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Objection to Planning Application lodged by New City Vision Ltd to develop housing on a site at Kelbourne Street / Sanda Street / Clouston Street, Glasgow

12/00924/DC

Ian Briggs, Planning Officer
Development and Regeneration Services
Glasgow City Council
231 George Street
Glasgow G1 1RX


To: planning.representations@drs.glasgow.gov.uk


Planning Reference Number 12/00924/DC


Dear Sir


I am writing on behalf of the North Kelvin Meadow campaign to object to the Planning Application lodged by New City Vision Ltd to develop housing on a site at Kelbourne Street / Sanda Street/ Clouston Street, Glasgow (ref: 12/00924/DC).


We object for the following reasons:

The proposed development runs counter to a number of adopted Glasgow City Council policies

1. This land has never been built on. It is not a brownfield site, nor a gap site, nor in a state of disrepair as described in the planning application. Since 1993 when the Council stopped maintaining the site as sports pitches, the land has been used as a community greenspace, and now consists of grassland and 480 trees, many over 30 feet high. It is currently used for a range of activities including children’s educational and recreational events, allotments, a natural habitat, a local composting facility, a community garden and dog-walking. The site was a finalist in the Best Environmental Award category of the Evening Times Streets Ahead awards in June 2012.  At this event Gordon Mathieson, leader of Glasgow City Council stated "I would like to say thank you to all of the finalists: each and every one of you has made a difference, you should feel proud." The site has also won two awards from Beautiful Scotland. (See Appendix 1)
2. City Plan 2 designates the site as ENV1 (Protected Open Space). The Planning application by New City Vision Ltd does not address the designation of the land as ENV1. This must be addressed and an argument made for the development of a protected open space. The development is contrary to this policy’s “strong presumption in favour of the retention of all public and private green/open space.” The North Kelvin Meadow is defined on the Glasgow Open Space Map as a sports area. This simplistic definition is considered to misrepresent the multi-functional nature of the open space. Although historically a blaes playing field, the meadow has long since been re-colonised by nature and now functions as: a semi natural greenspace (8); a wild playspace for local children (4) and a community growing space (6). (See Appendix 2 for the map and designation of the land under ENV 1).

3. The Housing Land Audit designates the site as New Build on Greenfield in an Urban setting, yet City Plan 2 (ENV 12 Development of Brownfield Land and Contaminated Sites) sets out that housing development on brownfield sites is preferable to greenfield sites. The site was formerly a playing field which is a greenfield land use. The site has since been re-colonised by nature and is most certainly not a brownfield site. (See Appendix 3 showing the Housing Land Audit designation and alternative brownfield sites available in the area).

4. The City Plan policy team is not listed as consultees on this planning application. Given that the proposal concerns land designated as ENV1 they should be. 
5. ENV1 requires that like for like compensation is provided where open space is to be developed: “equivalent or higher quality open space to directly replace the type of open space that would be lost”. This land is not designated as sports pitches under ENV1 and yet the Council is proposing to compensate the community by the provision of improved sports facilities on Queen Margaret Drive. This does not meet the policy requirement. The Council should instead compensate the local community with the type of open space that would be lost: greenspace, a natural habitat, a wild play area for children, allotments, an amenity greenspace, a communal garden.
6. The proposed development will degrade the adaptability, success, sustainability and vibrancy of the North Kelvinside area through the destruction of a valued greenspace which currently provides opportunities for passive recreation, outdoor education and community growing. It will also cause the loss of biodiversity. This is counter to the Council's policy STRAT 1 – Design and Sustainable Development in City Plan 2.
7. The proposed development will erode the integrity of the local townscape and green network through the destruction of a valued community greenspace. This runs counter to DEV 2 Residential and Supporting Uses
8. The proposed development involves the destruction of a valued community greenspace and is therefore contrary to this policy’s “strong presumption in favour of the retention of all public and private green/ open space” (DEV 11 Green Space)
9. The proposed development through its destruction of a valued community greenspace does not reinforce connectivity to the green network or safeguard the natural environment (DES 1 Development Design Principles)
10. The proposed development does not contribute towards achieving sustainable design and construction as it destroys existing biodiversity features which currently exist on site and does not propose adequate compensation for this loss (DES 2 Sustainable Design and Construction)
11. The North Kelvin Meadow was historically a school playing field which added an open character to this part of the Glasgow West conservation area and reinforced its status as a recreational/ educational hub. The proposed development will therefore lead to the loss of existing open space which contributes positively to the historic character of the area (DES 3 Protecting and Enhancing the City’s Historic Environment)
12. The proposed development will destroy local diversity and distinctiveness through destruction of an open space which has been reclaimed by nature and has a high biodiversity value (DES 4 Protecting and Enhancing the City’s Natural Environment)
13. The proposed development may have an adverse effect on existing habitats protected in law, international conventions or agreements or which are identified as a priority in government objectives, the Glasgow LBAP or are important because of their conservation status. Ecological surveys carried out to date have not demonstrated that the development will not have the adverse effects described above, or that: there will be no fragmentation or isolation of habitats or species as a result of the development; the development will is sited and designed to minimise adverse impacts on the biodiversity of the site (including its environmental quality, ecological status and viability); and public benefits at a national, or city region wide level, clearly outweigh the value of the habitat for biodiversity conservation, therefore the proposed development is contrary to ENV 6 Biodiversity.
14. The proposed development causes the loss of trees on Council owned land in a conservation area (in direct contravention of ENV 8 Trees, Woodlands and Hedgerows) and it has not been demonstrated that: the public benefits at the local level clearly outweigh the value of the habitat; the development has been sited and designed to minimise adverse impacts on the biodiversity of the site, including its environmental quality, ecological status and viability; and all mature trees affected have been, or will be, surveyed for bats prior to the granting of planning permission.
15. The community will lose a valuable resource if the land is developed. Although the Council is proposing to invest approx. £1m from the sale of the land in sports facilities for the local community, there is a significant shortfall between the value of the land (between £5m and £10m) and the benefit provided to the local community. 
16. The Planning system is supposed to allow for the representation of the views of the local community. We are concerned that the Council is disposing of land designated as open space in order to benefit from the price of the sale. The community will not benefit from the sale, as we will lose a valuable and well-used greenspace, and we have no right of appeal. 
17. During the Pre-planning consultation process significant concerns were raised by the local community about the size, scale, position and layout of the public open space that was proposed as part of the development. It was strongly felt by a majority of the local community that the open space was too small, too manicured, and that the position of the open space made it seem to be private space, for the use of residents only. Not only has the new design not addressed these concerns, but it has actually made the situation worse. The new design has reduced the area of open space available. (See Appendix 4 for extracts from North Kelvin Community Council’s report and the questionnaires submitted by the public as part of NCV’s pre-planning consultation).

18. The developer has not put forward plans for the ownership and management of the open space within the site. This is fundamental to the ongoing use and success of this space. 
19. The development includes no social housing, in contravention of the Council’s Social Housing Policy. 
20. DES2 states that any development should protect existing biodiversity and compensate for any unavoidable loss. No compensation for the loss of biodiversity is proposed. The site supports a range of habitat and wildlife, and provides an important green network corridor between the River Kelvin and Dawsholm Park, the Canal and Ruchill Park. (See Appendix 5 for a list of the species identified by the NKM campaign).

21. The proposed development conflicts with other Council policies and strategies including the Strategy for Outdoor Learning. Currently the site is used for a range of educational events and activities for children, including a regular pre-school play group that is part of the Scottish Pre School Play Association. Other local nursery groups also regularly use the site. An established Forest School Group is also using the site, in conjunction with four local schools. See Appendix 6 for details of the Children’s educational activities undertaken).
The proposed development does not maintain the character of the Conservation Area
22. The change of use of the land from a protected greenspace to a housing development would change the character of the area, which is supposed to be protected by the Conservation Area.

23. The planned development fails to maintain the layout characteristic of the area, introducing a completely new layout and block structure to the area. (See Appendix 7 for plans demonstrating how the block layout of the proposed development does not fit with the existing block layout of the area).
24. Listed buildings border the site and the impact on them has not been addressed. The proposed development would significantly affect these buildings, and the view of them. (See Appendix 8 for some images showing how the views of the listed buildings would be impacted).
25. This development brings a completely new pattern of ‘mews housing’ to the area. Mews are small buildings dotted along the lanes behind townhouses and occasionally tenements. The mews in this development form a continuous terrace and dominate the site. There is nothing like them currently in the area. (See Appendix 9 for plans showing the location of mews houses in the surrounding development).
26. The development brings a completely new block size, pattern, building depth and layout of the block interior to the area. This is detrimental to the character of the area. 

