia, fitness
centres, skating rinks, bowling alleys
and similar

GFA (sqm)

937610938

1093912500

1250114063

1406415625

1562617188

1718918750

Active Leisure - football, tennis,
outdoor bowling and similar

Site area
(ha)

6.017.00

7.018.00

8.019.00

9.0110.00

10.0111.00

11.0112.00

Hospitals, Hospices and similar
(bedspace element)

Number of
beds

251292

293333

334375

376417

418458

459500

Hospitals, Hospices and similar
(treatment element) - including
daycare centres/clinics

GFA (sqm)

2500129167

2916833333

3333437500

3750141667

4166845833

4583450000

Dental Clinics

Number of
surgeries

6473

7483

8494

95104

105115

116125

Number of
surgeries

3944

4550

5156

5763

6469

7075

GFA (sqm)

60017000

70018000

80019000

900110000

1000111000

1100112000

GFA (sqm)

22072574

25752941

29423309

33103676

36774044

40454412

1750

2000

2250

2500

2750

3000

Passive Leisure - continuous or
multiple performances (such as
cinemas, multiplex and bingo halls)
Passive Leisure - single performance
(such as spectator arenas, stadia and
theatres)
Passive Leisure - museums, art
galleries, libraries, community/
church halls, places of worship and
similar

Medical Centres, Health Centres,
General Practice Surgeries,
Veterinary Surgeries and similar
Non Residential Institutions - (such
as universities/colleges, and schools
[except nurseries])
Nurseries
Expected one way trip generation
during 11 hour day - up to:
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Scale Factor \
Development Type

13

14

15

Residential - including sheltered
housing, student accommodation,
nurses homes and bedspace element
in hotels

Bedrooms

13651477

14781591

15921705

Restaurants - including public
restaurant element in hotels

Seating
capacity

13651477

14781591

15921705

Nightclubs / Function Suites including function suite / conference
facility element in hotels

GFA (sqm)

60016500

65017000

70017500

Public Houses - including public bar
element in hotels

GFA (sqm)

60016500

65017000

70017500

Fast Food - including drive throughs,
cafés, tea rooms and food courts

GFA (sqm)

13341444

14451556

15571667

Retail Food

GFA (sqm)

23092500

25012692

26932885

Retail Non Food

GFA (sqm)

75018125

81268750

87519375

Wholesale, Builders Merchants and
similar

GFA (sqm)

1500116250

1625117500

1750118750

Office Business

GFA (sqm)

3896242208

4220945455

4545648701

Office Public - including banks,
building societies, estate agents and
travel agents

GFA (sqm)

1595817287

1728818617

1861819947

Industry Manufacturing / Food or
Drink Processing

GFA (sqm)

230770250000

250001269231

269232288462

Industry Light

GFA (sqm)

5084855085

5508659322

5932363559

Car Showrooms, Garages Vehicle
Repair and Tyre Centres

GFA (sqm)

1200113000

1300114000

1400115000

Petrol Filling Stations

Site Area
(sqm)

30013250

32513500

35013750

Warehousing - storage and
distribution

GFA (sqm)

6000165000

6500170000

7000175000

Warehousing - repository and self
service storage

GFA (sqm)

230770250000

250001269231

269232288462

Mail/Parcel Distribution

GFA (sqm)

2500127083

2708429167

2916831250

Seating
capacity

20012167

21682333

23342500

Seating
capacity

27282955

29563182

31833409

GFA (sqm)

2143023214

2321525000

2500126786

Passive Leisure - other (such as
casinos and amusement arcades)

GFA (sqm)

1428715476

1547716667

1666817857

Active Leisure - swimming pools,
indoor bowling and similar

GFA (sqm)

81098784

87859459

946010135

Active Leisure - gymnasia, fitness
centres, skating rinks, bowling alleys
and similar

GFA (sqm)

1875120313

2031421875

2187623438

Passive Leisure - continuous or
multiple performances (such as
cinemas, multiplex and bingo halls)
Passive Leisure - single performance
(such as spectator arenas, stadia and
theatres)
Passive Leisure - museums, art
galleries, libraries, community/
church halls, places of worship and
similar

16+

Units

369

Larger
developments will
be negotiated
separately
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Scale Factor \
Development Type

13

14

15

16+

Units

Active Leisure - football, tennis,
outdoor bowling and similar

Site area (ha)

12.0113.00

13.0114.00

14.0115.00

Hospitals, Hospices and similar
(bedspace element)

Number of
beds

501542

543583

584625

Hospitals, Hospices and similar
(treatment element) - including
daycare centres/clinics

GFA (sqm)

5000154167

5416858333

5833462500

Dental Clinics

Number of
surgeries

126135

136146

147156

Number of
surgeries

7681

8288

8994

GFA (sqm)

1200113000

1300114000

1400115000

GFA (sqm)

44134779

47805147

51485515

3250

3500

3750

Medical Centres, Health Centres,
General Practice Surgeries,
Veterinary Surgeries and similar
Non Residential Institutions - (such
as universities/colleges and schools
[except nurseries])
Nurseries
Expected one way trip generation
during 11 hour day - up to:

Larger
developments will
be negotiated
separately

Note: Hotels, hospitals and other multiple activity uses - sum above elements as appropriate.
Table 2 - Level of Contributions
Distance from route

Scale factor
1

Figures in £000’s
2

3

4

5

6

7

Zone 1

0-100m

9

23

46

69

92

115

138

Zone 2

101-200m

7

19

38

57

77

96

115

Zone 3

201-300m

6

15

31

46

61

77

92

Zone 4

301-400m

4

11

23

34

46

57

69

Distance from route

Scale factor

Figures in £000’s

8

9

10

11

12

13

14

15

Zone 1

0-100m

161

184

207

230

253

276

299

322

Zone 2

101-200m

134

153

172

192

211

230

249

268

Zone 3

201-300m

107

123

138

153

169

184

199

215

Zone 4

301-400m

80

92

103

115

126

138

149

161

Worked Example
Hotel with function suite, restaurant, public bar within 200 metres of Fastlink route:

Hotel
Function Suite
Restaurant
Public Bar
Total contribution

Size
400 bedrooms
2500 sqm
200 seat
1000 sqm

Scale factor
4
5
2
2

370

Contribution (Zone 2)
£ 57000
£ 77000
£ 19000
£ 19000
£172000
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Contact the City Plan Team at cityplan@glasgow.gov.uk for further information on this map
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DG/ENV 1 - ENVIRONMENTAL IMPACT ASSESSMENTS
An Environmental Impact Assessment (EIA) is intended to identify the environmental effects, both positive and negative,
of development proposals. It aims to prevent, reduce and offset any adverse environmental impacts. It will include
any other necessary assessments. The Council will, therefore, have regard to the Environmental Impact Assessment
(Scotland) Regulations 1999. The Regulations set out the statutory procedures, list the types of project to which they
apply, specify the information to be contained in an Environmental Statement and provide criteria for deciding whether
projects are likely to have significant environmental effects. The Regulations seek to ensure that a decision to grant
planning consent is taken in the full knowledge of any significant effects the proposal may have on the environment.
Key stages in the EIA process include the following:
• screening;
• scoping; and
• the Environmental Statement.

Screening: If the proposed development falls within Schedule 1 of the Regulations, an EIA is always required. If it is
listed in Schedule 2 of the Regulations, an assessment must be made about whether the development is likely to have
significant environmental effects. Schedule 2 projects will generally need an EIA if they are:
• major developments of more than local importance;
• developments that are proposed for environmentally sensitive or vulnerable locations; or
• developments with unusually complex and potentially hazardous environmental effects.

Schedule 3 of the Regulations sets out detailed criteria for assessment.
Scoping: The Council will encourage developers to undertake a scoping exercise and will co-operate with any requests
in this respect.
The Environmental Statement: This provides the developer’s statement on the project, its likely environmental effects
and the measures proposed to mitigate adverse effects. Schedule 4 of the Regulations specifies the information that must
be included.
FURTHER GUIDANCE
Planning Advice Note (PAN) 58: Environmental Impact Assessment, the Environmental Impact Assessment Regulations
(Scotland) 1999 and Circular 15/1999 should be consulted prior to preparing an EIA.
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DG/ENV 2 - OPEN SPACE AND PUBLIC REALM PROVISION
This Development Guide should be read in conjunction with policy ENV 2: Open Space and Public Realm Provision (see
Part 3 of the Plan).
The Guide covers:
1.
2.
3.
4.
5.
6.
7.
8.

1.

Background
Development Thresholds
Policy Standards
Assessment Criteria for On-Site Open Space Provision
Assessment Criteria for Off-Site Open Space Provision
Developer Contributions
Other Provisions - Legal Agreements, Maintenance of Open Space Areas, etc.
Financial Contributions - Worked Examples

BACKGROUND

Local authorities are expected to:
• take a strategic approach to sport and open space provision through the preparation of an open space audit and

strategy;
• protect and enhance open space;
• protect and support opportunities for sport and recreation;
• provide guidance on the quality and accessibility of open space in new developments and on providing for its long

term maintenance; and
• provide guidance on planning for development of new sports and recreation facilities.

Planning Advice Note (PAN) 65: Planning and Open Space, sets out detailed advice on open space design, typologies,
strategies, and also includes guidance for the preparation of development plans and the management of development.
Local authorities are required to prepare an open space strategy, based on a comprehensive open space audit.
The Council is currently preparing an open space audit, using the categories set out in PAN 65, and is working towards
a strategy for open space. Policy ENV 2 sets out City-wide standards for open space provision in relation to new housing
development, and civic space/public realm requirements for retail, office, leisure and non-residential institutional
development in the City Centre. The latter requirement is based on a recognition of the importance of the quality of the
City Centre environment to retail and office investment, and of the need to retain and enhance that quality.
2. DEVELOPMENT THRESHOLDS
The thresholds that have been included for non-residential development in the City Centre are those used in the Glasgow
and the Clyde Valley Joint Structure Plan (see Schedule 9 - Scales of Development likely to be Significant).
Residential development of less than ten dwellings (including flatted development) is not considered to generate a
significant requirement for new open space and is, therefore, excluded from the terms of the policy.
3. POLICY STANDARDS
Open space standards for residential development that have been included in this policy are largely those that have
been used in policy RES 3: Residential Greenspace Standards of City Plan 1, with the addition of a new standard for
allotment or community gardens.
The public realm standards for non-residential development in the City Centre are taken from the Draft SPP 11:
Physical Activity and Open Space.
In recognition of the requirements of SPP 11, these standards will be subject to review through the Council’s open space
strategy.
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4. ON-SITE PROVISION
Where the open space strategy indicates deficiencies of open space provision in the local area, or where the development
could lead to such a deficiency, providing open space as part of the development will often be the preferred approach.
The following guidance sets out the Council’s expectations in relation to on site provision of open and civic space.
Design Guidance for On-Site Open Space Provision
General
• Spaces should have a positive use, and should be designed with a specific purpose in mind. The function of

open spaces, e.g. kickabout areas, children’s play areas, etc, should be clearly indicated on the layout drawings
submitted with the development application and be measured in square metres.
• Areas of left over ground with no obvious function, and awkwardly shaped spaces that are created by road

layouts and parking areas are unlikely to be suitable for recreation. These spaces will not contribute to meeting
the development’s recreational open space requirements. Policy ENV 2 actively encourages the provision of
well-designed spaces in good locations that are more likely to be used and valued by the residents.
• Consideration should be given as to how sunlight will affect the use of an open space. Spaces should be orientated

so as to have the benefit of sunlight, with shaded spots for sitting. Particular care should be taken over the
location of open spaces in multi-storey flatted developments to ensure that they are not affected by shade for
much of the day.
• Requirements to provide on site Sustainable Urban Drainage Systems (SUDS) may contribute towards meeting

the recreational open space obligations of the site, provided that the space is appropriately designed, safe,
accessible and capable of being used for recreation. Some facilities, such as grass kickabout areas, are unlikely
to be suitable for dual use.
• Developers should note that over-provision in relation to one category of recreational open space does not

compensate for under provision in any of the other categories.
• Landscaped areas, circulation spaces, access footpaths and pavements around the perimeter of the proposed

development will not be considered as contributing towards the recreational open space requirement.
• All housing developments (houses with gardens and flatted development) are expected to provide both private

space (i.e. gardens or communal areas/backcourts) and semi-public space (recreational open space).
• Proposals that comprise a mix of houses with gardens and flatted development will be required to make provision

on a pro-rata basis, according to the appropriate standard.
Houses with Gardens
• Proposals involving houses with gardens should make provision for amenity open space, children’s play and

outdoor sport. On-site provision of all these categories may not always be appropriate for small and medium
sized sites, i.e. less than 50 houses. As a minimum, developers should provide space for children’s (unequipped)
play areas (Level 4 – see description below) between 90 metres and 300 metres of each house.
• On larger sites, i.e. 50 - 200 houses, developers should design layouts which provide for Level 3 children’s

equipped play areas (Level 3 - see description below), amenity open space and informal kickabout.
• The largest sites, i.e. 200 or more houses, should aim to provide pocket parks, which would include Level 2

children’s play, informal kickabout and amenity open space.
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Flatted Development
• In flatted development, amenity open space should be provided in addition to usable communal garden areas

or backcourts (see policy RES 2: Residential Layouts), and be capable of being used by all the residents in the
development. Spaces that are poorly designed or too small (i.e. less than 100 sqm in area) or inappropriately
located, will be treated as landscaped areas, and will not contribute towards meeting ENV 2 requirements.
• The amenity open space requirement for flatted development may be met by means of an amenity deck, a

landscaped courtyard or a green roof (see Definition), provided that it:
- benefits from natural sunlight and is usable for informal recreation, such as sitting outside;
- is capable of sustaining planting and trees;
- incorporates good quality hard surface materials and seating; and
- measures at least 50% of the total recreational open space requirement.
• Where internal courtyards or amenity decks are proposed, a privacy strip of 5 metres from all ground floor

windows will be deducted from the space that can contribute towards the open space requirement.
• Larger flatted developments, such as those with capacities in excess of 100 units, should be able to accommodate

amenity open spaces that are capable of fulfilling a variety of recreational purposes, even on an informal
basis. Developers should explore the use of different materials, features, changes in level and innovative design
solutions to encourage play and informal kickabout within flatted development.
Non-Residential City Centre Development
• Developers benefiting from the high quality public realm environment of the City Centre, will be expected to

contribute to the continuing improvement to the public realm either through the incorporation of works as part
of a development proposal or, through a financial contribution to the Council for further public realm works.
• Advice should be sought from the Council in relation to the range of materials that can be used.

Types of Open Space Provision
Children’s Play
New housing developments will only be required to provide children’s play facilities to Level 2, 3 and 4 on-site. Children’s
Centres (Level 1 - see descriptions below) are more likely to be accommodated in an off-site solution.
The following principles should be applied in the provision of play areas within new housing developments:
• Sites should be reasonably flat, well drained with grass and/or hard safety surface.
• Safe access routes to children’s play areas and other open spaces should be incorporated in layouts, and should

link to existing footpath networks. In order to minimise the positioning of a series of small spaces in close
proximity to houses, play areas should be linked, as far as possible, with other open spaces, footpath system and
planting areas.
• Play areas should be designed and located to allow informal supervision from nearby houses or from well-used

pedestrian routes using Secured by Design principles (see Note). Open, welcoming locations should be selected,
not backland sites with accesses along high-fenced narrow alleyways.
• Home zones can create safe play environments, and can be as effective as formal play areas. Where these are

incorporated within proposals involving 75 non-flatted dwellings or more, the requirement to provide children’s
play areas can be reduced by up to 50%.
• Play areas should be of a standard that is acceptable to the Council. Equipment should be of robust construction

and materials and should be designed with ease of future maintenance in mind. The equipment should allow
children to develop a range of different movement and motor skills.
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• Play areas should take account of, and be compliant with, the regulations contained in the Disability Discrimination

Act 1995. The aim should be to ensure that children with a disability have the same access to play as nondisabled children.
Note: The “Secured by Design” scheme was developed by the Police to establish a minimum standard of physical
security, together with a development layout designed to reduce the opportunity for crime and anti-social
behaviour. A range of design guides for various types of development is obtainable at www.securedbydesign.
com/guides/index.aspx.
Children’s Play Hierarchy
The Council is rationalising the City’s play provision to create a 4-tier hierarchy, as follows:
Level 1: Children’s Centres
Providing both indoor and outdoor facilities and principally designed to serve 5 to 14 year olds. Further
investment in such facilities will be informed by the Council’s play strategy.
Level 2: District Play Areas
Major supervised adventure-based facilities for 5 to 14 year olds. These should be within 1,000 metres actual
walking distance of each house, and would normally be a minimum of around 1,000 sqm in area.
-

Where the boundary to the play area is not secure, a perimeter guard-rail/fencing system with selfclosing gate to prevent dog ingress and child egress should be provided.

-

The play area should have an offset entry/exit point where it adjoins any area used by vehicular
traffic.

Level 3: Local Equipped Area for Play
Local play areas will offer good quality equipment and facilities for 3 to 11 year olds. These should be within
300 metres actual walking distance of each house, and would normally be a minimum of around 400 sqm in
area.
-

There should be a minimum distance of 10 metres between the edge of the play area and the
boundary of any residential property.

-

At least 5 types of play equipment should be provided. Surfacing and equipment should comply with
the relevant European EN standards.

-

Where the boundary to the play area is not secure, a perimeter guard-rail/fencing system with selfclosing gate to prevent dog ingress and child egress should be provided.

-

The play area should have an offset entry/exit point where it adjoins any area used by vehicular
traffic.

-

Landscaped features, including tree planting and low level planting should be provided.

-

Seating for accompanying adults and litter bins should be provided, and a ‘No dogs’ sign should be
displayed.

Level 4: Local Areas for Play
Comprises good quality open space and parks for outdoor play without equipment, close to home and serving the
needs of 3 to 7 year olds, in particular. These should be within 90 metres actual walking distance of each house,
and would normally be a minimum of 100 sqm in area.
-

There should be a minimum distance of 5 metres between the edge of the play area and the ground
floor windows of any property.

-

Play areas should be landscaped with tree planting and low level planting. Where the boundary to
the play area is not secure, a perimeter guard-rail/fencing system with self-closing gate to prevent
dog ingress and child egress should be provided.
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-

The play area should have an offset entry/exit point where it adjoins any area used by vehicular
traffic.

-

Gable end or other exposed house walls should be protected from use for ball games by providing a
strip of dense planting.

-

Seating for accompanying adults and litter bins should be provided, and a ‘No dogs’ sign should be
displayed.

Outdoor Sport
Provision for outdoor sport encompasses facilities for informal kickabout activities and formal pitch sports. With the
exception of very large development sites (200 or more houses), playing pitches and kickabout areas will usually be
provided off-site. If they are to be provided on-site, the standard of provision, and arrangements for supervision and
maintenance, should be to the satisfaction of the Council.
The following principles should be applied in the provision of outdoor sports areas that are associated with new housing
developments:
- Sites should be reasonably flat and well drained.
- Appropriate markings and equipment should be provided, to a standard that is satisfactory to the Council.
Formal Outdoor Sports Pitch Provision
This includes the provision of sports pitches for a range of outdoor sports, such as football, hockey, rugby, each
approximately 7,000 sqm in area, and the provision of bowling greens and tennis courts. Formal sports provision should
be, wherever practicable, within 1,000 metres actual walking distance of each house. Where the Council is provided
with policy ENV 2 funds to develop an off-site open space provision solution, however, it may choose to utilise such
funds outwith this distance threshold in accordance with the Council’s approved Sports Pitch Strategy, in line with the
policy.
Kickabout Areas
These are areas where informal play for older children can take place. This can be in the form of flat grassed areas,
multi-purpose games courts or soccer sevens pitches. These should be within 500 metres actual walking distance of each
house, and would normally measure up to 650 sqm for games courts and between 2,000-3,000 sqm for a five-a-side or
soccer sevens pitch.
In order to distinguish grass kickabout areas from amenity spaces, these facilities should include appropriate markings
and equipment (such as goal posts) and fittings to allow posts to be relocated. Drainage should also be provided.
Amenity Open Space/Civic Space
PAN 65 describes amenity open space as “landscaped areas providing visual amenity or separating buildings or land
uses for environmental, visual or safety reasons”.
These spaces could be used for informal or passive recreation, or may simply provide visual amenity or access to wildlife.
Generally, they would be landscaped, with seating areas and could include footpaths for access to other open spaces.
Amenity or civic space should, wherever possible, seek to promote and enhance biodiversity by incorporating native tree
and shrub species, wildflowers and water features. Amenity open spaces should be within 400 metres actual walking
distance of each house, and should measure a minimum of 200 sqm for houses with gardens and 100 sqm for flats.
For the purposes of this development guide, the definition of ‘civic space’ (see Definition) contained within PAN 65 is
used.
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5. OFF-SITE PROVISION
Open Space Audit
Local provision of open space will be assessed according to an audit, taking account of standards set out in the policy and
the relevant distance thresholds for the following open space categories (using safe walking routes and crossings):
0.7 hectares of Equipped Children’s Play per 1,000 people within 300 metres
0.5 hectares of Parks or Amenity Open Space per 1,000 people within 400 metres
0.1 hectares of Allotments or Community Gardens per 1,000 people within 400 metres
0.5 hectares of Informal Kickabout per 1,000 people within 500 metres
1.2 hectares of Formal Pitches per 1,000 people within 1,000 metres
Open Space Surplus
Where a quantitative local surplus of open space has been identified for any of these categories, a developer may be able
to meet part of the requirement off-site through an equivalent financial contribution. In these circumstances, the Council
would, in order of preference:
(i)
(ii)
(iii)

apply any contribution to improving the quality, accessibility or management of open spaces in the local
area; or
direct the contribution to an approved Council strategy, should a more appropriate opportunity for open
space development or improvement be identified; or
use the contribution to enhance open space provision and management in the wider area.

Open Space Deficiency
Where a relative deficiency (either in quantity or quality) of open space has been identified for any of these categories,
or where the proposed development could lead to such a deficiency, on site provision of the entire requirement will be
expected. The only exceptions to this approach would relate to the following circumstances:
• Site characteristics - it is physically impossible or inappropriate to accommodate all open space categories on

the development site, e.g. formal play within small flatted development or formal sports provision; or
• Existing or proposed open space facilities - the development site is accessible to a suitable existing open space

which either; requires to be enhanced, or provides an opportunity to create a new facility, e.g. a local play
area.
Any remaining open requirement may be met by an equivalent financial contribution which will be directed towards
addressing the quantitative or qualitative deficiencies in open space provision:
(i)
(ii)

in the local area, or
at a City-wide level, as identified by approved Council strategies.

