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This new Vision for the Golden Z seeks to
demonstrate the physical and spatial moves,
approach and attitude required to deliver

a re-energised and resilient city core. It
engaged stakeholders in reimagining the

future of the Golden Z and defining the next
phase of its evolution.

Commissioned by Glasgow City Council and
funded by the Scottish Government.

executive summary

introduction

The central shopping parades

of Glasgow are known in the

city as the Golden Z. Buchanan
Street forms a hinge between
Blythswood New Town and the
Merchant City. Sauchiehall Street
and Argyle Street join Buchanan
Street at the north and south of
Buchanan Street to form a spatial
Z.

The Golden Z is of essential
and elemental importance to
the future of the city centre,

the whole of Glasgow and the
wider city region. Together with
Glasgow’s cultural offer it is the
heart of a region that comprises
35% of Scotland’s population;
people like it; it is an economic
revenue generator, and an
employment generator. It is the
architectural, employment, and
cultural epicentre of the region.

There is a growing recognition
that our town and city centres
have a large part to play in our
communal identity and, in turn,
our wellbeing. The streets and
public places of Glasgow City
Centre are the landscape of our
shared stories. This is where

we celebrate, memorialise and
protest. The Golden Z is precious;
itis in Glasgow’s heart and this is
a plan to keep it healthy.

In the mental map we have, the
Golden Z is the circuit of how we
consume Glasgow city centre; it

is how we navigate to work, play
and shop. Buchanan St is a world-
renowned shopping street and only
rivalled in success by a few central
London Streets. It is anchored by
major shopping centres at either
end and over the years has rightfully
attracted the level of investment in
quality of streetscape that reinforces
its position as the iconic image of
Glasgow city centre.

But how we shop and work has
changed dramatically over recent
years and the landscape of every
town and city centre needs to
adapt to meet the challenges this
presents and seize the opportunities
that arise. This is already evident in
the advanced proposals for both
major shopping centres to evolve
as mixed-use destinations arranged
around open streets and public
place. Elsewhere, the long-awaited
redevelopment of Candleriggs is
underway alongside the “Avenues”
project promoting healthy and
sustainable movement and bringing
much needed greenery into the city
centre.
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Whilst all these positive moves
continue, we have areas of the city
core that are under clear stress from
the closure of department stores,
devastating fires, the retreat of
national chains and the acceleration
of change brought on by the

Covid pandemic. Beyond that,

the pandemic has left a legacy of
working from home which denies the
city centre the lifeblood of workers
previously relied on for the success
of shops, restaurants and bars.

This is the opportunity for the
Golden Z to evolve at a point when
commercial market forces and
trends are reshaping the way we
live; and Glasgow has ambition. We
want our city to tackle the climate
emergency head on, we want to
double the population of the city
centre and we want to make the
centre safe and welcoming for
everyone. This is a 20 — 30 year
vision to rebalance the city core with
a greater mix of uses and to embed
the thinking that will achieve these
ambitions ensuring we create the
place we choose - living, working,
vibrant and responsible.




Just Glasgow

Interactions Not Transactions
The Golden Z is for everyone. It

is the immediately identifiable
and unique core of Glasgow

City centre where we all meet -
wealthy and dispossessed, young
and old, urban and suburban
dwellers.

At times many of us have thought
it was mainly about shopping

and we left it primarily to ‘market
forces’ rather than curate it; yes,
Glasgow does retail and it does it
well but the Golden Z is so much
more to the communities that call
Glasgow their centre.

It has a fundamental role to
provide life-enriching diversion
and opportunity and to bring
everyone along and everyone up.
It is not a sanitised out of town
mall experience - it’s the real
deal; an authentic backdrop rich
in heritage, culture and meaning.
It’'s where we want to be when the
sun shines and it is world class.

The future success of the Golden
Z will be measured against how
welcoming, comfortable and
accessible it is for everyone and
how it delivers on the promise

of the unanimously agreed
Feminist City agenda. This will
meet the physical and cultural
needs of the most marginalised
members of our communities.

It is democratically accessible,
particularly for low car ownership
groups (the young, the old and
those on a low income) and a
maijor proposition of this Vision
is that we locate public invested
services on the Golden Z.

This is not just for the obvious
ease of access in a well-
connected centre but to support
the increased inhabitation of
our centre. It is also to drive
footfall in the centre in locations
where major retail anchors have
retreated and, in turn, support
remaining and future retail and
creative businesses.

If this is the ‘front face’ of
Glasgow then this is where we
demonstrate our values and
ambition: We might place a
school and/or a primary care
centre on the Golden Z and
reinforce that we will double the
city centre population by 2035
and, until then, let the existing
communities, the workers and
the students benefit from access
to services.
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The Heart of The City




Potential greenspace, Osborne Street

Where people go, retail flourishes
and that’s important — retail is a
huge employer in Glasgow and
every future move has to consider
how it reinforces the primacy of
Glasgow city centre as a national,
UK wide and international retail
destination.

Previously the Golden Z has been
primarily retail, arguably made
excessively so by simplistically
segregated planning policy. This
‘mono-cultural’ environment was
not the future imagined in the 1983
Cullen / McKinsey vision that was
instrumental in the identification of
Buchanan St as the epicentre of the
city.

Despite consumer change, retailing
on stretches of Buchanan St (and
onto Argyle St) is arguably more

successful than ever but it has
stretches of dead zone in the
evening and the proposition is that
the health of the city centre as a
whole will benefit from a greater mix
of uses and increased inhabitation at
upper levels.

Elsewhere, Sauchiehall St and the
eastern stretch of Argyle St have
greater challenges and opportunity
with the retreat of retail, notably
around fire ravaged sites (Victorias
and ABC/GSA) and redundant
department stores (BHS, Watt
Bros, TJ Hughes). The proposition
is a greater mix of uses (including
residential) and the encouragement
/nurturing of the existing creative
industries to provide a path for

a vibrant, distinct and authentic
character area.
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The out-of-town retail locations

that surround Glasgow are some

of the best in the UK and are well
established. They are also facing
challenges and are evolving to
introduce more leisure and food and
beverage (F&B) into their mix. They
are under one ownership and are
managed to balance offers, adapt
and invest under one unified intent.

A key recommendation of Glasgow
University’s REPAIR research is to
manage our urban retail centres ‘like
a shopping centre’ and whereas

the diversity of ownership of the

city core clearly presents difficulty,
there is the opportunity to define our
intent for the Golden Z through this
vision and use policy, collaboration
and statutory powers to manage the
transition to a resilient future.

It has been suggested in
stakeholder engagement

that there may be a ‘missing’
or disconnected generation
that consider the out-of-town
locations as where you go to
shop and that they do not have
the same emotional bond with
the city centre as previous
generations.

It is important to leverage the quality
of the Golden Z with the layering

of attractions, heritage and culture
to make the city centre relevant to
everyone; not to go toe to toe with
the out-of-town malls but to provide
something different and authentic.

It is this authenticity arising from
the built heritage and urban quality
of our city centre that will continue
to be critical in attracting students,
businesses, residents and tourists
and is the best encouragement we
have in increasing a post-pandemic
return to work.

Glasgow has ambition to address
the climate challenge and be
carbon neutral by 2030. There
are energy policies in place, a
sustainable transport policy and
a drive to embrace the circular
economy.

The principles of these ambitions
are embedded throughout this
vision for the future of the Golden Z,
particularly the need to provide more
greening and connection to existing
greenspace to support increased
city living, cooling, rainwater
attenuation and biodiversity.

The introduction of greened space
at upper levels and roof tops is

The Potential of
Glasgow City Centre

In 1983 the renowned urbanist,
Gordon Cullen (working alongside
McKinsey & Co) published ‘The
potential of Glasgow City Centre’.
This Blueprint was commissioned by
the Scottish Development Agency
and it described a sequence of
policies and physical moves that
would reposition Glasgow and

avoid a ‘spiral of decline’ caused by
de-industrialisation. The city centre
was to densify and leverage its
attractiveness to seduce the retail
sector, the growing population of the
city region and, particularly, business
(reinforced by nurturing links with the
universities).

Amongst other grand moves,
Buchanan Street was to become
the central spine linking a sequence
of world class urban spaces and
connecting through to the river
front. At St Enoch Yard, the report
envisaged a leisure focused ‘urban
village’ enclosed within an expanse
of vaulted glazing and to the north,
where Buchanan St met Sauchiehall
Street was to be the relocated Greek
Thomson Caledonia Church and
new public square. These were to
anchor either end of the spine and
the spirit of this was achieved with
the delivery of the St Enoch Centre
and Buchanan Galleries / The Royal
Concert Hall helping to secure
Buchan Street’s ascendancy as the
dominant street in Glasgow City
Centre (if not the nation).

It was not envisaged that Buchanan
St would be solely retail and

where the epicentre of the city

was identified as the confluence of
Ingram St/Royal Exchange Square,
Gordon St and Buchanan Street
there was to be one of a series of
protected glazed streetscape that
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would support a cluster of leisure
and entertainment that extended the
hours of activity into the evening.

Of course, much of the more
ambitious elements of the blueprint
have not (yet) been achieved (moving
churches, giant gateway arches to
Sauchiehall St and Ingram St, etc.)
but you can see the influence of
this report in how the city core has
developed over the past 4 decades.
The then Glasgow District Council,
Strathclyde Regional Council and
the private sector organisation,
Glasgow Action, were integral in
preparing the Blueprint and it was
held to be fundamental that this
was to be (and has been) delivered
through collaboration with the
private sector and with the Local
Authority in the lead.

On a wider scale, the Cullen Report
is a powerful reinforcement of the
importance of having a Vision. In
detail, this Vision for The Golden

Z shares many of the same
conclusions as the Cullen Report
but extends the ambition along and
around the legs of Sauchiehall Street
and Argyle St.




Layering The City
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proposed alongside recognising

the importance of continuing the
Avenues project, connecting through
to the riverside and the contribution
to public greened space that new
major development continues to
deliver.

The most sustainable premise
in this Vision is the need for the
city to densify and intensely use
shared infrastructure, reducing
car use and maximising the
efficiency of carbon invested

in the city centre and in the
transport connections.

There is nowhere more sustainable
to develop or more universally
accessible than the core of the

city and, for the Golden Z, the
proposition is to increase volume of
inhabitation where it is too low.

This is not proposing development
‘at all costs’ which could damage
the unique quality along the 3
streets but, rather, a Golden Z
specific response that delivers

an appropriate density that takes
account of existing historical context
and the need to enclose the streets
with the correct civic scale.

There is a great deal of embodied
energy in existing structures and this
combined with the disruption

and pollution caused by large scale
demolition is recognised in the core
proposition of the repurposing and
optimisation of existing assets.

In certain locations, there are
proposals that demonstrate the
support for replacing buildings that
are, say 2 stories, and are not readily

executive summary

repurposed and expanded — again,
looking at the bigger carbon picture
of density.

The long-term vacancies and
inactivity (e.g. BHS, Victoria’s gap
site and TJ Hughes) continues

to blight large sections of the
Golden Z and the proposition

of this Vision is that direct
intervention by Glasgow City
Council is required.

Although the council has control
and responsibility for the majority of
infrastructure and urban realm, they
don’t own many sites around the
Golden Z. They do, however have
statutory powers to intervene and
are the only party placed to drive a
solution. This does not necessarily
infer that the council take long-term
ownership and responsibility but,
rather, it is hoped that collaboration
with the private sector, perhaps
with the council’s backing (e.g.
underwriting long term leases), can
unlock these key sites.

The Merchant City is one of
Glasgow’s world leading urban
regeneration success story and
this required council leadership,
collaboration with development
partners and fiscal stimulus (which
could now come in the reduction/
waiving of contributions, exemption
from VAT, etc.).

The resolution of these large
prominent sites is not only critical
to the future of the Golden Z but
will be the highly visible ‘ripples’
that demonstrate Glasgow means
business and is open for business.

Note:

At the time of writing, the
redevelopment proposals for

both major shopping centres do
not have planning consent. The
massing proposals shown for both
centres in the adjacent image are
indicative only.
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The Golden Z: A multi-
faceted organisim
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The idea of place is rooted in the
physical world of buildings, streets,
spaces and landscapes, and the
infrastructure that supports and
connects them.

We live our lives In places... we live,
learn, work, meet friends and spend
our leisure time in places, and we
are shaped by them.’

People Make Places - Report of the Place Commission\Glasgow

the golden z
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The changing pattern

of retail has resulted in
reduced consumption and
retail floor space demand
and the effects of this are
noticeable in Glasgow’s
retail core, particularly on
Sauchiehall Street. With
reduced retail dominance
comes the opportunity

to rebalance with other
uses and help realise the
ambitions the City has in
place.

This vision aims to show

the ‘art of the possible’ and
the physical and spatial
moves that can deliver a
re-energised and resilient
Golden Z. ‘The idea of place

is rooted in the physical world

of buildings, streets, spaces
and landscapes, and the
infrastructure that supports
and connects them.

15
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Why the ‘Golden Z’ ?