27. There is no precedent for a 2.5 storey mews house in the area. 

Material design considerations

28. The new sewers planned for this development will flow into the existing combined sewers. These sewers already overflow and deposit raw sewage on the Kelvin Walkway regularly because of the strain on the sewer infrastructure in the local area (these incidents have been reported to Scottish Water). The additional strain placed on the existing system by the surface water and foul sewer from 90 housing units will exacerbate this problem.
29. The plans show that the surface water run-off will be directed to the corner of Sanda and Kelbourne Streets, an area that already suffers from flooding problems. (See Appendix 11 for images of the flooding at this corner after modest rainfall). 
30. The land currently acts as a sink for rainwater, if developed this advantage would be lost. 

31. No account has been taken of the cost of upgrading the sewage system that would be required by Scottish Water in order to meet the increased demand. 

32. The plans for drainage and surface water should be approved by planning officers with this specific remit. These are not marked as being consultees on this development. 

33. The proposed development proposes to provide parking for the site on Clouston Street, Sanda Street and Kelbourne Street. These streets are currently fully used for parking, and no additional space is available.  (See Appendix 12 showing the current parking situation).
34. The plan takes no account of the effect on traffic of the barriers (bollards) on Clouston Street which will impact on the flow of traffic, causing severe strain on the roads that filter into Queen Margaret Drive. The main flow of traffic to and from the site will go past a children’s play park.

35. A Right of Way currently exists on the site, and this has not been accounted for within the development plans. The plans should retain this Right of Way. 

36. The current infrastructure capacity of the local area regarding schools, General Practitioners, roads and sewers has not been adequately considered. A development of 90 housing units will place additional strain on local amenities and this has not been considered. Especially with the other nearby housing developments that are currently in progress or just finished e.g. the ex school site between Maryhill Road and Oban Drive and the ex petrol station site on Queen Margaret Drive. 

37. The Tree survey carried out by the developer significantly underestimates the number of trees on the site. We count more than 480. (See Appendix 13 for photographs of the wooded nature of the site).
38. The proposals require the removal of a number of mature, established trees which are currently subject to long-standing Tree Preservation Orders.  We argue that this unacceptable, as it will have a severely adverse effect on the ecology and amenity of the area.

39. The townhouses in the proposed Crescent on Clouston Street are to be built close to edge of trees currently under a Tree Preservation Order.  We contend that the process of building so close to these trees is likely to have a substantial and permanent adverse effect on the root structure of the trees.  Furthermore, the canopies of the existing lime trees overlap with the proposed development and therefore building work will be likely to destroy the trees protected by TPOs.

40. The ecological assessment that has been submitted as part of the Planning Application refers to additional work that needs to be carried out in order to fully document the species that are present on the land. This work has not been carried out. Also the preliminary ecological assessment was conducted at a time of year when species are inactive. 

41. The character of local housing is one of bay-windowed tenements with deep undulating facades. The extremely flat facade of the townhouse section looks out of place in its architectural context. There is no historical precedent for the townhouses to have a flat roof. The townhouse element of the design is not sympathetic to the character of neighbouring buildings in this Conservation Area. (See Appendix 14).
Public opinion regarding development of this land

42. Over the last few years we have noted public opinion to be strongly against development of this site for housing.  The North Kelvin Meadow campaign has conducted two separate sets of local opinion surveys.  Both of these surveys have overwhelmingly shown that local residents reject building on this land.  The vast majority wishes it to be retained as greenspace for community use. (See Appendix 16).

43. An online petition was started in 2009.  As of Monday, 31 December 2012, there were 1768 signatories to the petition all agreeing that the land should remain green space.

44. An additional survey is currently underway to assess the actual use of the land and the benefits derived.  At the time of writing, 152 responses have been received with data collection still underway.  A full report based on the survey will be published shortly.  96% of respondents want the space to be retained as it is.  50% felt strongly enough to include explicit comments directed at the Planning Committee.  75-90% of respondents felt that they derived strong or very strong benefits from using the land in the following categories: health and exercise; meeting people; children's well-being; and environmental. (See Appendix 16).
Previous housing development proposals rejected
45. It should be noted that attempts to gain planning permission to build on this land have been attempted before. We draw attention to the Council’s rejection of a plan to build on the land as it would “result in the loss of a local sports/recreation facility/open space in a high density urban area where alternative facilities are not available in the immediate locality, to the detriment of residential amenity”. (See Appendix 15, Reporters letter) 
City Plan 3 and redesignation of land as greenspace

46. The future of this site is presently under review in the new Local Development Plan.  North Kelvin Meadow campaign submitted plans under the LDP to have this site redesignated as a permanent Greenspace on 7 Dec 2011. It was also repeated in the Open Space Strategy submission we provided on 10 Dec 2012. 

47. We draw your attention to Glasgow City Council's own website (www.glasgow.gov.uk/en/YourCouncil/Council_Committees) which details exclusions to a Committee's delegated authority. Section 1 Delegations to Committees (p.4) gives in Para (2) Exclusions from Delegations to Committees. The exclusion of interest in this matter is:

(b) matters of new policy or variation of existing policy.

48. Since North Kelvin Meadow has already lodged a submission under the LDP/MIR, the status of this site is now a matter for new or variation of existing policy and therefore we argue is beyond the remit of the Planning Committee.

Yours sincerely

Douglas Peacock

On behalf of North Kelvin Meadow campaign

Email: northkelvinmeadow@gmail.com
Web: www.northkelvinmeadow.com

Appendix 1 – Timeline

pre-1939 -  Records show there were never any buildings on this land as shown in the map from 1894 below.  Note Clouston Street was originally called Montgomerie Street and Sanda Street was named Gower Street.
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The land was in two parts: the main part was owned by Kelburn Park; the smaller part where the small wood is nowadays was a tennis court originally. This was owned by someone called Dallas and then Kirklee Tennis Club formed.

1939 (1 March) – Glasgow City Council buys both pieces of land using the powers of the Education Act for £4,800. 

1940 – During WWII, in order to protect the BBC buildings on Queen Margaret Drive barrage balloons were sited on the Land. Also during the War foreign soldiers (mostly Polish) made and stayed in shift huts on the tennis court.

1946 (from) Used as a sports ground for the local school which was beside Kelbourne Street. It had a running track, sports area and a tennis court. The old small red brick building still on the land beside Clouston Street was used as the pupils changing room (there were originally two, one for male and one for female).

At some point the School closed and was turned into a college after which the sports area and tennis courts gradually fell into disrepair.

Local people still used the land as it was a red blaes surface and had a football pitch with goals. However, without upkeep from the Council it fell into a ever greater state of disrepair, and the goal posts were broken and taken away by the Council in 1993.

Its not known when tennis was last played on the tennis courts, but with trees of 30+ feet high growing out of the court it will have been a long time ago.

Over the years local people continued to use the ground, though now with no upkeep from the council, for dog walking and occasional games of football, for example. There is also a Right of Way through the land from Kelbourne to Clouston Street (used by many kids going to the local school).

1996 (approx) local people sowed grass seed onto the red blaes and planted trees. They also did the occasional litter pick up.  Mother nature then did her thing and a Meadow began to form.

At some point the doors and windows of the old brick building were stolen and the place became a drinking and drug den. Local residents did not like walking past it and inside it looked like something out of Trainspotting!

2004 (approx) Compendium Trust was formed with a plan for the land. The plan was to build flats on the old former tennis court area (now a wood) and to use the money that would generate to build five-a-side football pitches on the rest of the land. This plan was backed by Glasgow City Council but ultimately failed due to noise legislation because the football pitches were too close to peoples’ homes. The Compendium Trust then ceased.

2008 (March) the Council hired the local Scout Hall and showed four proposals for development on the land. Each proposal was to build 115 flats – the only difference in the proposals was the architects. Local people were asked which one they supported. No alternative other than selling the land for 115 flats was put forward. It was very difficult to find out how to object to these proposals.

2008 (July) Seeing so many people dismayed and appalled at having no alternative put to them, a local resident hand delivered to 540 local flats a questionnaire asking them what they wanted to happen to the land. 62 people responded to the questionnaire. ALL the respondents were against selling the land for flats.  The results were sent to the Council, which rejected the findings out of hand as they wanted the revenue from the sale. They pointed out that the revenue from the sale would be used for many good purposes such as renovating the football pitches off Maryhill Road.

2008 (October) North Kelvin Meadow Campaign was formed to lobby for the land to become a community green space. Local residents started by clearing the land of litter, installing a litter bin, planting flowers and 470 bulbs, installing raised beds, mending fencing, installing compost bins, and putting a door and shutters on the old brick building which is now used as a store room.

2008 Despite the strength of local feeling, the Council continued to state that they wanted to sell the land for between 90 – 115 flats. They had by then chosen one of the four proposals and selected New City Vision Ltd as their preferred buyer. However, the sale to New City Vision Ltd didn’t go forward in 2008 due to the credit crunch. The campaign group pointed out to the Council that any renovation of the existing football pitches on Maryhill Road should stand on its own merits and not be linked in to what happens to land.