6. DEVELOPER CONTRIBUTIONS
The Council will endeavour to use any financial contribution for the benefit of the development site from which the
contribution is generated. Ideally, this should be within the distance thresholds set out above (Assessment Criteria).
Where this is not possible, Council approved strategies will inform where best to allocate the funds. Unless there are
exceptional circumstances, financial contributions would normally be spent within the same City Plan sector as the
development site.
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Method for Calculating the Financial Contribution
The financial contribution for off-site open space provision applicable to policy ENV 2 has been increased to take
account of the SPP advice on provision for allotment gardens. Updated information from the Department of Trade
and Industry indicates that costs increased by around 34% between 2001 and 2006. Accordingly, the off-site financial
contribution has been increased, as follows:
2001 costs - £976,808 for 2.9 hectares (or 29,000 sqm) of open space. The cost of an additional 1,000 sqm of amenity
open space for allotment provision increases this figure to £995,701.
2006 costs - £995,701 + 34% = £1,334,239 to provide 30,000 sqm of open space for 1,000 people.
Housing
Unsubsidised Development - Cost per bedroom of £1,334,239 divided by 1,250 = £1,067 rounded down to £1,000
per bedroom (see Worked Example 1 below relating to the financial contribution for an unsubsidised residential
development).
Grant-Assisted Development - Based on a review of costs, the financial contribution is increased from £285 per bedroom
to £326 per bedroom (see Worked Example 2 below relating to the financial contribution for a grant-funded residential
development.
Public Realm
In the City Centre, the financial contribution relates to the cost of providing public realm to improve the quality of
public spaces. Schemes that have been completed between 2006 and 2007 have cost between £400 and £500 per square
metre, and an average annual cost of £4.10 per square metre maintenance charge. The Council will apply an average
figure of £450 per square metre plus a charge of £40 per square metre for ten years maintenance (see note) to reflect
the cost of these improvements. See Worked Example 3 below relating to the financial contribution for a City Centre
retail development.
The financial contribution rates are based on 2007 figures. They will be updated annually in the policy ENV 2 monitoring
report, using figures provided by the Department of Trade and Industry. The effective date for the new contribution rate
will be April 1 of each year.
7. OTHER PROVISIONS
Legal Agreements and Associated Costs
Where developers are unable to make full provision either on-site or off-site, in accordance with policy ENV 2, they will
be required to enter into a legal agreement (usually under Section 69 of the Local Government (Scotland) Act 1973)
with the Council in the following circumstances:
a) To make a financial contribution towards the enhancement and maintenance of existing Council recreational
open spaces or civic spaces, or towards the provision and maintenance of such facilities on Council land.
b) To transfer land to the Council, to enable the Council to provide a new recreational open space or civic space,
or to manage and maintain such a facility or space provided by the developer.
c) In the case of developers that are seeking a relaxation of a proposal’s recreational open space obligation on
the grounds of financial viability, the Council will require the developer to provide satisfactory evidence to that
effect, i.e. a full development appraisal. Should any relaxation be agreed by the Council, the developer will be
required to enter into a legal agreement which specifies the following:
•

on the sale of the final house or flat, the developer will present final accounts for the development to the
Council, which will set out all costs, sales revenue and final profit; and

•

should the development prove to be more profitable than anticipated in the development appraisal,
the Council will be able to recover the amount of the reduction (up to a maximum of the excess profit
available).
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All necessary legal agreements must be in place before construction can start on site. Legal agreements will require the
Council to spend the contributions on capital works within five years of the completion of the development. Should all,
or part, of these contributions remain unspent, that element of the contribution (excluding interest) will be returned to
the developer.
Developers seeking to use an alternative legal agreement, such as Section 75 of the Town and Country Planning (Scotland)
Act 1997, should present evidence to the Council in support of their request.
Open Space and Public Realm Maintenance
The Council will only accept responsibility for open space and public realm maintenance and management if it owns the
land in question. If the developer wishes the Council to undertake long term maintenance of these facilities within the
development site, land ownership must be transferred to the Council by legal agreement. In these cases, the developer
will be required to pay to the Council a sum equivalent to 20% of the equivalent financial contribution using the above
criteria. These funds will be ring-fenced for maintenance purposes.
Open spaces and public realm areas within the development site that are not transferred to the Council will require to be
maintained and managed to a standard acceptable to the Council. This may be undertaken by a property management
company or other appropriate body, such as a Trust. As a condition of the planning consent, the developer will be
required to provide details of the proposed management and maintenance arrangements to the Council, and receive
approval, before construction starts on site.
Grant-Assisted Housing Proposals
Registered Social Landlords (RSLs), such as housing associations and co-operatives, are required to take account of the
overall standards set out in policy ENV 2, in terms of on-site open space provision or the requirement to make a financial
contribution towards provision, when submitting proposals.
The Council will, nevertheless, seek to find the most appropriate open space solution according to the circumstances of
the proposal. This could include varying specific standards between categories according to the intended client group,
and using off site solutions or financial contributions.
In assessing the extent to which RSLs are required to make additional provision for open space as part of their
development proposals, the Council will take account of evidence submitted by RSLs which demonstrates their overall
contribution to local open space projects.
Sites Marketed by the City Council
Policy ENV 2 obligations apply to potential housing sites owned by the Council in the same way as those owned by
private sector developers. The requirements should be set out in Council design/marketing briefs. Prospective developers
should be referred to the Planning Gains Officer in Development and Regeneration Services, if further information is
required.
When the sale of a site is being negotiated, account should be taken of the need to provide open space or public realm onsite, or the need to make a financial contribution towards off-site provision. Any such contribution should be separated
from the overall capital receipt, and should be transferred to the Open Space Reserve Fund.
Applications for Planning Permission in Principle
In the case of applications for planning permission in principle, where the number of dwellings or the proposed floorspace
is not known, the applicant will be expected to set out broad proposals in relation to the provision of open space or public
realm, both on-site and off-site. Detailed proposals will require to be the subject of a further planning application(s).
No construction will be permitted on site until the details have been approved in a subsequent planning permission, and
all necessary agreements in relation to policy ENV 2 have been completed.
Development Briefs
Open space or public realm requirements will be set out in all development briefs prepared by, or on behalf of, the
Council.
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Large Scale Development Schemes
In the case of large developments, that involve implementation by a group of separate developers or by a consortium, the
Council will require the applicant to provide an overall masterplan (see Part 1, paragraphs 2.25 and 2.29). This plan
should show how the various elements of the ENV 2 obligation are to be met (including details of phasing). The Council
must approve such a masterplan before development can start on site. The aim is to ensure the adequate and coherent
provision of open space or public realm for the site as a whole and its ongoing maintenance. The responsibilities for
programming, implementation and maintenance, whether they fall jointly to a consortium or separately to each builder,
will be the subject of an agreement with the Council under Section 69 of the Local Government (Scotland) Act 1973
(see Legal Agreements and Associated Costs, above).
Multiple or Revised Development Proposals
In circumstances where a revised or new planning application is submitted for a site for which a development contribution
has already been received, an open space or public realm assessment of the proposal will take place. This could result in
a new requirement, and potentially a new financial contribution. These situations will be addressed as follows:
a) Should the new assessment recommend an increased contribution, the developer will be required to pay the
difference between this sum and the original contribution. In these circumstances, a new legal agreement (or an
exchange of letters between solicitors) will be required.
b) Where the new assessment recommends a smaller contribution, the Council will refund the difference between
the two sums, provided that the same developer is involved in both cases. In cases where a new developer is
involved, it is assumed that the financial contribution has been taken into account in agreeing the value of the
site, and will not be refunded.
c) Where there are multiple development applications for the same site, a new open space or public realm assessment
will be undertaken for each submission. Determination of the financial contribution that is to be made will be
on the basis of the planning consent that is to be implemented.
8. FINANCIAL CONTRIBUTIONS - WORKED EXAMPLES
Example 1: Residential Development (Unsubsidised)
The proposal is for 30 x 2 bedroom houses (60 bedrooms in total). The developer has provided 750 sqm of open space
on-site, out of a 1,440 sqm, total ENV 2 requirement. The remainder of the requirement will be met off-site by means
of a financial contribution, using a rate of £1,000 per bedroom. In this example, the contribution is reduced pro rata
because of the on-site provision.
Proposed
Housing Mix

Open Space
Requirement (sqm)

On-Site
Provision (sqm)

Off-Site
Requirement (sqm)

Financial
Contribution

30 x 2 bedroom
houses

1,440

750

690

60 x (690 divided by 1,440) x
£1,000 = £28,750

Example 2: Residential Development (Grant Assisted)
The proposal is for 40 x 2 bedroom houses (80 bedrooms in total). The developer has provided 1,000 sqm of open space
on-site out of a 1,920 sqm, total policy ENV 2 requirement. The remainder of the requirement will be met off-site by
means of a financial contribution, using a rate of £326 per bedroom. In this example, the contribution is reduced pro
rata because of the on-site provision.
Proposed
Housing Mix

Open Space
Requirement (sqm)

On-Site
Provision (sqm)

Off-Site
Requirement(sqm)

Financial
Contribution

40 x 2 bedroom
houses

1,920

1,000

920

80 x (920 divided by 1,920) x
£326 = £12,496
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Example 3: Retail Development (City Centre)
The developer will meet 50% of the policy ENV 2 requirement for public realm on-site. The remainder of the requirement
will be met off-site by means of a financial contribution. In a City Centre location, the contribution rate is £450 per sqm
of public realm to be provided, plus £40 per sqm to cover 10 years maintenance charge.
Proposed
Floorspace (sqm gfa)

Public Realm
Requirement (sqm)

On-Site
Provision (sqm)

Off-Site
Requirement (sqm)

Financial
Contribution

3,000

360

180

180

180 x £490 = £88,200

DEFINITIONS
GREEN ROOFS - A roof that has vegetation growing on it and which can help improve visual appeal, reduce the
environmental impact of the building, create habitat for native flora and fauna, and enhance building performance.
RECREATIONAL OPEN SPACE/CIVIC SPACE - Planning Advice Note (PAN) 65: Planning and Open Space sets out
a comprehensive typology of open space. Policy ENV 2 uses this typology, but emphasises public use of a recreational
space or civic space. Some of the categories, such as private gardens or grounds and landscaping, are, therefore,
excluded from the definition used in policy ENV 2, and do not contribute towards meeting the open space requirement
obligation.
FURTHER GUIDANCE
Designing Places: A Policy Statement for Scotland and Scottish Government PANs 67: Housing Quality, 68: Design
Statements and 77: Designing Safer Places.
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DG/ENV 3 - TREES AND WOODLANDS
This Development Guide should be read in conjunction with policy ENV 8: Trees, Woodlands and Hedgerows (see Part
3 of the Plan).
1. EXISTING TREES AND WOODLANDS
Development proposals affecting existing trees and woodlands should demonstrate that they comply with the
following guidance:
• Full details of the development scheme, and its potential effect on trees, should be submitted as part of the

planning application.
• There will be a presumption in favour of retaining all healthy and structurally sound trees on development

sites, especially those that are protected. The proposed loss of significant trees on a development site should be
avoided.
• Any existing tree that is removed as part of an approved development must be replaced with the number, size
and species of new trees to be agreed with the Council.
• Where there are significant trees (all trees with a dbh (diameter at breast height) of greater than 75mm) on the
site, a detailed tree survey, conforming to BS 5837:2005, should be submitted. This should include details of
proposed tree removals, management and protection work for retained trees, particularly within Conservation
Areas where trees are protected (see policy DES 3: Protecting and Enhancing the City’s Historic Environment).
The survey should be carried out by a competent arboriculturalist at an early stage in order that the impact of
the development proposals on the trees can be assessed.
• Developers should ensure that all mature trees affected by a development proposal have been, or will be, surveyed
for bats prior to planning permission being determined, (see policy ENV 6: Biodiversity).
The tree survey should contain the following information:
•
•
•
•
•
•
•

the exact location of existing trees, shrubs, and hedges;
the species, trunk girth, height and spread of the canopy of each tree;
the condition and defects of each tree, life expectancy and recommendations for remedial action required;
the amenity value of the trees and their importance to the visual amenity of the site and the surrounding area;
trees on adjacent land that might be affected by the development;
buildings, walls, roads, driveways, footpaths, sewers, drains and services; and
existing and proposed ground levels with the canopy spread plus one third of the crown diameter.

2. SITE LAYOUT CONSIDERATIONS RELATING TO TREES
A. Root System and Canopy Spread
• The root system of most trees tends to be very shallow and radiates out for considerable distances, often outside

the crown spread of the tree. As most of the root system is located in the top 600mm of soil, even shallow
excavations can adversely affect the health of the tree and can render it unstable and a future liability. There
should be no changes of ground level in the vicinity of retained trees, as this could lead to their subsequent loss
as a result of either water-logging or drying out.
• Ground levels within the root spread of existing trees should be largely unpaved or with a surface which permits
adequate drainage.
• No underground drains, services or kerb lines should be placed within the root spread of trees.
• Site work will not normally be allowed within the canopy spread of trees but, in exceptional circumstances,
where work is unavoidable, excavations must be carried out by hand under the supervision of a competent
arboriculturalist with minimal disturbance to the root system.
B. Space and Maintenance Requirements
• Reasonable spacing between houses and trees should be allowed at the design and planning stage, taking into

account the future growth of the trees. This minimises problems of shading and leaf drop and any possibility of
root damage to foundations.
• Adequate space should also be allowed for scaffolding to ensure that the development can be constructed
without having to cut back trees for access.

383

DG/ENV 3
• Dimensions of fully grown trees and whether they will shade windows and gardens should be assessed. Careful

choice of species and siting will reduce the need for pruning.
• Care should be taken to ensure that trees are planted so as not to obstruct traffic visibility or reduce the

effectiveness of street lighting due to overhanging branches.
• Both existing and new boundary tree planting should, where possible, be located within common landscape

areas to reflect their importance as a public amenity, and to allow future management. Areas of tree planting
in common ownership must be accessible for maintenance, e.g. not completely fenced in behind gardens.
C. Choice of Tree Species
• Heavy leaf-fall trees, such as Aesculus Hippocastanum (horse chestnuts), or trees such as Tilia (lime) and Acers

(sycamore) which are affected by sugar secreting aphids, should not be used near roads, car parks and paths
where slippery conditions could be dangerous. These trees should also be kept clear of gutters and drains.
• Cupressocyparis Leylandii and Chamaecyparis Lawsoniana should not be planted as a boundary hedge within
new housing developments, to avoid problems of overshadowing and heavy maintenance costs.
• All development should, wherever possible, plant appropriate native species because of their benefits for wildlife
(see 'New Tree Planting' below and section 3 'Layout' in development guide DG/DES 4: Landscape in New
Development).
3.

PROTECTION OF TREES DURING CONSTRUCTION
• All development proposals should make provision for the proper management of trees on development sites,

which should be protected at all stages of development, following the guidance set out in BS 5837:2005 Trees
in Relation to Construction, as a minimum.
• On sites with important tree cover, applicants should consider details such as temporary protective fencing and
service provision, site compound location, and storage of site materials and submit details of these on a plan
submitted as part of the development application.
• Before the arrival of any materials, accommodation, machinery or development commences, retained trees
should be fenced around the outermost branch spread with chestnut paling or chain link fencing at least 1.2
metres high, fixed to stout posts and rails, to create a total exclusion zone in compliance with BS 5837:2005.
In certain cases, this distance may have to be increased to allow for tree growth during the construction period,
or where trees are likely to be particularly sensitive to damage.
• Fencing should be properly maintained during construction to provide continued protection.
4.

MANAGEMENT OF TREES DURING CONSTRUCTION
• Work to existing services, which takes place within the vicinity of trees, should conform to the National Joint

•

•
•
•

Utilities Group Guidelines for the Planning, Installation and Maintenance of Utility Services in Proximity to
Trees (1995), (www.aie.org.uk/books/aie_doc_njug10.html).
No storage of materials, lighting of fires, erection of site accommodation, digging of service trenches, depositing
of waste, ground compaction by construction traffic or other action likely to affect the health of the trees should
take place within the fenced tree protection area.
The site should be inspected frequently during the contract to ensure that the trees are not being damaged.
Where the protected area contains newly planted or young trees, the area should be kept free of weed growth at
all times.
A professional programme of tree work for the development site should be agreed with the Council. The
Management Plan should include:
provision for the removal of dead or dangerous trees and the removal of other trees, as specified in the
planning permission;
(ii) crown lifting, crown thinning or other works required to ensure that retained trees are in a safe and
healthy condition on completion of the development;
(iii) the carrying out of remedial surgery work after the completion of the development to rectify problems
that may have resulted from the site works; and
(iv) provision for the fertilisation and improvement of the soil around the trees and for the aeration of the soil
where compaction has occurred.
(i)

• On large jobs and those covered by protected trees, all scheduled operations agreed with the Council should be

contained within a Method Statement which clearly indicates the phases and timing of tree work operations.
Particular attention should be paid to the provision of existing and new services by the public utilities.
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• Developers should ensure the establishment of the planting by adequate maintenance and the replacement of all

dead, dying, diseased or removed stock for a period of five years from the completion of the development.
The above works should be carried out by a competent arboriculturalist, in accordance with BS 3998:1989 Recommendations for Tree Work and the forestry and arboriculture leaflets produced by the Arboriculture and
Forestry Advisory Group (AFAG), (www.hse.gov.uk/pubns/forindex.htm).
5. NEW TREE PLANTING
• The success of new tree planting is dependent on the choice of the correct species in suitable locations. Trees also

•

•

•

•
•
•

6.

require sufficient oxygen, nutrients and water. Good ground conditions and ground preparation are crucial and
there must be no soil compaction or water-logging. Ground contamination may adversely affect tree growth and
must be addressed. In some cases, a soil survey may be requested to establish the conditions for new planting.
Prior to planting, locally occurring phytotoxic material or pollutants, e.g. oil or diesel fuel, must be dug out and
replaced by suitable soil.
Provision of new trees, especially in residential, commercial, industrial and retail-park developments is
encouraged. Residential provision should, generally, be on the basis of at least two trees per dwelling. Where
parking forms part of a development, one new tree per car parking space should be allocated. The size of trees
to be planted will vary according to the situation.
Generally, new tree planting should involve groups of trees with an under-storey of shrubs and a herb layer to
increase benefits to visual amenity and biodiversity. Unless it is part of a formal design, or to address public
safety concerns, the planting of isolated trees should be avoided. In all cases, preference should be given to the
use of appropriate native species.
Where trees are to be planted in pits, the pits should be properly prepared and the trees correctly staked and
tied, kept free of weeds and, during establishment, well watered in periods of dry weather. In restricted areas of
hard surface, the use of proprietary tree soils with load bearing properties is recommended.
For larger areas of structure planting, ground preparation by ploughing and the use of small stock is recommended.
10-15% of feathered stock may be added for immediate effect.
All landscape proposals and site layouts for woodland, structure and screening planting should use native
conifer and/or broadleaf species, as appropriate, wherever possible.
New trees should conform to and be planted in accordance with:
BS 3936:1989 Nursery Stock - Specification for Trees and Shrubs;
BS 4043:1989 Transplanting Root Balled Trees; and
All replacement stock should be planted and maintained as detailed in BS 4428:1989 (Section 7):
Recommendations for General Landscape Operations.

PLANNING CONDITIONS RELATING TO TREES AND WOODLANDS
• Conditions may be applied to cover a wide range of tree issues including protection of existing trees during

construction, details of new tree planting, ground preparation, soil quality and future maintenance and
management proposals.
• Failure to comply with the terms of the agreed management programme and the conditions of the planning
permission, or damage to trees intended to be retained, will result in enforcement proceedings or other
appropriate action.
FURTHER GUIDANCE
For guidance on trees and woodland which are covered by an environmental designation, such as a Tree Preservation
Order, see policy ENV 7: National, Regional and Local Environmental Designations and development guide DG/ENV 4:
Development Affecting Environmental Designations.
Detailed technical advice on the care and protection of trees should be sought from an appropriate expert. The
Arboricultural Association has a list of approved consultants, obtainable from http://www.trees.org.uk/consultants.php
Useful guidance can also be obtained from Scottish Government publication, ‘Scotland’s Native Trees and Shrubs
- A Designer’s Guide to their Selection, Procurement and Use in Road Landscape (2002) (www.scotland.gov.uk/
Publications/2002/06/14891/5708).
To discuss proposals before submitting a development application, or on the need for consent for tree work, contact the
Council’s Development and Regeneration Services, Landscape and Environment Team (229 George Street, Glasgow G1
1QU. Telephone: 0141 287 8614).
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DG/ENV 4 - DEVELOPMENT AFFECTING ENVIRONMENTAL DESIGNATIONS
This Development Guide should be read in conjunction with policy ENV 7: National, Regional and Local Environmental
Designations (see Part 3 of the Plan).
1. GENERAL GUIDANCE
The Nature Conservation (Scotland) Act 2004 gives all public bodies a duty to further the conservation of biodiversity
(www.opsi.gov.uk/legislation/scotland/s-acts2004a.htm). New guidance requires that the Council protects geological
features of local importance. Initially, such sites will be incorporated within the SINC environmental designation.
City Plan 2 protects many sites and areas of land because of their wildlife and/or landscape importance and these
are covered by Environmental Designations (see policy ENV 7: and the Environmental Policy Designations Maps).
The protection of these areas assist in delivering the Scottish Biodiversity Strategy - www.scotland.gov.uk/Topics/
Environment/Wildlife-Habitats/16118/BiodiversityStrategy
Any proposals affecting environmentally designated sites should include in their Design and Access Statement
(see policy DES 1: Development Design Principles), both in writing and graphically, how the proposal satisfies the
terms of policy ENV 7 and how it is consistent with the other environmental policies in the City Plan as well as the
guidance contained in Planning Advice Note (PAN) 60: Planning for Natural Heritage. This contains a wide variety
of best practice case studies as well as associated general principles.
In addition, there is also national policy advice regarding the relationship between the development process and
nature conservation in Scottish Planning Policy guidance.
2. INDIVIDUAL ENVIRONMENTAL DESIGNATIONS
As well as addressing the general guidance, development proposals should also satisfy the specific guidance relating
to particular environmental designations (see appendices to this development guide):
A. Sites of Special Scientific Interest (SSSI)
The City contains a number of SSSIs, some of which contain water courses, lochs, ponds and wetlands. Development
affecting an SSSI is subject to requirements of the Nature Conservation (Scotland) Act 2004.
In addition, where development is proposed near a SSSI, developers should provide to the Council:
•
•

•

Proof that Scottish Natural Heritage (SNH) is satisfied that the objectives of the designation and the overall
integrity of the SSSI will not be compromised by the proposed development.
A report on how this can be achieved. Where the integrity of the area would be compromised, the report must
indicate how any adverse effects on the SSSI are outweighed by social and/or economic benefits of national
importance.
For development applications affecting wetlands, etc., how any proposed development will enhance rather than
have a negative impact upon the:
biodiversity of the associated habitats and species;
appropriate River Basin Management Plan objectives for water quality and the environment, and
amenity of the people living in the vicinity of the site.

Further Guidance on matters relating to the water environment is contained in PANs 51: Planning, Environmental
Protection and Regulation, 61: Planning and Sustainable Urban Drainage Systems and 79: Water and Drainage.
To assist private owners and occupiers of Sites of Special Scientific Interest, Scottish Natural Heritage (SNH) has
produced a publication about designation, management procedures and operations requiring SNH consent - www.
snh.org.uk/pdfs/publications/designatedareas/sssi.pdf
B. Local Nature Reserves (LNR)
Subject to conformity with policy ENV 7, applicants should also demonstrate, to the satisfaction of the Council, that
the development proposals concur with the Council’s Management Plan for the LNR.
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C. Sites of Importance for Nature Conservation (SINC)
The Council has established assessment criteria to monitor and review City-wide and Local SINCs and identify
new ones. They derive from modified SSSI selection guidelines as used by SNH and criteria used by the joint
SNH/City Council Greenspace Projects, Nature Conservation Strategies and the Clyde Area Conservation Group
of the Scottish Ornithologists’ Club. Sites exceeding a set evaluation threshold qualify for City-wide SINC status
displaying the qualities of the very best wildlife sites in the City. Other sites identified by survey work identified as
being of nature conservation importance are designated as Local SINCs.
Subject to conformity with policy ENV 7, applicants should demonstrate how the proposed development will:
•
•

enhance the landscape and wildlife characteristics or geological features of a SINC; and
not adversely impact on the level or quality of water supply within the catchment area of wetland sites.

Applicants should also include details of legal agreements, etc., to guarantee future maintenance arrangements.
Subject to conformity with policy ENV 7, applicants will also be required:
(i) In relation to proposals affecting City-wide SINCs:
•
•
•

to prove that the reasons for the designation of the C-SINC and its overall integrity will not be compromised by
the proposed development;
to prepare and submit a report on how this can be achieved; and
to demonstrate, in the case of proposals affecting wetlands, how any proposed development will enhance rather
than have a negative impact upon the:
-

biodiversity of the associated habitats and species; and
appropriate River Basin Management Plan objectives for water quality and the environment.

(ii) In relation to Local SINCs:
• to demonstrate how the proposal will enhance the wildlife value of the L-SINC; and
• to prove that the proposal will not adversely impact on the level or quality of water supply within the catchment

area of wetland sites
D. Green Corridors
Subject to conformity with policies ENV 6: Biodiversity and ENV 7, applicants should demonstrate how the
proposed development will enhance the physical, environmental, nature conservation and landscape functionality,
integrity or character of the corridor. In the case of operational areas of railway, canal or motorway corridors, only
development, such as functional infrastructure or associated facilities, which can be clearly demonstrated to the
Council as being essential to their safe and efficient operation, will be considered favourably.
E. Sites of Special Landscape Importance
Subject to conformity with policy ENV 7, applicants should demonstrate how the proposed development will enhance
the landscape characteristics of the Site of Special Landscape Importance.
F. Gardens and Designed Landscapes
Gardens and Designed Landscapes are grounds which are laid out artistically for the benefit of the public. They are
listed in the Inventory of Gardens and Designed Landscapes in Scotland, compiled by Historic Scotland and SNH.
The listed Gardens and Designed Landscapes in Glasgow are mapped on the Environmental Policy Designations
Maps.