Glasgow city centre has evolved
over decades and the current
understanding of the ‘2’ hasn’t
always been the recognised retail
core e.g. previously Sauchiehall
Street had a concentration of high
end retail and Renfield Street/
Union Street was the dominant
north/south route. Subsequently,
Buchanan Street, reinforced by
major shopping centres at either
end, has become the perceived
pinnacle of retail in Glasgow and,
since 2008, recognised as one of
the best shopping streets in the
UK and recorded as the second
busiest (after Oxford Street) with
the 6th highest rental values
(with those above all in London).
Beyond this, Buchanan Street is
also an iconic public space that
displays the identity of the city,
and was named ‘Great Street’ in
the UK in 2007 by the Academy of
Urbanism.

This concept of the retail ‘Golden
Z’ could be argued as an over-
simplification that specifically
doesn’t reflect the growing success
of Ingram street as a designer led
offer. However, this successful
street is one of several streets that
surround the core both influencing
and being influenced by it.

What is important is that the
configuration of the Z’ is a
widely understood narrative
and, in focussing on the Z’ we
can immediately embed and
engage across the community
of stakeholders. Also, this focus
ensures we tackle and consider

how to address the contraction

of the legs of the “Z’ notably on
Sauchiehall Street and further along
Argyle Street / The Trongate. This
will, in turn, organically strengthen
the adjacent contributory character
areas.

Where is the ‘Golden Z’?

Where the *Z’ starts and ends is
traditionally hazy; for some it is
where M&S was on Sauchiehall
Street to M&S Argyle Street. For
others, going further back in time, it
was Littlewoods Sauchiehall Street
to Goldbergs or C&A Sauchiehall
Street to C&A on the Trongate.

For the purposes of this study,

the ‘Z’ is defined as from the

end of pedestrianisation on
Sauchiehall Street (at Rose Street /
Blythswood Street) and at the end of
pedestrianisation on Argyle Street (at
Glassford Street/Stockwell Street).

The study also explores three focus
areas:

The area around the Art School/ABC
on Sauchiehall Street,

The area around the BHS building
and former Victoria’s site on
Sauchiehall Street,

The area around the TJ Hughes
Building (previously C&A) on the
Trongate and Argyle Street Station.

context
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The traditional
retail heart of
Glasgow
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Changing Retail Habits

The changes in consumer
behaviour and the reducing
demand for retail floor space
over previous decades is well
documented. Increasing online
shopping combined with
competition from out-of-town
retail has had a significant
impact.

This is the situation across Europe
where retail has dominated our
urban centres for decades. The
covid pandemic rapidly accelerated
pre-existing trends that were already
altering the physical fabric of city
centres across the UK and Europe.
Changing investor and occupier
demands, and digital/technological
advances have resulted in a
significant vacancy issue for

Glasgow city centre. This, combined
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Challenges Facing the Golden Z

with the impacts of the pandemic
and the need to overhaul urban
environments to respond to the
climate and ecological emergency,
means that it is critical for city
centres to refocus

When we specifically focus on the
‘Golden Z’, Buchanan Street is a
retail destination on a national scale
and is often cited as second only to
Oxford St/Regent St in the UK.

The traditional “Z’ continues to
contract consistent with falling retail
demand and this is very prevalent on
both Sauchiehall Street and Argyle
Street where an increasing number
of vacancies and “under-lets” can
be seen thanks in no small part to
the failure of high-profile chains and
department stores.

context

Glasgow Fort

Lingering post-pandemic behaviour
changes in the way we work,

shop and travel and ongoing
economic pressures highlight the
need for ‘planned intervention’

and collaboration to successfully
manage structural changes.

The City Centre Strategic
Development Framework 2021
(SDF) emphasizes that if the city
centre is to be vibrant in future,

it must restructure and diversify

its offer to ensure greater activity.
While ensuring a good quality retail
floorspace offer to meet changing
sector requirements, the city centre
must also increase its resident
population, boost cultural and
leisure attractions, satisfy changing
workplace property needs and
‘green the grey’ to create world class
public space.

Recently published figures show that
over the wider city centre, retail unit
vacancies have more than doubled
between August 2019 (31 units) and
October 2022 (64 units). However,
vacancy rates have almost now
vanished on Buchanan street as it
benefits from a ‘contraction to prime’
recovery and enjoys almost full
occupancy. Argyle Street is starting
to benefit from increased confidence
from new (and consented)
developments on its periphery
boosting rental uptake. Sauchiehall
Street unfortunately remains blighted
by its concentration of vacancies
and from past fire damage and
requires urgent intervention.

Changing Patterns of Working

The Covid pandemic has drastically
altered the traditional 5 days a
week, 9-5 city centre based working
pattern for many office based
workers.

Following lock-downs and
instructions to ‘stay at home’,
commuter and visitor footfall
disappeared overnight. While there
are signs of recovery, patterns

have lingered and a number of
companies now offer flexibility to
their workforces, permitting levels of
remote working never seen before.
Whilst this enables people to
perhaps strike a better live/work
balance, it is ultimately detrimental to
the daytime economy of our city

centres, starving them of the vital
footfall and vibrancy they need to
sustain the retail / F&B / Leisure and
cultural offers. This has had a major
effect on the vibrancy and prosperity
of the city centre.

The recent Ryden (2022) ‘Glasgow
City Centre Property Market
Recovery & Support Interventions
Report’, this structural, lasting
change to the office market is also
in part reflected by occupiers now
seeking smaller and better quality
office space to accommodate
hybrid working patterns and
deliver environmental, social, and
governance commitments.

Lack of a Residential Community

A low resident population and
over-reliance on a regional travel-to-
work population for footfall had left
Glasgow City Centre in a vulnerable
position, compared to the UK and
European centres that were less
impacted by the effects of the
pandemic.

Research commissioned by GCC

in 2016 established that there was
a lack of residential availability and
choice in the city centre, in parallel
with unmet demand.

This, coupled with UN research
that forecasts that by 2035 the
city will experience the 2nd most
pronounced acceleration in
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population growth, both among
European peers and compared to
medium-sized European cities more
broadly, led to the creation of the
Council’s City Centre Living Strategy
in 2020.

The current city centre population of
circa 20,000 is low as a percentage
of the overall city wide figure when
compared to other UK and european
cities of commensurate scale and

of that figure, only a fraction live at
the heart of the city centre, on or
immediately around the Golden Z.

A residential population is an
essential component of a healthy
and vibrant city centre and the
relative lack of this, combined with
dominance of retail within the Z has
led to areas feeling devoid of life
after 6pm.

The lack of ‘eyes on the street’ has
led to areas of the Z being deemed
unsafe and threatening at night, this
is explored in further detail in the
Responsible City section later in this
document.

The Council’s ambition to double
the city centre’s resident population
by 2035 will be vital to its future
vibrancy and long term resilience.
Every effort should be made to
increase the liveability of the city
centre, to attract new residents
and also visitors. Improved place
quality, the introduction of new and
improved open spaces, nature and
green infrastructure will all draw
people to the centre and are key
tenets of this new Vision for the
Golden Z in future.
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This Vision and Plan aims to
support the recovery of the
city core and its longer term
resilience.

The City Council appointed a
multi-disciplinary consultant team
in November 2022 (comprising
Stantec, Threesixty and KMA) to
take a focussed look, with local
stakeholders, at the post pandemic
challenges and opportunities facing
the Golden Z.

This new Vision and Plan aims

to provide confidence to all
stakeholders, including investors
and developers, on the future
development direction and priorities
for the Z. It seeks to progress its
mixed-use regeneration to ensure it
continues to thrive in future.

The new Vision and Plan is funded
with Scottish Government Recovery
Funding and overseen by Glasgow’s
City Centre Task Force. The City
Centre Task Force (CCTF) was

20

City Centre Task Force:
Post Pandemic Recovery

established in November 2020 and
includes representation from all

key City Centre business sectors,
Council Services and arms-length
organisations, and Scottish and UK
Governments.

The CCTF oversaw preparation of
the Council’s City Centre Recovery
Plan 2022-24 as an interim to
producing a new City Centre
Strategy. Scottish Government
funded research to provide a
post-pandemic stock take on
property supply and demand,

and the economy, in the city
centre and produce industry-led
recommendations for Glasgow
City Council and its partners. This
resulted in two key reports in March
2022:

1. Pandemic and Related Effects on
the City Centre Economy, by Stantec

2. Glasgow City Centre Property
Market Recovery and Support
Interventions, by Ryden

Glasgow City Council:
Emerging New City
Centre Strategy

context

Ryden’s report recommends “a fresh
perspective ..on the City Centre as

a retail and leisure destination.” and
that, “a new masterplan for former
Golden Z’ retail pitch is required”
noting the “generational ‘golden’
opportunity to reassert the City
Centre’s apex commercial role, while
supporting the transition to a more
diverse mix and loveable City Centre
sought by all strategies”

This new Vision and Plan delivers
on this recommendation.

Funding from Scottish Government
also enabled the development of

a Glasgow City Centre Data and
Insights Dashboard, which provides
valuable intelligence and monitoring
across a range of recovery
indicators.

Moving on from the City Centre
Recovery Plan, the Council is
preparing a new City Centre
Strategy (CCS) from 2024.

The new CCS will reflect the
ambitions of the Vision and Plan
for the Golden Z and the Council’s
recent Property Repurposing
Action Plan (March 2023). The
Action Plan builds on the evidence
base provided by the Stantec and
Ryden reports and progresses
recommendations by Ryden for the
positive repurposing of city centre
vacant property assets.

a vision + plan for the golden z

21



22

Policy Context & Drivers
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There are many place-based
strategies & policies relevant

to Glasgow City Centre. This
Vision and Plan for the Golden Z
seeks to provide an physical and
spatial place based response that
integrates and progresses the
city’s ambitions.

While there are aspects of policy
that are recommended for review, on
the whole, the findings are that the
published strategies are world class
in their ambition and sit comfortably
within a national and global context
on the right way forward for a 21st
century city.

In many instances, this report
reinforces the need to push forward
with implementing these ambitions
and how integral they are to the
future of the Golden Z.

Responding to the Climate and
Ecological Emergency

Glasgow City Council declared a
climate and ecological emergency

in 2019, and is striving to achieve
carbon neutrality by 2030. Mitigating
against and adapting to the impacts
of climate change is a key contextual
driver embodied within this new
Vision & Plan for the Golden Z.

Glasgow’s Climate Plan (2021),
which sits alongside the Climate
Adaptation Plan (2022), recognises
the interface between the climate
and ecological emergencies and
that to purposefully address one
emergency is to address both issues
in tandem. Both plans commit

to making significant progress
towards a creating city-wide circular
economy; increasing renewable
energy generation; providing cleaner

context

CENTRAL

Walking and
cling Index 2021

Glasgow's
Local Housing Strategy
2023 to 2028

VISION 2035

public transport; and reducing

the need to use a car - all whilst
increasing adaptive capacity and
making the city more resilient to
climate events such as flooding and
overheating.

Glasgow City Centre is already
identified in the Clyde and Loch
Lomond Flood Risk Management
Plan (SEPA, 2021) as a potentially
vulnerable flood risk area

However, as set out in the Scottish
Government’s Water Resilient
Places policy framework, there

is an opportunity to adapt to the
effects of climate change and create
a more water resilient city centre
through appropriate design, careful
surface water management, and
the introduction of more blue-green
infrastructure.

National Planning
Framework 4 (2023)

National Planning Framework 4
(NPF4) was adopted by Scottish
Ministers in February 2023. It
constitutes the most up-to-date
part of the statutory development
plan for Glasgow and carries
most weight in decision making
on planning applications.

It identifies the global climate
emergency and the nature crisis

as the focus of its spatial strategy
and policies, with policy 1 requiring
significant weight to be given to the
global climate and nature crises
when considering new development
proposals. Policy 3 requires almost
all new development proposals

to contribute to the enhancement
of biodiversity, significantly so for
major and national developments.
All development proposals in the

Glasgow City
Development Plan (2017)

The City Development Plan
continues to form a key part of
the development plan with its

key aims being to: create and
maintain a high quality, healthy
place; and develop a compact city
form that supports sustainable
development.

The Plan’s strategy and policies are
intended to help deliver these aims.
Policy CDP2 supports proposals
which will “protect & promote the
City Centre’s diverse functions and
role as the sustainable regional
centre of the West of Scotland” and

City Centre will require to address
these, and other, NPF4policy
considerations.

Key Considerations for City Centres
The ‘town centre first’ principle
applies to development in city and
town centres to promote footfall
generating development in such
locations.

Residential uses at ground floor in
our centres should demonstrate they
will create attractive frontages, would
not affect the vitality and viability of
a shopping area, and not result in an
undesirable concentration of uses or
dead frontages.

Development proposals for
nonmainstream retail uses will not
be supported if the provision would

Policy CDP4 seeks to ‘maintain and
strengthen the role of Glasgow City
Centre as the key economic driver in
the West of Scotland’.

Supplementary Guidance, SG4:
Network of Centres, contains
designations and policies that guide
the location of retail and commercial
development and outlines aims

to promote opportunities for such
development, support a diversity

of land uses, and maintain the
attractiveness of the City Centre as
an investment location.

a vision + plan for the golden z
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undermine the character of the
area or the health and wellbeing of
communities.

Given the need to conserve
embodied carbon, NPF4 places a
greater emphasis on the reuse of
brownfield, vacant and derelict land
and empty buildings.