2009 Support for campaign grew exponentially. Many local people who had never set foot on the land now used it informally and took part in activities organised by the campaign group. Many local residents wrote to the Council and local councillors to protest against the proposed sale. And online petition started was started which quickly attracted hundreds of signatures.

2009 (19 July) Local residents celebrated the nationwide ‘Big Lunch’ organised by the Eden Project on the Meadow (100+ people took part).

2009 (July) two residents were taken to court by the Council in order to prevent them putting up communal raised beds and bat boxes.

2009 (Dec) New City Vision (NCV) Ltd signed the missives with the Council for the sale of the land but the land was not actually sold. However, it will be  if subsequent planning permission is granted. No money has changed hands as that all rest on whether the forthcoming planning application is accepted (or the developer pulls out or the Council changes their mind on selling it!)

2010 North Kelvin Meadow wins a Beautiful Scotland Award
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2011  Between 30 Nov 2010 – 15 March 2011 New City Vision Ltd, the Council intended developer, conducted a pre Planning consultation with local people. This is required by law before the main planning application goes in.

2011 (August) The land falls into the new West End Conservation area. This should be good but all depends on whether the Council abides by the rules of the Conservation area.

2011 (23 Sept) after a long delay NCV states they want to test the soil by drilling on it and would like to meet the Campaign group. The campaign groups agrees to meet. But as yet no meeting has taken place. We’ve no idea for the delay but at least people can continue to enjoy the use of the land.

2012 (3 May) Elections held to elect the next group of Councillors across Glasgow. The North Kelvin Meadow campaign writes to each of the potential new Councillors to find out their views. The campaign publishes their responses.

2012 (8 May) New City Vision Ltd submits a planning application to build flats on the Meadow and Children Wood and destroy 480 trees etc. There were many omissions and errors in it we understand and so its being reworked with a view to being resubmitted. It won’t become a “live” planning application until Glasgow City Council Planning dept. accepts their new attempt.

2012 (June) North Kelvin Meadow is finalist in the Best Environmental Initiative category of the Evening Times Streets Ahead award.
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Planning Application 12/00924/DC is submitted:

2012 (December 2012) The Planning Application is made live and the public can view the Plans. We have till the 1st Jan 2013 for all and 5th Jan 2013 if a neighbour of the land to write in and object. 

Appendix 2 – Open Space Map PAN 65 and ENV 1 Open Space protection policy
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ENV 1 - Open Space Protection

AIM

To ensure that areas of formal and informal open space are protected from inappropriate development, in order to maintain or enhance the quality of life, health, well being and amenity of the communities they serve and also promote sustainability and biodiversity.
POLICY

In accordance with policy DEV 11: Green Space, there is a strong presumption in favour of the retention of all public and private green/open space.
Protection is accorded to the following categories of open space as identified on the Council's Glasgow Open Space Map (see Definition).

1. Public parks and gardens
2. Communal private gardens (see Definition)
3. Amenity space
4. Playspace for children and teenagers
5. Sports areas
6. Allotments
7. Green corridors
8. Natural/Semi-natural greenspace
9. Other functional greenspaces
10. Civic space
Where exception is made for development on open space within categories 1 to 6, the development should:

· either be directly related to the current use(s) of the open space or better serve local community needs by the provision, in the local area, of an area of equivalent, or higher quality open space, to directly replace the type of open space that would be lost (this will require the developer to consult with the local community using consultation methods agreed with the Council);
· comply with the requirements of policy ENV 2: Open Space and Public Realm Provision;
· provide for appropriate habitat creation, landscape treatment and subsequent maintenance of the retained or newly created open space; and
· not have a negative impact on the connectivity of the green network and/or distribution of open space within the surrounding area or prejudice any site covered by an Environmental Designation (see policy ENV 7: National, Regional and Local Environmental Designations).
Exceptions may be made for development on open space within category 5 (sports pitches/areas) so long as the development complies with the requirements of both paragraphs 46 and 47 of Scottish Planning Policy (SPP) 11 - Open Space and Physical Activity) and the recommendations contained within Glasgow's adopted Sports Pitch Strategy Policy and Implementation Plan.
Categories 7 to 10 (above) generally relate to open spaces that are covered by an Environmental Designation (see Environmental Policy Designations Maps and policy ENV 7).
AREAS OF CHANGE

In areas of the City which are, or could be, subject to change, for example, redevelopment in the Key Regeneration Areas, New Neighbourhoods, GHA priority redevelopment areas, etc., some flexibility may be required to permit the re-arrangement of land uses in the interests of designing sustainable neighbourhoods and places. Local development strategies, masterplans, etc. for such areas, prepared in consultation with the local community and approved by the Council, will ensure that appropriate open space provision, including sports areas in accordance with SPP 11, paragraphs 46 and 47, is provided within the redeveloped areas. Any changes to open space provision will be recorded on the Council's Glasgow Open Space Map and the new spaces will be accorded the protection set out in this policy.
DEVELOPMENT IN PARKS

The potential for the development of commercial facilities (e.g. cafes and restaurants) in parks may be considered where such uses will contribute to improved customer services and increased park usage. This will require developers to consult with local communities. Such proposals, where appropriate in terms of the nature of the park and their impact upon it, should be set within the context of a Park Management Plan.
DEFINITIONS

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.
COMMUNAL PRIVATE GARDENS - Gardens in multiple private ownership, such as are found in the West End of the City.
POLICY JUSTIFICATION

The policy supports the Plan's Development Strategy to protect open spaces from inappropriate development pressure, and contains mechanisms for identifying and protecting public and private open space (see Part 2, BIODIVERSITY AND GREENSPACE, Developing the Green Network, paragraph 5.41) and conforms with Planning Advice Note (PAN) 65: Planning and Open Space.
Public and private open space provides the City with a green infrastructure that is important to the health, welfare, quality of life experience and enjoyment of residents, businesses and visitors. Under the provisions of the Draft SPP 11, the Council is required to produce an open space strategy, based on an audit of open spaces, and associated policies and standards aimed at meeting the City's open space needs.
The Glasgow Open Space Map identifies all categories of green/open space in Glasgow. The Map will be regularly updated to record any amendments arising from the development and regeneration process.
Appendix 3 – Housing Land Audit and extracts from City Plan 2 and Glasgow & Clyde Valley Joint Structure Plan
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City Plan 2

“In line with national and regional policy, there is a continuing focus on maximising the use of brownfield land in the City.” (Para 3.17)

“The City Council will continue to encourage and promote the development of housing on the City's brownfield land”. (Para 3.21)

Glasgow and Clyde Valley Joint Structure Plan

“The re-use of urban brownfield land is pivotal to urban regeneration…” (Para 4.9(p.9))

“Strategic Policy 9B(ii) …requires priority continue to be given to the recycling of urban land by using urban brownfield land in preference to greenfield sites.” (Para 12.9 (p.54))

Brownfield Sites in the locality listed in the Glasgow City Council - Housing Land Audit March 2010

Site Reference numbers (Area in hectares):

4267A & B 

(1.17, 2.44)

4058 


(0.57)

4525 


(1.13)

4415 


(0.57)

4493 


(0.63)

2696 


(1.67)

4176A & B 

(1.24, 0.41)

2982A, B, C & D 
(1,58, 1.86, 1.72, 0.57)

4401A & B 

(3.39, 0.90)

4128 


(1.45)

and others.

Appendix 4 – Extracts from North Kelvin Community Council’s response from Pre-application stage and selected questionnaires from public

North Kelvin Community Council’s formal response following an Open Meeting with the Developers on 28 February 2011 raised a number of important issues regarding the initial design.

The Community Council requests that New City Vision review the provision of parking. Parking is already problematic in the area and the visitor parking bays will only make the situation worse.

The Community Council requests that New City Vision reconsider the phasing that they have set out.

The Community Council raised the issue of the height of the proposed flats on Sanda Street, which are one storey higher than original proposed. The flats across from the site are three storeys high, as opposed to the six storeys of the proposed new flats. The Community Council asks that New City Vision revisit the height of the proposed flats on Sanda Street.

The Community Council commented on the architectural style of the townhouses, Georgian rather than Victorian. The Community Council asks that New City Vision reconsider this decision, as a Victorian style would be more in keeping with the area.

Concern was raised about the semi-private open space behind the flats on Sanda Street. The Community Council asks that New City Vision reconsider this open space and considers ways to integrate the space with the rest of the open space in the centre of the development.

Concern was also raised about the management of the open space. The Community Council asks that   Vision consider a mechanism for dealing with the management of the open space.