387

DG/ENV 4
Local authorities are required to consult the Historic Buildings Inspectorate and SNH in respect of any development
which may affect a historic garden or designed landscape identified in the Inventory. Inventory sites often provide
the landscape setting for listed buildings.
• The Council will view, favourably, proposals for the restoration of the original landscape and/or removal of

unsympathetic structures.
• Development proposals should show that the proposed development will enhance the protected features.
• New structures or landscape works, which affect Gardens and Designed Landscapes will not be supported, unless

the Historic Buildings Inspectorate, SNH and the Council are satisfied that the works are absolutely necessary.
In the event of approval, the works should be carefully sited and constructed. The developers should also make
provision for future maintenance.
G. Ancient, Long Established and Semi-natural Woodland
Ancient woodland sites in Scotland are those that have been continuously wooded since before 1750AD. Some of
these may be primary, i.e. remnants of prehistoric woodlands, or secondary, on ground cleared sometime prior to
1750. Long-established woodlands are plantations or semi-natural woodland that came into existence between 1750
and 1860. Semi-natural woodland is predominantly composed of trees and shrubs that are native to the site and are
not obviously planted. It includes woodlands mapped after 1860 but with an earlier provenance. The vast majority
of Glasgow’s ancient, long established and semi-natural woodland, which are mapped on the Environmental Policy
Designations Maps are broad leaved/mixed woodland and wet woodland habitats.
The Scottish Biodiversity Strategy (‘It’s in Your Hands - A Strategy for the Conservation and Enhancement of
Biodiversity in Scotland) seeks to:
• minimise loss of biodiversity which occurs through fragmentation and loss of woodland due to development and

other land uses; and
• review measures to ensure that biodiversity is taken fully into account, including adequate protection for ancient

and semi-natural woodland.
The Scottish Forestry Strategy, which sets out the Scottish Government’s framework for forestry, was launched
in October 2006. It contains a commitment to expanding woodlands around settlements to provide an improved
landscape setting and widen recreational opportunity by:
• restoring and improving the condition of native woodlands and associated open habitats in line with the UK

Biodiversity Action Plan’s revised Habitat Action Plans and Species Action Plans; and
• maintaining and enhancing ancient woodland features in plantations on ancient woodland sites and restore sites

in native woodlands where the remnant ancient woodland plant communities are most at risk.
Forestry Commission Scotland advocates that all forest and woodland establishment and management complies
with the standards of sustainable forest management set out in the UK Forestry Standard (2004) (www.forestry.
gov.uk). It sets out the Scottish Government’s approach to, and standards for, the sustainable management of all
forests and woodlands in Scotland in a series of Standard Notes, outlining best practice for the establishment and
management of different types of woodland.
The Forestry Commission Practice Guides also provide advice on the management of semi-natural woodlands and
the restoration of native woodland on ancient woodland sites.
Subject to conformity with policy ENV 7:
• Proposals for the enhancement of the landscape and/or removal of unsympathetic structures in areas of ancient,

long-established and semi-natural woodland will be viewed favourably by the Council.
• Within ancient, long-established or semi-natural woodland, no new structures or landscape works will be

considered absolutely necessary and then only if carefully sited and constructed and if future maintenance
arrangements can be demonstrated to be in place.
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H. Tree Preservation Orders (TPO)
• All development proposals should take into account trees protected by TPO during the design stage. This will

include sufficient spacing between proposed structures and such trees to allow for future growth, adequate
protection of trees during the construction phase and the prohibition of any works under the branch spread of
any such tree, including changes to existing ground levels.
• On sites protected by a TPO, applicants should consider details in relation to temporary protective fencing, site
compound location, temporary service provision and storage of site materials and submit details of these on a
drawing as part of the application.
• The removal of any tree protected by a TPO should only occur in exceptional circumstances, for example, where
the tree is a danger to public safety or is diseased, and on the understanding that appropriate replacement
planting takes place. Any existing tree that is removed as part of an agreed development scheme should be
replaced with the number, size and species of new trees to be agreed with the Council.
Where there are trees subject to a TPO on the site, a detailed tree survey (conforming to BS 5837:2005 - Trees
in Relation to Construction) should be submitted, including details of proposed removals and other arboricultural
operations. The survey should be carried out by a competent arboriculturalist at an early stage in order that the
impact of the development proposals on the trees can be assessed.
The following information should be included in the survey:
•
•
•
•
•
•
•

the exact location of all existing trees;
the species, trunk girth, height and spread of the canopy of each tree;
the condition and defects of each tree, life expectancy and recommendations for any remedial action;
the amenity value of the trees and their importance to the visual amenity of the site and the surrounding area;
trees on adjacent land that might be affected by the development;
buildings, walls, roads, driveways, footpaths, sewers, drains and services; and
existing and proposed ground levels with the canopy spread plus one third of the crown diameter.

Site layout guidance for existing and proposed trees is set out in development guide DG/ENV 3: Trees and
Woodlands.
APPENDIX A - SITES OF SPECIAL SCIENTIFIC INTEREST (SSSIs)
Site Name

Description of Site

Grid Ref

Bishop Loch SSSI

Base rich water body with diverse water margin, grassland and woodland. Important for
freshwater invertebrates and wintering wildfowl.

NS685669

Cart and Kittoch
Valley SSSI

Area of mixed deciduous woodland and riverside habitat.

Fossil Grove SSSI

Geological site: fossil casts of Scale trees with Stigmarian bases in sandstone of Lower
Carboniferous age.

NS538673

Possil Marsh SSSI

Shallow, mesotrophic loch with valuable aquatic and emergent vegetation plus waterfowl interest. Long-eared owl site.

NS585700

Geological site within semi-natural woodland.

NS522584

Waulkmill Glen
SSSI

Note: The responsibility for designating SSSIs lies with Scottish Natural Heritage

APPENDIX B - LOCAL NATURE RESERVES (LNRs)
Existing Local Nature Reserves

Proposed Local Nature Reserves

Bishop Loch

Cathkin Braes

Hogganfield Loch

Linn Park

Cardowan Moss Woodland

Waulkmill Glen/Darnley Mill

Garscadden Wood

Frankfield Loch

Robroyston Park

Extension to Cardowan Moss

Dawsholm Park

Extensions to Bishop Loch

Commonhead Moss
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APPENDIX C - CITY-WIDE SITES OF IMPORTANCE FOR NATURE CONSERVATION (SINCs)

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46

Site
City-wide SINC

Grid Reference

Auldhouse Burn
Bishop Loch
Blackfaulds Farm
Blacksey Burn Plantation
Bull Wood
Cardowan Drain
Cardowan Moss
Carnbooth Woodland and Pasture
Cart and Kittoch SSSI
Castlemilk Glen/King’s Burn
Cathkin Braes and Big Wood
Cleddans Burn
Commonhead Moss
Craigend Moss
Daldowie Woodland
Darnley Glen
Dawsholm Park
Forth and Clyde Canal
Frankfield Loch
Garnkirk Moss South
Garscadden Burn
Garscadden Wood
Gartloch Woodlands
Gartloch Pools
Hogganfield
Hurlethill
Kenmuir Wood
Kenmure Marsh
Lainshaw Drive
Levern Water and Brock Burn
Linn Park
Lochfauld Marsh
Lochwood
Millerston
Millichen Flood
North Calder Water
Parklea
Patterton Wood
Pollok Country Park and Pollok Estate
Possil Marsh
River Clyde
River Kelvin
Robroyston Park (part)
Saughs Moss
White Cart Water
Windlaw Farm

NS553606
NS690670
NS665673
NS515625
NS513622
NS665676
NS655672
NS588574
NS581576
NS609593
NS610582
NS509716
NS697661
NS675663
NS673621
NS524587
NS553696
NS562690
NS655677
NS681678
NS524709
NS528720
NS683673
NS674671
NS644672
NS515614
NS663619
NS592704
NS588585
NS520610
NS582593
NS590707
NS639678
NS696668
NS570716
NS689631
NS605566
NS532583
NS548617
NS585699
NS559657
NS569679
NS627682
NS647691
NS549614
NS601580
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APPENDIX D - LOCAL SITES OF IMPORTANCE FOR NATURE CONSERVATION (SINCs)

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49

Site
Local SINC

Grid Reference

Acre Wood
Alexandra Park Pond
Ardencraig Drive Heath
Auchenshuggle Wood
Auchinleck Glen
Baggie Minnie Pool
Barlanark Vacant Ground
Bingham’s Pond
Burntbroom
Cadder Field
Calderpark Woodland
Cardonald Place Farm
Crookston Plantation
Daldowie Pond
Disused Railway, King George V Dock
Dowancraig Road Woodland
Drumpellier Disused Railway
Early Braes
Festival Park
Garscadden Burn/Knightswood Park
Garscube Colliery (former)
Garscadden Wood (West) Extension
Garthamlock Quarry
Greenwells Disused Railway
Haugh Hill
Knowetap Street
Langside Wood
Lethamhill Golf Course (part)
Littlehill Golf Course (part)
Lochfauld Bing
Malls Mire
Maxwell Park Pond
Necropolis
Newlands Park Pond
North Mount Vernon Woodland
Pedmyre
Petershill
Provan Hall Grounds Marsh
Queen’s Park (part)
Red Road Nature Park
Richmond Park (part)
Riddrie Park
Riddrie Railway (disused)
Ruchill Golf Course (part)
Springburn Park (part)
The Cunyon
Todd’s Well
Western Necropolis
Wester Lumloch

NS559702
NS620656
NS610588
NS640626
NS637693
NS646616
NS656649
NS554682
NS666630
NS580669
NS680626
NS526635
NS530630
NS671617
NS527663
NS594585
NS701655
NS664642
NS566667
NS526694
NS572697
NS509716
NS661671
NS697649
NS525618
NS571695
NS574616
NS642665
NS617689
NS589711
NS602620
NS565629
NS605655
NS604654
NS664633
NS595577
NS625674
NS667664
NS577620
NS619673
NS602629
NS633671
NS625660
NS574690
NS610686
NS556629
NS667665
NS576700
NS633694
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APPENDIX E - GREEN CORRIDORS
Green Corridor
1
2
3
4
5
6
7
8
9
10
11

Auldhouse Burn
Bishop’s Estate Wetland (refer to the Council’s Land and Environmental Services for boundary)
Brock Burn including Aurs Burn
Castlemilk Glen/King’s Burn
Forth and Clyde Canal
Levern Water
North Calder
River Clyde
River Kelvin
Victoria Park Walkway
White Cart Water

General
All rivers & other watercourses
All canals active and disused (unless de-designated through the development plan/management process)
All railway lines active and disused (unless de-designated through the development plan/management process)
All motorway corridors and trunk roads

APPENDIX F - SITES OF SPECIAL LANDSCAPE IMPORTANCE (SSLIs)
Name

SSLI Number

Queens Gardens
Marchmont Terrace
Rosslyn Terrace
Lorraine Gardens
Devonshire Gardens
Devonshire Terrace
Lancaster Terrace
Great Western Terrace
Princes Gardens
Jordanhill Campus
Springburn Park
Victoria Park
Elder Park, Govan
Cranhill Park
Greenfield Park
Tollcross Park
Sandyhills Park
Kings Park
Glasgow Academical Athletic Ground, Anniesland Road
Glasgow High School Playing Fields, Anniesland Road
Sandyhills Golf Course
Early Braes, View Field Drive
Bellahouston Park
Merrylee Road/Lubnaig Road
Battlefield Road/Langside College
Camphill Avenue/Langside
Old Rutherglen Road
Cathcart Road Community Centre
Garnethill Peoples Park
George Square

SSLI082
SSLI083
SSLI084
SSLI085
SSLI086
SSLI087
SSLI088
SSLI089
SSLI090
SSLI001
SSLI002
SSLI003
SSLI004
SSLI005
SSLI006
SSLI007
SSLI008
SSLI009
SSLI010
SSLI011
SSLI012
SSLI013
SSLI014
SSLI015
SSLI016
SSLI017
SSLI018
SSLI019
SSLI020
SSLI021
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APPENDIX F - SITES OF SPECIAL LANDSCAPE IMPORTANCE (SSLIs) (continued)
Blythswood Square
Ramshorn Churchyard
Strathclyde University Campus
Cathedral Square
Glasgow Necropolis
Alexandra Park
Broompark Circus
Clayton Terrace
Oakley Terrace
Onslow Square
Annfield Place
Riddrie Knowes
London Road/Fullarton Road
Croftcroighn Park
Clifton Place
Newton Terrace
Royal Crescent
Sandyford Place
Somerset Place
Claremont Pass (Triangle)
Woodside Place
Dunearn Street
Queens Crescent
Lynedoch Street
Park Circus
Holyrood Quadrant
Lansdowne Crescent (Lower)
Barrington Drive
Woodlands Drive
Great George Street
Lansdowne Crescent Upper
Belmont Crescent
Wilton Street (Triangle)
Wilton Street/Gardens/Crescent
Wilton Street (1)
Wilton Street (2)
Kelvinside Terrace (South)
North Park Terrace
Botanic Crescent
Cleveden Crescent
Great Western Road
Lancaster Crescent
Redlands Terrace
Kirklee Circus
Kirklee Quadrant
Kirklee Gardens
Lowther Terrace
Kingsborough Gardens (South)
Kingsborough Gardens (North)
Princes Terrace
Bowmont Terrace
Athole Gardens
Huntly Gardens
Kensington Gate
Westbourne Gardens

SSLI022
SSLI023
SSLI024
SSLI025
SSLI026
SSLI027
SSLI028
SSLI029
SSLI030
SSLI031
SSLI032
SSLI033
SSLI034
SSLI035
SSLI036
SSLI037
SSLI038
SSLI039
SSLI040
SSLI041
SSLI042
SSLI043
SSLI044
SSLI045
SSLI046
SSLI047
SSLI048
SSLI049
SSLI050
SSLI051
SSLI052
SSLI053
SSLI054
SSLI055
SSLI056
SSLI057
SSLI058
SSLI059
SSLI060
SSLI061
SSLI062
SSLI063
SSLI064
SSLI065
SSLI066
SSLI067
SSLI068
SSLI069
SSLI070
SSLI071
SSLI072
SSLI073
SSLI074
SSLI075
SSLI076
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APPENDIX F - SITES OF SPECIAL LANDSCAPE IMPORTANCE (SSLIs) (continued)
Hughenden Drive
Grosvenor Terrace
Kew Terrace
Belhaven Terrace
Belhaven Terrace (West)
Kelvingrove Park
Queens Park
Pollok Country Park
Deaconsbank
Clouston Lane (Triangle)
Kensington Gate Lane
Prince Albert Road
Belmont Lane (Triangle)
Burnbank Gardens
Crown Road (North)
Bowmont Gardens
1 Victoria Terrace
Queensborough Gardens
Dowanhill Park
Partickhill Oval
Crown Gardens
Crown Terrace South (East)
Foremount Terrace Lane Gardens
Crown Circus
Caird Drive
Lauderdale Gardens
Crown Terrace South (West)
Hamilton Crescent Cricket Club
Banavie Road (1)
Banavie Road (2)
Lilybank Gardens
University Gardens
Airlie Street
Dudley Drive
Mansfield Park
Ruskin Terrace
Buckingham Terrace (East)
Buckingham Terrace (West)
Belgrave Terrace
Squire Street
Newton Place
Glasgow Academical Athletic Grounds, Ryvra Road
Drumry Wood
Garscadden Burn Park
Garscadden Woods
Green Belt, Millichen
Cadder Road
Glenavon Road
Cumlodden Drive
Ruchill Park
Striven Gardens
Clairmont Gardens
Corkerhill
Damshot Road
Langton Crescent

SSLI077
SSLI078
SSLI079
SSLI080
SSLI081
SSLI180
SSLI181
SSLI182
SSLI135
SSLI183
SSLI184
SSLI185
SSLI186
SSLI187
SSLI091
SSLI092
SSLI093
SSLI094
SSLI095
SSLI096
SSLI097
SSLI098
SSLI099
SSLI100
SSLI101
SSLI102
SSLI103
SSLI104
SSLI105
SSLI106
SSLI107
SSLI108
SSLI109
SSLI110
SSLI111
SSLI112
SSLI113
SSLI114
SSLI115
SSLI116
SSLI117
SSLI118
SSLI206
SSLI119
SSLI120
SSLI121
SSLI122
SSLI123
SSLI124
SSLI125
SSLI127
SSLI128
SSLI129
SSLI130
SSLI131
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APPENDIX F - SITES OF SPECIAL LANDSCAPE IMPORTANCE (SSLIs) (continued)
Hapland Road
Kempsthorn Road
Crookston Woods
Bullwood/Hurlethill
Crookston Castle
Brock Burn
Darnley/M77
Arden/M77
Raisdale
Parkhouse
Northbrae
Southpark Village
Rosshall Park
Linn Park Golf Course
Netherton Braes
Parklea Carmunnock
Glasgow Green
Richmond Park
Dumbreck Road
Cardonald Cemetery
Priesthill
Darnley/Nitshill Road
Darnley Mains
Boydstone Road/Auldhouse Burn
King George V Park
Eastwood Old Cemetery
Newlands Park
Carmunnock Road
Cathkin Braes Country Park
Kings Park Golf Course
Kingsacre Road
Ardmay Park
Toryglen Park
Prospecthill
Maxwell Park
Govanhill Park
Aikenhead Road
Southern Necropolis
Alexander Crescent/Southside Terrace
Hogganfield Park
Craigend Wood
Bishop Loch
Auchinlea Park
Dalbeth
Calderpark Terrace (Former Glasgow Zoo)
Mansionhouse Road, Mount Vernon
Daldowie Crematorium
Kenmuir
Botanic Gardens/Kirklee Terrace
Woodlands Road
Park Drive
Park Quadrant
Woodland Terrace
Bardowie Street/Ashfield Street Millennium Space
Saracen Street Millennium Space

SSLI132
SSLI133
SSLI134
SSLI178
SSLI136
SSLI137
SSLI138
SSLI139
SSLI207
SSLI140
SSLI141
SSLI143
SSLI142
SSLI144
SSLI145
SSLI146
SSLI147
SSLI148
SSLI149
SSLI150
SSLI151
SSLI152
SSLI153
SSLI154
SSLI155
SSLI156
SSLI157
SSLI158
SSLI159
SSLI160
SSLI161
SSLI162
SSLI163
SSLI164
SSLI165
SSLI166
SSLI167
SSLI168
SSLI169
SSLI170
SSLI171
SSLI172
SSLI173
SSLI174
SSLI188
SSLI175
SSLI189
SSLI176
SSLI177
SSLI190
SSLI191
SSLI192
SSLI193
SSLI194
SSLI195
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APPENDIX F - SITES OF SPECIAL LANDSCAPE IMPORTANCE (SSLIs) (continued)
SSLI196
SSLI197
SSLI198
SSLI199
SSLI200
SSLI201
SSLI202
SSLI126
SSLI203
SSLI204
SSLI179
SSLI205
SSLI208
SSLI209
SSLI210
SSLI211
SSLI212
SSLI213
SSLI214

Marlborough Avenue Communal Garden
Smith Street
Glasgow University, Veterinary Hospital
Glasgow University, Science Park
Bearsden Woodland, Bearsden Road
Binghams Pond
Dawsholm Park
Auchinleck
Frankfield Loch
Sighthill Cemetery
Balmore Road/Possil Loch
Western Necropolis/Lambhill Cemetery
High Possil
Craigton Cemetery
Buchanan Street
Gartloch
Lethamhill Golf Course
Leverndale
Haugh Hill

APPENDIX G - TREE PRESERVATION ORDERS (TPOs)
TPO No.

Address

Conf.

GDC 001
GDC 002
GDC 003
GDC 004
GDC 005
GDC 006
GDC 007
GDC 008
GDC 009
GDC 010

1223 Argyle Street, Glasgow
Campbell Street, Maryhill, Glasgow
Carmyle Church, Carmyle Avenue, Glasgow
Woodland South East of Mount Vernon Nursery, Glasgow
Woodland East of Mansionhouse Road, Mount Vernon, Glasgow
Land at Machrie Drive and Barlia Terrace, Castlemilk, Glasgow
Former Mount Vernon Hotel Grounds, 225 Hamilton Road, Glasgow
The Craigs, 47A and 66 Busby Road, Carmunnock.
Scotstounhill Bowling Club, 633 Anniesland Road, Glasgow
Rowallan Gardens and 7 Churchill Drive, Broomhill, Glasgow

03.11.81
08.12.95
22.05.84
15.09.83
15.09.83
08.09.95
03.11.81
26.06.87
15.07.86
24.07.87

GDC 011

19, 63 and 93 Netherlee Road and 10, 13 and 15 Millholm Road, Netherlee. (Formerly
Eastwood District Council TPO No.42)

14.06.88

GDC 012
GDC 013
GDC 014
GDC 015
GDC 016
GDC 017
GDC 018
GDC 019
GDC 020
GDC 021
GDC 022
GDC 023
GDC 024
GDC 025
GDC 026
GDC 027
GDC 028
GDC 030

Kenmuir Wood
The Glebe, Carmunnock
Sycamore Way, Carmunnock
Waterside Road, Carmunnock
Gallowhill Road, Carmunnock
Belvidere Hospital, London Road, Glasgow
Land at Sherbrooke Avenue, Pollokshields
6 Muirhead Road, Baillieston
Trees at Gartloch Hospital, Gartloch Road, Glasgow
2046 Maryhill Road, (Church of the Immaculate Conception)
Jordanhill College and School
Leverndale Hospital, Glasgow
Patterton Farm Wood
Crookston Home, Crookston Road, Glasgow
Northland School, Danes Drive, Glasgow
Land at Magnus Crescent, Simshill, Glasgow
Old Castle Road, Simshill, Glasgow
Rhindmuir House, 65 Rhindmuir Road - includes Rhindmuir Lodge and lock up

26.01.90
20.08.93
20.08.93
20.08.93
20.08.93
20.08.93
20.08.93
28.01.94
01.09.95
12.01.95
12.01.95
08.04.94
08.04.94
08.04.94
08.04.94
12.01.95
12.01.95
22.08.85

GDC 031

Flat Nos 2, 8, 1-9 and 10-15 Briarwood Court, Glasgow (formerly known as 223 Hamilton
Road)

14.01.86
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APPENDIX G - TREE PRESERVATION ORDERS (TPOs) (continued)
TPO No.

Address

Conf.

GDC 032
GDC 033
GDC 034
GDC 036
GDC 037
GDC 038
GDC 040
GDC 041
GDC 042
GDC 043
GDC 044
GDC 045
GDC 046
GDC 047
GDC 048
GDC 049
GDC 050
GDC 052
GCC 054
GCC 057
GCC 058
GCC 059
GCC 060
GCC 061
GCC 062
GCC 063
GCC 064
GCC 066
GCC 067
GCC 068
GCC 069
GCC 070
GCC 071
GCC 072
GCC 073
GCC 074
GCC 075
GCC 076
GCC 077
GCC 078
GCC 079
GCC 080
GCC 081
GCC 082
GCC 083
GCC 084
GGC 085
GGC 087
GGC 088
GGC 089
LCC 005 *
LCC 029 *

Mansewood Court, Glasgow (formerly known as 4 Muirhead Road)
Cairndow Court, Muirend
Mount Vernon Bowling/Tennis Club, 17 Bowling Green Road, Mount Vernon, Glasgow
Lamont Road, Glasgow
Trees at Clouston Street, Glasgow
171/173 Queen Victoria Drive, Scotstoun
Woodlands, North, East and West of Gartloch Hospital, Glasgow
Woodlands, West, East and North Mid Cottages, Gartloch Road, Glasgow
Foresthall
Whitegables, 116 St. Andrews Drive, Pollokshields
Trees at Gardenside Avenue, Glasgow
57 Knightswood Road, Knightswood
Trees South of 2 Carrick Drive, Glasgow
Waverly Cinema, 18 Mosside Road, Shawlands
Springhill Farm, Glasgow
Croftcroighn Road, Glasgow
Edinburgh Road / Hallhill Road, Glasgow
Southern General Hospital
Former Victoria Drive Secondary School Annexe, Queen Drive/Danes Drive, Scotstoun
28 Monreith Road
Edinburgh Road/Barrachnie Road
Gartnavel Hospitals
Arden Place, Deaconsbank, Glasgow
Ferry Road, Yorkhill, Glasgow (land at Yorkhill Park)
Knightswood Hospital
Clarkston Avenue/Brunton Terrace
2022 and 2064 Maryhill Road
275 Tantallon Road
28 Cleveden Gardens
Stoneside Drive
Broom Road
110 and 112 St Andrew’s Drive/Haggs Lane
341 Great Western Road
Trees on Land at Talbot Terrace
Trees on Land Hutchesons Grammar School, Darnley Road/Beaton Road, Glasgow
Trees on Land at Dorchester Place, Glasgow
Trees on Land at Eastwood Parish Church, Mansewood Road, Glasgow
Trees on Land at Blawarthill Hospital, Dyke Road/Holehill Drive, Glasgow
Trees on Land at 5 Craigsheen Avenue, Carmunnock, Glasgow
Trees on Land at the former Castlemilk Stable Block, 59 Machrie Road
Trees on Land at Hillhead Sports Club, 32 Hughenden Road, Glasgow
Trees on Land at Acre House, 100 Acre Road, Maryhill, Glasgow
Trees on Land at the former Carnbooth House, Carmunnock Road, Glasgow
Trees on land at the former Calderpark Zoo, Glasgow
Trees on Land at the corner of Riddrie Knowes and Smithycroft Road, Riddrie Knowes
Trees on Land to the rear of Duntreath Avenue at Yoker burn, Old Drumchapel, Glasgow
Trees on Land at the former Road Depot Site, North of Kelvindale Road, Kelvindale, Glasgow
Trees on Land at 466 Kilmarnock Road, Glasgow
Trees on Land at 29 Mansionhouse Road, Langside, Glasgow
6 Sinclair Drive, Battlefield, Glasgow
Woodland Areas at Daldowie
Faulds Road, Baillieston

14.01.86
14.01.86
18.05.84
08.12.95
08.09.95
31.01.86
02.09.88
01.09.89
01.09.89
07.07.92
01.09.95
07.07.92
07.07.92
07.07.92
12.01.95
12.01.95
12.01.95
08.12.95
07.02.97
29.08.97
29.08.97
06.03.98
06.03.98
21.08.98
24.09.98
17.06.99
17.06.99
18.11.99
18.11.99
02.03.00
02.03.00
27.02.02
27.02.02
27.02.02
07.11.02
07.11.02
03.06.04
29.04.04
14.10.04
08.02.06
23.03.06
19.01.07
02.07.08
03.10.07
16.11.07
05.10.07
07.01.08
02.03.08
02.03.08
02.03.08
18.07.51
27.03.74

* These TPOs were originally enforced by Lanarkshire County Council. Due to boundary changes in 1975, they now fall within the City Council
boundary.
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APPENDIX H - ANCIENT, LONG-ESTABLISHED AND SEMI-NATURAL WOODLANDS
Site Name

ALSW No.