Proposals for the reuse of existing
buildings, including listed buildings
and other historic assets, will be
supported - taking into account their
suitability for conversion to other
uses.

As such, NPF4 recognises the
value of regeneration to transform
our urban places, and improve
wellbeing.

Work has commenced on a review
of the City Development Plan,

with a new plan expected to be
adopted in 2027. The future Plan
will align with NPF4 and policies
will be revised to take account of
the recommendations in this Vision
and Plan for the Golden Z and also
changes in the new Use Class
system which have extended greater
Permitted Development Rights in
support of greater flexibility of uses
within retail centres.
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Policy Context & Drivers

City Centre 2050 Strategic Development

Framework (2021)

The SDF is Supplementary
Guidance to the City
Development Plan and defines
strategic place ambitions to
support post pandemic recovery
and longer term socio-economic
and environmental resilience of
the City Centre.

The SDF highlights the need to
increase activity and diversity in the
City Centre; through repopulation,
growing the number of attractions,
meeting changing property

(retail, office, commercial) needs,
and dramatically improving the
attractiveness and functioning of
the public environment (‘greening
the grey’). The SDF advocates an
acceleration in the scale and pace
of transformation of the city centre
urban environment to meet urgent
demands of climate change and a
sustainable recovery.

The SDF notes that shopping is
increasingly part of a wider leisure
experience, and highlights reducing
demand for retail floorspace,
particularly the contraction of
prime retail space along Argyll

and Sauchiehall Streets. The SDF
proposes that “the potential to
introduce new leisure and cultural
attractions, feature public spaces
and events into the City Centre

to diversify its experiential offer
must be explored.” The SDF also
proposes that, in doing so, the City
Centre must better serve families
and children.

The SDF promotes the ambition to
sustainably densify the City Centre.
It recommends the production of a
View Management Plan to inform
deign guidance, particularly relating
to considerations around buildings
of scale. The Council is currently
producing Tall Buildings Guidelines
for the City Centre, in advance of
the review of the CDP and its Tall
Buildings Policy.

The SDF proposes the council
produce a “Retail, Leisure and Night-
time Economy Strategy” to explore
“opportunities to diversify uses
within the retail core....to enhance
its appeal to more users.” The
strategy should take a placemaking
approach and, “seek to enhance
the pedestrian experience, create

a network of child-friendly spaces
and improve connections to a re-
invigorated riverside. It should

explore .... the changing profiles of
Sauchiehall Street and Argyle Street
in serving their increasing adjoining
residential populations.”

This ‘Vision and Plan for the
Golden Z’ now comprises this
study.

‘ ‘ This Strategic Development Framework
sets out a radical vision for the future
evolution of Glasgow City Centre over
the next 30 years (to 2050). It outlines
measures to make the City Centre a more
attractive and sustainable place to live,

work and play. , ,

context

District Regeneration
Frameworks

The ‘Golden Z’ sits across three
District Regeneration Framework
areas (Sauchiehall & Garnethill,
Merchant City, and Central)

and touches on two more
(Blythswood & St. Enoch), that
provide more local placemaking
guidance.

The DRFs recognise the ‘Golden

Z’ as a retail destination of national
scale, centred on the iconic spine

of Buchanan Street. The SDF and
DRF both emphasise that Buchanan

Glasgow City Centre
Transport Plan (2022)

The CCTP replaces the City
Centre Transport Strategy

2014 - 2024 and provides a clear
framework for transport decision-
making in Glasgow City Centre.

The CCTP progresses transport
ambitions for a people focussed
and better connected City Centre
and aligns with other key policy
documents such as the overarching
Glasgow Transport Strategy, the city
wide Active Travel Strategy and the
City Centre Strategic Development
Framework.

Street should remain the “primary
focus for retail, supported by a
greater leisure offer” and stress the
need to maintain high quality in its
public realm for ongoing success.

They highlight future potential for
Sauchiehall and Argyle Streets as
‘reinvigorated civic and cultural
streets, with independent retailing,
cafes and restaurants’, as their
functions evolve to serve growing
residential populations.

The key aims of the Plan have been
identified as follows:

Re-allocate road space in Glasgow
City Centre for active travel and
green infrastructure;

Deliver improved public transport
and support/encourage a shift to
more sustainable modes, particularly
walking, cycling and public
transport;

Improve access for the mobility
impaired;

a vision + plan for the golden z
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Among the many placemaking
proposals in the DRFs, the
importance of quality public space
creation is stressed, in particular,
the potential to be realised in
connecting the Z with a reinvigorated
riverside and the need to improve
connections between the two. In
addition, the DRFs emphasise the
need to better connect the core of
the Z with surrounding communities.

Achieve a 30-40% reduction in
peak-hour private car traffic in
Glasgow City Centre by 2030;
Deliver improvements for servicing
(e.g. goods, deliveries and waste
collection) to improve the vitality of
Glasgow City Centre;

Support a doubling of Glasgow City
Centre’s population by 2035;
Support Glasgow’s aim to be carbon
neutral by 2030
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Glasgow Report

People Make Places is a report
created by the Glasgow Place
Commiission. It is based on

a long-form charrette and a
major international event in
Glasgow focused on the climate
emergency.

The report details the different

‘Eras of Modern Glasgow’ from
Industrialisation (1850-1940), De-
industrialisation (1945 -1980) to
Regeneration (1980 -2010) which
saw Glasgow reinvent itself as an
international post-industrial city with
big events like the Garden Festival
and The City of Culture. The current
era of Renaissance (2010 onwards)
sets the context for this study as:

A socially diverse global city,

More economically diverse, resilient,
more attractive and liveable, more
confident and forward looking
Building on the city’s reputation for
knowledge, science and innovation
A magnet for international visitors,
students and creative talent

The report identifies the challenges
for the city centre that include de-
carbonisation, climate action, nature
recovery, vacant & derelict land,
sustainable transport, education &
skills, social justice, health and well-
being.
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Influence of The Place Commission

The three functions of Glasgow as
International City, Metropolitan City
and Everyday City are an essential
framing tool to ensure the developed
vision works across these distinct
yet interdependent strata.

International City

The City Centre is the front door of
an outward looking city with global
reach.

Metropolitan City

As Scotland’s largest city and
economic powerhouse, the

centre of Glasgow is the heart

of a metropolitan area serving a
population of over 2 million people.
It accounts for 32% of Scotland’s
GVA, 33% of jobs and 29% of
businesses.

Everyday City

The city centre is the focus of daily
experience for residents, worker and
students.

context

Influence of ‘Repair’

Glasgow University Research

This major research programme
brings together real estate
economics, real estate pricing,
retailing, and planning and
urban design expertise from

the University of Glasgow and,
University of Sheffield. Funded
by the UK Economic and Social
Research Council, the REPAIR
project identifies and evaluates
property related factors and

the actions and behaviours of
landowners, occupiers and place-
makers within the context of

an emerging ‘town centre first’
culture.

The UK retailing industry is
experiencing unprecedented
structural change on the High Street,
evidenced through increasing
occupier business failures, property
vacancies and market uncertainty
and instability.

The global pandemic during the
early 2020s has only served to
accelerate changes to established
consumer behaviour. In response,
this End of Project Report,

Retail Change and Transition in UK
City Centres, presents the findings
of a mixed method study called
Real Estate, Place Adaptation and
Innovation within an integrated
Retailing system or ‘REPAIR’
which investigated the changes
experienced across the retail
cores of five UK cities — Edinburgh,
Glasgow, Hull, Liverpool and
Nottingham — between 2000 and
2021.

This large-scale study drew on the
‘adaptive cycle’ retail model,
whereby the word ‘transition’
explains the current situation in
city centres better than the popular
quip ‘death of the High Street’. The

report describes the ‘adaptive cycle’
model and outlines the research
approach, before introducing

the case study city centres and

the study’s four separate work
packages, which examine different
aspects of the property market and
built environment.

From the perspective of this physical
and spatial visioning study, their
Place Making recommendations

are especially relevant and can be
summarsed as follows:

1. Develop ‘shared vision’ city centre
masterplans which treat a

central retailing area as a single,
coherent entity, akin to the micro-
management undertaken by
shopping centre operators.

2. Create high street policy plans
that are led by the business
community and pursue property
development priorities through
mutually agreed planning policy.

3. Establish urban vibrancy areas
to encourage vitality and business
viability through the targeted
relaxation of regulatory controls.

GROWTH
Resilience High

Rising rents and falling property

investment yields
, Innovation and creativity high
New retail units open up

High retail churn

REORIENTATION

Resilience increasing TH E
Stabilising rents and property
investment yields ADAPTIVE
Emergence of innovation
New interdependencies and CYCLE

symbiotic relationships

Institutional support

k RELEASE

Resilience Low

Falling rents and rising property
investment yields

Change triggered by economic
or competitive shock

Period of uncertainty

Increasing vacancy rates/shop closures
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4. Develop vacant shop strategies to
minimise dead frontages within city
centres while creating interest and
footfall on declining High Streets.

5. Introduce city centre event
strategies that identify appropriate
times and locations for holding
events in public space in
consultation with local people.

6. Establish ownership and occupier
property databases to enable local
authorities to monitor use and
ownership changes across central
retailing areas.

7. Develop standardised micro-level
diversity metrics to enable a
consistent approach to the
monitoring of change at the ‘micro’
level (i.e. streets or blocks).

8. Increase monitoring of city

centre change to identify signs of
urban decline and poor building
maintenance, and introduce
processes and resources that
enable local authorities to effectively
deal with decline.

Y

CONSOLIDATION
Resilience Declining

Slowing rental growth and stabilising
property investment yields

Period of stability
Low retail churn
Slow responsiveness to change

Increasing rigidity

Cyclical Adaptive Capacity in the Retail
Market
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Recent & Emerging
Developments

There is a great deal of
development underway or
planned on and around the
traditional retail core.

The majority of this is private sector
led and, in particular, the ongoing
development of Candleriggs,

the proposed redevelopment of
both shopping centres and the
development of King Street car park
demonstrate an alignment between
developer/investor ambition and

the societal needs for the city i.e.
repopulation, democratisation of
place, enhanced permeability and
connection and good place making.

Alongside this, the Avenues project
continues to provide safe, green
routes through the city and the
reinforcement of George Square as
a world class civic space is planned.

This vision ties these positive
moves into a wider, co-ordinated
understanding of how each
contributes and influences the
future Golden Z as a resilient and
successful heart of the city centre.

Glasgow City Council have little
direct influence on and around the
Z and that where they do, they are
working in collaboration to achieve
positive change (e.g. Buchanan
Galleries) and delivering major civic
infrastructure (George Square and
Custom house Quay/ Riverside
redevelopment and the Avenues
project).

Completed

3. McLellan Works

7. Maldron Hotel

12. Bridle Works - Student
Accommodation

20A. Premier Inn

20. Clayton Hotel

context

On Site

4. MODA Holland Park

10. Bath Street Student
Accommodation

13. Love Loan

14. MET Tower

21. Office Development

22. Atlantic Square 2

283. Virgin Hotel

28. Candelriggs Development

Consented

17. Buchanan St. — Office/ Retail

18. Argyle St. Pedestrianisation.

19. Argyle St. Residential

24, St. Enoch Centre Redevelopment

25. Debenhams Unit office
refurbishment

27. Old Wynd Hotel

29. King Street Car Park Development

30. TIC 2

26.

Student Accommodation
Cambridge Street — Serviced
Apartments

M&S Student Accommodation
Osbourne St. Student
Accommodation

a vision + plan for the golden z

Potential Future Development
Opportunities
2

. ABC

2A. Jumping Jacks

8. Victoria’s Site

9. BHS Building

9A. Watt Brothers

15. Buchanan Galleries
Redevelopment

16. George Square Redevelopment

11. Custom House Quay

31. Hielan’mans Umbrella

32. TJ Hughes Site
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Avenues Project Pilot: Sauchiehall Street

30

Positive Moves:
The Drivers for Change

Proposed St. Enoch Redevelopment

Maldron Hotel

McLellan Works Collaborative Workspace

Candelriggs Development

context

George Square

New Virgin Hotel, Clyde Street (waterfront)

Buchanan Galleries redevelopment proposals
(Landsec)

The Avenues Project

As part of the Glasgow City Region
City Deal funding, approximately
£115 million is being invested in
Glasgow city centre to deliver the
“Avenues” programme, which will
result in a transformation of the city
centre’s streetscape and public
realm - making it more “people-
friendly”, more attractive, greener
and sustainable.

The project will deliver a key
strategic objective of the City
Centre Strategy and Action Plan
2014-19: an integrated network of
continuous pedestrian and cycle
routes across the city centre. The
Sauchiehall Street “pilot” Avenue
was completed in 2019 with the next
phase scheduled to be on site in
early 2023.

George Square

This key civic space of the city is

set to be improved to provide an
accessible and attractive space

for all, capable of hosting a variety
of events and with increased

green space. Following extensive
consultation, designs are being
developed with a view to completing
the transformation by 2026.

Buchanan Galleries Redevelopment
Landsec intend to redevelop their
existing 600,000 sq.ft. asset into

a mixed-use urban district that
reinstates a series of permeable
streets and spaces in place of the
currently inward facing mall.

The current proposals provide

more density on the site of circa
1.79 million sq.ft. consisting of

a reduced retail offer alongside
leisure, hospitality and cultural uses
providing activity at street level with
grade A office and residential above.