The Community Council also raised the issue of preserving the lime trees on Clouston Street. The Community Council is aware that the line trees are protected by Tree Preservation Orders, but is concerned that by building so close to the trees there will be damage to their root structures or to the trees themselves. The Community Council asks New City Vision for assurances that the building work will not pose a threat to the lime trees.
New City Vision Ltd held an Ideas Workshop on the afternoon of Saturday 15 January 2011 in Kelbourne Street Scout Hall.  Many completed questionnaires generated at this event posed issues which have not been adequately addressed in the current plans.  A selection is shown below.
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Appendix 5 – Plant life audit, October 2011

	WILDFLOWERS
	

	Odontites verna
	Red Bartisia

	Fragarisa vesca
	Wild Strawberry

	Euphrasia officinalis
	Eyebright

	Origanum vulgare
	Wild Marjoram

	Eupatorium cannabinum
	Hemp Agrimony

	Trifolium campestre
	Hop-Trefoil

	Trifolium pratense
	Red Clover

	Trifolium repens
	White Clover

	Leucantheum vulgare
	Ox-eye Daisy

	Prunella vulgaris
	Self-heal

	Senecio jacobaea
	Ragwort

	Lotus corniculatus
	Birdsfoot-Trefoil

	Cerastium fontanum
	Common-Mouse-Ear

	Geum urbanum
	Wood Avens

	Potentilla anserine
	Sliverweed

	Heracleum sphondylium
	Cow Parsnip

	Daucus carota
	Wild Carrot

	Lapsara communis
	Nipplewort

	Lunaria annua
	Honesty

	Rumex obtusifolius
	Broad-leaved Dock

	Ranunculus acris
	Meadow Buttercup

	Ranunculus repens
	Creeping Buttercup

	Hedra helix
	Ivy

	Hypericum tetrapterum
	Square-stemmed St John’s Wort

	Tussilago farfara
	Colt’s Foot

	Hieracium vulgatum
	Common Hawkweed

	Geranium pratense
	Meadow Crane’s-bill

	Geranium robertianum
	Herb Robert

	Aegopodium podagraria
	Ground Elder

	Artemisia vulgaris
	Mugwort

	Plantago lanceolata
	Ribwort

	Plantago major
	Great Plantain

	Myosotis arvensis
	Common Forget-me-not

	Rubus fruticosus
	Blackberry

	Urtica dioica
	Common Nettle

	Taraxarum officinale
	Dandelion

	Epilobium angustifolium
	Rosebay Willowherb

	Epilobium montanum
	Broad Leaved Willowherb

	Cirsium arvense
	Creeping Thistle

	
	

	ORCHIDS
	

	Epipactis helleborine
	Broad-Leaved Helleborine

	Dactylorhiza fuchsii
	Common Spotted Orchid

	Dactylorhiza maculata
	Health Spotted Orchid

	Dactylorhiza purpurella
	Northern Marsh Orchid

	Dactylorhiza
	natural hybrid

	
	

	FERNS / HORSETAILS
	

	Polystichum aculeatum
	Hard Shield Fern

	Dryopteris filix-mas
	Male Fern

	Equisetum arvense
	Field Horsetail

	
	

	MOSSES
	

	Hylocomium splendens
	Glittering Wood-moss

	Rhytidiadelphus squarrosus
	Springy Turf-moss

	Eurynchium striatum
	Lesser Striated Feather Moss

	
	

	FUNGI
	

	Psathyrella hydrophila
	Crumble Tuft

	Cantharellus cibarius
	Chanterelle

	Scleroderma verrucosum
	Earth Ball

	Hygrophorus nigrescens
	

	
	

	TREES / SHRUBS
	

	Crataegus monogyna
	Hawthorn

	Betula pendula
	Silver Birch

	Betula sp
	Birch

	Quercus sp
	Oak

	
	

	GRASSES
	

	Yet to be identified
	But very approx 15-20 different types so far.

	
	

	NON-UK NATIVES
	

	Pilosella aurantiaca
	Orange Hawkweed

	Buddleia davidii
	Buddleia

	Solidago canadensis
	Canadian Golden Rod

	Aster novi-belgii
	Michaelmas Daisy

	Lamiastrum galeobdolon
	Variegated Yellow Archangel

	Alchemilla mollis
	Lady’s Mantle

	Crocosmia x crocosmiiflora
	Montbretia


Note 

The above list is derived from an audit of plant life present on the Meadow.  It was undertaken in October 2011.

Particular note should be taken of the many small oak trees that are growing and the abundance of Orchids, examples of which are shown below in photographs taken on the land recently:
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Appendix 6 - Children’s Educational activities

Over the last 12 months regular use of the Meadow has been augmented by the inclusion of numerous Children’s events held within an area know popularly know as the Children’s Wood.  The programme of events includes a variety of Storytelling, musical and other educational activities.  Many hundreds of visitors have enjoyed the educational possibilities made available within this unique and semi-wild space.
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Some quotes regarding the Children’s educational activities held within North Kelvin Meadow:

“Wild spaces are invaluable to children, especially those growing up in towns. They stimulate the imagination and nurture the spirit. Places like the Children’s Wood within North Kelvin Meadow are hard to come by in urban settings and so should be preserved at all costs.”

Julia Donaldson, author of The Gruffalo and Children’s Laureate

“As one of our member groups, SPPA supports The Children’s Wood Playgroup and its provision of outdoor play. SPPA endorses outdoor play and recognises the value it holds for children. The children are very active and engaged in exploring their local surroundings, learning through a variety of activities and benefiting from being in a natural environment.”

Ian McLaughlan, Scottish Pre-school Play Association’s Chief Executive

“For decades we have restricted children’s freedom to play outdoors and there’s growing evidence that this trend is damaging their physical health and emotional well-being. We now have to take positive steps to ensure that children have easy access to wild spaces like the Children’s Wood in the North Kelvin Meadow. It would be a travesty if this special place for children disappeared under concrete.”

Dr Carol Craig, CEO of The Centre for Confidence and Well-being

“North Kelvin Meadow is a magical oasis and the Children’s Wood offers a unique space loved by the local community and all who venture there.”

Tam Dean Burn, actor

“The Children’s Wood is a wee gem of natural wild space in the heart of the west-end.  In it, children can connect to nature in a way that isn’t possible in most manicured areas; digging, den building and so on. As a parent of two young children I can appreciate how important it is for young children to connect to nature. Glasgow should be proud to have such a wilderness for the community to flourish in and should do all they can to save it!”

Colin McCredie, Actor, Wolly and Tig CBeebies

“We’re keen to help people of all ages reconnect with nature. North Kelvin Meadow is a precious area of greenspace within Glasgow, a green and peaceful place in a crowded city. We’re fully supportive of the campaign to protect it and helping local people see the benefits of spending time surrounded by nature plays a big part in gaining support for its protection.”

Iain Moss, The Woodland Trust

“The availability of a woodland setting immediately accessible to our children and staff, on the doorstep of the school, is a real living experience. This naturally beautiful and exciting environment is alien to many city centre children and which is impossible for schools to replicate in their playground such that has taken decades to evolve naturally – a real wood.”

Gillian Kulwicki, Head Teacher at Belhaven Nursery School

Full details on the activities organised by the Children’s Wood team can be found at their website: http://thechildrenswood.com

Appendix 7 – Plans showing proposed layout fails to maintain the layout characteristic of the area

As shown below in an extract from New City Vision Ltd’s own Location Plan the surrounding area of the current built environment displays a distinctive block layout.
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However, as can be seen in New City Vision Ltd’s Development Plan below, the proposed layout fails to maintain the layout characteristic of the area.
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Appendix 8 – Impact on bordering listed buildings

View of the proposed development from the corner of Clouston Street and Sanda Street
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View of the proposed development from Clouston Street
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Current view from rear of Garrioch Road flat looking onto the land
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Appendix 9 - Location of mews houses in the surrounding area.
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Appendix 10 – General views of the land and activities currently undertaken

Below are photographs demonstrating the many aspects of day-to-day life at North Kevin Meadow.

Events on the Meadow

Storytelling events are popular. It brings the wood alive for many kids who then want to play and explore there afterwards.
[image: image24.jpg]



[image: image25.jpg]



A recent Christmas event brought Reindeer to the Meadow

[image: image26.jpg]



Children’s play activity on the land

Den-building has been a favourite activity for kids of all ages.
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Growing food on the Meadow

There are a number of apple trees, raspberry and blackberry bushes planted on the land. 
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Raised beds have provided growing facilities for those without access to gardens or allotments.
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Good harvests have resulted from using raised bed methods of growing on the land
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Plant life on the Meadow

A variety of flowers, grasses and trees populate the Meadow all adding to the unique ecology of the land.
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Appendix 11 - Sanda and Kelbourne Streets flooding

The image below demonstrates a common amount of flooding regularly occurring at the corner of Sanda Street and Kelbourne Street.  There have been other instances of more serious flooding than that shown below.
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Appendix 12 – Parking provision on Clouston Street

Photograph showing parking during early evening on Clouston Street, 31 December 2012.  The proposed adopted parking spaces are on the left side of the street.  It is clear that there is already near 100% use of the available parking space.
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Appendix 13 – Photographic evidence of the wooded nature of the site

The site contains are substantial area of woodland as demonstrated by the photographs below.
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Appendix 14 - Townhouse design is not sympathetic to the character of neighbouring buildings in this Conservation Area

As can be seen from the plan and photographs below extracted from New City Vision Ltd’s own documentation, the vast majority of housing on Clouston Street employs a traditional bay-fronted window.
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The proposed Clouston Street townhouses feature flat fronted window areas
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Appendix 15 – Decision of Inquiry Reporter, 9 September 1996

A full copy of the Inquiry Reporter, AG Bell’s decision reading the Planning Committee’s refusal to provide Planning Permission to build on the Meadow site.
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Inquiry Reporters 2 Greenside Lane
Edinburgh EHI3AG
Telephone 0131-2445 %S>
Mclnally Associates Lid Fax O131-244 5680
Planning Consultants
1 Newton Place Mews
GLASGOW G3 7PS Your Ref, GA/MET

Qur Ref: P/PPA/260/5

§ September 1996
Dear Sirs

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1972: SECTION 33
AND SCHEDULE 7.

