22 July 2003

F.A.O. Ian Mason

Development and Regeneration Services

Glasgow City Council

229 George Street

Glasgow G1 1QU

Dear Sir

Planning Application No03/01289/DC 26A St Vincent Crescent

Having submitted an earlier objection to this planning application, we are now in a position after further research able to make further representations to your Committee with regard to the above numbered application.

Policy HER 1 Conservation Areas

"Glasgow has a rich architectural heritage. This is not only reflected in the quality of listed buildings and areas of outstanding character but in the grouping of buildings and the quality of spaces between them. Together they contribute significantly towards creating a positive image for Glasgow.”

“In a conservation area, it is the buildings and the spaces between the buildings that are identified as being of architectural or historical interest. Planning control is therefore directed at maintaining the integrity of the entire area and enhancing it’s special character.”

“New development must respect its historic context in volume, scale, form, materials and quality as should proposals for development adjacent to or affecting the setting of a conservation area. Materials should be appropriate to the locality and sympathetic to the existing buildings. There will be a requirement that the development of infill sites, or the improvement of sites that detract from the character of the area, will enhance the area as a whole.

Significant views into and out of conservation areas should be safe guarded. 

The proposed new building will be of such a quality as to actually enhance the Conservation Area.

New development will normally only be granted planning permission if it can be demonstrated that it will not harm the character or appearance of the area.”

Guidelines issued by Glasgow City Council to regulate the efforts of developers and its own behaviour
Conservation Areas 

Within Conservation Areas the following additional standards will apply. 

a) All new buildings will have double pitched roofs clad in slate with gable ends.

b) All walls facing onto the lane shall be finished in natural stone.

c) Second floor accommodation if proposed should preferably be lit by conservation style roof lights rather than Dormers.

City Plan RES2 – Residential Site Layouts

“New buildings should be designed to minimise overshadowing of neighbouring properties.”

Having studied the plans for the proposed development and comparing them to the criteria outlined above in your own guidelines we would like to present a powerful case for objection which we outline below:

(
As to the “grouping of buildings and the spaces between them,” this application falls at the first hurdle. The building envisaged opposite an A LISTED Crescent in no way reflects the grand design of this unique Crescent and is therefore so out of character with what should be demanded of any construction within a Conservation area and should be refused on these grounds alone. Also the space between the original building and the proposed new development is the minimum space required by law, but this falls far short of what one should reasonably expect in a conservation area, even if the proposed building was sympathetic to the area, which this proposal clearly is not.


This proposal does not in any way maintain the integrity of the entire area and help to enhance its special character. It in no way respects the history of the Crescent in volume, scale, form and materials. A single block of 5 floors constructed from modern materials, which bear no relationship to the original construction opposite, cannot be seen to be sympathetic to the original 3-storey grandeur of St Vincent Crescent.

( 
Secondly, while the present building restricts significant views into and out of the conservation area this is a restricted view to these residents occupying the ground floor, however the proposed new development would restrict the view from the residents on all 3 floors as well as obscure a large part of the Crescent from the outside. As with other significant buildings within the city, visitors come from all round the world to view this magnificent Crescent and this proposed development will in fact “harm the character and appearance of the area.”

 
Another concern and objection is the detrimental effect of overshadowing and the effective loss of light to the Crescent.

Contradiction of Statement by Turley Associates on behalf of the developers Halladale Developments Ltd

“The predominant style in the area is of tenement buildings of up to four storeys in height. These are most impressive in the sweeping terrace of St Vincent Crescent opposite of 26A St Vincent Crescent. The proposed block would be more in keeping with the character and appearance of the conservation area. It would result in a positive contribution to the visual amenity and street scene. It would reflect the sweeping terrace of the tenements opposite”.

1) The Crescent has only 3 storeys along its entire length, the 4 storeys referred to are in Argyle St and not the Crescent.

2) St Vincent Crescent is as its name suggests is a Crescent and not a Terrace as both the Architect for the developer and Turley Associates insist on calling it

3) The numbers of the main door flats and of the common close entrances run in numerical order, not as odd on the left and even on the right as the predominate way in Glasgow street planning as there was never any intention of having an other side to the Crescent, this is borne out by the fact that the existing building opposite is numbered as 26A.

4) The proposed block bears no resemblance whatsoever to the Crescent and what it does in fact is take away from the grandeur of Alexander Kirkland’s grand design.

5) The proposed development in no way reflects "the sweeping terrace of the tenements opposite" and will in fact be higher than the existing buildings with a viewing platform looking onto the existing buildings.

6) It is of concern that the application documents contain no assessment of the visual impact of this development bearing in mind the sensitivity of its location.

“The stability of adjoining buildings must be protected from damage during demolition, site excavation or piling works and during construction”(Glasgow City Plan)
7) It is our view that the stability of this A Listed Crescent could be threatened by the piling works needed to construct the basement car parking space.

8) While parking is provided, it is our opinion that this is limited and will increase road parking in an already congested area.

Throughout the last few decades a number of applications were submitted for new buildings or alterations to existing buildings opposite the Crescent.

These applications were refused on the grounds that they breached the guidelines issued by both the Stobcross Estates Ltd and Glasgow City Council that no buildings proposed for the “pleasure grounds” would be over 1 storey in height. In fact the height of any new building was to be no higher than the height from ground to ceiling of the ground floor of the Crescent. While it is accepted that outlook is not normally a material planning consideration, it is contended that this proposal represents a major visual intrusion and disregards planning principles which have been applied successfully up to the present.

In closing we would like to emphasise that we are not against sympathetic residential developments within our conservation area. There is in fact a perfectly adequate open site in Corunna St, which is ripe for development, but due to a number of factors this site has lain derelict for many years. We would be delighted to see a development of the proper height and style built in this space, but would request that a strategic plan for development is considered for this area before planning applications are granted. A conservation plan for the area would provide a cohesive framework for development and would better fit some of the aims of the city plan such as helping to ” retain families in the city and deliver a choice of residential development”

To emphasise the seriousness with which we view anything which detracts from our unique conservation area, we would like to request that this application is presented to the full planning committee and that a site visit is made before any decision is reached. The residents are actively seeking funding from the lottery heritage fund with a view to purchase the land at 26A and return it to its original form as a recreational area for the residents.
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