St. Enoch Centre Redevelopment
The owners of the St Enoch Centre
have recently published proposals
to redevelop the asset to create an
accessible mixed-use development
of up to 2.5 million sq.ft of space that
will consist of retail and leisure, up

to 1700 homes, office space in the
repurposed Debenhams building,
hotel and new community space.

The masterplan seeks to open up
new streets, improving linkages from
the river front, Merchant City and
Glasgow Green into the city centre.

Candleriggs Square

Transforming the east end of Argyle
Street, the 3.6 acre site, bound

by Hutcheson Street, Trongate,
Candleriggs and Wilson Street has
lain derelict and inaccessible for
more than a decade and is being
redeveloped to provide a vibrant
mixed-use quarter consisting of new
retail / F&B, homes, offices, hotels
and local amenities.

A 500-bed Hotel currently on site

will open in summer of 2023 and

a 346-apartment Build-to-Rent
scheme,will complete in 2024.

The overall development will be
completed by the delivery of the next
phases comprising around 250,000
sq. ft. of office and residential
accommodation.

Workplace

The city centre in recent years

has benefited from the arrival

of a number of creative office
developments, mostly in converted
heritage buildings, most notable

of which are McLellan Works

that has transformed the former
Breckenridge House office spaces
that surround the McLellan Galleries
on Sauchiehall Street and The

a vision + plan for the golden z

Garment Factory at the heart of the
Merchant City.

Elsewhere, Savoy Tower on Renfrew
Street has been revitalised as a
managed / co-work offer that has
breathed new life into this once
unloved remnant of 1970’s brutalist
architecture, proving that with the
right treatment, buildings of all styles
and types can once again become
valued additions to the city centre
fabric.

Hotel & Leisure

Glasgow’s burgeoning reputation

as a city capable of hosting major
events and conferences, together
with its increasing popularity as a
tourist destination has led to a huge
expansion in hotel development
within the city centre that even post
pandemic shows no signs of slowing
down.

The waterfront has been
transformed in recent years with
the arrival of the Clayton Hotel
at Custom House Quay and the
adjacent Virgin Hotel.

Elsewhere, the former Westergate
office building on Argyle Street has
been repurposed as a branch of the
Yotel chain and now sits alongside
the Radisson and the more recent
Motel One at this key node adjacent
to Central Station. The Maldron
Hotel has also been added within
the ‘Theatre Land’ hotel cluster on
Renfrew Street, further expanding
capacity in the vicinity of Buchanan
Bus Station.
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The Evolution of the Golden Z:

Sauchiehall Street

Sauchiehall Street, particularly
the stretch from the junction with
Buchanan Street to the McLellan
Galleries was historically a critical
component of the Golden Z.

In the late 1800’s it was widely
acknowledged as the ‘Bond

Street’ of Glasgow, thanks to the
proliferation of high end department
stores, including the biggest
department store in Scotland,
Pettigrew & Stephens. It was
demolished in the early 1970’s (along
with its neighbouring department
store Copland & Lye) to make way
for the Sauchiehall Centre.

This initially contained a large branch
of Arnotts topped by a Multi Storey
Car Park. Following a remodelling in
the 80’s into a traditional multi-level
mall complete with basement food
court, the centre struggled after the
opening of the Buchanan Galleries
and was converted into its present
form as a series of street facing
independent units beneath the
retained car park.

Directly opposite the Sauchehall
Centre, Marks & Spencer had a
significant store on the site of the
former Wellington Arcade that led
through to Renfrew Street. This,
however, closed in early 2022.

Adjacent to M&S, the Savoy
Centre, a 1970’s brutalist building
with a retained historic fagcade
was a successful two level ‘small
grain’ market complete with a
nightclub and office tower above.
It provided a connection through
to Renfrew Street behind via the
open mall areas at both levels.
Since its heyday, the market has
been consolidated to ground floor

only and the office tower has been
refurbished and transformed into a
successful co-working venue.

Toward Buchanan Street, Watt
Brothers was established in 1915 at
the corner of Hope Street. It was the
longest lasting of the department
store old guard, finally closing its
doors in early 2020. Along with other
retailers, tea rooms and a number
of cinemas and theatres, including
the Empire Theatre, this created a
truly vibrant retail and entertainment
destination at this end of the street.

Looking in the direction of Charing
Cross, another department store,
Trerons was located beneath the
MclLellan Galleries. Continuing to
trade until the 1980’s, the loss of this
large store changed the nature of
the retail in this zone and contracted
the Z back toward the Littlewoods /
C&A units adjacent to Rose Street /
Blythswood Street, today marked by
the termination of the pedestrianised
zone.

The street beyond Trerons to
Charing Cross was primarily home
to specialist retail and showrooms
for home furnishings and textiles,
interspersed with a number of bars,
restaurants, cinemas and dance
halls, not to mention a number of
prominent bank branches. This
stretch was never part of what we
now refer to as the Z.

With the closure of Trerons and

the other department stores,
Littlewoods and C&A became the
main retail ‘anchors’, C&A closed in
1999 to relocate to Braehead and
Littlewoods closed in 2005.

Although the C&A unit was occupied
by Dunnes Stores in late 2000, The
street has struggled ever since,
compounded by the closure of BHS
in 2015, Dunnes in 2017, and the loss
of M&S in early 2022.

This further accelerated the streets
precipitous decline. A number

of convenience food retailers in

the form of Co-op, Sainsbury’s

& Tesco moved into the street in

the mid 2000’s but following the
recent Covid pandemic and the
general decline of footfall only Tesco
remains.

The catastrophic fires at the
Glasgow School of Art have
decimated the Charing Cross end

of the street and the loss of the
Victorias nightclub building in 2018,
together with the closure of BHS has
severely damaged a once lively area
of the pedestrianised street. Both of
these areas have been identified as
specific ‘areas of focus’.

€ € 'n the late 1860’s Sauchiehall Street was
widely acknowledged as the ‘Bond Street’
of Glasgow thanks to the proliferation of

high end department stores

context
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GSA Mackintosh Building & ABC
following 2018 fire
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Buchanan Street

Considered the jewel in
Glasgow’s retail crown, Buchanan
Street has been reported to be
the second busiest shopping
street in the UK after Oxford
Street in London.

It was not always the retail
‘superpower’ of the city however,
but achieved this significance in part
thanks to its full pedestrianisation
and the opening of a number of
prime shopping destinations from
the late 80’s onwards.

The street, initially formed in 1780,
was occupied predominantly by
merchant’s villas, small holdings
and workshops. As it evolved over
time, retail was concentrated at

the southern end of the street, with
the northern end playing host to
manufacturing and wholesaling,
thanks to the proximity of Buchanan
Street Goods Railway Station.

Footfall on Buchanan
Street has recovered
to 94% of 2019 pre
pandemic levels

Glasgow Chamber of Commerce
City Centre Recovery Dashboard

The Evolution of the Golden Z:

Originally open to 2 way traffic, the
southern section from Argyle Street
to Gordon Street was pedestrianised
in 1972. This proved so successful
that the pedestrianisation was
extended to the entire length of the
street in 1978.

The southern end is currently
dominated by the House of Fraser
Department Store that began life

in 1849 as a small drapery shop

on the corner of Argyle Street and
Buchanan Street. It continued to
grow and took on its present form in
the 1950’s thanks to the acquisition
of the adjacent stores of McDonalds
and Wylie & Lochhead; in 1951 and
1957 respectively.

In 1827 the Argyll Arcade, one of
Europe’s oldest covered shopping
arcades and Scotland’s first indoor
shopping mall opened specialising in
jewellery and watches, as it does to
this day.

context

The first major recent retail
intervention within Buchanan Street
was the development of Princes
Square. Formerly an open court

it was converted in 1988 into a
five-storey shopping centre. An full
refurbishment and extension was
completed in summer 1999 and a
boutique cinema was added at lower
ground level in 2018.

The northern end of Buchanan
Street has been extensively
redeveloped since 1950. A number
of properties were demolished in
the early 1950’s to make way for the
N.A.A.F.I Building. Latterly a casino,
it was demolished in the mid 80’s to
allow construction of the Glasgow
Royal Concert Hall that opened

In 1990. Until the development of
the Concert Hall Buchanan Street
extended up toward Cowcaddens
but this building provided a new
termination point.

Adjoining the Concert Hall, Buchanan
Galleries opened in 1998, the largest
city centre retail scheme to be built
in Scotland during the 1990s. The
centre contains around 80 stores
and is anchored by John Lewis. This
development moved the centre of
gravity within the Z to the top end

of Buchanan Street and was a key
factor in the decline of Sauchiehall
Street as a thriving retail destination.

The insatiable growth of retail,
particularly on Buchanan Street led
to a spate of refurbishments and
redevelopments along the street,
including the creation of new units
within the Stock Exchange building
in 2000, and the creation of an
extensive retail Unit within the former
reception of the Clydesdale Bank
building.

Such was the attraction of Buchanan
Street by the early 2000’s that in 2007
the St Enoch Centre began a major
extension and reconfiguration of their
asset to relocate their main entrance
directly at the foot of Buchanan
Street, diagonally opposite House of
Fraser.

The final stretch of Buchanan Street
not dominated by retail but home to
the Buchanan hotel and a number of
independent pubs and restaurants
opposite the Buchanan Galleries
was redeveloped by Land Securities
in 2013. A mixed development
comprising 11,400m2 of retail with
49 residential units above arranged
around a rooftop garden completed
the transformation of Buchanan
Street into Glasgow’s premium retail
destination.

a vision + plan for the golden z

Opening Ceremony for the

pedestrianisation of Buchanan
Street , 1972

Today, street facing retail in the
southern section of Buchanan Street
is still relatively healthy in terms of
occupancy but the three shopping
centres are struggling with an
increasing number of vacant units,
so much so that both Buchanan
Galleries and The St Enoch Centre
have announced their plans to
redevelop their assets into mixed
use schemes with open streets and
spaces.
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The Evolution of the Golden Z:

Argyle Street / Trongate

View of Trongate toward Glasgow
Cross, 1920

A key component of the Golden
Z and part pedestrianised, the
key retail area extends from the
corner of Frasers at the junction
with Buchanan Street eastward
to Marks and Spencer at the
junction with Trongate, the name
given to the continuation of the
same street further east toward
Glasgow Cross.

This section of the street is also
home to the main entrance of the

St. Enoch Centre, an entrance to the
Argyle Arcade, the former Lewis’s /
Debenhams building and a number
of other large national chain retailers,
including TK Maxx and Primark.

Historically, retail extended further
eastward along Trongate and
was anchored by both Goldbergs

Department Store on Candleriggs
and a large C&A unit. The retail
leading to these stores was more
specialist and discount in nature but
was still well let and led to a vibrant
extension of the Z. The Z began

to contract however following the
construction of the St. Enoch Centre
in the late 80’s that put greater
pressure on Trongate as a credible
retail destination. This was pre-dated
by the loss of Goldbergs.

Established in Candleriggs in the
1920s, the store was a Glasgow
institution but closed in 1990. After
a brief spell as a discount retail
store, the site was acquired by
Selfridges, with plans for a new store
but this was shelved in 2007. The
store proposals were abandoned

in May 2014, when Selfridges sold

context

the site to a private developer. The
site is currently being redeveloped
by Drum Property Group to provide
a mixed-use scheme combining
homes, offices, hotel, restaurants
and local amenities.

Following the demise of Goldbergs,
C&A announced in 2001 that they
were exiting the UK market. They
had established their purpose built
Trongate store in the mid 1960’s.
For many years they were a staple
of the British High Street and had
two major stores in Glasgow,
including one in Sauchiehall Street
that was relocated to Braehead in
1999. Following the stores closure,
TJ Hughes took on the unit but
Trongate never recovered as a
desirable extension of the Z from a
retail perspective.

Now the key ‘Anchor’ at the south
eastern end of the ‘Z’, M&S opened
its first Glasgow store in 1919 at 28
Argyle Street, relocating in 1930 to

a larger store at 18-26 Argyle Street
and moving one last time to their
current location at 2-12 Argyle Street
in 1966. There are a number of under-
let and dilapidated units immediately
opposite M&S that have led to this
end of Argyle Street feeling rather
tired, although they play host to the
Argyle Street low level train station.

The most significant in terms of scale
and street presence on this stretch

of Argyle Street is the former Lewis’s
department store. This grade B listed
department store opened in 1929 and
was remodelled in the late 80’s when
the ground floor and basement were
converted to independent retail along

Argyle Street and Lewis’s retained the
corners of the building as the access
points to their refurbished store
above. After entering administration
in 1991, the store was purchased

by Debenhams and remained
operational until February 2021. The
ground floor retail units continue to
trade and the upper floors of the
building are now earmarked for
conversion into office space.

A series of individual retail units
extend from the Lewis’s building
west on both sides of the street to
the junction with Buchanan Street.
A number of these units are vacant
or contain temporary lets, a far cry
from the streets heyday. On the
northern side of the street a number
of the upper levels have recently
been converted to Residential use,

Pedestrianised section of Argyle Street looking toward

Station and former Debenhams
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accessed via a new entrance and
core on Buchanan Street.