APPEAL: CLOUSTON STREET, GLASGOW

MILLER HOMES LTD.

1. Irefer to your client’s appeal, which 1 have been appointed to determirie, agaiast the
refusal of planning permission by the City of Glasgaw District Council for the erection of 132
flats on a disused playing field at Clouston Street, Glasgow. 1 made an accompanied
inspection of the site and surroundings on 13 August 1996. The final written submission was
received on 29 August.

FACTUAL BACKGROUND

2. The appeal site is located on the north side of Clouston Street and extends o 1.667
hectares. It is bounded on the north by Kelbourne Street, to the east by Sanda Street and to
the west by the rear of sandstone fiatied housing on Garrioch Road. The site is mainly level
and rectangular in shape apart from the 4-storey block of B listed tenemenis in the corner of
Clouston Street and Sanda Street. ‘There are 17 mature lime trees on the Clouston Street
frontage which are the subject of a Tree Preservation Order. To the north of the site in
Kelbourne Street is Shakespeare Primary School and the North Kelvin Commurity Hall. The
fire station on the east side of Sanda Street is now closed awaiting refurbishiment as housing.
3. he former garage sie in Cartioch Road now contains 2 newly built S-storey brick
built block of 24 flats. 1L ba ite and a new brick wall appears
o have excluded from the O x Om, showa o he
application plan for garden grous

and 5 parking spaces.

4. The site plan shaws 3 blocks of 4-storeys, one fronting Clouston Street and 2 on
Kelbourne Street, one of whick returns into Sanda Street. 100 parking spaces are provided
within the site and 14 behind the pavement en Kelbourne Street. 30 visitor parking spaces
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are indicated on the three sireets bounding the site. The landscape plan shows an equipped
children’s playground (25m x 40m) and a grassed amenity area (25m x 50m). The only
vehicular access to the site is from Kelbourne Street.

5. Thesite is level, with a blaes surface, and shows signs of neglect. It was owned by
Strathelyde Regional Courcil {SRC), as education authority, who declared it surplus to
requirements in 1993. It was offered to the District Council for purchase at residential vatue
but the Parks and Recreation Department Considered that it could mot justify such an
investment in acquisition, upgrading and maintenance of the playing field, taking account of
the existing supply in the district.

6. The site was then put on the market; SRC observed in the particulars of sale that it
believed there 10 be po presumption against housing development on the playing ficld. The
appellant was successful in the bidding and acquired the site on conditional missives.

7 The site is included in the broad residential land use policy of the Kelvin Local Plan
{adopted 1978) which contains no specific policy to protect public open space from
development. There is, however, a recently adopted council strategy for sport and recreation
which contains a presumption against the grant of planaing permission for development which
would involve the loss of good quality playing pitches. Scottish Office issued 2 draft NPPG
on Sport, Physical Recreation and Open Space for consultation in August 1995, The finalised
version was issued as NPPG 11 in June 1996.

8. The Planning Officer’s recommendation to the Committce was that, "on balance"
planning permission should be granted. However, the Commitcee decided to refuse consent
for the following reason:

“By virtue of its location the housing development would result in the loss of  local
sports/recreation facility/open space in a high density urban area where allemative
facilities are not available in the immediate locality, to the detriment of residential
amenity."

SUMMARY OF CASES

9. Onyour client’s behalf, you undcrline the importance of the development plan. The
site is covered by a residential policy and is not zoned as open space. The Structure Plan
policy on urban regeneration is supported by policy RES 2 which states that residential
development on redevelopment sites within urban areas, excluding zoned open space but




[image: image46.jpg]Mcnally Associates Ltd PIPPA/260/5 7Scptembex 1996

including land held by public badics, which they have no realistic expectations of developing
within 5 years, will take preference over peripheral, greenfield sites. It is submitted that this
development is in accordance with both Structure and Local Plan policies. It is held by a
public body with no realistic expectations of development within 5 years. Development will
assist the process of nrban regeneration.

10.  Initially, a development of 160 flats was intended but after lengthry dialogue with the
planning officials the proposal was reduced to 132. The buildings occupy 17% of the site,
giving a development density of 79 units per hectare whereas the density of the surrounding
tenements is around 100/hectare. Parking provision is accepted as adequate; there is suitable
provision of a children’s play area; the Director of Parks does not have the resources to
upgrade and maintain the pitches; there was little demand for these pitches and facilities are
available at Kirklee, N. Kelvinside School and the Fichill Community complex. Tn these
circumstances the council’s decision to refuse planning permission is quite unreasonable.

1. On behalf of the cowncil it was pointed out (hat the planning officer’s
recommendation for approval was "on balance”, which indicates that it was a finely balanced
decision. It is, of course, the responsibility of clected members to make their decision,
having considered professional advice. The terms of their decision show that it was based
on sound planning principles and took account of concern at the loss of amenity.

12.  The council has a strategy which seeks to protect good quality sporting facilities but
the criteria used to implement policy are subjective. The Director of Parks was obliged to
make a decision, based on financial considerations, which might be regarded as harsh. The
local amenity value of this resource has been demonstrated in the comments from Jocal
residents. They use the facility and are best ablc to speak to its value. Development means
that this site will be lost for good whereas current financial restrictions may change. Other
avenues of funding have not been explored. The draft NPPG advises that development
proposals affecting open space must be considered carefully and refuscd if they would be
Jikely to adversely affect the community benefits of open space, That consideration must take
into account current demand and the needs of future generations.

13,  The council's decision was supported by a large number of lacal residents, headed by
Kelvin North Community Council. Among the points made is the extent of new housing
which has recently been completed or approved ia this neighbourhood. These include Kirklee
Tailway station, Kirklee allotments, 24 flats at Garrioch Road and at Sanda Sireet, the Fire
Station, the church and garage site and the old bakery. No new open space has been
provided with developments, With an increasing population, the current proposal wiil




[image: image47.jpg]Mclnally Associates Ltd P/PPA/260/5 7 September 1996

remove a valuable community resource. Despite the official view, this site was used
regularly by local groups and teams, formally and informally until it was vandalised by
council vehicles knocking down the goal posts and the appellant’s drilling rigs ruining
sufficient areas of the pitches to make them unusable. There was no drainage problem; the
pitches were regarded as free draining.

14, Although it is suggested that the proposed children's play facilities would be available
for use by neighbourhood children, that cannot be guaranteed. If the new residents require
to maintain the amenity areas, they could resent use hy “outsiders™ and difficulties could
arise, The council’s own survey shows a deficiency in playing pitch provisions yet no

improvement in supply is proposed. In relation to the altemative facilities, the position is as
follows:

N. Kelvinside School Fully booked on a permanent basis
Firhill Commuaity Complex Faull size pitch costs £50 per game. Users must
be members to have regular use.

Kirklee Playing Field 2 hockey pitches, managed but not owned by the
council, who have promoted a CPO which is
approved by (he owners.

Lauderdale Gardens One blaes pitch in Hyndland is not a reasonable
alternative.

15.  In addition to gencral fears on increased traffic, residents are concerned at the
unneighbourly aspect of the Clouston Street block being located only 5m from the gable of
the existing corer block which has 25 windows looking into what has been regarded as
secure ameuity. The diversion of a footpath to accommodate visitor parking and consequent
rigk to the zoot system of the protected limes is also a cause for concem. The proximity of
the new block to the fimes could lead to demand for extensive lopping or even the felling of
these trees.

16.  Scottish Sports Council commented on this proposal by letter of 16 December 1995
which appears not to have reached the planning officer before he wrote his report for the
council decision in January. It quotes liberally from the draft NPPG and focuses on the
district council's survey which found an overall shortage of football pitches in Glasgow, with
the shortage being acute in the West End. In the Sports Council’s opinion, the fact that
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pitches have been allowed to deteriorate is not a fact that should be taken into consideration,
the important question is whether there is a need for the pitch sport space.