Holm Wood, part (3)
White Cart Wood
Cathkin Wood
Levern Woods
Dawsholm Wood
Stockingfield Wood
Jordanhill Wood
Gartloch Plantation
Gartloch Wood
Bishops Wood
Bothlin Wood
Lochwood Plantation, part (1)
Lochwood Plantation, part (2)
Lochwood Plantation, part (3)
Baillie Moss Wood
Lochend Wood
Bellahouston Wood
West Wood
Ash Wood
Saw Mill Wood, part (1)
Bluebell Wood
Hurtlehill Plantation, part (1)
Kennisheal Wood
Bowhouse Wood
Glen Wood
Linn Wood
Castleton Wood
Big Wood
Big Wood
Big Wood
Garscadden Wood
Colquhoun Woods
Wilderness Plantation
Auchengree Wood
Brown Wood
Garscadden Wood
Blacksey Wood
Bull Wood
Waulkmill Glen
Cart/Kittoch Valley, part (4)
Kelvingrove Wood
Craigend Wood
North Wood, part (1)
Blacksey Wood, part (1)
Bull Wood, part (1)
Sheddings Wood
Rocks Plantation
Roughmussel Wood
Pollokhead Wood
Waulkmill Glen, part (1)
Cart/Kittoch Valley, part (1)
Cart/Kittoch Valley, part (2)
Cart/Kittoch Valley, part (3)
Newlands Wood
Holm Wood, part (2)
Crookston Wood, part (1)
Crookston Wood, part (2)
Calderbank Wood

ALSW001
ALSW002
ALSW003
ALSW004
ALSW005
ALSW006
ALSW007
ALSW008
ALSW009
ALSW010
ALSW011
ALSW012
ALSW013
ALSW014
ALSW015
ALSW016
ALSW017
ALSW018
ALSW019
ALSW020
ALSW021
ALSW022
ALSW023
ALSW024
ALSW025
ALSW026
ALSW027
ALSW028
ALSW029
ALSW030
ALSW031
ALSW032
ALSW033
ALSW034
ALSW035
ALSW036
ALSW037
ALSW038
ALSW039
ALSW040
ALSW041
ALSW042
ALSW043
ALSW044
ALSW045
ALSW046
ALSW047
ALSW048
ALSW049
ALSW050
ALSW051
ALSW052
ALSW053
ALSW054
ALSW055
ALSW056
ALSW057
ALSW058

398

DG/ENV 4
Calderpark Woods, part (1)
Calderpark Woods, part (2)
North Wood, part (2)
Kenmuir Wood
Daldowie Wood
Saw Mill Wood, part (2)
Hurtlehill Plantation, part (2)
Holm Wood, part (1)
Killermont Woods, part (1)
Killermont Woods, part (2)
Garscube Wood
Calderbraes Wood
Waulkmill Glen, part (2)
Waulkmill Glen, part (3)

ALSW059
ALSW060
ALSW061
ALSW062
ALSW063
ALSW064
ALSW065
ALSW066
ALSW067
ALSW068
ALSW069
ALSW070
ALSW071
ALSW072

Note: The responsibility for designating Ancient, Long Established and Semi-natural Woodlands lies with Scottish Natural Heritage

APPENDIX I – GARDENS AND DESIGNED LANDSCAPES
Gardens and Designed Landscapes
1
2
3
4
5

Glasgow Botanic Gardens
Pollok Park (Nether Pollok Park)
The Necropolis
Kelvingrove Park
Victoria Park

Note: The responsibility for designating Gardens and Designed Landscapes lies with Historic Scotland

APPENDIX J - SCHEDULED ANCIENT MONUMENTS
Scheduled Ancient Monuments

Listed Elements

1
2
3
4
5
6

Antonine Wall, Balmore Road to Summerston
Antonine Wall, Crow Hill to Balmore Road
Antonine Wall, River Kelvin to 120m North of Balmuildy Cottages
Antonine Wall, Summerston to River Kelvin
Cathcart Castle
Crookston Castle, 170 Brockburn Road *

7

Forth and Clyde Canal, Cleveden Road to Bishopbriggs Golf Course

8
9
10

Forth and Clyde Canal, Duntreath Avenue to Blairdardie Road
Forth and Clyde Canal, Glasgow Branch
Forth and Clyde Canal, Netherton Farm to Cleveden Road

11

Forth and Clyde Canal, Port Dundas Canal Basin

12

Glasgow Cathedral *

13
14
15
16

Remains of Bell’s Pottery, Kyle Street
Linn Park Iron Bridge
North Woodside Flint Mills, Garriochmill Road
Govan, Carved Stones and Old Parish Church Graveyard

None
None
None
None
Cathcart Castle
Crookston Castle
River Kelvin Aqueduct
Maryhill Road Aqueduct
None
Bilsland Drive Aqueduct
None
Railway Swing Bridge
Bascule Bridge
Cathedral, Graveyard,
Boundary Walls and
Railings
None
Bridge
None
None

Listed Status

C(S)
A
A
B
B
B
B
A

B

Note: The responsibility for designating Scheduled Ancient Monuments lies with Historic Scotland
* In the Guardianship of the Scottish Ministers

THE UNDERNOTED MONUMENTS ARE PARTLY WITHIN THE CITY BOUNDARY BUT HAVE
BEEN ALLOCATED BY HISTORIC SCOTLAND TO EAST DUNBARTONSHIRE
Scheduled Ancient Monuments

Listed Elements

Antonine Wall, Field Boundary South of Boclair to Crow Hill

None

Antonine Wall, Cleddans Burn to Peel Glen Road

None
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DG/ENV 5: BROAD ENVIRONMENTAL MITIGATION MEASURES
Schedule 2 of the Environmental Assessment of Plans and Programmes (Scotland) Regulations 2004 requires the
Strategic Environmental Assessment (SEA) Environmental Report to indicate the measures envisaged to prevent, reduce
and offset any significant adverse effects on the environment through implementation of the Plan.
Certain mitigation measures are built into the Plan’s policies and require developers to address various environmental
issues. It will be up to the Council to ensure, as far as possible within the context of any individual development
application, that these requirements are met, to minimise any environmental impacts arising from a development.
The environmental assessment of the Plan’s specific proposals identified mitigation measures needed for individual
development proposals. These are set out in Appendix G of the SEA Environmental Report and have been transposed
into the Plan in this development guide. The SEA Environmental Report recognises that appropriate environmental
mitigation measures need to be taken into account in Local Development Strategies and Masterplans for specific areas
or sites (e.g. Community Growth Areas).
Development proposals will come forward for consideration within the Plan period which are not specifically highlighted
in the Plan. These are likely to include development applications for new housing on brownfield sites, retail, commercial
and industrial and business development, etc. While those applications that are likely to have a significant environmental
impact will require to be accompanied by an Environmental Impact Assessment (see development guide DG/ENV 1), it
is considered that the broad mitigation measures requiring to be addressed by development should also be highlighted.
The following table, therefore, outlines the main measures which will require to be applied at the development project
and design level. These measures should also be taken into consideration in the preparation of any local development
strategies, masterplans or other planning frameworks prepared to guide development for particular areas or sites within
the City.
These requirements are indicative, and there may be a need to address more detailed issues depending upon the location,
special environmental conditions of the proposed development area/site and the proposed development itself. The
environmental objectives listed in the Table are those issues highlighted in the SEA Environmental Report.

Environmental
Objective

Issue/Potential Impacts

Mitigation Measures required to prevent/reduce or offset
significant environmental impacts

Landform

Any development likely to alter
and/or impact on the City’s
landform

Minimise land re-grading, particularly within green field
locations, to preserve natural landform and features (see policy
DES 1: Development Design Principles).

Soils

Any development which has the
potential to adversely affect any
good quality soils contained within
the City

Where appropriate, good quality soils should be removed for use
in other parts of the City.
Hydrology study required where development has the potential
to affect natural hydrology systems/water table levels. If
appropriate, a flood risk assessment will be included as part of a
hydrology study.

Water

Any development which has the
potential to alter and/or impact
on natural hydrological systems,
water quality and supply, or cause
flooding and high levels of water
run-off

Sustainable drainage required for most forms of development
(see policies DES 2: Sustainable Design and Construction and
ENV 4: Sustainable Drainage Systems (SUDS))
Provision of flood prevention schemes (see policy ENV 5: Flood
Prevention and Land Drainage).
Measures required to ensure that development does not
contaminate or pollute water supplies and watercourses (see
policy ENV 17: Protecting the Water Environment).
Take account of the Glasgow Strategic Drainage Plan and the
River Clyde Flood Management Strategy (see development
guide DG/ENV 6).
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Environmental
Objective

Habitats

Landscape

Issue/Potential Impacts

Any development which has the
potential to fragment, or otherwise
adversely affect habitats and
species

Any development which has the
potential to adversely affect
landscape character

Mitigation Measures required to prevent/reduce or offset
significant environmental impacts
Environmentally sensitive areas and sites to be protected (see
policy ENV 7: National, Regional and Local Environmental
Designations) including woodlands, trees and hedgerows.
Requirements of the Local Biodiversity Action Plan and
associated species action plans to be factored into development
schemes (see policy ENV 6: Biodiversity).
Landscaping/tree planting to be an integral part of all
appropriate development schemes, designed to enhance the
setting and development site (see policy DES 4: Protecting and
Enhancing the City’s Natural Environment and development
guide DG/DES 4: Landscape in New Developments).
Design Briefs must include a landscape character assessment
which should identify woodlands, trees and hedgerows that
require to be retained within a development site (see policy ENV
8: Trees, Woodlands and Hedgerows).
Civic/open space required for most forms of development (see
policy ENV 2: Open Space and Public Realm Provision).

Greenspace

Any development which will lead
to the loss of green/open space
provision and distribution

Open space audit to determine categories of space/distribution,
etc (see Glasgow Open Space Map).
Environmentally sensitive areas and sites to be protected (see
policy ENV 7).
Flexibility to re-distribute open space provision in areas of
significant change, subject to strict criteria (see policy ENV 1:
Open Space Protection).

Regeneration of
Degraded/Vacant and
Derelict Land

Any development, particularly
for residential use, which will
re-use brownfield land, whether
contaminated or not.

Contamination study required where land/site contains, or is
suspected of containing, contamination (see policy ENV 12:
Development of Brownfield Land and Contaminated Sites).

Urban Form/
Townscape Character

Any development which has the
potential to adversely affect
established good quality urban
form/townscape

Minimise impact on the established urban form/townscape
where this is of good quality, using the Plan’s development
design principles (see policy DES 1).

Historic Environment

Any development which has the
potential to adversely affect
any part of the City’s historic
environment, including listed
buildings, conservation areas,
ancient monuments, important
archaeological sites and gardens
and designed landscapes.

Design

Any development which is poorly
designed and which has the
potential to adversely impact on the
character of the local area

High quality, sustainable design and materials required for
all developments, regardless of scale (see Plan’s design (DES)
policies).

Energy Efficiency

Any development which is poorly
designed in relation to energy
wastage

Buildings to incorporate energy efficiency to reduce carbon
emissions, where appropriate (see policies DES 1 and DES 2).

Any potential adverse effects on the setting of historic
environment features should be significantly reduced or, if
possible, avoided.
Environmentally sensitive areas, sites, buildings and structures
to be protected and appropriate design measures used (see
policies DES 1, DES 3: Protecting and Enhancing the City’s
Historic Environment, ENV 7, ENV 13: Ancient Monuments
and Scheduled Ancient Monuments, ENV 14: Sites of
Archaeological Importance and ENV 16: Antonine Wall).
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Environmental
Objective

Issue/Potential Impacts

Mitigation Measures required to prevent/reduce or offset
significant environmental impacts

Renewable Energy

Any development that has
the potential to incorporate
a renewable energy power
source without detriment to the
environment

Renewable energy power sources will be encouraged. Certain
measures may be required to minimise any impact from
emissions, pipework, etc required to facilitate the energy source
(see policy ENV 15: Energy).
Appropriate developments will require to prepare Transport
Assessments as part of the development application submission
(see development guide DG/TRANS 1: Transport Assessments),
ensuring that developments are located in the right places (see
policy TRANS 2: Development Locational Requirements)

Need to Travel/
Alternative Modes of
Transport

Any development likely to create
significant levels of traffic

Travel Plans required for certain types of development which
will seek to develop mode share, incorporating public transport
use, cycling and walking (see development guide DG/TRANS 2:
Travel Plans).
Vehicle/cycle parking to comply with the standards set out in
policies TRANS 4: Vehicle Parking Standards and TRANS 6:
Cycle Parking Standards.
Appropriate levels of waste disposal and recycling bins required
for all types of residential, and other forms of, development (see
policy DES 12: Provision of Waste and Recycling Space).

Waste

Any development which will create
waste for disposal

Provision of waste recycling in appropriate developments and
locations.
Measures required at waste disposal and recycling centres to
minimise any adverse environmental impacts (see policy ENV
11: Treatment of Waste and Recycling Materials).

Climate Change

Any development which has
the potential to contribute to
high carbon emission levels and
potential impacts of climate change
(e.g. flooding)

Adopt use of sustainable design and construction techniques to
increase energy efficiency, significantly reduce emissions and
address flooding (see Energy Efficiency, above, and policies
DES 2, ENV 4 and ENV 5).

Pollution

Any development which has the
potential to pollute the environment
- air, land, water

Appropriate measures required to ensure that all forms of
pollution are prevented and monitored (see policies TRANS 9:
Air Quality, ENV 5 and ENV 17).

Environmental
Capacity

Any development which, either
individually or cumulatively,
would impact on the environment
through, e.g. over development
and cramming, impact on
environmentally sensitive areas and
sites, etc

Mitigation required to comply with the Plan’s development and
design policies, development guides and any supplementary
development guidance prepared for areas/sites, e.g. local
development strategies, masterplans, etc.

Human Health

Any development which would have
a significant adverse impact on the
health of humans, the City’s flora
and fauna and the environment, in
general.

Mitigation required through implementation of the Plan’s
policies, development guides and any supplementary
development guidance prepared for areas/sites, e.g. local
development strategies, masterplans, etc.
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DG/ENV 6: THE RIVER CLYDE FLOOD MANAGEMENT STRATEGY DEVELOPMENT GUIDE
This Development Guide should be read in conjunction with policy ENV 5 - Flood Prevention and Land Drainage (see
Part 3 of the Plan).
The Guide covers:
Section A: Vision
Section B: Context and Analysis
• Background
• Key Issues
Section C: Design Rationale
•
•
•
•
•
•

Flooding
Quay Wall and Riverbank Stability
Heritage
Landmarks and Vistas
Connectivity and Accessibility
Detailing
- Transitional Areas
- Public Realm Areas
- Parks and Green Space

Section D: Development Criteria and Strategy Masterplan
• Flood Risk Management
• Site Specific Development Criteria
• Generic Development Criteria
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(A) VISION
The River Clyde is undergoing a dramatic transformation, involving the revitalisation of around 300 hectares of prime
riverfront land, including new housing, offices, hotels, leisure and retail outlets. A co-ordinated and strategic approach
is essential if the development of the River Corridor is to contribute to the sustained physical, social, economic, cultural
and environmental regeneration of Glasgow.
The Council is committed, by law, to delivering comprehensive flood defence and quay wall stability solutions in areas
within its control and other areas, in particular to promote the protection of existing residential areas. The Council
also recognises the need to deliver added value as part of this work, through high standards of urban and landscape
design. It is essential that any development affecting the River Clyde corridor helps to reconnect transport networks in
a sustainable way, brings back activity to the River and responds to the City’s regeneration needs.
Proposals for development on the River Corridor will be required to take into account all relevant policy documentation,
in addition to the Plan’s development and design policies and development guides. See, in particular, DES 5: Development
and Design Guidance for the River Clyde and Forth and Clyde Canal Corridors, DES 6: Public Realm and Lighting and
ENV 5 and development guide DG/DES 6: Development and Design Guidance for the River Clyde Corridor.
(B) CONTEXT AND ANALYSIS
BACKGROUND
In recent years, severe flooding in Scotland, and elsewhere, has raised the profile of flood risk to homes and businesses.
As a result, the Council commissioned a comprehensive study to identify flood risk from the River Clyde within the City,
and beyond, and also the increased risk of flooding associated with global warming and climate change. The outcomes
of the study are fundamental to the regeneration of the River Clyde corridor (an urban regeneration priority highlighted
in National Planning Framework 2).
Private consultants were appointed by the Council in May 2003 to prepare the River Clyde Flood Management Strategy.
A catchment-wide approach was used to help deliver a strategy to manage flood risk along the River Clyde.
A wide variety of flood management options were considered. These included flood warning and preparedness, catchment
management options, local defences and strategic engineering solutions, including tidal barriers and upstream storage.
Three options were considered viable:
• local flood defences within Glasgow;
• a tidal barrier at Milton, combined with local flood defences; and
• a tidal barrier upstream of the River Kelvin with upstream storage within the catchment and local flood defences.
Of these, local flood defences were preferred, on the basis of environment, operational risk and economics. This option
fitted best with the aspirations of City Plan 2 and other existing and emerging strategies. It also provided the opportunity
to address quay wall stability problems, which are linked to flood risk.
A prioritisation programme has been developed, and the areas which require early action by the Council identified.
Outline designs for the early action areas were set out in an Early Action Areas Report and the more generic solutions
to river edge treatment in other areas were set out in a River Edge Treatment Report.
However, there is still a need for a comprehensive, consistent and deliverable solution for flood defence and public access
in areas outwith the direct control of the Council, and this is supported by this development guide. The guide provides
a consistent approach for the River Clyde corridor, regardless of ownership, and is supported by development criteria
objectives that can secure the safety and well-being of local citizens.
Although development of the early action areas will deliver flood protection and ensure quay wall stability locally, these
areas also need to connect with the rest of the River Clyde corridor so that, together, they can deliver flood protection
along the river. Generic River edge treatments have been developed for areas in the Council’s ownership and areas where
the river banks and walls protect residential property.
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KEY ISSUES
Flooding
Up to the 19th Century, the River Clyde had a long history of flooding in central Glasgow. Extensive river engineering
works carried out from the mid 18th Century onwards, including the widening and deepening of the river, the construction
of quay walls and raising of adjacent land, has alleviated over-bank flooding in the centre of Glasgow within the last
century. There have been some near misses, however, and climate change and rising sea levels increase the potential
risk.
Flooding along the River Clyde can be both fluvial and tidal, as Glasgow is located along the transition reach between
the tidal and fluvial influences.
There has been serious tidal flooding in areas downstream of Glasgow. Notable instances occurred in Renfrew and
Dumbarton in 1991, when an extreme high tide coincided with a moderately high river flow.
Upstream of Glasgow City Centre, there have been instances of fluvial flooding, most recently in December 1994, with
an approximate 1% annual probability (100 year return period) event. Areas affected in Glasgow included Carmyle and
many areas such as Cambuslang, in South Lanarkshire, were also badly affected.
A comprehensive river modelling study has been carried out to identify the areas at risk of flooding along a 56km corridor
of the River Clyde between Greenock/Cardross and to assess the impact of potential changes to the various processes
associated with the risks. One of the objectives of the model was to assess flood management scenarios, including the use
of catchment storage and a tidal barrier. Details of the modelling work are included in two reports, and these reports
formed the basis of design levels for the proposed flood defences and planning policies within the River Clyde corridor.
Developing from this comprehensive modelling exercise, flood defence scenarios were tested (the use of catchment
storage, a tidal barrier and direct defences). Catchment storage, on its own, did not deliver a sustainable option due
to the excessive volume of storage required. Tidal barrages located either 20 km downstream of Glasgow, or within
Glasgow, could provide the required protection from a tidal event. However, due to operational difficulty and risk,
environmental issues and costs, this option was ruled out.
The provision of direct defences has been considered the most suitable and sustainable strategy for protecting the
existing areas identified at risk of flooding in Glasgow and other neighbouring local authorities.
The outcome of these reports has formed the basis of design levels for the proposed direct defences and development
criteria within the River Clyde corridor.
Quay Wall and Riverbank Stability
The riverside quays within Glasgow were built using a range of construction methods. The early 19th Century walls
usually consisted of masonry blockwork supported on timber piles. As the harbour was steadily deepened and the size
of vessels using the harbour increased, failures of these early walls were common and many were rebuilt on more than
one occasion.
The first change in construction technique came in 1870 with the development of the south side at Plantation Quay
(now called Pacific Quay). Here the wall was founded on interlocking cylinders built of brick. This system proved very
successful and was followed in the riverside quay and dock walls built subsequently.
Pre-cast concrete rather than brick cylinders were soon introduced. The cylinder system was eventually abandoned and
replaced with what were termed monoliths. These large rectangular, box like structures were sunk by internal excavation
and weighting in the same way as the cylinders but, because of their greater area, provided increased stability and
capacity. The first monoliths sunk at Clydebank were built of brick but this was later changed to concrete. After sinking
and concreting the monoliths, the upper part of the quay wall was constructed using concrete blocks.
More recent forms of construction include mass gravity walls built of concrete and steel sheet piles.
In the reach of the River Clyde between the tidal weir and upstream of Dalmarnock, the majority of the riverbanks are
stone pitched and silted over, with the resulting vegetation giving them a natural appearance.
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Within the centre of Glasgow, a number of studies and investigations into the condition and stability of the quay walls
have been carried out. These include the collation of historic records, visual inspections of the majority of quay structures
and riverbanks within the City boundaries to identify and record major and minor defects, and detailed stability analysis
to determine the performance of the quay walls under a range of loads.
These studies and investigations identified a number of locations where the quays were in poor, or very poor, condition
and where historic failures of the quay walls or river banks had occurred. More generally, they confirmed that very
few of the riverside quays met current design standards in terms of stability, under both normal and extreme loading
patterns.
Waterfront walls are subject to greater wear and tear than their land based equivalents. The fact that so many of these
walls are still standing reflects the quality of the original construction materials used, and the fact that unsound walls
were replaced shortly after construction, rather than the maintenance they received.
Detailed and generic engineering solutions have been identified as part of the study and range from fairly simple and cost
effective stabilisation of existing structures through the placement of rock ballast, to full reconstruction of the quays and
the introduction of new and improved public landscaped areas.
(C) DESIGN RATIONALE
This guide incorporates key design rationale to ensure that Glasgow’s vision for the River Clyde creates a place that is
strongly integrated with the surrounding City.
Detailed assessments of key parts of the River Clyde corridor outline specific needs and opportunities. This helps to
ensure the guidance is adaptable enough to allow for the comprehensive regeneration of the River Clyde corridor in the
long term. The guidance is also robust enough to ensure development takes place in a strategic manner, delivering direct
flood defences while adding value in other ways.
FLOODING
Predicted flood levels along the 56km corridor between Greenock/Cardross have been used to produce flood maps for
a range of return periods: 10 year, 50 year, 200 year, and 200 year plus climate change. Although high river flows can
be damaging to structures, the risk of over-bank flooding in the city centre, downstream of the tidal weir, is essentially
linked to extreme tides.
The modelling work undertaken indicates that areas at risk in Glasgow for the 0.5% annual probability (200 year return
period) event include:
• On the north bank: Lancefield Quay, Finnieston Quay, Scottish Exhibition and Conference Centre, Yorkhill Quay,
areas around the West Basin and River Kelvin confluence, Meadowside Quay, Scotstoun shipyard and Yoker
Road.
• On the south bank: Windmillcroft Quay, Springfield Quay, Mavisbank Quay, The Glasgow Science Centre and
areas surrounding Prince’s Dock, Govan shipyard and surrounding properties.
The predicted risk is mainly limited to low probability events (less than 2% or 50 year return period), which concurs
with historical accounts of flooding in Glasgow’s City Centre. Upstream of the tidal weir, the main areas at risk are
Dalmarnock Bridge and Carmyle (fluvial flood risk).
Scenarios of climate change, based on the latest published data by the UK climate change programme (UKCIP02),
have been considered. UKCIP02 indicates that a 300mm sea level rise and 20 per cent increase in river flows by 2080
translate into raised extreme flood levels, ranging from 300mm in Glasgow’s City Centre to more than 900mm at
Dalmarnock Bridge or Carmyle. Areas at risk of flooding would increase, with greater flood depth, in particular areas
at fluvial risk. The Council will update this development guide, and its underlying assumptions, as necessary, to ensure
that it takes account of projected changes in flood risk resulting from reviews of Climate Change guidance and other
appropriate factors.
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Other change scenarios have been tested, such as siltation of the river and engineering works. Siltation has insignificant
impact on extreme flood levels. Engineering works in the City Centre, including modest narrowing of the river and raised
quay walls, would not increase the risk of flooding in other areas. Although direct flood defences in areas affected by
fluvial flooding may have a local impact, they are considered the most suitable strategy for protecting the areas at risk
of flooding, in Glasgow and in neighbouring local authorities.
Policy is needed to ensure each development provides appropriate direct flood defences. With no such policy in place
there is no requirement for developers or public organisations to provide direct defences.
The models developed as part of the flood management strategy provide the most up to date flood risk information.
This informs new development proposals affecting the River Clyde. Although any new development proposals must
be supported by a flood risk assessment, these individual assessments should also take into account the modelling
information.
The following design levels in Table 1 are for the predicted 0.5% annual probability (200 year return period) and include
freeboard (which is an allowance above predicted levels to take into account uncertainties in predictions) and climate
change. These design levels should be used as guidance when preparing development proposals, in conjunction with the
development criteria set out in this document. Taking into account the results of the River Clyde modelling reports, two
aspects of design rationale are critical, namely:
• the delivery of direct defences; and
• appropriate design levels for new developments in Tables 1 and 2.