The final part of the core element

of the Street consists of the former
Arnotts building located opposite
House of Fraser. Initially founded

in 1864, by the 1930’s it was one of
the largest in the city. The building
as it stands today was developed in
1961 following a massive fire in the
warehouses adjacent to the original
store. Arnotts ceased trading in 1994
and the unit was converted into a
series of individual ground floor retail
units with the upper floors hosting a
Gym on one level with the remainder
unlet.

Britannia Panopticon - The world’s oldest
surviving ‘Music Hall’
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Existing Uses:
The Big Picture
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context

Although it is important to
understand how the Golden Z
works at street level and this is
best done by the use mapping

on plan on the following page
however, mapping the uses in 3
dimensions demonstrates the
upper level uses and vacancies in
relation to density.

a vision + plan for the golden z

This more clearly demonstrates

the distress certain areas are
experiencing (e.g. along Sauchiehall
Street and the Trongate South)

and the scale of opportunity. It is
also notable that there is a lack of
residential along all three streets.




Existing Uses:
Street Level Activity

This use map is expanded to
show surrounding character

areas and shows the uses at
street level. It is an ever-changing

picture and, although it doesn’t
identify underlet or temporary
uses, it shows the concentration
of retail around Buchanan Street
and the 2 major shopping centres
and the vacancies along the east

and west legs of the Z.

The concentration of retail and
leisure within the 2 (multi-level)
shopping centres are inward looking

and accessed from privatised mall
space and, for the most part, do not
contribute directly to the vibrancy of

the streets.
The lack of non-retail uses along
Buchanan St and the adjacent

stretch of Argyle Street is also
clear and a key proposition of this
vision is that this ‘mono cultural’

situation is unhealthy (and unsafe)
and that strategically introducing

complementary uses to these retail
dominant areas will both reinforce

the success of the retail and
contribute to the wider appeal and

attractiveness of the city centre.

The high vacancy level on
neighbouring Union Street is
noticeable and this is considered

later.
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a vision + plan for the golden z
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Proximity & Prosperity:

Surrounding Communities

The Golden Z is surrounded

by a number of city centre
neighbourhoods, identified in the
map below.

The residential communities present
within each vary both in terms of
their population sizes and relative
affluence as indicated in the SIMD
analysis.

Beyond its international and
metropolitan responsibilities the

Z has to not only work for all of its
surrounding communities regardless
of age, ability or wealth, but also
support any expansion of the
immediate residential population in
line with the stated ambitions of the
City Centre Living Strategy 2035
which seeks to increase the city
centre population from its baseline
of 20,245 in 2018 to 40,000 by 2035.

Most [T IVEEN Least
Deprived [N I Deprived

SIMD Analysis Map 2020. This Demonstrates statistics on relative deprivation in small areas

in Scotland (arranged by Postcode) published by the Scottish Government.

District Regeneration Frameworks map

context

a vision + plan for the golden z

Strengthening Connections

The future success of a
transformed golden Z is
dependent on strengthening
connections with the communities
of the wider city.

The Z can be the hub for this network
of neighbourhoods, providing
essential services and functions for
collective benefit and encouraging
communiuties to come together and
spend time in their welcoming and
inclusive city centre.
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Stakeholder Engagement

Stakeholder engagement was identified as a key
deliverable within the outline client brief.

As such, the team developed a strategy that engages diverse
audiences through a mix of modes to capture different levels
of intelligence around change and ideas for the future: face
to face focus meetings, in person and online; questionnaires
within informed groups (housing, retail, property, policy, etc);
interactive vision and design workshops; and design focus
reviews for key locations and sites.

A number of consultation events, led by Kevin Murray
Associates with the participation of Threesixty Architecture,
Stantec and GCC, have been undertaken as part of this project
and are described in more detail on the following pages,
namely:

Stakeholder Workshops

Youth Event

Public Ideas Day

Areas of Focus Workshops

1-2-1 Engagement Meetings

context

Stakeholder Workshops

05 December 2022

A wide range of ideas was
discussed in the workshop groups
and plenary discussions, and within
various forms of written feedback.
From this group of participants there
was a sense that the city centre, and
the ‘Golden Z’ within that, needs a
diversity of use and activity, beyond
just retail, partly to bring a wider
range of people in at different parts
of the day and week.

The discussion comments included:

The importance of regional and
(inter)national roles for retail &
leisure, tourism, and major events.

The importance of public
transport — comfort, reliability,
experience, an integrated smart
ticketing system to allow people to
easily access the city centre and
keep it as a destination of choice.

Increasing the magnitude of
working/learning/studying
visitors to boost daytime numbers.
A greater spread of reasons for
people to be in the city centre.

Providing experiential retail and
leisure, advocated by some as an
alternative to online shopping.

A welcome/inviting 24 hour
‘breakfast to post-club’ culture
to bring people back safely to city
centre with a full offer across the
day for different types of people e.g.
families to nights out. The purpose
is to ensure that the city centre
does not have a monoculture and
the risk of only a single user group
contemplating the city centre.

Night-time and evening activity,
which could be focused in places/
circuits like Sauchiehall Quarter and
Merchant City, which may make it
easier to manage relationships with
residential uses.

A basic sense of place, safety,
cleanliness, care, and positive
identity were rated as high
priorities by visitors, traders and
local residents alike. The city centre
asset needs to be protected and
these attributes are viewed as basic
essentials for a competitive city
centre.

Inclusion and comfort/amenity for
all to create and support that wider
base of users, especially younger,
older and disabled. This includes
making specific provision such as
public toilets, changing places, lifts,
etc.

Effective building conservation
and re-use of fabric/identity. The
urban grain of Glasgow city centre is
an identifiable reason for people

using the city. Additionally it is an
important ingredient in a circular
economy/zero carbon approach to
the city.

Rooftops and skyline present
opportunities for green roofs, urban
cooling, amenity, shared space, etc.

Greening and pocket parks

that can be used by all as public
spaces. Currently there is next to no
meaningful green space within the
Golden Z.

There needs to be some financial/
fiscal investment products to help
stimulate investment in both the built
environment and in specific uses.

Stakeholder Workshop 1 - 05 December 2022

a vision + plan for the golden z
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Stakeholder Engagement

Youth Event

18 January 2023

The feedback from the students at
the youth-oriented event reinforced
the need for a positive future Vision
of the Golden Z, as it is currently
seen as an unwelcoming, unsafe,
unclean place with little for young
people to do and few ways for them
to get around the city easily.

Much of their criticism related to
their perception of the city, as many
said they avoid coming into the
centre altogether and prefer going
to Silverburn or Braehead shopping
centres, as they are easier to get to
and have shelter from poor weather.

The students made it clear through
the presentation of their ideas that
Glasgow’s vision should include
more affordable and accessible
activities and events for people of all
ages to partake in. Their strongest
request, to help bring more out-of-
town youth into the city centre, was

Youth Event - 18 January 2023

to create more leisure that can is fun,
affordable and available, no matter
the weather/climate. However, it
was also made clear throughout
discussion that they consider there
are still too many vacant areas
prone to anti-social behaviour and
there could be more improvements
made to make the place more
attractive and welcoming including
through art, murals, improving street
materials/surfaces and greenspace.

Finally, the students expressed a
desire for transport to be better,
more frequent, and completely
accessible. As many of them don’t
live within the city centre, the current
state of public transport limits their
ability to get into and out, which
means many only make trips to the
centre for essentials.

context

Public Ideas Day - 24 January 2022

Public Ideas Day

24 January 2023

The aggregate feedback from the
Ideas Day attendees reinforced the
need for an aspirational future Vision
of the Golden Z, as it was currently
seen as an unwelcoming, rundown
core of the city centre with vacant
shops and a lack of greenery and
community living.

There was not a singular view, but
a range of recurring themes. These
were around:

The need for a safe, clean high
quality public realm with green open
spaces was stressed, alongside a
need for indoor public spaces;
Bringing back people to the city
centre for a variety of reasons —
leisure, work and specialist retail was
advocated;

A major theme was the need for an
integrated public transport system
that is reliable, with extended service

hours. Encouraging cycling and
walking was another theme through
a network of segregated cycle lanes;
More living in the city centre was
widely supported with the need of

a mix of residential accommodation
including social housing. To attract
such city centre residents, amenities
such as schools (primary and
secondary), GP practices, nurseries,
playparks would need to be in place.
If the city centre becomes more
residential it was felt this would
increase vibrancy and footfall,
encourage independent shops to
open, and limit anti-social behaviour
through passive surveillance;
Connecting to an activated Clyde
Waterfront for leisure and tourism,
was seen as an important factor

in the Z’s role as city orientation/
navigation route;

a vision + plan for the golden z

Finally, community wealth building
and placing the community at the
heart of the city centre were raised
by those looking for a Golden vision
that is much more than either just
retail or development;

Several contributors advised that
governance and policy are key

to achieving these ambitions —
governance as integrative and
co-ordinated, and policy that is
proactive and flexible, encouraging
positive change and re-use of the
Golden Z.
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Stakeholder Engagement

Areas of Focus Workshop

02 February 2023

There was a more general
consensus emerged around the
need for a wide mix of development
and investment to bring people back
to the city centre for a variety of
reasons, including some retail.

The suggested activities included
leisure, cultural, working and
residential, as well as creation, study
and research. The focus was not
only on development in these areas.
Particularly emphasis was placed
on high quality public space and
greening, which can be in some
areas in the form of pocket park and
could include temporary uses and
events.

In terms of more site specific
aspirations:

For the former ABC site/Glasgow
School of Art on Sauchiehall
Street, the emphasis was around
transforming the area to become a
‘cultural quarter’.

For the former BHS / Victoria’s site
on Sauchiehall Street, a strong mix
of housing and retail and leisure was
advocated to reactivate this part of
the city centre.

For the environs of the former TJ
Hughes on Argyle Street/Trongate,
the aim was to help transform

the area to have a stronger
neighbourhood identity, linking it to
the river, Candleriggs development
and WASPs

In addition, various suggestions
were made around planning policy
and related planning practice (such
as transport, conservation and
Business Improvement Districts) that
encouraged investment, promotion
to visitors, and much greater
diversification of use and activities.

Areas of Focus Workshop - 02 February 2023

context

Strategic Brief

This Visioning study,
commissioned by Glasgow

City Council and funded by the
Scottish Government has

a core brief to demonstrate the
physical and spatial moves that
show the approach, ambition &
attitude that will deliver a re-
energised & resilient core around
the ‘Golden Z..

It demonstrates an aligned intent
that ties together many of the
complexities of all the current and
emerging published policy and
strategy where they are relevant to
the study area.

It is offered as a guideline to assess
and nurture future development,
attract investment and ensure

the city centre is the vibrant

and attractive environment the
international, metropolitan and home
communities need.

AVISION AND PLAN FOR THE GOLDEN ‘7
GCOISHISCPY

Bstantec )

Published Project Brief

Key elements of the briefed ambition
for this project include:

A Joined Up Vision

Create a framework for the retail
core (The ‘Golden Z’) with a focus on
areas around the Art School, BHS
and Trongate South.

Resilient

Support the successful evolution

of the Z over the next 10-20 plus
years and show how the place

can support economic, social and
environmental resilience as changing
retail patterns reduce dominance
and demand.

Immersive

An engaging spatial and physical
vision of what can be achieved —
showing various iterations of the
‘art of the possible’ providing a
framework to assess the suitability
(and level of ambition) of future
developments. Create a shared
vision that maintains ambition and
momentum.

Relevant

Be the ‘glue’ that ties together the
complexities of the body of current
and emerging strategies on place
and recognised best practice in city
centre regeneration.

a vision + plan for the golden z

Delivering on Engagement

Build on and respond to the previous
public consultation where it is
relevant to the study area.

Open for Business

Demonstrate value and council
support for development. Project
confidence and attract investment.

Prioritised

Identify intervention and investment
(public and private) that has greatest
impact and ‘quick wins’.

Populate

Demonstrate how the Golden Z can
support achieving the City Living
Strategy.

Responsible

Show how the Golden Z can
contribute to the City’s net zero
carbon ambition proposing
enhanced pedestrian connectivity
and promoting active and public
travel while ‘greening’ the public
realm.
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The Ambition For The Golden Z

The Heart of the City

The Golden Z is the heart of the
city connecting the key urban
spaces, transport links and
cultural institutes. It is the
traditional retail core of the city
centre and an easily legible and
simplified circuit lined with world
class heritage.

The success of the city centre is
dependent on and grows from the
Golden Z and every move on or
adjacent to these 3 great streets
needs to reinforce their resilience,
attractiveness and primacy.

Buchanan St will continue to prosper
but will benefit from bringing upper
floors into life and a better balance
of uses that improves the experience
and extends hours of activity.

Sauchiehall Street and the Eastern
end of Argyle St need greater
intervention. They are the East and
West gateways of the city and
connect our communities to their
centre. They can’t be side lined or
suffer the fate of Union St. We have
to define the ambition for the future
of these streets and not leave it to
market forces and hope for the best.

An attractive core contributes

greatly to the success of our higher
education sector and to convincing
large scale business to locate in the

city. It is the landscape of shared
identity, distraction and opportunity
for all our communities and needs
to be the focus of investment and
ambition.