17.  The council objects to this development but would be prepared to withdraw its
objection if it could be shown that there is sufficient, well located playing pilch provision for
N. Kelvinside School, N. Kelvin Community Centre and the primary school and, further, that
the proceeds from sale asc to be invested in local pitch sports facilities, to improve the
quantity and quality of local provision.

CONCLUSIONS

18.  Having cansidered the written submissions in this case, | believe the determining issve
1o be whether this proposed development is in accardance with the development plan and, if
50, whether there are other material considerations which justify refusal. The 1978 Kelvin
Local Plan includes the site within a general residential zoning, reflecting the council’s broad
‘brush approach to such zoning for housing and compatible uses. The nearby schools and fire
station are including in the same zoning.

19. At the time the sales particulars were prepared, SRC understood there o be no
presumption against a housing development on these playing pitches. That position hay
changed with the emergence of NPPG 11 which is a new material factor. Paragraph 47
explicitly states that *There should be a presuroption against redevelopment of playing fields
or sports pifches, public or private®. It contains 3 exceptions which could overcome this
presumption,  These occur where:

“the retention or enhancement of the facilities can best be achieved by the
redevelopment of part of the site which would not affect its sporting potential and its
amenity value; or

there would be ro loss of amenity and allerative provision of equal community
benefit and accessibility would be made available; and

there is a clear long term excess of pitches, playing fields and public open space in
the wider area, taking into account long term strategy, recreational and amenity value
and any shortfall in adjoining local plan areas.”

20,  Aspartal d:velcpmenl is not proposed and there is no long term excess of pitches,
only the second exception is relevant fo a decision on this appeal. In refation w loss of
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amenily, one must consider the tion which this site made when maintined in 2
reasonable state, ignoring the neglect of recent years which is far from being irreversible.
We have the unequivocal evidence of local residents that it was a valued resoutce used by
local vesidents as well as school teams. I find it significant that no resident. referred to
disturbance from evening games on the floodlit pitch. In an arca of high residential density,
this open area is an amenily feature providing recreation of a quite different type from that
which can be enjoyed in the nearby Botanic Gardens.

21, In relation to alternative provision, the provision referred to in the Packs and
Recreation Department letter of 19 October 1995 (Production 10) observes that the closure
of Clouston Street pitches should result in:

Kirklee Playing Fields being upgraded to 2 hockey pitches and 1 full sized, all-
weather, multi purpose football pitch with provision for tennis, 5 and 7-a-side, with
floodlights. Changing accommodation will also be erected

Lauderdale Gardens playing field being upgraded to an all-weather football pitch, with
floodiights.

22, AsXKirklee is currently the subject of an opposed C.P,0. it is not yet cetain that these
improvements can be achieved. No additional land is being acquired for this arca,
Lauderdale Gardens is not equally accessible to residents north of the Kelvin, Residents have
already described the drawbacks in using the Firhill community complex. Iam unable to find
from the evidence that there will be no loss of amenity or that alternative provision of equal
community benefit will result. As the area has an acknowledged shortage of pitches I find
that the presumption against redevelopment of this site has not been rebutted by evidence
satisfying one of the exceptions in the national policy guidance.

23, Ihave had regard to all the other mutters raised but none outweighs the considerations
leading to my decision. As the decision is based on the principle of development on this site,
I have not required to address points of detail.

24, In the exercise of the authority delegated 10 me, 1 hereby dismiss your client’s appeal
and refuse to grant planning permission.

25.  The foregoing decision is final, subject to the right of any aggrieved person to apply
to the Court of Session within 6 weeks from the date hereof, as conferred by sections 231 and
233 of the Town and Country Planning (Scotland) Act 1972; on any such application the




[image: image50.jpg]Melnally Associates Ltd PIPPAI260/S 7 September 1996

Court may quash the decision if satisfied that it is not within the powers of the Act or that
the applicant’s interests have been substantially prejudiced by  failure 1o comply with any
requirement of the Act or of the Tribunals and Inquiries Act 1992 or of any orders,
regulations or rules made under these Acts.

26. A copy of this decision has been seat to the City of Glasgow Council, Maria Fyffe
MP and lo the leading parties who lodged objections.

Yours faithfully

wheoy

AGBel
Reporter




Appendix 16 – Public consultations regarding use of the land

1. Summary of survey carried out in August 2008
Method:

· 545 questionnaires hand delivered to flats and houses in the vicinity of the Meadow.

Results:

· 62 (11%) responses returned

· 61 (98%) responses agreed that the land should be kept as a community greenspace. 

· 1 (2%) response wanted something else. Looking at the detail it shows this person wanted it as a play area for kids in their teens to play. At the time I took that to mean something like Go Ape. 

· 100% of responses did not wish to see flats built.

Responses have been retained for Audit Purposes

2. Summary of Survey carried out in December 2010
Method:

· 1700 questionnaires hand-delivered to each flat, house and business in the streets surrounding the Meadow.
· 10 questions long
· Didn't incentivise completion
· Distributed during the snows of December
· 6% of those surveys were returned. (Industry standards for surveys of this type are between 1% and 3%).
Results:

· 94% of respondents agreed that the land should be kept as a green space for the community to use
· 2% think that the land should be sold to a developer to build 90 – 115 housing units
· 86% would like to see a majority of the land kept for community use.
· 96% support the work done by the North Kelvin Meadow Campaign group, and want to see it continue.
Responses have been retained for Audit Purposes.

3. Summary of ongoing petition started on 3 June 2009
Petition wording:

The North Kelvin Meadow Campaign (www.northkelvinmeadow.com) is a voluntary community organisation in Glasgow. At the end of 2008, volunteers began to transform a derelict playing field into an inspiring green space, including a meadow, woodland, a community orchard and allotments.

Glasgow council wants to sell the land for flats, but local people feel strongly that it should remain a community space and do not want these flats on the land. Local authorities are required by law to provide allotment sites and Cosla, the umbrella body for Scotland's councils, has compiled a report which urges local authorities to acquire, manage and develop more land for allotments. 

Currently the waiting list for allotments in the area is eight years. Please support us by signing the petition and writing to your MP, MSP and Glasgow Council about it! Thanks.

As of Monday, 31 December 2012, there are currently 1768 signatories to the petition all agreeing that the land should remain open space.

The petition can be found here: http://www.gopetition.com/petitions/north-kelvin-meadow-campaign.html
4. Summary of Survey on Actual Land Use carried out in December 2012

Method:
· Survey instrument with 8 questions and a free-text response box.  No incentivisation.
· Two data collection periods
· Participants at 14th December Reindeer event invited to respond - 52 did so, a 10% response rate, at an event where parents were with children.
· On-line invitation to North Kelvin Meadow and Children's Wood mailing lists - approximately 700 recipients.  In a 2-day period, 29th and 30th December, 100 responses received.

Results:

· 50% of responders from North Kelvin, Maryhill and Ruchill.  30% from adjacent neighbourhoods.  20% from further afield.  This demonstrates the broad appeal of a wild green space and the regular events being held on it.
· 96% of respondents want the land to be kept as a protected green space for the community to use.  4% think that the land should be used for mixed housing and open green space.  0% approve of building on the entire site.
· 50% use the land once per week or more, with a further 35% using the land once per month or more.  It is well-integrated into local people’s activities.
· In considering the benefits derived from using the land,
· 90% reported that benefits to children's well-being were strong or very strong,
· 80%, 80% and 75% reported that the benefits from meeting people, environmental considerations and exercise/health respectively were strong or very strong.
· 50% of respondents felt strongly enough to include explicit comments directed at the Planning Committee.  These are appended below.
	Online responses from Survey on Actual Land Use (29/12/12-30/12/12)

	As well as the huge environmental impact to the area and loss of a vital commuity space, there are numerous issues with the planning application which I believe cannot be rectified in it's current status. These issues, including potential flooding risk, parking, road traffic issues, right of way etc, have to be fully addressed before any plan should be considered for any further stage.

	Our dear green place should be exactly that!

	The site offers Outdoor Activity not available in the formal park. For my Association there would be a contradiction in not protecting this environmental asset as the City moves to the Commonwealth Games and bids to host the Youth Games in 2018. The current use of the site wholly supports the promotion of the good physical and emotional health of the community helping to motivate our children towards exercise. It promotes our efforts to turn round our poor health indices - a real legacy to be enjoyed and the City's message to its citizens -we care.

	This is a special place for us and our children to go and explore. The children love it! We have picnics regularly and it feels safe. As we have 4 children we do not feel the pressure of commercialised vans selling ice cream and sweets! Please safe this land for the children of north kelvinside!

	My son is disabled and loves the Children's Wood. For him, it is a safe place to walk, a complete sensory experience and a space to feel part of his community. Taking this away would be a great detriment to his daily life.

	We moved from just beside the meadow to a couple of streets away! We were going to move further so our children could play in wild spaces and have imaginative adventures but were so happy that they could play in the meadow and still have other amenities close by. We have all enjoyed raising and eating veg from seed too. This community space is too valuable to loose under concrete. Please save our wild and well loved space.