Table 1 - Fluvial Reach

Name

Eastings

Northings

Defence Level
(m AOD)

Maryville

267968

661809

16.5

Daldowie

266820

661967

15.3

Carmyle

265287

661533

14.8

Cambuslang

264071

661027

13.5

Dalbeth

263290

662524

11.2

Belvedere

262052

663449

10.2

Dalmarnock

261341

662506

9.3

Rutherglen

260605

663083

7.5

Hutchensontown

259649

663499

6.3

Table 2 - Tidal Reach

Name

Defence Level
(m AOD)

George V Bridge to Tidal Weir

6.1

Clyde Tunnel to George V Bridge

6.0

Yoker to Clyde Tunnel

5.9
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Flood defences should take the form of permanent structures (e.g walls and earth embankments) which have an
insignificant visual impact and do not act as a barrier to the movement of people or vehicles.

Flood Defence Mechanisms

Soft and hard landscaping can be used to disguise the true function of permanent flood defences. Where their construction
would act as a barrier or result in a significant visual impact, demountable flood defences are an alternative. Folding
demountable defences can provide flood defence up to 2.0m above ground level. They can be constructed from lightweight
aluminium with panels that fold out from a prefabricated housing and lock into place with the aid of aluminium stays.
Relying solely on the use of folding demountable defences is not appropriate for new buildings and associated areas. New
residential, commercial, industrial, leisure and car park developments must be able to operate without the need to erect
temporary flood defences. This does not require the whole site to be defended by permanent defences. A combination
of building design, raised areas and permanent and demountable defences can achieve a satisfactory level of defence.
Detailed examples of such proposals are set out in the Early Action Areas Report and River Edge Treatment NonTechnical Summary. The principles are set out in the Diagrams below for Potential Demountable Defence Solutions.
The delivery of development proposals that meet the design levels set out in Table 1 and the provision of continuous flood
defences along the Clyde River corridor within Glasgow are achievable with strong land use development criteria.

Visualisation of folding demountable defences at Lancefield

Flood defence option- Demountable Dutchdam Delta
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QUAY WALL AND RIVERBANK STABILITY
Over time, many of the quay walls along the River Clyde have become dilapidated and unfit for their intended use. The
Council recognises that quay wall maintenance has not been carried out in a consistent manner and that many of the
quay walls are in a poor condition. Quay wall collapse is a possibility along certain stretches of the river. A visual survey
of the assets has been undertaken as part of the flood management study.
Significant sections of river edge and quay walls are in the ownership of the Council (see map below). Other major areas
are in private ownership and out of the control of the Council. A comprehensive approach to repair and maintenance is
required.

The development criteria set out in the next section should be used to guide the replacement, repair and ongoing
maintenance of the quay walls. Any planning applications affecting quay walls, or areas which are supported by quay
walls, must fully consider their condition and whether there is a need for remedial and/or stabilisation works. This
assessment must be robust and carried out in accordance with good practice. The outcomes of the assessment must then
form part of the development proposals and be carried out as part of the development.
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Potential engineering approaches and solutions to quay wall stability are illustrated below.

Stepped Revetment

Cellular Construction

Rip Rap Ballast

Single Row Sheet Piles

Revetment Stabilisation

Bio Engineered Solution
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HERITAGE
As a result of the industrial heritage of the River Clyde, there was little opportunity for recreation space to develop
adjacent to the River. As a result, many parts of the existing walkways suffer from poor design and maintenance and
fail to address issues of safety adequately. A lack of continuity of design and materials in developments that have taken
place next to the River has also led to a disjointed and uncoordinated appearance.
This guide seeks to reinforce:
•
•
•
•

restoration of appropriate riverside objects
reinstatement of riverside features
signage and interpretation facilities
promotion of the river’s heritage

The Council’s built heritage strategy aims are:
•
•
•

to protect those buildings and areas of special quality
to enhance those buildings and areas of special quality
to promote built heritage and areas of special quality

Parts of the River Clyde are included within Glasgow’s Central Conservation Area. Planning controls are designed to
maintain the integrity of the area and enhance its special character. Old and new developments should gel to create an
attractive and evolving townscape, taking advantage of opportunities to achieve high design standards, using traditional
and modern materials and colours to enhance the conservation area.
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LANDMARKS AND VISTAS
New developments along the river should not obscure important views and should seek to create new ones as this will
improve legibility and allow people to orientate themselves. Development proposals should accommodate and contribute
to a series of linked spaces and markers to allow for easy movement along the river. Distinctive landmarks will provide
reference points; views and vistas aligned with a key building help create a memorable route. It is inappropriate to
obscure existing landmarks or alter their setting and skyline. New developments which provide new views or enhance
existing views should be welcomed. Any new landmarks that are constructed along the waterfront should be designed
to form part of, or tie into, the provision of a continuous flood defence along the river.
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CONNECTIVITY AND ACCESSIBILITY
The comfort, safety and convenience with which people can visit and pass through buildings, places and spaces are
important in determining an area’s success. A well designed urban structure offers a network of connected spaces and
routes for pedestrians, cyclists and vehicles. A thriving place will ensure it is just as easy to travel by foot, bicycle or
public transport as it is to travel by car. An appropriate balance is needed between these methods of transport to create
an attractive, interesting and safe place.
Interaction between the different elements of an area is dependent on the integration of its roads, footpaths and public
transport routes. These connections help to link a place to the rest of the City.
Linking up - New developments need to be clearly linked to existing routes. The more direct links, the more successful
the integration of new and old.
Movement choices - Connections should give people the maximum choice in how to make their journeys, while promoting
walking, cycling and public transport.
A sense of place - Making connections is an essential part of creating a sense of place. This means that roads and
transport links should be designed in response to the local context.
Traffic management - The design and layout of buildings and spaces can help control the flow and density of traffic.
Green space - The Plan recognises the River as an integral part of the City’s green network. This is not a park, in
the traditional sense, but a series of linked open spaces creating an interconnected network. This development guide
promotes consistent design quality and landscape treatment within the River corridor.
River access and safety are also important in the development of the River Clyde, especially in public realm areas. The
criteria which are considered appropriate in the development of the river’s edge are set out in policy DES 5: Development
and Design Guidance for the River Clyde and Forth and Clyde Canal Corridors and in development guide DG/DES 6:
Development and Design Guidance for the River Clyde Corridor.
The provision of the following safety measures are considered to be integral to the design and layout of new public realm
areas, or the improvement or maintenance of existing public realm areas:
•
•
•
•
•
•

Ladders, Steps, Slips and Pontoons
Lifebelts
Lighting
CCTV Cameras
Help Points
Railings

DETAILING
Glasgow has already been successful in creating and using specialist street furniture to enhance the city. This can be seen
in the City Centre, where bespoke detailing is integral to the design of the public realm. The purpose of this section,
therefore, is to set out a co-ordinated range of street furniture components and surface finishes that will help create
a safe, useable, legible and comfortable public realm along the waterfront. This is a direct response to the mixture of
surface finishes and street furniture that exists along the River Clyde.
There are three broad character zones along the River Clyde corridor, defined as:
• transitional areas
• public realm areas
• open and green spaces
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The next section sets out the design elements that development proposals must incorporate if there is to be a consistent
and strategic approach to the River Clyde corridor. The development criteria set out below define whether areas are
transitional, public realm or open spaces, or a combination of all three. They require all developments to demonstrate
how these characters have been incorporated.
(a) Transitional Areas
Transitional areas along the River Clyde will provide simple routes for pedestrians. It may be unnecessary or
undesirable for people to gather here.
The minimum walkway width in areas classified as transitional should be 6 metres.
The use of high-quality, robust materials is encouraged in these areas. Consistency of materials used is crucial so
there is a common theme running through all the developments proposed, creating a coherent environment. This will
help reinforce the identity of the River Clyde corridor and the City as a whole.
Any development classified as a transitional zone should comply with the following specifications and
components in the development of River Clyde walkways and public realm areas:
• Materials: pavements and hard standing areas Porphyry/granite/whinstone/limited areas of
Caithness flagstone
• Hard landscaping: railings and lighting standards Stainless steel (preferred)/other self-coloured
durable material
• Seating, bins and other features: Natural stone/stainless steel/high-quality-concrete factory
manufactured products
• Soft landscaping: Lawn/bonded gravel/planting beds
(b) Public Realm Areas
The quality of the public realm in any town or city is vital to creating environments where people want to live and
work. This is particularly the case for areas where investment, maintenance and ongoing stewardship are needed
to raise standards and restore civic pride. Every element of the street scene contributes to a place’s identity,
including lighting, railings, litter bins, paving, fountains, sculpture and street furniture. In public realm areas,
careful consideration should be given to the styling and detailing of these features.
The minimum walkway width in a public realm area should be 6 metres (see policy DES 5).
Developments that fall within a public realm area will be expected to demonstrate they have considered the following
elements in any planning application:
Materials - The use of local materials, building methods and details is a major factor in enhancing local distinctiveness.
Materials can include local stone and traditional steel and cobbles, for example. More contemporary materials
should be encouraged where appropriate to the setting, including aluminium, glass, timber and stainless steel.
Public Art - Developments should accommodate public art in major public realm areas. This contributes to and
reinforces a sense of place along the river, which in turn helps to generate social interaction, community participation
and civic pride. The inclusion of artwork within public spaces must be considered early in the design and planning
process. Artwork that is successfully incorporated into a development can bring added value to the scheme by
creating a more memorable place. Artworks often work well when they are site specific or related to local events
or traditions, but this should not exclude other themes. Public art should therefore relate to the Clyde Maritime
theme. Further guidance in relation to public art is contained within policy DES 6: Public Realm and Lighting and
development guide DG/DES 7: Public Realm and Public Art.
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Signage - Clear signage is important in urban areas and crucial within public realm areas. The decoration of streets
and squares with celebratory flags and banners helps enliven the City and promote events taking place along the
river and within the City. Signage that is consistent between existing areas and new developments is important.
Incorporating interactive signage in line with the current Disability Discrimination Act will be encouraged.
Developers should include signage as part of any new development, an important part of adding to the identity and
character of the River Clyde. Size, colours, location and graphics will be subject to approval, but developers should
demonstrate they have considered the following: reclaimed signs and notices recycled from local architecture;
contemporary signs; maps and location finders and meeting points; banners; street nameplates; fingerposts and
information panels.
Any development classified as a public realm area should comply with the following specifications
and components in the development of River Clyde walkways or public realm areas:
In addition to the materials specified within the transitional areas, developers must demonstrate they
have considered using the following detailing within any planning application submitted:
• Materials: The use of local materials adds to local distinctiveness.
• Public art: This must be considered early within the design stages and planning process.
• Signage: This must include interactive signage, maps and location finders, contemporary signs and
banners.
(c) Parks and Green Space
Detailing within parks and open space areas along the River Clyde should be treated differently to that in urban
areas (see Development Criterion 14). The use of high quality and robust materials is still encouraged, but hard
landscape design should respond to the character of the area through subtle components which relate to the natural
setting. It is important that the riverside components used are inherently part of the character of the area.
Specific hard landscaping has been implemented in Glasgow Green and should remain consistent with the park and
open space areas along the River Clyde.
Any development classified as parks and green space should comply with the following specifications
and components in the development of River Clyde walkways or public realm areas:
In addition to the materials specified for Transitional Areas, developers must ensure any hard
landscaping and street furniture is sensitive with its surroundings and consistent with the hard
landscaping already implemented in the area.
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(D) DEVELOPMENT CRITERIA AND STRATEGY MASTERPLAN

Development Criterion 1
Pointhouse Quay

Development within this area must consider:
Flood defences and quay wall stability
The potential for a public realm area and public art
Full guidance for this area is contained within
Development Criterion 1

Yorkhill

lvin

Glasgow Harbour

r Ke

Clydeside Expressway

Rive

Partick/Govan

Braehead/The
North Bank

Development
Criterion 14

Govan Shipyard

Millennuim Bridge

Development
Criterion 3

Development
Criterion 5

Development Criterion 4
Riverside Quay

Development within this area must consider:
Flood defences
Improvements to the walkway and public realm areas
Full guidance for this area is contained within
Development Criterion 4

Detailed Policy
Proposed Pedestrian Bridge
Site Specific Policy
Site Specific Policy

Generic Policy
Urban Development
Parks and Open Space

(requiring early action)
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Development Criterion 2

Development Criterion 15

Development within this area must consider:

Development within this area must consider:

Lancefield and Anderston Quays

Parks and Open Space

Flood defences and quay wall stability
The potential for a high quality public realm area
Full guidance for this area is contained within
Development Criterion 2

Flood defences and quay wall stability
The upgrading of furniture and signs
Full guidance for this area is contained within
Development Criterion 15

Development
Criterion 8

Development
Criterion 9

Development
Criterion 11

Development
Criterion 12

Central
Station

Anderston
Tradeston
Bridge

George V
Bridge

Albert
Bridge
Sheriff
Court

Kingston Bridge

Tidal
Weir

Clyde Arc
Springfield Quay

Development
Criterion 13

Development
Criterion 7
Development
Criterion 6

Development Criterion 10
Carlton Place Quay

Development within this area must consider:
Flood defences and quay wall stability
Restoration of the original revetment and open space
Full guidance for this area is contained within
Development Criterion 10
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The development criteria for the River Clyde corridor were formulated using information gathered during the context
and analysis stages of the project, taking account of the key design principles outlined in the design rationale.
To address flood prevention and quay wall stability along the River Clyde, a prioritisation programme has been developed
which identifies areas needing early action or a river edge treatment. The River Corridor is divided into specific action
areas. These are outlined on the accompanying strategy masterplan and defined in more detail below. To ensure that
all aspects of development are continuous through the action areas (e.g. continuity of action to stabilise quay walls and
development of walkways), generic areas have been identified.
FLOOD RISK MANAGEMENT
This guide takes account of Scottish Planning Policy on Flooding, and policy ENV 5: Flood Prevention and Land
Drainage. Other relevant advice on good practice is set out in Planning Advice Note 69 (PAN) 69: Planning and
Building Standards Advice on Flooding.
It defines generic and site specific development criteria and guidance for all new development proposals to address flood
risk in a strategic manner.
There are two main aims of design criteria in relation to development and flood risk, i.e. to ensure that:
• new developments are protected from flood risk (allowing for operation and access)
• all riverside development proposals incorporate direct flood defences.
Provision of continuous defence is controlled using the site specific design criteria set out above with reference to the
generic flood risk policy in policy ENV 5.
SITE SPECIFIC DEVELOPMENT CRITERIA
Development Criterion 1 – Pointhouse Quay
Flood defences will be required at Pointhouse Quay to protect buildings to a design flood defence level of 6.0m AOD. This
level provides protection for a flood event of 0.5 per cent annual probability (1 in 200 years), taking climate change and
freeboard into consideration. The defences will be incorporated into the overall design of the scheme.
The river edge consists of various construction types, including timber-sheet piled walls, stone revetments and masonry
walls. A visual assessment of quay wall stability and riverbanks concluded that a large proportion of the structure was
in very poor condition, with the remaining lengths being in poor condition. New quay walls are proposed to provide a
suitable building platform for the development of the site.1
This area has the potential to accommodate built form and the aim is to attract development which will provide a worldclass visitor destination on the River Clyde, making the most of riverside access and providing a magnet cultural attraction
in the heart of the river development area. This will be a key component in the City’s waterfront regeneration.
A public realm area is proposed in this location, all street furniture and hard landscape elements for this must mirror
other successful schemes within the city centre and along the Clyde Walkway. Public art will also be encouraged to
engage passers by, helping to create an active and lively waterfront. Pedestrian connections to the north and south of the
site should be considered to link into current and future developments.

1

New quay walls have recently been developed in conjunction with the new Riverside Transport Museum.
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DEVELOPMENT CRITERION 1
Subject to assessment against other provisions of the development plan, development proposals within
Pointhouse Quay, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV5
(b) that a continuous flood defence will form part of the proposed development to provide a
continuous level of protection from the 0.5 per cent annual probability (1 in 200 years) flood
event, taking into account climate change and freeboard
(c) that flood defences are incorporated into the hard landscape design, including folding
demountable defences
(d) how the flood defence will link into the strategy for continuous direct defences in the River Clyde
corridor
(e) that the stability of existing quay walls has been addressed and remedial works required for quay
walls in this location are incorporated into any development proposals through a build out of the
existing quay wall which will also provide increased access
(f) that quay wall stability meets current codes of practice and design standards
(g) that the development contributes to an improved public realm and the provision of a continuous
Clyde Walkway and Cycleway
(h) the palette of riverscape components (set out under DETAILING, (b) Public Realm Areas) has
been considered for this public realm area.
(i)

that all development proposals must be sensitive to and enrich the surrounding urban fabric
through:
•
•
•

(j)

restoring existing riverside objects
reinstating all appropriate riverside features
promoting the river’s heritage

that any development should create and enhance views, ensuring the built form contributes
positively to views and does not obscure existing views

(k) that any development provides links into existing and proposed developments adjacent to the site
(l)

that, through appropriate assessment, the development will not cause unacceptable harm to the
environment.

To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.
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DEVELOPMENT CRITERION 2 - LANCEFIELD AND ANDERSTON QUAY
Buildings in this vicinity lie below the recommended flood defence design level of 6.0m AOD for this location and will
therefore require protection. This level provides for a flood event of 0.5 per cent annual probability (1 in 200 years),
taking into consideration climate change and freeboard levels. The Early Action Areas Report shows that flood defences
can be achieved through hard landscaping within the public realm area, using folding demountable defences where
appropriate.
A visual assessment of the quay wall stability in this location concluded that the quay walls at both Anderston Quay and
Lancefield Quay are in very poor condition. Part of the structure has now collapsed and remedial works will have to be
undertaken. The Early Action Areas Report also suggests that the most appropriate way to achieve quay wall stability
in these locations is through a stepped build out to the Lancefield Quay wall and rock ballasting to the Anderston Quay
wall.
New buildings can be accommodated within this area and should incorporate active ground floor uses to provide interest
for the pedestrian. The development of Clyde Fastlink, a new public transport corridor within the site, will act as a focal
point with transport nodes being integrated into the locality.
There are significant developments along the riverside, as part of the Council’s drive to:
•
•
•
•

remove barriers to the Clyde Walkway
improve river amenity
regain streets
create a vibrant community at this location

A number of new development programmes have been agreed. Land use within this area will continue to be a mix of
residential and commercial. Well thought out developments will help to integrate this area with the rest of the City.
Development proposed within this area must offer links with existing and proposed local developments.
This can be achieved by making key routes accessible and promoting continuity in the location. Finnieston Street is a key
route in this location and new development along the river edge should be integrated within this area.
The heritage and history of the river should also be celebrated, with the retention of existing riverside objects found in
this location, such as capstans. This will reinforce the river’s local character and identity.
DEVELOPMENT CRITERION 2
Subject to assessment against other provisions of the development plan, development proposals within
Lancefield Quay and Anderston Quay, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that a continuous flood defence will be constructed that provides a continuous level of protection
from the 0.5 per cent annual probability (1 in 200 years) flood event, taking into account climate
change and freeboard
(c) that flood defences are incorporated into the hard landscape design and folding demountable
defences, as appropriate
(d) how the flood defence will link into the strategy for continuous direct defences in the River Clyde
corridor
(e) that the stability of existing quay walls has been addressed and remedial works required for quay
walls in this location are incorporated into any development proposals through a build out and rock
ballasting of the existing quay wall
(f) that quay wall stability meets current codes of practice and design standards
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(g) that the development contributes to an improved public realm and the provision of a continuous
Clyde Walkway and Cycleway
(h) the palette of riverscape components (set out under DETAILING, (b) Public Realm Areas) has been
considered for this public realm area
(i)

that all development proposals must be sensitive to and enrich the surrounding urban fabric
through:
•
•
•

(j)

restoring existing riverside objects
reinstating all appropriate riverside features
promoting the river’s heritage

that any development should create and enhance views, ensuring the built form contributes
positively to views and does not obscure existing views

(k) that any development provides links into existing and proposed developments adjacent to the site
(l)

that the development promotes links to Finnieston Street

(m) that the development includes and provides for the route of the Clyde Fastlink, including any
transport node proposed within this site
(n) that, through appropriate assessment, the development will not cause unacceptable harm to the
environment
To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997

Visualisation of Lancefield Quay
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Visualisation of Lancefield Quay

Visualisation of Anderston Quay

DEVELOPMENT CRITERION 3 - GOVAN WHARF
Housing at Govan Wharf, which lies below the recommended flood defence design level in this location of 6.0m AOD, will
require flood protection. This level provides for a flood event of 0.5 per cent annual probability (1 in 200 years), taking
into consideration climate change and freeboard levels. The Early Action Areas Report demonstrates that flood defence
can be achieved by using folding demountable defences, either in conjunction with repairs to the existing wall or a new
tied sheet pile wall with raised earth embankment.
A low tide visual survey reported that the wall and revetment are in a variable state of repair along their lengths.
Minor remedial works in relation to wall stability will be needed. This area consists of a recently built development
of residential housing between Govan Road and the River, with a pedestrian pathway and planting strip adjacent to
the River. Future major developments within this area include the enhancement of Govan town centre which aims to
promote links with the waterfront and achieve greater connectivity between key development sites along the River
Clyde and adjacent communities. A mixed use development at Govan Graving Docks is under consideration. There is an
opportunity to improve the appearance of, and access to the river frontage so that links to this area are improved and
can be tied into future local developments.