We should judge all proposed
moves in the city centre against
the principle of ‘How does this
contribute to the vibrancy and
success of the Golden Z7?'.

Defined Area of Study

For the purposes of this study, the
traditional *Z’ is defined as from

the end of pedestrianisation on
Sauchiehall Street (at Rose Street /
Blythswood Street) and at the end of
pedestrianisation on Argyle Street (at
Glassford Street/Stockwell Street).

Clearly this does not cover all the
retail and associated leisure in the
city centre but this project must
focus on the understood Z’ to meet
the aspirations to nurture a vibrant
and sustainable heart to the city that
retains its national significance and
is resilient.

‘ ‘ The success of the city centre is
dependent on and grows from the
Golden Z and every move on or adjacent
to these 3 great streets needs to
reinforce their resilience, attractiveness

and primacy. , ,

context

Golden ‘Z’

Areas of Focus
Three specific ‘areas of focus’ have
been identified by GCC:

A GSA / Sauchiehall Street
B BHS / Victorias / Watt Brothers
C Trongate South

SAU
CH
"EHALL ST
REg
.

Map of study area including areas of focus &
contributory character zones

Areas of Focus

Contributory Character Zones
There are several areas outside

the traditional retail *Z’ that are
contextually important and this
study will consider their relationship
with the core Z’ and scope how
they might develop and work with
the ‘Z’ to create a wider city centre
narrative.

a vision + plan for the golden z

Contributory Character Areas

1. Ingram Street

2. Gordon Street / Union Street
(incorporating ‘Boots Corner’)

3. Queen Street (Argyle Street to
Royal Exchange Square)

4. George Square

5. Riverside

6. Renfrew Street (Avenue of the
Arts)

7. West End Sauchiehall Street (from
CCA, Scott Street to Charing
Cross)

8. Trongate / King Street /
Candleriggs

51



52

Methodology

A Vision For High Street
Regeneration guidance
document

legible city
living city
working city

vibrant city

We can’t predict how the city
core will evolve over the following
decades and this document
seeks to show the kind of moves
that will achieve an aspired
quality of place and resilience.

It is built on an understanding of
Scottish Government guidance
and what is working in other cities
but is importantly a Glasgow
specific solution grounded in a
depth of analysis and widespread
consultation.

A successful city core supports

a vast diversity of functions and
the ways we collectively use the
city centre are wide ranging and
complex. To structure a response
around this complexity, we

have followed the principles in
the guidance “A Vision for High

3.

Connect

5

Repopulate

context

Street Regeneration’ developed
in collaboration with The Scottish
Government, Scotland’s Towns
Partnership and Revo.

We have employed the methodology
and manifesto that structures the
analysis and response into key
sections and grouped these as
described in the thematic response
in the following pages.

ﬁa" 4.

Gather

r-
L

Locate Services Centrally

@’I’I.

' Attract Meanwhile

Methodology:
Areas of Focus

Three specific ‘areas of focus’
have been identified by GCC, two
of which lie beyond these notional
‘ends’ - the area around the Art
School/ABC on Sauchiehall Street
and the area between Argyle
Street Station and King Street
along Trongate.

It is proposed that the strategic
regeneration of these areas will
anchor, extend and reinforce either
leg of the ‘Z’. The third area is
focused on the former BHS unit and
the ‘Victoria’s Nightclub’ gap site on
Sauchiehall Street.

GSA/ABC/
Sauchiehall St

The introduction of ‘meanwhile uses’
and other interventions to support
economic and place recovery

in the shorter term have been
explored, together with longer term
sustainable regeneration options.

The development of a physical

and spatial vision requires a three-
dimensional response and there

are a number of finer grain options
presented for each focus area. Each
would require to be developed with
owners and further tested against

a range of criteria and the in-depth
rigour of the Planning process.

a vision + plan for the golden z

BHS / Victoria’s /
Watt Brothers

Trongate
South

As such, no specific option is
presented as representing a council
commitment or as having ‘deemed’
approval.

They demonstrate a ‘direction of
travel’ - an interpretation of what
could be appropriate to achieve the
ambitions of the brief.
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Methodology:
A Thematic Approach & Recurring Themes

This study approaches analysis
and response from a number of
specific points of view or themes
to establish the opportunity,
barriers and benefits for each and
identify the recurring findings (or
’commonalities’).

Each of these take a view of the
city from that particular function
and seeks to determine what
environmental factors are needed
to support that function, where the
opportunities are and what is the
maximum that the Golden Z can
contribute. Where a combined vision
is shown, it is only one iteration of
what a balanced approach might
look like. The four main themes
assessed are:

A Living City

Repopulating (private rented/for
sale/affordable/family /student /later
living)

A Working City
Creating future workplace and
nurturing the education sector

A Vibrant city

An attractive and safe day and
evening destination with a strong
cultural offer.

A Responsible City

Addressing the climate emergency
and an accessible, healthy and fair
city for all.

context

The recurring themes or
Commonalities that arise from these
thematic studies include:

Diversity of Uses

A flexible mix of uses throughout
the traditional retail core will support
retail and create resilience. It will
reduce dead zones in the evening
and reinforce a safe and welcoming
environment.

Increase Density & Retrofit First
Increasing density is an
environmentally responsible
response. The low density of some
of the fabric along the 3 great streets
does not reflect or respect the city
centre location.

As operational carbon reduces
(through the de-carbonisation of the
grid) the embodied energy in existing
buildings is increasingly relevant and
there is a presumption for re-use
and extend.

Introduce Greened Public Space
We need access to green space

in the heart of the city for living,
working and leisure. We need it to
clean the air, reduce the heat and to
enhance the quality of experience.

Better Connectivity

Safe routes to move around the
Golden Z and connect key spaces
and particularly to the river will
enhance everyone’s experience and
the value of the city core.

Ensure Inclusivity

Everyone needs to always feel
safe and welcome in our city core
no matter what age, race, gender
identity or physical ability.

Methodology:
Established ‘Givens’

This is a physical and spatial
response to show a vision of

a successful and resilient city
core. It cannot be disassociated
from social, political, legal and

This study has to be founded on
the belief that the City can and will
achieve its potential and, having
defined it’s ambition will not tolerate
actions (or inactions) that obstruct it

economic factors but there has in doing so.
to be a level of assumption and
optimism to allow us to vision the To progress with meaning and

future. ambition, several ‘givens’ or ‘things
we hold to be true’ have to be
assumed:

Strategies will be delivered

Glasgow has done a great deal of thinking about its future and has published policy and
strategy that covers various aspects including the City Living Strategy (to double the city
centre population of 20,000 by 2035), various active travel and transport strategies (dealing
with reducing car usage and pollution), Net Zero 2030 and The Feminist City (this will be a safe
and welcoming city for everyone). There are many more and we summarise the key points and
how they are relevant to the Golden Z earlier in this report. This study does not challenge the
fundamentals of these strategies but shows iterations of how these may be developed to a
physical and spatial response.

The city has international ambition

Glasgow is truly open for business and wants to attract talent, enterprise and creativity and
continue to demonstrate it is the right place for national and global businesses (Tech, financial,
life sciences, etc.) to locate. The quality and amenity of the city core has a huge impact on this.

Ownership issues

Key commercial assets and sites along the Golden Z that are vacant long term adversely
affect the environment, degrading the quality of the city, impacting on the community of the
city and contributing to anti-social behaviour. This view of the future city core must assume

that, where there are ownership issues, they must and will be unlocked and that the council
have a key role to play as an enabler.

Retail will continue to evolve
Nationally, the demand for retail floorspace will continue to fall and this will disproportionately
affect urban centres (rather than out of town malls and retail parks).

Higher education will continue to grow

The universities and colleges are powerful cultural venues and with continuing dynamic
growth, have a large part to play in the future success of the city core. In turn, the quality of the
city centre is a major contributor in attracting the level of international (and national) students
to fuel this growth.

It is not just the responsibility of the council

Glasgow City Council are not the sole agency. This is everyone’s city and all are participants
in the city centre’s future health: Glasgow City Council, Scottish Government, the community,
owners, developers, retailers, workspace employers, the Chamber of Commerce, Scotrail/
Network Rail and many more.

a vision + plan for the golden z
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The evolving patterns of retail and
the reduction in retail dominance

brings many challenges. It is

also the opportunity to introduce
complementary uses that reinforce
retail and extend times of activity.

On the Golden Z, there is a need to
nurture the primacy of Buchanan
Street while defining how the
character of Sauchiehall Street
and the east end of Argyle Street
can evolve to embrace the unique

character of their location and attract

independent, creative and blended
retail.

concentrate | balanced city

rebalance

While the changing patterns
of retail have created new
challenges, this shift provides
us with the opportunity to
rebalance our city centres.

Re-purposing large
single-use assets such

as shopping centres can
transform an urban core and
provide significantly scaled
opportunities for repopulating
the heart of the city centre
and increasing permeability
by breaking down large
blocks into new streets and
lanes.

The opportunity within and
around the Z is immense.
Proposals are being taken
forward for both Buchanan
Galleries and St Enoch’s shopping
centres and each of these has the
potential to introduce a mixed use
and inhabited urban district.

Beyond that, Drum’s Candleriggs
development on the old Goldberg’s
site is under construction and
already reinforcing the attractiveness
of the Argyle Street leg of the Z.

This Vision considers each of these
transformational projects might
integrate with and strengthen the Z
in the future.

the ambition for the golden z

Elsewhere the scale of vacant space
on upper levels, often in much

loved heritage assets, presents

the opportunity to populate the

core with further residential and
workplace uses whilst respecting
local character.

The various contributory character
areas adjacent to the Z are
described in outline on the following
pages. This is for the purposes of
understanding their relationship
with and contribution to the Golden
Z. Whereas they do not form

part of the core vision proposals,
where appropriate, outline
recommendations are made on how
these areas may be taken forward.
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The three areas identified in the
brief for more detailed analysis
are a vital part of the Vision for
the Golden Z.

They have been selected not
only because they are areas that
are showing considerable strain,

62

Catalysts for Wider Change:

negatively impacting on the city
centre, but also for their scale,
sufficient to provide redevelopment
or repurposing opportunities that will
bring meaningful transformation and
positive change beyond their own
locale.

rebalance | balanced city

Further analysis and an exploration
of design options are located in
the Areas of Focus chapter of this
document.

ABC Site |

Note:

At the time of writing, the
redevelopment proposals for

both major shopping centres do
not have planning consent. The
massing proposals shown for both
centres in the adjacent image are
indicative only.

St. Enoch Centre
Redevelopment |

BHS Building Victorias’ Site

Sy

Argyle Street
Station Block

4
Ao,

' King Stre
| Developr

Buchanan Galleries
Redevelopment

TJ Hughes
Site

et
nent

the ambition for the golden z
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A new series of routes and places activated by a mix of uses.

Located at the top of Buchanan
Street, the current shopping
centre, opened in 1998, was

the largest city centre retail
scheme to be built in Scotland
during the 1990s. Its scale and
form however interrupts the flow
of important streets such as
Sauchiehall Street and Cathedral
Street and the owners have
prepared proposals that aim

to repair the townscape and
provide high quality public realm
with permeable routes through
new public spaces.

The proposed removal of the steps at
the junction of Buchanan Street and
Sauchiehall Street permits a street
level entrance to the Concert Hall
that is more accessible, visible and
democratic, providing a new ‘front

door’ to this key cultural attractor.
All proposed blocks have active
ground floors providing retail,
leisure, restaurants, bars and civic
uses with predominantly new

office space above (alongside new
homes and a hotel). A public park or
cultural building covering over the
railway tracks below complete the
masterplan.

A planning application is envisaged to
be submitted in summer 2023.

The new urban realm that introduces
activity and vibrancy at the top of
Buchanan Street with improved
connections to Buchanan Bus

Station and Queen Street Station will

have a truly transformative effect on
the Z and the wider city centre.

rebalance | balanced city

It may be that some flexibility of uses
in the consents for later phases,
(similar to those within the later
phases of the Candleriggs Square
development) that permit commercial
or residential use would allow the
development to adapt more readily
to any future changes in market
conditions.

Connecting the Golden Z to the Waterfront

Opened in 1989, the St. Enoch
Centre is reportedly the largest
glass-covered enclosed area in
Europe.

The current owners have developed
proposals to redevelop the site,
opening up streetscapes that
provide much needed permeability,
improving linkages to the riverfront,
Merchant City and Glasgow Green.

The mixed use development

would deliver revitalised shopping,
leisure, bars & restaurants and new
community space as part of an
active streetscape with up to 1700
homes office space and a hotel.

The proposals would help reinstate

St. Enoch Square as one of the most
recognisable and important hubs

the ambition for the golden z

in the city. Additionally, the plans
have sensitively incorporated the
retention of key buildings such as
the Buck’s Head building and former
Debenhams store fronting onto
Argyle Street.

The introduction of a series of new
north-south routes will reconnect
Glasgow to its riverfront and every
effort should be made to ensure
activity and positive frontages along
these routes to connect the Golden
Z and the new residential population
on St Enochs to the amenity of the
waterfront.

Planning approval has now been
granted and it is anticipated phased
development plots will be delivered
over a 15 to 20-year period.
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Existing Uses In Focus

Glasgow Dental |
Hospital & School

Street level uses plan
s ﬁ

1Q Student
Accommodation

The section of Sauchiehall

street within the prescribed Z is
predominantly pedestrianised and
has historically been dominated by
retail. As a consequence of this there
is very little evening economy activity
and this has led to an increase in
anti-social behaviour.