	I feel very strongly that the North Kelvin Meadiw should be left without further building development to continue to evolve as a much valued and well used community resource. It serves to enhance the lives of those who use it, providing green space for growing, relaxing, playing and excersising, generating relationships and strengthening the local community.

	The Meadow is an example of social cohesion, of safe green space in an urban context and of community ownership - if not in the legal sense, then in the taking responsibility sense and in the making an effort to reach a conclusion agreeable to everyone involved. The community led development of the site is something which the city is proud of. Were GCC to show the meadow support instead of insisting on undermining it in contravention of its stated policies, we would also be proud of them.

	My child loves the events at the meadow and loves the freedom it offers. We look forward to our visits and feel elected officials should be listening to our voices not just developers with no community interest, theirs is purely financial....

	The character of this part of the city is being lost to new development. Of course houses and businesses are needed but so are the open spaces, particularly the wild ones that our children can play in. There must be a balance. I urge you to consider your plans in the long term and to preserve and develop the invaluable natural resource of North Kelvin Meadow for residents now and in years to come.

	We need more places like the north Kelvin meadow, it should be protected, and is a great example of what community spaces can be like if people work together.

	There is no space like the community meadow. It is a completely different environment to any other in Glasgow and this is because of its combination of free wild space within a contained space. Unlike existing parks or playground the land is not over ordered or prescribed and gives a true sense of wilderness within the city, allowing freedom and a learning experience that would be impossible in any other city open space. It is a truly community space and common land that can be improvised to many different and socially crucial uses. It is part of the history of the neighbourhood and many people I know have enjoyed the free use of the open space for years. The space lends itself perfectly to the recent organised family and neighbourhood activities but also as a space for the imagination, a resource that is of immeasurable value and uncreasingly under threat by the over use of space.

	We come up every 6 to 8 weeks and have used the woods every time.. Attended fantastic Halloween event, been for exploring and a winter picnic and again in December for exploring and fun..

	My poor kids, they spend so much time in cars these days, or inside shopping centres... even at the parks they're being 'sold at' all the time, whether it's a burger or ice cream van in the Botanics, or a bouncy castle in Kelvingrove. We're lucky to have such amenities, yes, but luckier still just to have somewhere quiet and unspoilt, where they can just kick about and be under no pressure to consume anything more than the brambles. I really don't think you can understand how much that means to children in our pressure cooker cities.

	Every piece of ground is being built on, all trees taken away, drainage problems etc. we need some natural areas in our environment, a place for nature and to see nature. There will be more congestion in the area with more traffic on Queen Margaret Drive.

	Being a parent with young children can be lonely and isolating. The North Kelvin Meadow and Children's wood have been a lifeline for me where I have met other local parents and my family have formed lifelong friendships. My children go the Wednesday morning playgroup and we have been to most of the other events. This community resource helps to build pride in the community and helps local people get together and thereby provides social cohesion and happier people.

	When we take our children to the meadow they react in a different way than they do in the park - they recognise the sense of freedom and excitement, and this is the only place in the west end they can get this.

	This space was abandoned by the council and cared for by the community. The lack of care by the council has created a strong healthy and vibrant community, the aims of the council, therefore should be championed rather than destroyed.

	I used to live in Garrioch Road and my daughter had the advantage of having it as an open space even when it was football pitches. It is so much better for children as it is now.

	The area is an important community resource and is a space I use with my children frequently. Living in a flat makes this facility very important to me and my family. I would be devasted if we were to lose this green area.

	I use this greenspace a number of times per week as a local resident. It is a truly special communtiy amenity adding so much to the West End's unique residential atmosphere. I also have used the space as an outdoor laboratory to teach a special seminar on ecological literature for Glasgow University. The students (including a contingent from overseas) gained a real appreciation for the Meadow's distinctive ecology and key role in the wider urban ecology of the West End. I hope to do more such teaching, well as to use the space for enhancing community health, and of course, for my own regular contemplation and exercise.

	This is a lovely green space in the midst of lots of housing nearby. It is used by people of all ages for a variety of reasons. It is widely recognised that in the busy world we live in, being able to spend time in nature is beneficial to people's mental and physical well being. This is something that planners should take into account and anything that is going to assist in people's well being should be encouraged. Please leave the green space as it us, don't deny us the pleasure of using it. Thank you.

	This space is a unique, biodiverse site that should be preserved and supported for the community, who have adopted and cared for it after years of council neglect

	this land benefits our health and well-being in so many ways. the wood and meadow should be retained as they are. children really come alive in there and the atmosphere is very special and very much worth saving for future generations to come.

	It is invaluable to have a space for our 6 year old daughter to play outside, which is not a structured and planned play ground, but truly allows her to play and use her imagination. She loves building dens with her friends, using sticks and branches they find. The children play in a way in the meadows that they rarely get the chance e.g. at one of the play grounds or parks, within the city. As a family who do not own a car, this is often the only place our daughter will get to play in this way.

	So often land like this gets sold off. As its easy to put a price on what a property developer will pay. But whats the price to society - to Glasgow? We don't want a society where its wall to wall flats and shops. People need these pockets of greenspace to get in touch with nature, chill, meet one another, allow their kids to play and explore that a city park or child play area can't provide. Selling it off would be far too high a price to pay in my opinion. Support these people, don't destory this wild greenspace.

	Last summer I found a rare wild orchid growing there.

	Amazing space being utilised by the community all ages and from all backgrounds. We have met friends and attended many events plus we use it for educational purposes and exercise.

	Please keep this area available as it is for the sake of Glasgow's children! It allows children from different backgrounds to come together and learn about and appreciate nature.

	I have met so many people that I would not have met if the Meadow had not been there! I seel so strongly that we need space like this that includeds everyone.

	It would be a great shame to see this wonderful green space and community resource sacrificed for yet more flats.My son has grown up with these woods we've played hide and seek,running races,water fights,cycling,catch,rugby,football,cricket etc.I take my kitchen scraps down for composting as a community gardener myself I'd like to see the gardens expanded for their social and local food growing potential.Most of all It would be sad that my son might not get the opportunity to hang out with other local kids make dens and bmx ramps and the like. I

	The North Kelvin Meadow exemplifies the best about community action - it is a space widely used and loved by immediate neighbours and those from across the city to meet with others, take exercise, experience and learn about 'wild' land (the plant species variety is remarkable and worthy of protection alone) that is safe and protected yet not horticulturally controlled, as is the space in Glasgow's other green spaces/parks. This has been noted and studied by local environmentalists, bird specialists, and staff and students from the University of Glasgow. This distinctive 'wildness' is vital for biodiversity and for the well being of the city's dwellers. It is appreciated and used by people of all ages and throughout the year; locals are passionate about caring for it. Used as a community green space, the meadow brings all positive benefits to the city's people, animals and environment. It must be protected from the untold damage that will be caused by changing this to a residential area in an already-crowded part of the city.

	I have moved to the area fairly recently and am so impressed by this well used and very well looked after community space. Many people have invested time, energy and passion to use the land and make it accessible for all who wish to use it. The Planning Committee should be whole-heartedly welcoming such community spirit and inclusiveness. Please do not put profit before community well-being - there are so many other areas in Glasgow, including areas in the west end, that have vacant properties and land that could be regenerated for housing that are not being so well used by many people and have envirinmental significance. Old garage sites on Great Western Rd or Argyle St are two prime examples which spring to mind. Glasgow is a dear green place - let's keep some if it that way for Glasgow's citizens.

	This is a great space that benefits the surrounding community enormously and many of my friends use it all the time. I come here for special events and love the atmosphere and the care with which it has been transformed and used. It is a vital green space, which should stay as it is.

	I strongly believe that this land is of huge benefit to the local population, and that to build on it will not only destroy a valuable urban meadow of environmental importance, but it will also be detrimental to the community who live around it and those who use the space, on a number of levels.

	It seems preposterous that this once derelict land which is now being put to use by the community should now be placed in jeopardy. A decent compromise would be to allow a decent part of the meadow to remain.

	I would invite members of the planning committee to visit and get to see for themselves the benefit that the creation of the North Kelvin Meadows brings to the community before taking any decisions about development.

	I would like to see what sort of'contract for maintenance, between the Council and the local community, might be necessary for this land to remain a community asset. There is a huge advantage in this land NOT being like a city park: freedom of use and hours make this land like a 'back garden', something that a park, with its many necessary bye-laws, cannot offer.The recent evening events underline this.

	Living in a city it can be difficult to feel part of a community, part of a group of people who care about the local environment and needs and welfare of the residents. I have two sons, and have been attending events at North Kelvin Meadow with other parents and families. My elder son loves it there (the younger is still a babe in arms) and apart from the environmental and educational aspects of the place that I fully support, I feel we have found a place in our local community. Feeling pride in, and responsibility for, your local space, encourages pride and responsibility for your city, your country - and makes the world a better place. Please, please embrace the opportunity to do the right thing in this instance, and leave the meadow as it is.