422

DG/ENV 6
As this is a predominantly residential area, aspects such as residents’ privacy and the need for a public walkway will
need to be addressed. There is an opportunity to encourage development which will help define a semi-private space for
residents, but this must be treated sensitively. The space should be designed to ensure privacy for local residents. Clearly
defining private space helps to provide better privacy and security. Any development in this location must contribute to
a coherent urban fabric and walkway for the River Clyde.
Detailing, such as hard and soft landscaping, helps provide a transition between public and private space. Trees,
planting, paving and bollards are all commonly used to define different areas and to guide pedestrians away from private
spaces.
DEVELOPMENT CRITERION 3
Subject to assessment against other provisions of the development plan, development proposals within
Govan Wharf, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that a continuous flood defence will be constructed that provides a continuous level of protection
from the 0.5 per cent annual probability (1 in 200 years) flood event, taking into account climate
change and freeboard
(c) that, in this location, flood defences are incorporated into the hard landscape design, including
folding demountable defences
(d) how the flood defence will link into the strategy for continuous direct defences in the River Clyde
corridor
(e) that the stability of existing quay walls has been addressed and remedial works required for quay
walls in this location are incorporated into any development proposals and also provide increased
access
(f) that quay wall stability meets current codes of practice and design standards
(g) that the development contributes to the provision of a continuous Clyde Walkway and Cycleway
(h) the palette of riverscape components (set out under DETAILING, (a) Transitional Areas) has been
considered within the development of this transitional area
(i)

that landscaping will be required in this location, using paving, bollards and soft landscaping to:
•
•
•

(j)

steer pedestrians away from the residential area
promote a semi-private feel to the area
help alleviate security fears

that, through appropriate assessment, the development will not cause unacceptable harm to the
environment

To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.
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DEVELOPMENT CRITERION 4 - RIVERSIDE QUAY
Large proportions of the land surrounding the flats in this location lie below the recommended flood defence design
level in this location of 6.0m AOD, so flood mitigation will be required. This level provides for a flood event of a 0.5 per
cent annual probability (1 in 200 years), taking into consideration climate change and freeboard levels. The River Edge
Treatment Report demonstrates that flood defences can be achieved through new coping along the existing quay wall.
The visual survey concluded that quay wall stability in this location was in good to fair condition with only a small section
of the upper brickwork in very poor condition. The River Edge Treatment Report concludes that remedial works are not
required, but a routine maintenance programme should be implemented. This is a residential area, with a small housing
estate backing onto the quay. A landscaping scheme consisting of planting, paving, lighting and seating was provided
when the estate was constructed. Any proposal must address residents’ privacy, through a clear definition of private
and public spaces.
DEVELOPMENT CRITERION 4
Subject to assessment against other provisions of the development plan, development proposals within
Riverside Quay, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that a continuous flood defence will be constructed that provides a continuous level of protection
from the 0.5 percent annual probability (1 in 200 years) flood event, taking into account climate
change and freeboard
(c) that the stability of existing quay walls and riverbank has been addressed through a structural
analysis and, if necessary, remedial works required for quay walls in this location are incorporated
into any development proposals
(d) that quay wall stability meets current codes of practice and design standards
(e) that the development contributes to the provision of a continuous Clyde Walkway and Cycleway
(f) the palette of riverscape components (set out under DETAILING, (a) Transitional Areas) has been
considered within the development of this transitional area
(g) that landscaping will be required in this location, using paving, bollards and soft landscaping to:
•
•
•

steer pedestrians away from the residential area
promote a semi-private feel to the area
help alleviate security fears

(h) that, through appropriate assessment, the development will not cause unacceptable harm to the
environment
To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.
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Indicative cross section of Riverside Quay

DEVELOPMENT CRITERION 5 - PRINCES DOCK
Flood mitigation will be required in this location as the residential area lies below the recommended flood defence
design level of 6.0m AOD. The River Edge Treatment Report shows that flood defences can be achieved through a flood
embankment tied into the higher ground to the west of development. The visual survey concluded that quay wall stability
in this location was in good condition. The River Edge Treatment Report also demonstrates that, although the quay walls
are in good condition, some remedial works are required through the placement of a rock ballast.
DEVELOPMENT CRITERION 5
Subject to assessment against other provisions of the development plan, development proposals within
Princes Dock, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that a continuous flood defence will be constructed that provides a continuous level of protection
from the 0.5 per cent annual probability (1 in 200 years) flood event, taking into account climate
change and freeboard
(c) that flood defences link into the strategy for continuous direct defences in the River Clyde corridor
(d) that the stability of existing quay walls has been addressed and remedial works required for quay
walls in this location are incorporated into any development proposals, in the form of the placement
of a rock ballast next to the quay wall
(e) that quay wall stability meets current codes of practice and design standards
(f) that the development contributes to the provision of a continuous Clyde Walkway and Cycleway
(g) the palette of riverscape components (set out under DETAILING, (a) Transitional Areas) has been
considered within the development of this transitional area
(h) that landscaping will be required in this location, using paving, bollards and soft landscaping to:
•
•
•
(i)

steer pedestrians away from the residential area
promote a semi-private feel to the area
help alleviate security fears

that, through appropriate assessment, the development will not cause unacceptable harm to the
environment

To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.
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Indicative cross section of Princes Dock

DEVELOPMENT CRITERION 6 - MAVISBANK QUAY
Flood mitigation will be required in this location as the lowest threshold level of the adjacent flats is 5.59m, which is
below the recommended flood defence design level of 6.0m AOD in this location. This provides for a flood event of a
0.5 per cent annual probability (1 in 200 years), taking into consideration climate change and freeboard levels. The
River Edge Treatment Report shows that flood defence can be achieved through an embankment incorporated into the
landscaping works.
The visual survey concluded that quay wall stability in this location was fair to poor, with a small length of sheet piling
showing signs of accelerated low-water corrosion. The River Edge Treatment Report also demonstrated that the most
appropriate way to achieve quay wall stability is through ballasting the entire length of quay.
This area is predominantly residential, but the Clyde Arc road bridge will help link Finnieston, Govan and the various
commercial and residential developments in the area. This will bring life back to this stretch of the River Clyde.
Public realm improvements on the north bank at lancefield quay and the clyde arc bridge means it will be important
to enhance the views to the south bank. The quay wall is in poor condition and remedial works will ensure views in this
area are enhanced.
DEVELOPMENT CRITERION 6
Subject to assessment against other provisions of the development plan, development proposals within
Mavisbank Quay, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV5
(b) that a continuous flood defence will be constructed that provides a continuous level of protection
from the 0.5 per cent annual probability (1 in 200 years) flood event, taking into account climate
change and freeboard
(c) that flood defences link into the strategy for continuous direct defences in the River Clyde corridor
(d) that the stability of existing quay walls and riverbank has been addressed and remedial works
required for quay walls in this location are incorporated into any development proposals in the form
of a rock ballast against the entire length of the quay wall
(e) that quay wall stability meets current codes of practice and design standards
(f) that the development contributes to the provision of a continuous Clyde Walkway and Cycleway
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(g) the palette of riverscape components (set out under DETAILING, (a) Transitional Areas) has been
considered within the development of this transitional area
(h) that landscaping will be required in this location, using paving, bollards and soft landscaping to:
•
•
•
(i)

steer pedestrians away from the residential area
promote a semi-private feel to the area
help alleviate security fears

that, through appropriate assessment, the development will not cause unacceptable harm to the
environment

To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.

Indicative cross section of Mavisbank Quay

DEVELOPMENT CRITERION 7 - WINDMILLCROFT QUAY
The lowest water threshold level of the adjacent flats is 5.36m AOD which is below the recommended flood defence
design level in this location of 6.0m AOD, so flood mitigation will be required. This level provides for a flood event of 0.5
per cent annual probability (1 in 200 years), taking into consideration climate change and freeboard levels. The River
Edge Treatment Report shows that flood defences can be achieved through permanent walls and embankments as part
of remedial and refurbishment works.
The visual survey concluded that quay wall stability is poor to very poor with numerous buckled or missing sections of the
steel walling plate that ties the top of the timber piles to the masonry upper wall. The stability assessment concluded that
the structure of the wall is inadequate and the main factor ensuring its stability is the buildup of silt at the bottom of the
wall. Remedial works are proposed. The River Edge Treatment Report also demonstrates that the most appropriate way
to achieve quay wall stability in this location is through a build out and stepped revetment or tiered promenade.
This area comprises residential housing and a narrow public walkway on the River edge. It adjoins the recently developed
pedestrian crossing between Broomielaw and Tradeston, which incorporates extensive public realm enhancements.
Development will require to protect the amenity of nearby residents and ensure a clear distinction between public and
private space. This will help alleviate security issues.

427

DG/ENV 6
DEVELOPMENT CRITERION 7
Subject to assessment against other provisions of the development plan, development proposals within
Windmillcroft Quay, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that a continuous flood defence will be constructed that provides a continuous level of protection
from the 0.5 per cent annual probability (1 in 200 years) flood event, taking into account climate
change and freeboard
(c) that flood defences link into the strategy for continuous direct defences in the River Clyde corridor
(d) that the stability of existing quay walls and riverbank has been addressed and remedial works
required for quay walls in this location are incorporated into any development proposals through a
build out of the existing quay wall
(e) that quay wall stability meets current codes of practice and design standards
(f) that the development contributes to the provision of a continuous Clyde Walkway and Cycleway
(g) the palette of riverscape components (set out under DETAILING, (a) Transitional Areas) has been
considered within the development of this transitional area
(h) that landscaping will be required in this location, using paving, bollards and soft landscaping to:
•
•
•
(i)

steer pedestrians away from the residential area
promote a semi-private feel to the area
help alleviate security fears

that, through appropriate assessment, the development will not cause unacceptable harm to the
environment

To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.

Indicative cross section of Windmillcroft Quay

428

DG/ENV 6
DEVELOPMENT CRITERION 8 - BROOMIELAW QUAY (EAST)
Flood mitigation is not required here. The recommended flood defence design level in this location is 6.0m AOD. This
level provides for a flood event of 0.5 per cent annual probability (1 in 200 years), taking into consideration climate
change and freeboard levels. The road between George V Bridge and Glasgow Bridge is above this predicted flood
level.
The visual survey for this location concluded that quay wall stability is good and structures are relatively modern. The
River Edge Treatment Report recommends a periodic maintenance scheme, especially with regard to checking the steel
sheet piles for signs of accelerated low-water corrosion.
This area, possibly more than any other along the River Clyde, is experiencing significant changes in riverside use. A new
pedestrian bridge, from Broomielaw and Tradeston, has recently been constructed.
Development proposals for this area should provide a harmonious and consistent river frontage, improve access to the
city centre and other developments along the riverside, and provide a mix of uses to give people reasons to visit the river.
Active ground-floor uses are encouraged within urban blocks to connect the river to Argyle Street, as well as major
walkway improvements.
The main priorities in relation to access and connectivity are:
• to encourage continuous access along the River
• develop connectivity between the river and the City Centre through key nodes and links
• improve the appearance and natural surveillance within the location to help alleviate security fears and encourage
people to use the area
DEVELOPMENT CRITERION 8
Subject to assessment against other provisions of the development plan, development proposals within
Broomielaw area, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that no alterations to ground levels, structures and built form will take place that will reduce the
provision of continuous flood protection
(c) that the stability of existing quay walls and riverbank has been addressed and remedial works
required for quay walls in this location are incorporated into any development proposals
through a build out of the existing quay wall
(d) that quay wall stability meets current codes of practice and design standards
(e) that the development contributes to the provision of a continuous Clyde Walkway, Cycleway and
improved public realm, including a taxi bus stop
(f) the palette of riverscape components (set out under DETAILING, (b) Public Realm Areas) has been
considered within the development of this public realm area
(g) that, through appropriate assessment, the development will not cause unacceptable harm to the
environment
(h) that the redevelopment of this area increases the connectivity between the site and the city centre
and should link into existing and proposed developments adjacent to the site
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(i)

that all development proposals must be sensitive to and enrich the surrounding urban fabric
through:
•
•
•

restoring existing riverside objects
reinstating all appropriate riverside features
promoting the river’s heritage

To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.

Indicative cross section of Broomielaw Quay (East)

DEVELOPMENT CRITERION 9 - CUSTOM HOUSE QUAY
Flood defences are required in this location. The recommended flood defence design level in this location is 6.1m AOD.
This level provides for a flood event of 0.5 per cent annual probability (1 in 200 years), taking into consideration climate
change and freeboard levels. The River Edge Treatment Report shows that flood defences can be achieved through built
form and hard landscaping.
Custom House Quay has a range of structural forms. Quay wall stability is in variable states of repair. The sections
of quay wall requiring the most urgent attention are the stretches of perched wall where the visual condition survey
reported the wall façade to be in poor to fair condition.
Custom House Quay lies within a conservation area and any proposed development must be sensitive to the surroundings.
New buildings must gel with old to create an attractive and evolving townscape. This area is Glasgow City Centre’s main
frontage onto the River Clyde, so development should exploit the links of Dixon Street to Buchanan Street to the City
Centre to ensure the area is easily accessible. This area was identified as suitable for tall landmark buildings within the
river design framework.
The City Plan earmarks this area for a major mixed-use development with an extensive public realm area and walkway,
creating a new urban environment. Any major development proposal will have a significant impact on the views and
vistas along the Clyde.
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DEVELOPMENT CRITERION 9
Subject to assessment against other provisions of the development plan, development proposals within
Custom House Quay, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV5
(b) that a continuous flood defence will be constructed that provides a continuous level of protection
from the 0.5 per cent annual probability (1 in 200 years) flood event, taking into account climate
change and freeboard
(c) that, in this location, flood defences are incorporated into the hard landscape design, including
demountable defences
(d) that flood defences link into the strategy for continuous direct defences in the River Clyde corridor
(e) that the stability of existing quay walls has been addressed and remedial works required for quay
walls in this location are incorporated into any development proposals, through a build out of the
existing quay wall
(f) that quay wall stability meets current codes of practice and design standards
(g) that the development contributes to the provision of a continuous Clyde Walkway and Cycleway
(h) the palette of riverscape components (set out under DETAILING, (b) Public Realm Areas) has been
considered within the development of this public realm area
(i)

that all development proposals must be sensitive to and enrich the surrounding urban fabric through
restoring existing riverside objects, reinstating all appropriate riverside features and promoting the
river’s heritage

(j)

that any development should create and enhance views, ensuring the built form contributes
positively to views and does not obscure existing views

(k) that the development of this area offers links into existing and proposed developments adjacent to
the site and promotes links to Dixon Street and Buchanan Street, in particular
(l)

that, through appropriate assessment, the development will not cause unacceptable harm to the
environment

(m) It has been demonstrated through appropriate assessment that the development will not cause
unacceptable harm to the environment.
To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.

Indicative cross section of Custom House Quay
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DEVELOPMENT CRITERION 10 - CARLTON PLACE QUAY
Flood mitigation is required in this location. The recommended flood defence design level in this location is 6.1m AOD.
This level provides for a flood event of 0.5 per cent annual probability (1 in 200 years), taking into consideration climate
change and freeboard levels.
Ground levels range from 4.20m to 6.50m AOD. As some buildings may be below the recommended flood design defence
level of 6.06m, permanent or demountable flood defences will be necessary. The River Edge Treatment Report shows
that flood defences can be achieved by raising the level of the grass embankment between the Sheriff Court and the
riverside embankment.
The visual survey showed quay wall stability to be in poor to very poor condition, with numerous signs of lateral and
vertical displacement and settlement. The revetment is very steep, which is a contributing factor in its instability.
Remedial works will be required. The River Edge Treatment Report also showed that the most appropriate way to
achieve quay wall stability is through the replacement of the original revetment using traditional setts coursed into a
reinforced concrete base slab.
This area has a number of Listed Buildings and is within the Central Conservation Area. Carlton Place is an attractive
setting with a strong identity. Proposals for this area should preserve and enhance its character. Due to the historical
importance of this location, funding and grants may be available to restore the original revetment. Historic frontages
and the street cobbles should be retained and preserved.
The cross-river links here should be promoted to link Carlton Place with the Custom House Quay development on the
north bank. There is also an opportunity to provide access to the riverbank itself with the restoration of the original
revetment.
DEVELOPMENT CRITERION 10
Subject to assessment against other provisions of the development plan, development proposals within
Carlton Place, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that no alterations to ground levels, structures and built form will take place that will reduce the
level of continuous flood protection provided
(c) that riverbank stability has been addressed and any remedial works in this location seek to replace
and restore the original revetment using traditional setts
(d) that riverbank stability meets current codes of practice and design standards
(e) that the development contributes to the provision of a continuous Clyde Walkway, Cycleway and
improved public realm area
(f) the palette of riverscape components (set out under DETAILING, (b) Public Realm Areas) has been
considered within the development of this public realm area
(g) that any proposals are sensitive to and enrich the surrounding area, as the site is within the Central
Conservation Area
(h) that, through appropriate assessment, the development will not cause unacceptable harm to the
environment
To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.
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Indicative cross section of Carlton Place

DEVELOPMENT CRITERION 11 - CLYDE STREET
Flood mitigation will not be required in this location. The minimum surveyed threshold level of any building adjacent to
the quays is 6.22m AOD which is above the recommended flood defence design level of 6.1m AOD in this location. This
level provides for a flood event of 0.5 per cent annual probability (1 in 200 years), taking into consideration climate
change and freeboard levels. The revetment stability in this location is poor, suffering from numerous missing stones,
minor slippage and extensive vegetation growth. Besides one defect, the retaining wall was in good condition. The River
Edge Treatment Report shows that the most appropriate way to achieve revetment stability is through a build out with
a low level promenade.
Clyde Street is within the Central Conservation Area, so any development proposed should be sensitive to its surroundings.
This site is also a key link between the major development site of Custom House Quay and the Glasgow Green area.

DEVELOPMENT CRITERION 11
Subject to assessment against other provisions of the development plan, development proposals within
Clyde Street, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that no alterations to ground levels, structures and built form will take place that will reduce the
level of continuous flood protection provided
(c) that riverbank stability has been addressed and remedial works required for the riverbank in this
location are incorporated into any development proposals
(d) that riverbank stability meets current codes of practice and design standards
(e) that the development contributes to the provision of a continuous Clyde Walkway, Cycleway and
improved public realm area, including a taxi bus stop
(f) the palette of riverscape components (set out under DETAILING, (b) Public Realm Areas) has been
considered within the development of this public realm area
(g) that all development proposals must be sensitive to and enrich the surrounding urban fabric of the
Central Conservation Area, through:
•
•
•

restoring existing riverside objects
reinstating all appropriate riverside features
promoting the river’s heritage
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(h) that any development should create and enhance views, ensuring the built form contributes
positively to views and does not obscure existing views
(i)

that any development provides links into existing and proposed developments adjacent to the site

(j)

that, through appropriate assessment, the development will not cause unacceptable harm to the
environment

To ensure that proposed development meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.

Indicative cross section of Clyde Street

DEVELOPMENT CRITERION 12 - GLASGOW GREEN
Flood mitigation will not be required in this location. The existing footpaths lie above the recommended flood defence
design level, which is 6.1m AOD in this location. This level provides for a flood event of 0.5 per cent annual probability
(1 in 200 years), taking into consideration climate change and freeboard levels.
Following a major flood event in 1994, emergency revetment stabilisation works were carried out on a failed 50m long
section of bank upstream of the Albert Bridge. This consisted of rock armouring in the low-tide zone, gabion baskets
in the intertidal zone and a geo-textile reinforced grassed slope above the high-tide level. The visual survey contained
within the River Edge Treatment Report shows most of the assets to be in fair condition, although the rip-rap slope is
in poor condition. To avoid a repeat of the bank collapse, the stability option for this location should be similar to the
emergency revetment stabilisation measures. Quay wall stability has also been addressed recently through remedial
works and the assets in this location are in a reasonable condition.
The Council aims to restore Glasgow Green to its former status as a primary visitor attraction. The concept seeks
to restore and enhance historic visitor attractions as well as creating event and open-space areas. The River Edge
Treatment Report also shows that a new green-faced bank, incorporating bio-engineered works and slope stabilisation,
would encourage ecological opportunities and habitat enhancement in this location.
Lighting should be used to increase security. The introduction of new trees and flora will define existing and new
event and open space areas. The upgraded and new furniture, signs and interpretation will promote accessibility and
connectivity within Glasgow Green.
This area has been identified as suitable for ecological enhancement and habitat creation at the river’s edge. Ecological
opportunities should be investigated for soft bank treatment. This is best achieved through new green-faced gabionterraced riverbank and slope stabilisation.
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DEVELOPMENT CRITERION 12
Subject to assessment against other provisions of the development plan, development proposals within
Glasgow Green, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that no alterations to ground levels, structures and built form will take place that will reduce the
level of continuous flood protection provided
(c) that riverbank stability has been addressed and remedial works required for the riverbank in
this location incorporate ecological enhancement and habitat creation are incorporated into any
development proposals, through a build out of the existing quay wall
(d) that riverbank stability meets current codes of practice and design standards
(e) that the development contributes to the provision of a continuous Clyde Walkway and Cycleway
(f) that the palette of riverscape components (set out under DETAILING, (c) Parks and Green Space)
has been considered within the development of this park/green space area
(g) that any proposals are sensitive to and enrich the surroundings, as this site is within a conservation
area
(h) that, through appropriate assessment, the development will not cause unacceptable harm to the
environment
To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.

DEVELOPMENT CRITERION 13 - FLORENCE AND ADELPHI STREETS
Flood mitigation will not be required in this location. The minimum surveyed threshold level of any building adjacent to
the quays is 6.20m AOD which is above the recommended flood defence design level of 6.1m AOD in this location. This
level provides for a flood event of 0.5 per cent annual probability (1 in 200 years), taking into consideration climate
change and freeboard levels.
The visual survey of quay wall stability shows the revetments to be in a poor to very poor condition. There is evidence of
bank collapse and numerous examples of bulging and settlement of the slopes. The masonry retaining walls are in fair
condition with few major defects. The River Edge Treatment Report shows the most appropriate way to achieve quay
wall stability is through ballasting the most critical sections of the revetment.
The area has already undergone basic improvements to public realm areas, but any works along this stretch of the river
must:
•
•
•
•
•
•
•

ensure that any development accommodates the Clyde Walkway
promote links up into the Gorbals and the Crown Street regeneration project
enhance views across to Glasgow Green
improve lighting and security
promote pedestrian priority
include quay wall and revetment improvements
seek to incorporate habitat creation planting
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DEVELOPMENT CRITERION 13
Subject to assessment against other provisions of the development plan, development proposals within
Florence and Adelphi Streets, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that no alterations to ground levels, structures and built form will take place that will reduce the
level of continuous flood protection provided
(c) that riverbank stability has been addressed and remedial works required for the riverbank in this
location incorporate a rock ballast to the most critical sections of the revetment
(d) that riverbank stability meets current codes of practice and design standards
(e) that the development contributes to the provision of a continuous Clyde Walkway and Cycleway
(f) that the palette of riverscape components (set out under DETAILING, (a) Transitional Areas) has
been considered for this transitional area
(g) that any development promotes links with the Gorbals and the Crown Street regeneration project
(h) that, through appropriate assessment, the development will not cause unacceptable harm to the
environment
To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.

GENERIC DEVELOPMENT CRITERIA
DEVELOPMENT CRITERION 14 - URBAN AREAS
Any development in these areas must link fully with key routes, encouraging north-south links to the City Centre and
River, while promoting a continuous walkway along the River Clyde.
Lighting schemes will be encouraged along appropriate lengths of the river walkway as they can help alleviate safety and
security fears, whilst creating a welcoming and vibrant atmosphere.
Any development in these areas must contribute to a coherent urban fabric and walkway for the River Clyde. The need
for a continuous walkway is essential, even within residential areas and development must also ensure that residents’
privacy is addressed within development proposals, where necessary.
There must be a clear distinction between public and private space to maximise privacy for residents, with clearly
defined private space to help provide better privacy and security. Detailing, such as hard and soft landscaping, helps
provide a transition between public and private space and can help differentiate between passive and active space. Trees,
planting, paving and bollards are all commonly used to define different areas and to guide pedestrians away from private
spaces.
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DEVELOPMENT CRITERION 14
Subject to assessment against other provisions of the development plan, development proposals within the
urban areas of the River Clyde corridor, as defined in the development guide, should clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that a continuous flood defence will be constructed that provides a continuous level of protection
from the 0.5 per cent annual probability (1 in 200 years) flood event, taking into account climate
change and freeboard
(c) that flood defences link into the strategy for continuous direct defences in the River Clyde corridor
(d) that quay wall and riverbank stability has been addressed and the required remedial works are
incorporated into any development proposals
(e) that quay wall and riverbank stability meets current codes of practice and design standards
(f) that the development contributes to the provision of a continuous Clyde Walkway and Cycleway and
improved public realm
(g) that, if necessary, an appropriate landscape scheme will be implemented to ensure maximum
privacy for residents
(h) that the palette of riverscape components (set out under DETAILING, (a) Transitional Areas and
(b) Public Realm Areas) has been considered, as appropriate, for the transitional and public realm
areas
(i)

that, through appropriate assessment, the development will not cause unacceptable harm to the
environment

To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.