The retreat of established retail
chains has left behind a number of
vacant and under-let units, many of
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The Golden Z: Sauchiehall Street

Former ABC Gap |
Site

|GSA Mackintosh
Building

Centre For
Contemporary Arts

which are periodically occupied by
short term, poorer quality retailers.

The western end of the street toward
Charing Cross has benefitted from
the implementation of the pilot
scheme of the Glasgow Avenues
project and has a younger /

creative focus encouraged by the
successful McLellan Works building,
a proliferation of popular bars and
clubs and a large student population
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Tesco
Express

CR Mackintosh
Willow Tearooms

thanks to the presence of GSA, the
Dental Hospital and School and the
RCS on Renfrew Street, although
this feels rather disconnected.

There is very little residential
accommodation at upper levels until
after Holland Street to the west.

The impact of long term vacant
buildings and sites has made the
street feel unsafe, unatrractive and in
need of intervention.

Q Park

Bath Street

Faal
=

“ETL S

-

4

Former Victoria’s |
Nightclub Gap Site

. Former
. M&S unit

.

1
-

Former BHS
 Building

Waterstones in
 former Scala
' Cinema

| Former Watt
 Brothers Building

Retail

F&B / Leisure

Residential

Office / Commercial

Hotel / B&B
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The Golden Z: Buchanan Street

Existing Uses In Focus

Buchanan Street, the primary retail
street within the city centre is still
buoyant with virtually all existing
units occupied, with the exception
of the former Diesel unit and the
adjacent former Kiltmakers.

A number of new arrivals are
imminent, A Lush store and Spa in
the refurbished All Saints / Borders
building and a new Laing’s Jewellery
and Watch store over multiple levels
within Rowan House.

The recent ‘Glasgow Retail and
Commercial Leisure Study Report’
by Stantec highlights the fact that
the current shopping centres (St.
Enoch and Buchanan Galleries)
effectively bookend the street,
contain a critical mass of retail (and
leisure) units and, perhaps most
crucially, their location at either end
creates a retail circuit, driving footfall
between them along Buchanan
Street.

Whilst anchors are important to
ensure footfall, the future may see
the introduction of anchors of a
different typology other than retail.
Alongside this are the opportunities
to repurpose underused and vacant
upper floors with new homes and
workspace. Similar to the central
section of Sauchiehall Street, there
is very little in the way of evening

Retail
F&B / Leisure
Residential

Office / Commercial

Hotel / B&B

activity; only a handful of restaurants
and bars have a direct presence

on the street and of those, very

few actively overlook or occupy the
streetscape in a meaningful way.
They are completely absent from the
southern section where it connects
to Argyle Street and this has
encouraged anti-social behaviour

at night in this zone in particular

and residents within 10 Buchanan
Street, one of the only elements of
residential accommodation on the
street experienced significant issues
especially during the pandemic
when evening footfall was further
reduced from its normal low levels.

The lack of an evening offer in

this zone also breaks the ‘circuit’

of available F&B / leisure offers

that straddle both sides and the
introduction of new elements of this
use at key corners would help to
repair this fissure and bring much
needed life and passive surveillance.

Over decades, there has been
significant investment in streetscape
but elements of this need a refresh,
‘declutter’ and ongoing careful
management to retain the quality
and elegance as the city’s iconic
spine.

In the summer months, the
introduction of pavement cafe

Culture / Community
Governmental
Healthcare
Transport

Vacant

Focus Area
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seating areas to the centre of the
street operated by F&B units on the
periphery bring life and vibrancy

and the careful introduction

through rigourous licensing of more
permanent structured pavement
cafe seating areas should be
encouraged in appropriate locations.

Buchanan Street is the key
north-south artery for pedestrian
movement toward the riverside
thanks to its connection to St. Enoch
Square. The square, one of the
most significant civic spaces in the
city and home to one of its busiest
underground stations is not fulfilling
its potential thanks in no small part
to the number of vacant units on its
western side and a general lack of
activity elsewhere.

The planned redevelopment of the
St. Enoch Shopping centre will
transform this space, providing

more active frontages and east-west
permeability, but until then more
could be done to improve the square
in terms of both activity and quality
of space.

Elevated entrance
to Glasgow Royal

/ Gap stores in
Buchanan Gardens
now let to JD Sports

Three level H&M store
with active facade to

Former Buchanan Concert Hall
Hotel Block previously
occupied by HMV /
Arcadia Group now
mostly vacant
Entrance to

Buchanan Galleries

Former Paperchase Shopping Centre

Dune store provides
active presence within
Dundas Lane

front and rear (West
Nile St.)

Urban Outfitters in
grade A listed Stock

House of Fraser
Department Store

New Look
Exchange building
w
ct
Glasgow o
Apple Store T
>
-z
>
=z
o The Ivy Bar &
TGl Fridays Bar — Restaurant
& Restaurant 0.
m
m
_|
Princes Square
Shopping Centre

(Three entrances on
Buchanan Street)

Zara store
with significant
residential above

Entrance to St. Enoch
Shopping Centre
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The Golden Z: Argyle Street / Trongate

Existing Uses In Focus

' Glasgow Central
| Station

Argyle Street is still relatively healthy
in retail terms from its junction

with Buchanan Street in the west

to the end of pedestrianisation at
Glassford/Stockwell St.

Beyond this point, the number

of vacant units and quality of the
environment reduces considerably,
primarily due to the lack of an
‘anchor’ to drive footfall following
the relocation of TJ Hughes to the
St. Enoch Centre. The development
of Candleriggs Square however is

Q Park
Jamaica Street

House of |

Sloans |
Fraser ‘

St Enoch
Square

- Underground
 Station

set to transform Trongate and it has
already led to increased activity in
leasings.

The street is also benefitting from
the relocation of retailers from
Buchanan Galleries; Next are

soon to open a new flagship store
in the ground floor of the former
Debenhams building in a unit that
has been vacant since the collapse
of the Arcadia group in late 2020.
The upper floors of this heritage
asset are to be converted to class A

concentrate | balanced city

Argyle

St Enoch Centre Building
office space, further diversifying the
offer and increasing footfall.

Adjacent to this building, the block to
the southern edge of the street that
contains the Bucks Head building is
of poor quality and only 2 storeys in
height, a massing borne out of the
fixation of retail only development

to only focus on ground and first
floor space. This block also contains
Argyle Street Station that is buried
within its mass and is reached via a
dark and unattractive ‘tunnel’ that

Former Debenhams

'Marks & Spencer  NCP The

 Glasshouse

Q Park
Bath Street

links Argyle and Osborne Street.

This section of the street will benefit
from the introduction of The Avenues
Streetscape improvements and
presents an opportunity to raise
density and quality in conjunction

Retail
F&B / Leisure

Residential

Office / Commercial

Former TJ
Hughes Building |

' Candleriggs
 Development

Tron
| Theatre

Southblock
with creating better retail units on
what is likely to remain a successful
retail dominated street - at least up to
M&S on Glassford Street.

The presence of a burgeoning
creative community within the

Culture / Community .
Governmental .
Healthcare -
Transport .
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3D Uses Diagram
& 5

Tolbooth
Steeple |

Mercat
Cross

Trongate / King Street areanpresents
the opportunity for a more
independent / experiential retail offer
here, already demonstrated by the
success of Sneaker Laundry on
Trongate and Social Recluse on King
Street.

Hotel / B&B B
Vacant .
Focus Area n
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Ingram Street acts as the main east-
west route through the Merchant
City, with strong connections to
George Square, Queen Street and
Argyle Street via its connecting
perpendicular streets and spaces.

The vista west is impressively
terminated by the neo classical,
portico of the Gallery of Modern Art
surrounded by the pedestrianised
Royal Exchange Square - a hub of
bars and restaurants within attractive
heritage buildings.

The retail on Ingram Street benefits
from traffic and the proximity of
on-street parking and nearby multi

storey car parks. The intensity of bus
traffic can affect the quality of the
environment but this is soon to be
lessened thanks to the introduction
of a new one way bus lane on
Argyle Street. Overall, the street is
too traffic dominated with narrow
pavements and it would benefit from
a measure of pavement widening
for a better pedestrian experience.
This would also permit restaurant
and cafe ‘spill-out’ that would better
activate the route and connection of
the Merchant City to Buchanan St.

Ingram Street is one of the most
successful streets within the city
centre and an exemplar for mixed
use. It is home to a variety of

F&B offers, either directly on the
street (Mamasan, Mediterraneo)
or in close proximity (Paesano,
Spanish Butcher, Thundercat

et al on Miller Street) residential
(over retail), commercial and

concentrate | balanced city

primarily high end retail. Originally
stimulated by the development of
the Italian Centre, there is now a
successful concentration of designer
fashion retailers on Ingram Street
that together create a distinct
concentration outside the traditional
core retail area.

The street itself benefits from high-
quality paving, active frontages

and a number of heritage assets,
including the grade A listed former
Hutchesons Hospital. Greenery is
mostly absent however there are a
number of tree lined pause-points
with benches provided within
pedestrian-friendly side roads along
the route.
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Existing Uses

The west end of Ingram Street is
home to many high-end retail and
F&B offerings housed below luxury
flats and offices.

There are a small number of vacant
properies, the two key examples

of which are the domed former
Jigsaw unit that is directly linked

to and overlooked by a residential
development, (perhaps preventing its
use as an F&B unit) and the former
Huchesons Hospital unit that had
previously housed a restaurant that
closed during the pandemic and

has recently reopened as 1802 at
Hutchison’s Hall.

Retail
F&B / Leisure

Residential

Office / Commercial

Hotel / B&B
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In terms of footfall, the street’s

good level of activity both day and
evening is due to its proximity to the
Merchant City’s bars, restaurants and
residential population together with
the large student population on High
Street.

Culture / Community
Governmental
Healthcare
Transport

Vacant

Focus Area
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Connection to the Golden ‘Z’

Restricted connection to the Golden
Z is provided via an impressive arch
on Royal Exchange Square, meeting
the popular Buchanan Street. High
quality historic building stock offers
a mixture of retail, leisure, and
culture, though some remain vacant.

There is an opportunity to
strengthen the connection through
improved signage and wayfinding
from Buchanan Street and increased
building occupation to Buchanan
Street and Royal Exchange Square.

Ensure that the existing vibrant

mix of uses on Ingram Street is
maintained and enhanced

Look to add further Leisure/F&B at
key junction with Buchanan Street
on Royal Bank and Exchange Places
to build on success of lvy and TGl
Fridays,

Activate vacant upper levels to
southern edge of Royal Exchange
Square

Seek new uses to inhabit key vacant
units within the street to add to its
current vibrancy

Mirroring the Royal Bank Place,
Exchange Place benefits and suffers
from the same impacting factors

as the adjacent connection to the
Golden Z.

There is opportunity to improve

the crossing of Ingram Street over
Queen Street to reduce vehicle
dominance and connection with the
Golden Z through better pedestrian
space, improved public realm and
street inhabitation by cafes.

The pedestrian area around GOMA
is suffering from increasing intrusion
by parked cars and vans (working
on nearby construction and fit-outs)
and is also becoming cluttered and
blighted by on street bins and bin
bags (often torn open by seagulls).
There needs to be a review of policy

the ambition for the golden z

and enforcement to protect the
quality of this space.

Work with surrounding F&B
businesses to develop a structured
approach to outdoor seating and all
year sheltered space which could be
semi-permanent structures that are a
more elegant and functional solution
to the quality heritage environment
than the existing ad hoc, disparate
response.

Generally increase F&B throughout
space and and maximise
contribution of GOMA as a cultural
attraction.
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Immediately adjacent to Central
Station within the City Centre,
Gordon Street and Union Street are
directly connected to the Golden

Z and in turn to the city’s retall,
financial and riverfront districts.

Central Station and the adjacent
taxi rank dominate the west end of
Gordon Street, while Union Street,
the principal north-south bus route
within the city centre, suffers from
pollution and antisocial behaviour.

Gordon Street, which is part
pedestrianised where it meets
Buchanan Street benefits from the
flow of footfall to and from Central
Station but this also brings with it
an above average level of anti-social
behaviour. The relatively strong F&B
offer on and close to the street has
recently been augmented with the
arrival of Caffe Nero, although this
has coincided with the imminent
closure of their Union Street branch
just round the corner.

The pavement cafe seating that
takes over the pedestrianised
section of the street in the summer
months (and in the winter under
the canopy of lights) transforms the
street and the encouragement of a
more permanent presence would
improve the character of the street,
bringing more active surveillance
and in turn perhaps reducing the
instances of anti-social behaviour.

Union Street is a casualty of the
success of Buchanan Street that
displaced it as the dominant north/
south route. It is suffering from
vacancies and underlets and is
generally down at heel. This is not
helped by the long running issues
with the Egyptian Halls building,
directly opposite the secondary
entrance to Central Station, that

concentrate | balanced city

has been covered in scaffolding
for a number of years, blighting
this section of the street and
encouraging anti-social behaviour.
Some of the issues are typical

of a street adjoining a busy train
station and this is made worse
with the impact and intensity of
buses and, while there has been
some improvement, more needs
to be done to widen pavements
and improve the pedestrian
experience. This could also include
improving bus waiting areas and the
introduction of greenery.