	I pay a large amount of council tax and do not expect to have my quality of life, concerns and opinions on how things are planned and run ignored. This meadow improves my quality of life and that of others who use it. It belongs to us and we have a right to and a need for the benefits of this piece of land, as it is with its natural, environmental, spatial, health, community cohesion, social and educational benefits. Houses do not need to be built here and money from developers to the council is not a good enough reason to ruin what is ours.

	Although we live at the other side of the city we have very much enjoyed the community activities especially those children can get involved in. There are so few safe places were children can be in nature in the city- although we are lucky in Glasgow and have many formal parks these are not places kids can really get stuck in. It's also not possible for community groups to set up regular activities in a normal park setting. There are many empty properties, half completed developments and scrap land that could be used rather than building more flats that aren't needed on a space that is widely used.

	I highly value the time I spend in North kelvinside meadow, and feel it greatly enhances my life and the life of my two little children of 2 and 4 years. This space gives them a chance to experience and embrace nature and is invaluable to their development. I hope very much that the area will be retained as there is very little wild outdoor space available to those in the West End, but plenty of housing developments already.

	It is a lovely place for kids.

	My children love to visit the space, it's a welcome change from time spent outdoors nearer to us. We use it as part of the Nurture in Nature playgroup which meets once a month at the Children's Wood but we also love the community events there, both because they are fun for the whole family and because it gives us an opportunity to meet friends who live north and west of the city, who we would otherwise not see. Our children love the space.

	I use this place with my 4 girls its a great outdoor space and u can do stuff any weather but also it's free and when u have 4 kids that's a big help but also it's safe for them and other than local parks there isn't anywhere else local to go we would be lost without this thanks

	Wonderful open space for kids to play. Different from Botanics and other landscaped parks in the area. Unique to have in a city.

	Provides a unique space encouraging creativity & health of children in a most powerful & simple way - events are either free/donation or cheap so affordable & my children have memories forged here - magic happens from the combination iof outdoor play / nature/ guidance / community spirit - this is a space that needs protection & is invaluable should be inspiration for other communities

	I would like to express in the strongest possible terms how important it is to retain this land for community use. I, my young family and all my local friends use it frequently and it makes a massive difference to our health and well being. If GCC is serious about promoting child health and combating obesity, not to mention its environmental goals, please show it. Kind regards, Lucy

	This land has provided, over years, more community cohesion and community development than any other Council initiatives on paper. People have bonded over environmental issues, food growing, children's activities and wellbeing, events etc. It is strange to me that the Council would allow such mediocre and intensive out-of-character housing to destroy a unique inner-city wild plot. In other countries, the Council would maybe create unique eco-pods or another high-profile eco housing which would at least attract tourists and professional interest. Please show some visionary insight into Glasgow's architectural fabric rather than approving more of the same, tired, uninsipiring housing which will violate the character of this part of city and will forever destroy natural habitat that the Measdow presently is. Thank you.

	It's not just about the children's activities, there's huge psychological benefits for adults, too. Not everyone has the resources to leave the city to connect with nature.

	I love coming to the children`s wood for the big events like the Grufalo story and the Halloween and Christmas events , it is a great way of meeting other families from the local area. My son however(while of course enjoying these events) just loves the freedom of the meadow just pushing pushing his little wheelbarrow, searching for bugs and worms and attempting to climb trees! Myself and my family love the outdoors and yes i know there is the nearby botanic gardens where we go most days which is fantastic however i will not take my wee boy there at the weekends on a lovely summer`s days because of the amount of people that go there to get drunk i have feared my mine and my son`s safety at times.Also now with the amount of cars that are somehow allowed to drive through the garden`s it is certainly not a place where young children can roam freely.

	The Children's Wood events are fantastic, a brilliant location for outdoors events, they are not blaze pitches anymore and haven't been for years,

	Please do not allow this unique woodland space to be lost to yet more flat development. Nearby Oban Drive has just had many more flats built than are needed, they have been standing empty. The last thing we need in this area is more vacant flats, green spaces are invaluable. Glasgow's 'dear green spaces' should be nurtured, not destroyed. North kelvin meadow is used imaginatively and inclusively, it is a magical place for Glagow children.

	brilliant for kids having a 'wild' space and option to play using imagination

	Please retain this beautiful open space as it is and do not allow building. It is cherished by so many including myself and family who love it and use it daily, to exercise and play. It allows natural beauty to be observed and nature to flourish, providing a wonderful peaceful haven away from the bustling parks. It will be a crying shame if this space is lost as the place is already over populated and is the last remaining open space that people can enjoy in this area. Please do not rob our children!

	The "dear green place" needs to retain some green. The meadow and children's wood provides an ideal space for children to explore nature

	

	Written responses from Survey on Actual Land Use gathered at the reindeer event, 14 December 2012

	I think that other space could be used for housing (space available along Cleveden Road off Leisure Centre).  Leave this and help develop it for the kids as something new, inventive but brings back memory of how things were and can be.  Thanks.

	This land has been part of my life for 36 years.  It was my school playing field; a community space for bonfires and fireworks; fetes and fayres; I played there after school.  Everyone could use the space for football.  Then it was closed and because a bit of an eye-sore but recently has become a positive, happy place again.  My son can run free, climb, dig and get dirty (hmmm...).  It's FREE and open to all.  It's a wonderful opportunity to keep as it is and not ruin with ugly houses.

	I use this space for Tai Chi and for walking meditation.  It is a precious space; it preserves my mental contentment.  It is distressing to think this space could be lost and stressful to have to object to this planned build when the wisdom of keeping it wild is so obvious.

	Dear Green Place!

	Although surrounded by parks, we have very little wilderness around us.  The Meadow offers this and builds confidence for the children.

	The land is a fabulous space which is a vital part of this community where people can meet with their children and allow them to play freely without fear of others objecting!  The space allows kids and adults to experience the wonder of nature and explore and use their imaginations.  Yes there are parks in the area but structured formal planted areas and structured play equiplent aren't always the "be all and end all".

	I've been frequenting this open space ever since I moved to Glasgow in 1981 - be a shame to lose it.

	This space is extremely valuable as it is - the large numbers of users prove it.  We don't need more houses here, particularly houses that don't fit in with the prevailing style.

	Preserve this natural space, there are too few areas left to nature in urban settings.  Besides, development for profit is not true development - this site should be left as it is for the development of children's natural wonder!

	The Children's Wood is a unique wild land in Glasgow, perfect for learning and play.  My daughter and I come here every Wednesday for playgroup in the woods and at weekends for the events.  We have both learned so much about wildlife - tress and craft skills like weaving and clay working.

	I love the Meadow and have been coming to play here for years.  Now that I have stopped, I see no reason to stop the next generation of kids from playing here.

	This has been used as a very special and rare space for children to have outdoors experience not in play park or formal park.

	The land is a lovely place for children - please keep it.

	Please keep this space free for the local children to use!

	Please retain this rare bit of wooded area for the children to continue to use!

	This is a valuable open space in North Kelvin which is frequented for many purposes

	This is a unique opportunity that brings people together with a real community feel.  It would be a great shame if this was destroyed.


Appendix 17 – Support from organisations, bodies and elected representatives

“In view of the huge shortage of allotments in Glasgow, especially in the Westend with an 8 year waiting time, GAF urges GCC to release Clouston St. Playing Fields (Site 1703) for use for Horticultural allotments and a community greenspace, This meeting notes the interest of New City Vision in building flats on the site. However the site is a Greenfield site (the only one in the North Kelvinside/Hillhead area) and therefore its use for building runs counter to City Plan 2 which strongly prefers Brownfield sites for building, as well as supporting a development Strategy “to improve residents health by providing access to facilities including green spaces, cultural and sporting facilities.”
Resolution by Glasgow Allotments Forum

Scottish Parliament Motion S4M-05197: Patrick Harvie, Glasgow, Scottish Green Party, Date Lodged: 12/12/2012

North Kelvin Meadow 

That the Parliament condemns the plans recently lodged with Glasgow City Council to build 90 flats on the North Kelvin Meadow; acknowledges what it considers to be the inspired hard work of the community in turning what was once a derelict site into a community garden and civic space; notes the range of community events and fun and educational children’s activities that it understands are held at the meadow and the invaluable contribution that these make to the lives of residents; believes that the area concerned is already overdeveloped and that these plans are against the vocal opposition of much of the community; calls for the objections of the community to be fully considered when deciding on these plans, and hopes that North Kelvin Meadow will be retained as a public space and community resource for the benefit of residents.

Supported by: Alison Johnstone, Gil Paterson, Jean Urquhart, John Finnie
Opposition to the development is supported by members of 

· North Kelvin Community Council

· Hillhead Community Council
· Wyndford Community Council
· Kelvinside Community Council
· Garrioch Residents Association
· Glasgow Allotments Federation
· Friends of the River Kelvin 
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