DEVELOPMENT CRITERION 15 - PARKS AND OPEN SPACE
Lighting should be an integral element used in park and open space areas to increase security. The introduction of
new trees and flora will define existing and new event and open space areas. Upgraded and new furniture, signs and
interpretation will promote accessibility and connectivity along the River Clyde.
DEVELOPMENT CRITERION 15
Subject to assessment against other provisions of the development plan, development proposals within
existing park and open space areas of the River Clyde corridor, as defined in the development guide, should
clearly demonstrate:
(a) that the new development will meet the requirements of policy ENV 5
(b) that a continuous flood defence will be constructed that provides a continuous level of protection
from the 0.5 per cent annual probability (1 in 200 years) flood event, taking into account climate
change and freeboard
(c) that flood defences link into the strategy for continuous direct defences in the River Clyde corridor
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(d) that quay wall and riverbank stability has been addressed and the required remedial works are
incorporated into any development proposals
(e) that quay wall and riverbank stability meets current codes of practice and design standards
(f) that the development contributes to the provision of a continuous Clyde Walkway and Cycleway and
improved public realm
(g) that the palette of riverscape components (set out under DETAILING, (c) Parks and Green Space)
has been considered for this park/greenspace area
(h) that, through appropriate assessment, the development will not cause unacceptable harm to the
environment
To ensure that proposed developments meet the above criteria, in full, it may be necessary to condition any
planning consent or enter into a planning agreement under Section 75 of the Town and Country Planning
(Scotland) Act 1997.
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DEFINITIONS
ACCELERATED LOW WATER CORROSION - A form of microbially influenced corrosion of steel in seas and estuaries,
mostly affecting a zone close to the lowest astronomical tide level.
AOD - Level above Ordnance Datum.
BIO-ENGINEERED - The application of engineering principles to the fields of biology, in this case to address landscape
and ecological design opportunities and create habitats for enhancement within the river corridor.
COPE HEIGHT - The level of the top of a wall.
COPE WALL/COPING - The top of a wall.
CATCHMENT STORAGE - Water storage within the catchment of a river that reduces peak flows in the river.
DREDGING - Excavation of deposited sediments in the bed of a river or estuary.
EMBANKMENTS - Soil structures, usually with sloping sides built up above natural ground level.
FINGERPOSTS - Information Posts/Signage to assist with general public orientation within the river corridor.
FLOOD DEFENCE DESIGN LEVEL - The level of the top of the flood defence, consisting of predicted flood level plus
freeboard.
FLUVIAL FLOODING - Flooding passing down the channel and floodplain of a watercourse that originates in the rain
falling over the catchment area.
FOLDING DEMOUNTABLE DEFENCES - Flood defences that are stored in a recess in the surface of a footpath or road
until needed and then the flood barrier is unfolded and erected.
FREEBOARD - An allowance above predicted flood levels to take account of uncertainties in the prediction.
HABITAT ENHANCEMENT - Identified species and habitats requiring mitigation measures to address concerns
regarding nature conservation (through design, implementation and management) (see also development guide DG/ENV
5: Broad Environmental Mitigation Measures)
HARD LANDSCAPE - The character or appearance of urban hardstanding/pavement/ road, consisting of non-vegetation
material such as brick, stone, concrete, tile and wood.
INTERLOCKING CYLINDERS - A form of mass gravity wall construction.
MASS GRAVITY WALLS - A wall constructed usually of concrete or masonry resisting earth pressure by its weight.
MASONRY WALLS/BLOCKWORK - Walls constructed of stone, concrete blocks or bricks.
MONOLITHS - A form of mass gravity wall construction.
NODE - A place where activity and routes are concentrated.
PERCHED WALL - A quay wall where the bed of the river was later dredged below the original foundation level of the
wall, the foundation generally being protected by timber sheet piles driven down the face of the wall.
PIECEMEAL DEVELOPMENT - Uncoordinated and gradual development of land which doesn’t form part of a coherent
masterplan or framework.
PLANNING CONDITIONS AND AGREEMENTS - Standards or actions relating to a planning permission that the
owners and/or developers must adhere to when carrying out work.
QUAY WALL BUILD OUT - A new quay wall built out into a river or estuary, providing additional land.

439

DG/ENV 6
QUAY WALL/QUAY WALL STABILITY - A wall originally constructed for berthing of ships.
REMEDIAL WORKS - Work to remedy a defect in a structure.
REVETMENT (STEPPED/STONE) - Sloping or stepped protective treatment to a river bank, often formed in stone or
concrete blockwork.
RIP-RAP SLOPE - Sloping protection against waves or the flow of a river, formed from large rock boulders.
RIVERSCAPE COMPONENTS - Detailing of the public realm including street furniture, paving material, hard
landscaping and soft landscaping.
ROCK BALLAST OR BALLASTING - Rock placed at the base of a wall to provide weight to improve stability of the
wall.
SHEET PILING/SHEET PILED WALLS - Walls constructed of steel profiled sheets driven into the ground, and
sometimes anchored by tie bars.
SILTATION - The process of sediment deposition occurring in a river or an estuary.
SOFT LANDSCAPE - The character or appearance of open space/parkland, consisting of vegetation such as trees,
shrubs, hedges, grass and ground cover.
TIDAL BARRIER - A structure crossing the tidal reach of a river with gates that can be closed to exclude extreme tides.
A typical example is the Thames Barrier.
TIDAL FLOODING - Flooding originating in tide levels in the sea passing up the estuary into the river.
TIMBER PILES - Timber driven into the ground to form piles to support a structure.
TRAINING WALLS - Walls designed to direct the flow of a watercourse.
TRANSITIONAL AREAS - Areas which lie between visitor destinations/public realm areas or ‘through routes’.
TRANSITION REACH - The part of a river forming a transition between fluvial and tidal influences.
URBAN FABRIC - The pattern of the arrangement and size of buildings and their plots in a settlement and the degree to
which an area’s pattern of streetblocks and street junctions is respectively small and frequent, or large and infrequent.
VISTAS - An enclosed view, usually a long and narrow one, sometimes past a series of landmarks.
WALL FAÇADE - The face of a wall.
0.5% ANNUAL PROBABILITY - An event that has a probability of exceedance of 0.5% in any one year, also often
referred to as the 200 year return period.
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GLOSSARY
Active Street Frontage - Building frontages which have activity at ground floor level or allow visibility from public areas
into the interior of ground floor uses.
Adjoining Site (in relation to retail use)(also known as Edge-of-Centre) - A site which is positively linked to a Town Centre,
the development of which would be supportive of the retail function of the Centre (Source: The Glasgow and the Clyde
Valley Joint Structure Plan (JSP)).
Areas of Sensitive Urban Character - an area considered by the Council to be particularly sensitive due its local
characteristics e.g. due to its topography, location relative to a conservation area and/or listed building(s).
Backcourt - The communal private garden of flats (e.g. tenements), typically including bin storage for domestic waste.
BREEAM - the most widely used environmental assessment method for non-residential buildings (produced by the Building
Research Establishment (BRE)).
Brownfield Sites - Land which has previously been developed. This may include vacant or derelict land; infill sites; land
occupied by redundant or unused buildings; and developed land where further intensification is considered acceptable
(Source: Scottish Planning Policy (SPP) 3 - Planning for Housing).
Building Line - The main front wall, not including elements such as the front of any porches, canopies, garages or bay
windows.
Care Home - Any property which falls within Class 8 (Residential Institutions) of the Town and Country Planning (Use
Classes) (Scotland) Order 1997.
Chiller/Air-Conditioning Units - Boxes fitted externally, for uses such as air conditioning and the chilling of perishable
items in chillers and freezers.
Civic Space/Recreational Open Space - Planning Advice Note (PAN) 65 - Planning and Open Space sets out a comprehensive
typology of open space. Policy ENV 2 uses this typology, but emphasises public use of a recreational space or civic space.
Some of the categories, such as private gardens or grounds and landscaping, are, therefore, excluded from the definition
used in policy ENV 2, and do not contribute towards meeting the open space requirement obligation.
Class 3 Use - Food and drink uses (Source: The Town and Country Planning (Use Classes)(Scotland) Order 1997).
Class 11 Use - Assembly and leisure uses (Source: The Town and Country Planning (Use Classes)(Scotland) Order
1997).
Commercial/Leisure Centres - Groups of commercial leisure activities such as multi-screen cinemas and bowling alleys.
Communal Private Gardens - Gardens in multiple private ownership, such as are found in the West End of the City.
Confirmed Marketable (for industry and business use) - Sites with no servicing problems in good locations with are
considered readily available and marketable.
Conservation Area - An area designated under the Planning (Listed Buildings and Conservation Areas) (Scotland) Act
1997 as being of special architectural or historic interest, the character and interest of which it is desirable to preserve
or enhance.
Core Paths Plan - A plan for a system of paths sufficient for the purpose of giving the public reasonable access throughout
their area. Each path within such a system is to be known as a core path (Source: Land Reform (Scotland) Act 2003,
section 17).
Curtilage (of a Listed Building) - The land, buildings and structures which go with or are ancillary to the principal
building. Any buildings or structures which formed part of the land associated with, or belonging to, the principal building
at the time of listing are considered to be within the ‘curtilage’ of the Listed Building and are, therefore, considered part
of it.
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Design Exceedance (in relation to flood control) - Management of excess water, which will overload a Sustainable Drainage
Systems (SUDS) when the volume of rainfall exceeds the design specification. Flow should be routed to avoid causing
flooding of property or access routes.
Dwelling House - Does not include a building containing one or more flats, or a flat contained within such a building
(Source: The Town and Country Planning (General Permitted Development) (Scotland) Order 1992).
EcoHOMES - an environmental assessment method for new homes, produced by the Building Research Establishment
(BRE).
Edge-of-Centre (in relation to retail use)(also known as Adjoining) - A site which is positively linked to a Town Centre, the
development of which would be supportive of the retail function of the Centre. (Source: the Glasgow and the Clyde Valley
Joint Structure Plan).
Effective Land Supply - The part of the established housing land supply that is expected to be free of development
constraints in the period under consideration, and will, therefore, be available for the construction of housing (Source:
Scottish Planning Policy (SPP) 3 - Planning for Housing).
Environmental Designation - Areas important because of their environmental quality, geology, biodiversity and/or
their historic, architectural or archaeological significance and which contribute positively to the quality of the City’s
environment, heritage and image.
Essential Civil Infrastructure - Buildings, structures and facilities supporting key public services such as hospitals, fire
stations, schools, telecommunications equipment, etc. which need to be available to deal with civil emergencies.
Expenditure Flow (in relation to retailing) - Identifiable trend whereby residents of one area regularly do a major part of
their spending in another area. Net expenditure flows occur where the flow in one direction significantly exceeds that in
the opposite direction. Significant outflow from an area is sometimes termed leakage.
External Grille - Grille fitted into an external wall, e.g. for ventilation of a shower room or gas fire, etc.
Family - A person is a member of the same family, if married to each other or living together as a couple, or one of them
is the parent, grandparent, child, grandchild, brother, sister, uncle, aunt, nephew or niece of the other (including step
and half relations)(Source: Article 2(5) of The Civic Government (Scotland) Act 1982 (Licensing of Houses in Multiple
Occupation) Order 2000).
Flat - A separate set of premises whether or not on the same floor and forming part of a building from some other part
of which it is divided horizontally (Source: The Town and Country Planning (General Permitted Development)(Scotland)
Order 1992).
Flood Attenuation - Flood attenuation is defined as the process of providing temporary water storage capacity during
flood events, either naturally or through human intervention, for the purpose of reducing peak flows.
Flood Prevention Scheme - A scheme of works to reduce the risk of flooding, carried out under the Flood Prevention
(Scotland) Act 1961, as amended.
Flood Risk Assessment - An assessment carried out to predict and assess the probability of flooding for a particular site
or area and recommend mitigation measures including maintenance (Source: Scottish Planning Policy (SPP) 7 - Planning
and Flooding).
Freeboard Allowance (in relation to flood control) - A height added to the predicted level of a flood to take account of the
height of any waves or turbulence and the uncertainty in estimating the probability of flooding (Source: Scottish Planning
Policy (SPP) 7 – Planning and Flooding).
Functional Flood Plain - Areas of land where water flows in times of flood, which should be safeguarded from further
development because of their function as flood storage areas (Source: Scottish Planning Policy (SPP) 7 - Planning and
Flooding).
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Glasgow Open Space Map - Under the provisions of Planning Advice Note (PAN) 65 - Planning and Open Space, local
authorities are obliged to prepare an audit and map of all the areas and categories of open space within their areas.
Together with other policies of the Plan, the Glasgow Open Space Map will form part of the policy protection for the City’s
open spaces and will be used to assess whether there would be scope to develop on any such space.
Green Belt - Green belt is a designation for land surrounding towns and cities. Its purpose is to protect and enhance their
character and landscape setting and to give access to open space within and around settlements, as part of the wider
structure of green space.
Green Roof - A roof that has vegetation growing on it, which can help improve visual appeal, reduce the environmental
impact of the building, create habitat for native flora and fauna and enhance building performance.
Greenfield Sites - Land which has not previously been developed, or fully restored formerly derelict land which has
been brought back into active or beneficial use for agriculture, forestry, environmental purposes, or outdoor recreation
(Source: Scottish Planning Policy (SPP) 3 - Planning for Housing).
Green Network - the linking together of natural, semi natural and man made open spaces (which may include leisure or
recreational facilities) to create an interconnected network that provides opportunities for physical activity, increases
accessibility within settlements and to the surrounding countryside while enhancing biodiversity and the quality of the
external environment.
Gross Floor Area - This is measured on the overall dimensions of the building, or part of the building, on each floor below
and above ground and includes internal and external walls.
Gross Retail Floorspace - Total indoor floorspace used for retail purposes. Consists of total floor area used for sales
purposes and for related functions such as storage, food preparation areas and staff facilities. Excludes outdoor elements
such as car parking, service areas, etc. In enclosed shopping malls, excludes pedestrian circulation space outwith retail
units. In multi-storeyed premises, the relevant floorspace of all storeys is included.
Habitable Rooms - All rooms other than halls, landings, bathrooms, toilets and small utility rooms.
Health Checks (in relation to Town Centres) - Indicators that can be used to provide an effective insight into the performance
of a Town Centre and so offer a framework for assessing its vitality and viability.
High Level Signs - Refers to vertical signs on the walls of buildings and signs on the roofs of multi-storey properties, such
as hotels.
Home Zones - A street, or group of streets, which are designed to give informed priority to pedestrians and cyclists
rather than vehicles. Home zones generally include measures such as soft landscape, seating, play equipment and speed
constraints, to create the particular sense of place, and in the process keep traffic speed down to around 10mph (Source:
Planning Advice Note (PAN) 76 – New Residential Streets).
Housing Market Area - A geographical area which is relatively self-contained in terms of housing demand; i.e. a large
percentage of the people moving home or settling in the area will have sought a dwelling only in that area (Source:
Scottish Planning Policy (SPP) 3 - Planning for Housing).
Industry and Business Use - Uses in Classes 4, 5 and 6 of the Town and Country Planning (Use Classes)(Scotland) Order
1997.
Infill site - A gap in a tenement frontage (whether it is in the middle or at the end) that is equivalent to an area no larger
than that occupied by two tenement buildings and backcourts in that frontage.
Infrastructure - The public transport facilities, roads, sewers, water mains, schools, gas and electricity, etc, which are
needed to allow developments to take place.
JSP - Abbreviation for the Glasgow and the Clyde Valley Joint Structure Plan.
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Joint Structure Plan - The Glasgow and the Clyde Valley Joint Structure Plan 2006 (the Joint Structure Plan)(approved
by Scottish Ministers in April 2008) and subsequent Retail Alteration (March 2009) provides the strategic overview for
development within the Glasgow and Clyde Valley area. The area covered comprises the local authority areas of East
Dunbartonshire, East Renfrewshire, Glasgow City, Inverclyde, North Lanarkshire, Renfrewshire, South Lanarkshire and
West Dunbartonshire.
Lane - A narrow street, usually located at the rear of properties. A lane can adjoin boundary walls, rear gardens, hedges
or fences on both or one side, or provide access to backcourts and gardens.
Large Outdoor Displays - Advertisements, not including banners, which do not generally relate directly to the land or
premises on which they are displayed. Traditionally, these are paper posters on hoardings, either free-standing or attached
to buildings, although modern displays built in metal now include moving prismatic panels or internally illuminated
panels.
Large Retail Store - A store over 1,000 sqm (gross) convenience retail floorspace or over 2,000 sqm (gross) comparison
retail floor space.
Listed Building - A building recognised for its architectural or historic importance and included on the Scottish Ministers’
Statutory List of Buildings of Special Architectural or Historic Importance, as set out in the Planning (Listed Buildings and
Conservation Areas) (Scotland) Act 1997. Buildings are categorised A, B or C(s) to reflect their relative importance.
Local Shop - A single shop or outlet, possibly within a small group of shops, serving the small scale day-to-day needs of
the immediately surrounding residential area.
Local Shopping Centres - Small groups of shops and related outlets serving a residential neighbourhood, considered too
limited to constitute a Town Centre as defined in this Plan and Scottish Planning Policy 8: Town Centres and Retailing.
Low Amenity Industrial Operations - Include: scrapyards or yards for breaking of motor vehicles; waste transfer stations;
waste recycling centres; incinerators; concrete batching plants; storage or distribution of minerals; and works required to
register with the Scottish Environment Protection Agency (SEPA).
Main Door Flat - A ground floor flat within a residential building with a direct access to the street through a private front
garden.
Maisonette - a dwelling on more than one storey, forming part of a building from some other part of which it is divided
horizontally (Source: The Building (Scotland) Regulations 2004).
Marketable Land Supply (in relation to industrial and business sites) - Sites that are considered Confirmed Marketable
or Potential Marketable (see separate definitions).
Massing - The overall bulk, size or physical volume of a building or group of buildings.
Micro-Generation - small scale production of heat (less than 45 kilowatt thermal capacity) and/or electricity (less than
50 kilowatt electrical capacity) from zero or low carbon source technologies. The suite of technologies covered by this
definition includes solar photovoltaics (PV) to provide electricity and thermal to provide hot water, micro-wind (including
rooftop mounted turbines), micro-hydro, heat pumps, biomass, micro-combined heat and power (micro-CHP) including
small scale fuel cells.
Micro-Renewables - the same as micro-generation, excluding, however, those technologies which are not purely from
renewable sources (e.g. small scale fuel cells, heat pumps and micro-CHP).
Millennium Plan - Transport Strategy for the City Centre.
Mode Share - The proportion of patronage using each transport mode. Can be used in the context of setting a target for
a development.
Multiple Occupancy - The only or principle residence of more than 2 persons who are not all members either of the same
family or of one or other of 2 families (Source: Guidance to the Civic Government (Scotland) Act 1982 (Licensing of
Houses in Multiple Occupancy) Order 2000).
National Cycle Network - A project to provide 10,000 miles of cycle routes throughout the UK.
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Net Developable Area (in relation to housing sites) - Net developable area excludes main roads, buffer zones, structural
landscaping, other uses such as local shops, school sites where required, and general open space (including important
topographical features to be retained, areas for football, mini parks, etc) and, wherever possible, features of natural
heritage interest. Net developable area includes local access roads, parking areas, footpaths and local open space such
as children’s play areas and amenity space.
Net Migration - The difference between the number of people who move out of an area and the number who move into
an area over the same time period. Net out-migration is recorded when the number of people who leave out-number who
move in. Net in-migration is the reverse situation.
New Build - New buildings, excluding conversions and alterations and extensions to existing buildings.
New Neighbourhood - A new community within the urban area, comprising homes of different tenures, house types and
sizes. A range of amenities, which could include schools, shops, recreational facilities and local employment opportunities,
would support the new housing.
Non Mainstream Residential Use - Any use, other than a mainstream dwelling, including multiple occupancies, institutions
and offices, that is made of a property whose original purpose was as a dwelling unit for families or individuals.
Open space - Greenspace consisting of any vegetated land or structure, water or geological feature within and on the edges
of settlements, including allotments, trees, woodland, paths and civic space consisting of squares, market places and other
paved or hard landscaped area with a civic function.
Open Space Strategy - A strategy to be prepared by the Council using the information from the audit. In accordance with
SPP 11 this should set out a vision for new and improved open space appropriate to local circumstances, safeguard valued
open space and guide the allocation of resources for investment.
Original Usable Private Garden Space - The private space available to a dwelling before the erection of any extensions
or garages, etc.
Other Retail and Commercial/Leisure Centres - Areas outwith Town Centres where the principal activities are retail and
commercial leisure.
Out-of-Centre (in relation to retail sites) - A site outwith and not adjoining a Town Centre, but within the urban area
(Source: The Glasgow and the Clyde Valley Joint Structure Plan).
Outstanding Conservation Area - A conservation area identified by the Scottish Ministers as being of outstanding
architectural or historic importance for grant aid purposes.
Permeability (in relation to movement through an area) - The degree to which an area has a variety of pleasant, convenient,
and safe routes through it.
Planning Advice Note - Advice from the Scottish Government on good practice and other relevant information on a range
of planning topics that can often be read in conjunction with the Government’s Scottish Planning Policy.
Planning/Development Brief - A document providing guidance on how a particular site should be developed in line with
the relevant development and design policies in the City Plan.
Planning Study - Area specific brief setting out requirements for new development and incorporating appropriate design
guidance to supplement City Plan policy and guide the design of developments.
Poster Sites - Sites used by the leisure/entertainment industry for temporary adverts.
Potentially Marketable (in relation to industrial and business sites) - Sites which could be marketable but which require
some improvement in terms of promotion, appearance, servicing or ownership.
Primary Retail Area (Level 1) - where Class 1 shop units are clustered together and include the main department and
multiple stores. These areas also have an extensive window frontage display space and the highest pedestrian flows.
Primary Retail Area (Level 2) - where Class 1 shop units continue to dominate alongside other services.
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Public Realm - The publicly accessible external space including streets, squares and lanes.
Pylon Signs - Tall signs generally located at the entrance to retail/leisure parks and petrol filling stations.
Quality Bus Corridor (now known as Streamline Routes) - An intermediate level of bus priority, utilising bus lanes, bus
preferences at junctions, parking and loading restrictions with regular enforcement, pedestrian and cycle enhancements
and upgrading of bus shelters (including real time information).
Recreational Open Space/Civic Space - Planning Advice Note (PAN) 65 - Planning and Open Space sets out a comprehensive
typology of open space. Policy ENV 2 uses this typology, but emphasises public use of a recreational space or civic space.
Some of the categories, such as private gardens or grounds and landscaping, are, therefore, excluded from the definition
used in policy ENV 2, and do not contribute towards meeting the open space requirement obligation.
Resident Staff (in relation to Supported Accommodation) - Staff who live with residents as a single household, who have
the accommodation as their principal home and are registered at that address in the Voters Roll. Staff working shifts are
not considered resident.
Retail Expenditure - The amount of spending power available to the population of a given area (generated expenditure);
or the amount actually spent within an area or centre, taking account of expenditure inflows from elsewhere.
Retail Parks - A single development of at least 3 retail warehouses with associated car parking.
Retail Warehouse - A large single-level store normally specialising in the sale of household goods such as carpets,
furniture, electrical goods, and bulky DIY items, catering mainly for car borne customers and often in out-of-centre
locations. A mezzanine floor might also be included within the building.
Riparian Ownership - Ownership of the land forming the side of a river channel or watercourse, to which are attached legal
and other responsibilities relating to flood prevention and land drainage.
Scottish Planning Policy (SPP) - Documents produced by the Scottish Government that provide statements of Government
policy on nationally important land use and other planning matters, supported, where appropriate, by a locational
framework. Although not mandatory, these carry great weight, especially in the preparation of development plans and in
the determination of planning applications.
Section 75 Agreement - A legal agreement, under Section 75 of the Town and Country Planning (Scotland) Act 1997,
which is used to control the use or development of land. Such an agreement is entered in the Land Register of Scotland
and can be enforced against the successors in title.
Sheffield Cycle Rack - A simple design of cycle rack, shaped like an upturned `U’, that provides secure parking for 2
cycles.
Short-Stay Serviced Apartments - Residential flats used as quasi hotel accommodation, where periods of occupation are
generally less than 90 days, and services such as cleaning and laundry are provided, either on a daily basis or between
periods of occupation.
Significant Trees - all trees with a diameter at breast height (dbh) of greater than 75mm.
Site Area - For the purposes of calculating plot ratio, this is the net area excluding any parts of the adjoining streets.
Smaller Format Outdoor Displays - 4-sheet or 6-sheet size panels, either freestanding or attached to street-furniture or
the walls of shops and other commercial premises.
Streamline Routes (formerly known as Quality Bus Corridors) - An intermediate level of bus priority, utilising bus lanes, bus
preferences at junctions, parking and loading restrictions with regular enforcement, pedestrian and cycle enhancements
and upgrading of bus shelters (including real time information).
Street Frontage - Any frontage of a street block, shopping parade or other readily identifiable unit.
Streetscape - The overall appearance of the street including buildings and land uses, street furniture, landscaping, trees,
roads and pavements.
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Sui Generis Use - Use that is not contained within any use class of the Town and Country Planning (Use Classes)
(Scotland) Order 1997.
Supported Accommodation in a Dwelling House - Such a use will no longer remain within Class 9 (Houses) of the Town
and Country Planning (Use Classes) (Scotland) Order 1997 and will require planning permission, if there will be more
than 5 unrelated persons, including any resident staff, living in the house.
Supported Accommodation in a Flat - planning permission will be required for a change of use if there are more than
three unrelated persons, including any resident staff (see Definition) in the flat. This reflects the Council’s view of where
planning permission is required in flats and does not emanate from planning legislation.
Sustainable Areas - exhibit an existing high density and relatively tall built form, are located within wide visibility
corridors and have excellent access to sustainable and emerging transport infrastructure, in accordance with policy
TRANS 2: Development Locational Requirements.
Sustainable Development - A principle established by the World Commission on Environment and Development in 1987
and defined as development where the use of resources and the environment does not reduce the potential of these
resources for succeeding generations.
Sustainable Drainage Systems (SUDS) - A range of techniques for managing the flow of water run-off from a site by
treating it on site, and so reducing the loading on conventional piped drainage systems (Source: Scottish Planning Policy
(SPP) 7 - Planning and Flooding).
Tall Buildings - those buildings, including their roof top structures and masts, that significantly exceed general building
heights in the immediate vicinity and alter the skyline.
Tenement Close - A West of Scotland term for the shared entrance and stairway within a traditional flatted residential
building, with or without commercial units on the ground floor.
Town Centres - Centres, including Glasgow City Centre, which, irrespective of size, provide a diverse and sustainable mix
of activities and land uses which create an identity that signals their function and wider role, fulfilling a function as a focus
for both the community and public transport. The definition of Town Centre includes the Metropolitan Centre, Major
Town Centres and Local Town Centres. It excludes Other Retail and Commercial/Leisure Centres and Local Shopping
Centres (see policies DEV 4: Town Centre and DEV 5: Principal Retail Area (City Centre)).
Townscape - The appearance and character of buildings and all other features of an area taken together as a whole.
Townscape Heritage Initiative - A Heritage Lottery Fund programme intended to support the cost of building conservation
in the context of economic regeneration. Historic building repairs should be part of an overall regeneration strategy, and
must have a measurable impact on the area as a whole.
Transport Assessment - Their purpose is to enable travel demand and impact to be assessed, for car use to be minimised
and mitigation measures to be proposed to address any adverse impacts of a development. Covers public transport, cycling
and walking as well as traffic in general.
Travel Plan - Tool for an organisation to manage its transport needs to minimise environmental impact and benefit
employee health. The principal objective of a travel plan is typically to minimise car use associated with a development.
Urban Capacity Study - An assessment of the potential capacity for housing and industry within the urban area.
Usable Private Garden Space - Land, under the exclusive control of the applicant, including decking, that has been
adequately screened, usually to the rear and side of the property, but excludes the driveway, garage and any parking
space.
Watercourse - All means of conveying water except a water main or sewer (Source: SPP 7: Planning and Flooding).
Water Resistant Materials - Materials which are either unaffected by flood water or recover relatively undamaged after
flooding.
Windfall Sites - Development sites that become available unexpectedly (e.g. for housing development).
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APPENDIX
APPENDIX: CITY PLAN 2 TECHNICAL NOTES
The Plan is supported by Technical Notes on:
People

Population and Housing

Jobs

Review of Industrial and Business Areas and Policies;
Industrial and Business Land Supply and Development Activity; and
Office and Business Class Development

Infrastructure

Retail and Commercial Leisure; and
Transport

For further information contact the City Plan Team by telephoning 0141 287 8678 or emailing cityplan@glasgow.gov.uk
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Bin Stores …. 138, 148, 290

The City Plan 2 Index is organised with the general
headings listed first and locations listed afterwards.
Locations are highlighted in italics.

Biodiversity …. 5, 11, 18, 26, 30-36, 57, 66, 79, 80,
86, 91, 97, 99, 116, 119, 124, 125, 178, 181, 237,
242, 243, 250, 251, 253, 296, 385, 388, 401

Access …. 4, 11, 18-22, 25, 30, 32, 34, 38, 42, 43,
45-49, 52, 61, 62, 65, 66, 72, 81, 91, 95, 99, 104,
116, 125, 127, 129, 131, 135, 136, 140, 146,
147, 160, 164, 167, 171, 186, 189, 210, 212,
218, 219, 221-224, 226, 239, 243, 246, 247, 255,
256, 274, 304-306, 307, 314, 316, 317, 321-323,
358, 360, 361, 363, 377, 413

Biomass …. 37, 262
Boundary Treatments …. 277, 278, 289, 319
Brownfield Land …. 11, 13, 14, 21, 30, 35, 36, 99,
103, 119, 124, 173, 259, 291, 401

Advertising …. 30, 130, 206, 287, 268-272, 295

Building Materials (see Materials)

Affordable Housing …. 18

Building Retention …. 155

Air Quality …. 11, 18, 20, 26, 37-39, 47, 72, 119,
124, 144, 150, 161, 207, 233, 263, 402

Building Warrant …. 111

Allotments …. 5, 18, 31, 34, 237, 239, 255

Burglar Alarms …. 133

Amenity …. 31, 67, 138, 139, 147, 148, 150, 151,
160-165, 175, 178, 180, 181, 243, 248, 257, 269,
275, 296, 298, 385

Buses …. 21, 39, 42-44, 69, 72, 87, 102, 165, 230
Business Class Development:
Advertising …. 270
City Centre …. 49, 67-69, 298, 299
Developer Contributions …. 232, 239-242, 366, 367,
369
General …. 4, 21, 22, 25, 67, 113, 164, 168,
169, 171, 175, 176, 180, 186, 257, 259
High Amenity Locations …. 170
In Residential Areas …. 163
Land Supply (Industry and Business) …. 4, 36,
168
Open Space and Public Realm …. 240
Parking …. 216, 217, 221, 224-226, 228
Principal Office Area (City Centre) …. 212
Strategic Industrial and Business Areas …. 20, 39,
169, 324-333
Transport Assessments …. 356

Ancient Monuments …. 31, 121, 123, 125, 252, 260,
399, 401
Antonine Wall …. 29, 31, 123, 264, 399, 401
Archaeology …. 26, 28, 70, 121, 123, 251, 260, 261, 401
Area Waste Plan …. 3, 53, 181, 257
Article 4 Directions …. 294, 295
Awnings …. 131, 206, 274

Albert Drive …. 182, 337
Alexandra Parade …. 182, 338
Anderston …. 42, 44, 67, 72, 77, 81, 83, 145, 153,

Baillieston …. 15, 16, 40, 42, 44, 84, 85, 89, 182,

202, 210, 236, 299, 300, 303, 417, 420, 421

Anniesland …. 201, 338
Arden …. 103
Argyle Street …. 67, 73, 200, 207

209, 210, 257, 339

Balmore …. 97
Balornock …. 102, 103
Barrachnie …. 182
(The) Barras …. 182, 340
Battlefield …. 58, 182, 340
Bishoploch …. 90, 93
Blackhill …. 40, 94-96, 209
Blairtummock …. 90, 93
Blochairn …. 40, 95, 96, 169, 209, 324
Blythswoodhill …. 76, 300, 303
Bogleshole …. 40, 209
Bridgeton …. 51, 84, 87, 89, 182, 341
Broomhill …. 27 (see Proposals Map)
Broomhouse …. 15, 16, 40, 84, 85

Backcourts …. 142, 147, 150, 151, 178, 208, 275,
289, 317
Backland Development …. 150, 151
Balconies …. 142, 283, 317
Banners …. 29, 130, 268, 270
Barrier Free Homes …. 19, 41, 116, 146, 284, 321-323
Basements/Cellars …. 147, 284
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Broomielaw …. 44, 45, 59, 69-71, 76, 79, 81-83, 210,

Public Art …. 71
Public Realm …. 29, 70, 72, 239, 240, 373-382,
413
Residential Density …. 140
Restaurants …. 205-208
Shopping …. 48, 51, 67, 73, 184, 187, 189, 298,
334
Tourism …. 25, 49, 68, 75
Transport …. 42, 45, 46, 49, 76, 360, 363
Upper Floor Uses …. 147, 298

300, 303, 429, 430
Broomloan …. 41
Buchanan Street …. 48, 73, 190, 200, 206
Byres Road …. 43, 47, 50, 51, 63, 104, 182, 184, 201,
202, 205, 336
Cafes …. 5, 32, 172, 206, 223, 229, 238, 366, 367, 369
Campus Plans …. 7, 61, 62, 63, 104, 114, 232
Canal (Forth and Clyde) …. 6, 7, 31, 44, 51, 69, 71, 82,
97, 98, 99, 100

Civic …. 114
Civil Aviation Authority …. 47, 111

Canopies …. 131, 274

Climate Change …. 26, 31, 32, 37, 117, 119, 247, 248,
262, 263, 265, 402, 404, 406

Car Free Houses …. 46, 144, 152, 219, 220
Care in the Community …. 164

Clyde Fastlink …. 8, 42, 46, 50, 69, 72, 78, 82, 209,
211, 305, 362-371 (see Proposals Map)

CCTV Cameras …. 133

Clyde Gateway …. 3, 6, 18, 23, 24, 32, 36, 39, 40, 42,
58, 59, 84-89, 135, 169, 185, 244, 325

Certificates of Lawfulness …. 156
City Centre:
(see Public Transport Accessibility Zones Map for boundary)
Air Quality …. 47, 72, 233
Arts, Culture and Media Facilities …. 299
Business …. 49, 67, 68, 69, 298, 299
Business Improvement District …. 68
Character Areas …. 298
City Centre Action Plan …. 51, 68
Civic, Hospital and Tertiary Education …. 114
Culture …. 67, 75
Design …. 298
Developer Contributions …. 373
Development Guidelines …. 116-119, 298-303
Education …. 25, 67, 74, 298
Food and Drink …. 205-208
General …. 6, 66-76, 83, 101
Health …. 63, 298, 299
Hotels …. 298
Housing …. 67, 68, 140, 144, 145, 298, 299, 355
Identity Areas …. 300-303
Industry and Business …. 22, 69, 299
Information Technology …. 59, 60
Lanes, Wynds and Courtyards …. 70, 129
Leisure …. 25, 67
Metropolitan Centre …. 182
Mixed Development …. 114, 299
Multiple Occupancy …. 19
Offices …. 68, 171, 298, 299
Parking …. 72, 153, 216-226, 235, 236
Plot Ratio …. 171-173
Primary Residential Areas …. 67, 68, 145, 299
Primary Retail Streets …. 73, 200, 201
Principal Office Area …. 20, 24, 25, 43, 69, 71, 78,
79, 113, 171, 187, 212, 235, 270, 298, 358
Principal Retail Area …. 25, 71, 73, 113, 182, 187,
200, 201, 212, 235, 241, 270, 298, 358

Clyde Waterfront …. 3, 6, 23, 32, 42, 49, 51, 59, 65,
68, 77-83, 104, 114, 125, 361-370
Commercial:
Advertising …. 268, 269, 271
Alterations …. 273-275, 285, 286
Change of Use from a Dwelling …. 160
Design …. 51, 52
In Residential Areas …. 176
Parking …. 51
Development Policy Principle …. 114
Signage/Advertising …. 130, 268-272
Commercial Leisure Development …. 43, 44, 47, 49,
50-52, 113, 131, 182-186, 188-191, 193, 194,
197, 199, 202, 212, 216, 217, 222, 224-226, 229,
234, 247
Commonwealth Games …. 65, 75
Community Growth Areas …. 3, 8, 11, 13, 15, 18, 39,
40, 41, 46, 52, 59, 62, 65, 84, 90, 94, 95, 97, 140,
170, 400-402 (see Proposals Map)
Community Planning …. 3, 21, 51, 102
Comprehensive Planning Study …. 102
Compulsory Purchase Orders …. 9
Conservation Areas:
(see Environmental Designations Maps)
Advertising ….130, 268-272, 286, 287
Alterations ….131, 273-275
Article 4 Directions …. 294, 295
Balconies …. 283
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Conservation Areas (contd):
Barrier Free Homes …. 284
Basements/Cellars …. 284
Bin Stores …. 290
Boundary Treatments …. 289
Brickwork …. 278
Building Warrant …. 121
Car Parking and Driveways …. 288, 289
Chimneys …. 279
Conservation Area Appraisals …. 27, 117
Conservatories …. 282
Conversion …. 148, 149, 163
Decking …. 290
Demolition …. 121
Design Guidance …. 123
Doors …. 283, 284
Dormers …. 280
Environmental Mitigation …. 400-402
Extensions …. 121, 282, 283
External Fittings to Buildings …. 132, 285, 311,
312
Garages …. 289
Gardens …. 289, 290
General …. 27, 28, 30, 105, 121, 123, 276-295
Guest Houses …. 165
Gutters and Downpipes …. 279
Infill Development …. 291
Lanes …. 150, 290, 292
Listed Building Interiors …. 287, 288
Maintenance …. 292, 293
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Buchanan Street …. 48, 73, 190, 200, 206
Caledonian University …. 74, 299, 300, 303
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Ruchazie ….90, 91, 93
Ruchill ….6, 14, 40, 42, 97-99, 101
Ruthven Lane ….205

Parking ….51, 216, 217, 222, 225, 229
Principal Office Area (City Centre) ….113, 212,
224-226, 298
Primary Retail Streets (City Centre) ….73, 200,
201
Principal Retail Area (City Centre) ….113, 298
Principal Retail Areas (outwith the City Centre)
….201, 202, 204
Retail Parks/Warehousing ….183, 189-191
Secondary Retail Areas ….202
Sequential Approach ….48, 183-187, 193, 194,
196, 197, 199
Shop Security ….131, 274
Shopfronts/Shop Security ….274
Signage/Advertising ….130, 268-272
Tall Buildings ….135-137
Taxi Stances ….44, 234
Town Centre Action Plans ….7, 50, 51, 87, 90, 91,
100, 104, 184, 188, 191, 192, 201, 203, 204

Satellite Dishes ….132, 133, 312
Schools (see Education)
Scottish Enterprise ….20, 78, 91
Scottish Environment Protection Agency (SEPA) ….52,
57, 79, 111, 180, 246, 248, 257, 265
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….69, 78, 81, 82
Scottish Historic Environment Policy (SHEP) ….124,
260, 246, 297
Scottish Natural Heritage (SNH) ….33, 265, 386-388

Short Stay Serviced Apartments ….154

Scottish Power ….88

Signs ….130, 268-272, 286, 287, 295, 415

Scottish Water ….55-58, 80, 86, 244, 247, 265

Sites of Importance for Nature Conservation (SINCs)
….30, 31, 251, 252, 387, 390, 391
(see Environmental Designations Maps)

Scrapyards (see Low Amenity Industry)
Secured by Design ….71, 116, 118, 375, 376

Sites of Special Landscape Importance (SSLIs)
….251, 252, 387, 392-396
(see Environmental Designations Maps)

Sheltered Housing (see Housing)
Shopping:
Access ….18, 256, 274
Advertising ….269, 272
Alterations ….131, 273-275, 285, 286
Awnings ….131, 206, 274
Cafes ….5, 32, 172, 206, 223, 229, 238, 366, 367,
369
Canopies ….129, 274
Change of Use to Non Retail ….105
City Centre ….48, 51, 67, 73, 184, 187, 189, 298,
334
Commercial/Leisure Centres ….48, 182
Design ….51, 52
Developer Contributions ….239-242, 366, 367, 369,
373
Food and Drink ….50, 162, 204-208, 366, 367,
369
Garage Forecourt Shops ….199
General ….47-52, 87, 92, 95, 97, 100, 105
Hot Food Shops ….50, 162, 204-208, 366, 367,
369
Local Shops ….47, 52, 152, 169, 182, 194, 195
Local Town Centres ….182
Major Town Centres ….182
Metropolitan Centre ….182
Network of Centres ….48, 182, 183, 334-354
Open Space and Public Realm ….240
Other Retail and Commercial ….114

Sites of Special Scientific Interest (SSSIs) ….31, 33,
251, 252, 386, 389 (see Environmental Designations
Maps)
Skylines ….116, 135, 296, 412
Solar Panels ….132, 312
Species Action Plan ….30, 31, 250, 388
Sports Pitch Strategy ….65, 237, 377
Stadium (Development Policy Principle) ….114, 212,
223, 225, 229, 356
Stonework ….277
Strategic Environmental Assessment (SEA) ….1, 2, 15,
400-402
Strategic Growth Corridor ….6, 7
Strathclyde Partnership for Transport ….8, 41, 42, 44,
45, 91, 209, 361, 362
Strathclyde University ….61, 62, 71, 74, 104, 241,
299, 302, 303
Street Furniture ….177
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Tall Buildings ….135, 136, 137

Transport:
Access ….146
Buses ….21, 39, 42-44, 69, 72, 87, 102, 165, 230
Central Station ….21, 42, 70, 72, 207
Clyde Fastlink ….8, 42, 46, 50, 69, 72, 78, 82, 209,
211, 305, 362-371
Crossrail ….209
Cycling ….4, 5, 11, 20, 25, 30, 32, 34, 38-40, 43,
45, 47, 52, 61, 66, 87, 99, 116, 125, 142, 153,
171, 189, 210-212, 214, 215, 227, 228-230, 232,
242, 255, 296, 355, 356, 358, 404, 413
Development Contributions ….232, 363-371
General ….38-47, 72, 81
Local Transport Strategy ….43, 45, 46
Parking Standards …72, 116, 216-226, 228, 230,
357, 402
Public Transport ….4, 6, 18, 20, 22, 29, 36, 38, 40,
42, 44, 45, 47, 61, 72, 97, 99, 127, 152, 165, 189,
212, 232, 255, 296, 355, 356, 413
Public Transport Accessibility Zones ….152, 164,
212, 216 (see Public Transport Accessibility Zones
Map)
Queen Street Station ….21, 42, 71, 72
Railways ….31, 209-212, 220
Roads ….39, 40, 116, 153
Roads Development Guide ….45, 215, 217, 227, 228
Route Reservations ….43, 127, 129, 209, 211
Transport Assessments ….40, 46, 48, 61, 62, 63,
87, 136, 140, 212, 221-224, 355-357, 364, 402
Transport Infrastructure (Development Policy
Principle) ….112
Traffic Management/Traffic Calming ….45, 72, 116,
214, 215, 227, 413
Travel Plans ….46, 48, 61, 62, 63, 87, 136, 141,
216, 355, 357, 358, 402

Taxi Stances ….44, 234

Transport Scotland ….41, 95, 209

Technical Notes ….1, 450

Trees ….30, 33, 116, 121, 127, 142, 143, 147, 162,
177, 251-254, 296, 297, 383, 401

Subdivision ….105, 147, 148, 151
Supplementary Development Guidance ….1, 105, 111
Sustainable Design and Construction ….26, 37, 54, 59,
110, 116, 117, 119, 136, 140, 142, 144, 174, 245,
400-402
Sustainable Development ….5, 136, 140
Sustainable Urban Drainage Systems (SUDS) ….30, 36,
56, 58, 80, 81, 86, 91, 117, 119, 124, 125, 142,
217, 244, 245, 248-250, 296, 374, 400

Saracen Street ….51, 100
Sauchiehall Street ….43, 67, 73, 76, 200, 299, 302,
303

Scotstoun ….77, 78, 82, 182, 294, 351
Shawbridge ….17, 104
Shawlands ….50, 51, 58, 182, 185, 190, 201, 202
Shettleston ….89, 182, 350
Shieldhall ….53, 54, 83, 257
Sighthill ….6, 17, 97, 99, 101
South Central ….302, 303
Springburn ….96, 101, 102, 103, 182, 351
Springfield ….44, 77, 78, 81, 83, 87, 88, 182, 210
St Enoch ….49, 69, 71, 76, 144, 145, 190, 241, 299,
302, 303

St George’s Cross ….182, 351
St Rollox ….182
St Vincent Crescent ….165, 294
Strathbungo ….41, 148, 163, 165, 182, 294, 352
Summerston ….15, 40, 97, 101, 182

Telecommunications ….60, 69, 177-179, 243, 249,
292

Tree Preservation Orders ….34, 251-254, 389, 396-398
(see Environmental Designations Maps)

Tertiary Education (Development Policy Principle)
….114

Thornliebank ….103, 169, 332
Tollcross ….89, 182, 352
Toryglen ….17, 58, 65, 84, 85, 89, 104, 244
Townhead ….67, 76, 145, 299, 301, 302, 303
Tradeston ….31, 67, 70, 77, 78, 79, 81, 83
Trongate ….67, 70, 73, 190

Title Deeds ….134
Town Centres:
Development Policy Principle ….113
General ….47-52, 102, 171, 182-204, 225, 270

Universities ….61, 66, 68, 71, 74, 104, 212, 224, 357

Town Centre Action Plans ….7, 50, 51, 87, 90, 91, 100,
104, 184, 188, 191, 192, 201, 203, 204

Upper Floor Uses ….147, 298

Townscape ….28, 33, 71, 116, 126, 135, 140, 144,
155, 160, 241, 401

Urban Capacity Study ….13, 16

Townscape Heritage Initiative ….28, 85

Use Classes Order …113, 161, 164, 168, 169, 172,
175, 199

Tourism ….3, 25, 35, 50, 51, 68, 75, 104, 166, 220

Union Street ….71, 73, 200
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Vacant Land and Property ….14, 21, 30, 35, 36, 85,
99, 175, 293, 401
Views ….144
Vision ….1, 4, 110, 116, 118

Victoria Park ….294
Victoria Road ….182, 201, 202, 353
Victorian Business Centre ….303
Walls ….277
Warehousing ….21, 95, 197, 199, 212, 221, 228, 356,
366, 368, 369
Waste Disposal and Recycling ….3, 5, 37, 44, 52-54,
117, 119, 138, 143, 148, 150, 156, 158, 180, 246,
247, 257, 258, 320, 402
Waste Plans ….139
Water Environment ….55, 56, 91, 116, 119, 124, 126,
181, 243, 246, 249, 251, 256, 259, 265, 296, 304306, 387, 400
West of Scotland Archaeology Service (WSOS) ….28,
260, 261
Wildlife and Nature Conservation ….33, 80, 250, 251,
253, 296, 377
Windows ….143, 147, 280-282, 318
Wind Turbines ….37, 133, 262, 312
World Heritage Sites ….29, 264

Westbourne Gardens ….149
West End ….19, 60, 68, 97, 103, 105, 149, 157, 159,
238

West of Scotland Science Park ….169, 333
Whiteinch ….77, 78, 83, 182, 351
Windmillcroft Quay ….427, 428
Woodlands ….30, 31, 33, 116, 124, 142, 153, 157,
182, 251-254, 296, 353, 383, 388, 398, 399, 401
(see Environmental Designations Maps)
Woodside ….62, 153

Yoker ….44, 78, 82, 182, 354
Yorkhill ….83, 182, 343

460