The biggest issue however in terms
of anti social behaviour is its junction
with Argyle Street, known as the 4
corners’, a particular hot spot owing

to its proximity to Central Station, the

Hielanmans Umbrella (the undercroft
element of Argyle Street where
Central Station bridges over) and the
presence of late night fast food units
on all sides.

The northern zone of the character
area, particularly Gordon Street,
benefits from high-quality paving,
part pedestrianised streets, trees and
planting, outdoor seating and active
frontages.

The quality diminishes however
moving south along Union Street,

where the paving to the station side
of the street varies in surface finish
and within Mitchell Street towards the
connection to Argyle Street where the
street narrows, pavements disappear
completely and there is an extensive
edge consisting of palisade fencing
to a rear service yard to the back of
the Union Street units.

Permeability between the two streets
is limited and was reduced further
by the closure of Union Court due to
anti-social behaviour.

Generally there remains a conflict
between traffic and pedestrians on
Mitchell Street and the pedestrian
experience and cafe / restaurant
operation would benefit from being
closed to traffic.
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Existing Uses

The pedestrianised east end of
Gordon Street provides many offices,
shops, cafés and bars, catering to
commuters arriving via the station
and bus routes.

Union Street, despite its high-quality
historic building stock, contains
many under-let and vacant units /
properties, the most notable being

Retail
F&B / Leisure

Residential

Office / Commercial

the Grade A Listed Egyptian Halls
on the east side of the street as
evidenced in the map below. The
vacancy rate (as seen on the plan
below) is alarming and intervention is
critical.

Numerous bars and restaurants
are concentrated around Mitchell
Street and Mitchell Lane, many
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with residential accommodation
above, contributing to the evening
economy in the area. The Lighthouse,
accessed via adjacent Mitchell

lane, once a destination for arts and
culture in the city, remains closed
following the pandemic remains as

a significant opportunity for a key
attractor that can complement the
Golden Z.

ARGYLg STheg;

Hotel / B&B

Vacant .

Focus Area

Connection to the Golden ‘Z’

The connection to Buchanan Street
is made via the pedestrianised
section of the street, containing a
number of high-quality buildings of
key commercial and leisure uses.

There is an opportunity to prioritise
pedestrian movement at the junction
with Union Street, facilitating a
greater connection between the
character area and the Golden Z.

Support for further F&B units would
complement the retail on Buchanan
Street and activate the route to and
from the station.

Historically pollution levels have
been poor on Union Street thanks
to heavy use by buses and taxis
and although this is being improved
through the introduction of electric
vehicles, the accelleration to all
electric / hybrid would further
improve the situation (the LEZ
should assist with this).

The southern end of Union Street,
towards its junction with Argyle
Street, suffers from overcrowded
bus stops, narrow pavements, and
is blighted by the issues surrounding
the ‘4 corners’.

Changes to the Hielanmans
Umbrella (already being explored)
will assist in improving the nature of
this connection but more needs to
be done. The future extension of the
Avenues project to Argyle Street will
also help to transform this important
node, encouraging connection to the
Golden Z via enhanced pedestrian
and cyclist movement, and urban
realm improvements.

Union Street has a number of
complex issues and challenges
that together need intense
analysis to develop a response
that will transform its fortunes. A
successful response would likely
include measures to enhance the
pedestrian experience by widening
the pavement and introducing
greenery.
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This lane forms one of the only active
connections west from Buchanan
Street and is home to some of the
area’s popular bars and restaurants.
The Lane is an attractive, intimate
scaled urban space that is suffering
from being unkempt and intruded
by bins. Collaboration with the
businesses on the lane would help
counter this. The reopening of the
Lighthouse asa cultural/leisure
attraction would greatly improve
the quality and vibrancy of Mitchell
Lane.

Future extension of the lane to

allow direct access from Buchanan
Street to Union Street would provide
greater connection to the Golden Z.

Mitchell Street would benefit from
improvements to support it’s role as
a leisure hub working with Gordon
Street to activate the route from / to
Central Station and complementing
the retail focus of Buchanan Street.
The restriction of traffic and the
repurposing of the multi-story car
park (a concept developed later

in this vision) would permit the
introduction of greenery, street
furniture, and bars and restaurants
inhabitation of the street. There
would require to be a accompanied
by a review and rationalisation of the
fenced area of service yard to the
south Mitchell Street in conjunction
with owners and collaboration with
House of Fraser who have ambitions
to create active street frontage to
their ownership on Mitchell Street.
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Queen Street is a major north-south
thoroughfare for both vehicles and
pedestrians within the city centre,
linking Argyle Street to the south,
with the civic, social, and retail hubs
of George Square, Royal Exchange
Square and Ingram Street to the
North.

Queen Street has never been retail
dominated but, like Ingram Street is
a successfully mixed-use in nature,
offering a number of speciality shops
(including fashion), bars, eateries,
hotel, residential and workplace.

The southern most end, at the
junction with Argyle Street has been
predominantly vacant thanks to the
former Archaos nightclub building
that dominates the western flank

of the street, however proposals
are now being brought forward to
introduce a new 230 bed student
residential development here with
active ground floor uses.

Queen Street is a particularly busy
element of the current bus route
network (refer to the connect chapter
of this study), however the proposed
opening up of Argyle Street to
Trongate for public transport should
reduce this significantly, leading

to a more pedestrian friendly
environment. There are a number of
east-west connecting routes from
the Merchant City to Buchanan
Street of varying quality that bisect
Queen Street bringing important
permeability to the wider city centre.
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Building heights decrease to the
southern junction with Argyle Street,
where the former Debenhams
building forms a significant vista
closer. The lack of height here is
inapporpriate for such a significant
junction with Argyle Street, one of
the most significant streets in the
city.
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The street benefits from high-quality
paving and active frontages, however
on street parking limits pedestrian
movement along the narrow
pavements.
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There are no pause-points, benches
or greenery provided within this
section of the street and there is
limited space for outdoor seating for

the numerous cafés and restaurants.
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Existing Uses

Located between the retail-focused
Buchanan Street and leisure focused
Merchant-City, the street caters

to both typologies at ground level,
with strong daytime and evening
economies.

Upper floors house offices,
residential, student accommodation

and hotels within a mix of modern,
high-rise and heritage buildings.

Queen Street Station, a major

city transport hub, terminates the
northern end of the street, whilst the
number of low-quality and vacant
retail units increases towards its
southern junction with Argyle Street.
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Connection to the Golden ‘Z’

The southern end of Queen Street,
towards its junction with Argyle
Street, suffers from overcrowded
bus stops, narrow pavements, and
a lower quality/vacant commercial
offer.

The new bus lane to Argyle street
should alleviate much of the heavy
traffic and this extension of the
Avenues project will also bring
enhanced pedestrian and cyclist
movement. The new student
residential proposals will also
improve the current environment at
this key node.

Springfield Court and its subsequent
connected series of lanes and
courtyards link Queen Street to
Buchanan Street. While a number of
shops, bars and restaurants address
the lanes, the eastern end to the

rear of the Princes Square shopping
centre suffers from a lack of activity.

The court and lanes offer a weak
connection between Queen St
and the Z and there is tremendous
opportunity to improve them and
make them active positive spaces.
A conceptual proposal for new
leisure uses in Springfield court

is developed in the Legible City
section.

Increasing the retail and leisure

offer within this area, in addition to
improving wayfinding and signage,
would strengthen the connection to
the Golden Z (this is explored later in
the the Responsible City Section).

Reduce number of traffic lanes /
parking to permit the widening of
pavements strategically at F&B
units and allow the introduction

of greening and pavement cafe
seating

Densify to the southern end through
the long term extension upwards
(or replacement where necessary)
of current low level buildings with

the ambition for the golden z

There is a lane incorporated in

the Unite Student Residential
development. This connects
between Queen Street and Miller
Street that, along with the very
attractive Springfield court, can
create a valuable pedestrian
permeability through to the Merchant
City. However, it is not clear that the
Unite route is a public throroughfare
as it has the appearance of a
temporary works access on a
building site with painted ply
(internal) doorsets at the entrances,
poor lighting, low painted timber
soffit and walls and cheap concrete
flag stones.

ones of more appropriate scale and
with active upper floors

Improve east-west connections,
particularly the Unite Student route
to Miller Street

Activate Springfield Court with new
uses to maximise potential and
increase Queen Street footfall
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The civic heart of the city, George
Square, is dominated by the Grade
A listed City Chambers to its eastern
edge and is the principal public
space within the city centre used

for celebration, protest and events
throughout the year.

The square is well served by strong
transport links with Queen Street
Station on its northern edge and

a number of bus services running
east-west through the space.

There are ongoing proposals for the
redevelopment of George Square
(outlined on the next pages).

The surrounding edges have never
been part of the retail offer however
there has been an introduction of
food and beverage over the years,
the most recent examples being the
Costa and Alchemist units within
George House on the northern side
of the square.

Recently, parking to all sides has
been removed and pedestrianisation
has been introduced to the east and
west ends, affording space directly
in front of the City Chambers (east)
and space for external seating for
The Counting House Pub and Elia
Greek Restaurant (west).

The heritage fagcades to the western
edge are of high quality but have
limited opportunity for active
frontage.
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The emerging Love Loan
development will provide activity
within the final element of the
surrounding built edge.

Materials and finishes to the
surrounding edges are of high
quality and this, coupled with
proposed transformation of the
square itself should create a world
class urban realm befitting the status
of the square.

the ambition for the golden z
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Transformative Proposals

—_

Raised lawn with seating edges
Sheltered seating and benches
Water feature

Sensory gardens / informal play
Rain gardens

Cycle stands

Taxi rank / Blue Badge parking

New tree planting

© 00 N O 0o B~ W N

Relocated statues

10 Space for art installations
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The design for the eastern part
of the Square responds to the
formality of the City Chambers
and of the Cenotaph and a
further raised green area has
been proposed in front of the
Cenotaph.

The design for the western part
of the Square introduces an area
for cafés to spill out, as well as a
generous paved area for events

(which may include a water feature).

The redesign of George Square

is being delivered alongside with
the surrounding Avenues over two
phases.

the ambition for the golden z

The first phase will see George
Square, John Street, Hanover and
Miller Street, a section of North
Hanover Street and Cochrane Street
commencing construction in 2025.
The second phase of construction -
at St Vincent Street, George Street,
Dundas Street and Dundas Lane -
will be completed in 2028.
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Existing Uses

The square is bounded by heritage
buildings of predominantly municipal/
commercial use, with bars and
restaurants located on the ground
floors along the southern and
western edges with the Millennium
Hotel and Queen Street Station
dominating the northern edge.

The square is a key node for public
transport, comprising of Queen
Street Station, the adjacent bus
routes and taxi rank to the north-west
of the site, maintaining consistent
footfall into the evening.

Retail
F&B / Leisure

Residential

Office / Commercial

Hotel / B&B
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Connection to the Golden ‘Z’

Inactive facades dominate the
connection to Buchanan Street
while it’s use as a primary bus route
blocks views to St George’s Tron
Church on Nelson Mandela Place, a
key vista from the Square.

The opportunity to increase active
facades and pavement widths in
this location would help strengthen
connections with the Golden Z.

Temporary measures have been
implemented to increase pavement
widths between George Square
and Buchanan Street, allowing for
additional external seating to the

bars and restaurants along the route.

The opportunity to permanently
increase these pavement widths
with public realm improvements
would allow for increased pedestrian
connection to the Golden Z and
maintain external activity along this
route.

Deliver the transformation of the
space as outlined in the detailed
proposals

Implement the next phases of
the Avenues Project that directly
interact with the space to better
connect it from an active travel
perspective

the ambition for the golden z

Encourage more leisure / F&B uses
on George Street (Dale House,
former NAG office building) as it
connects with the square.
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Stretching from the banks of the
Clyde to the rear of the St Enoch
Centre on Howard Street, this
character zone is dominated by
vehicular movement along Clyde
Street and is home to 2 major multi
storey car parks, the QPark that

is part contained behind retained
heritage facades and the St. Enoch
Centre car park, whose external
spiral access ramps dominate the
streetscape.

The area has seen a number of
developments in recent years with
the construction of a number of new
hotels, the Clayton and Virgin being

the most prominent, increasing the
height of the building line facing the
river on Clyde Street.

The area, although now seemingly
dominated by hotels, also contains
a number of buildings of mixed
age, quality and typology, including
the Grade A Listed St Andrews
Cathedral and Custom House, now
forming part of the Clayton Hotel.

Proposals released by the owners
of the St Enoch Centre show a
redevelopment that provides much
needed north-south permeability
to the river front fronted by a series
of new buildings with active ground
floor uses and a sizeable number
of residential units above. Beyond
these proposals, more hotels are
planned along the river front.

concentrate | balanced city

When added to the existing route via
Howard Street / St Enoch Square,
this increase in permeability, will be
an important dynamic connecting
into the Z'.

Clyde Street, a major vehicular artery
within the city, reduces opportunity
to connect to the riverfront. There are
proposals in development however
to transform this vital civic space and
the connections to it.

the ambition for the golden z

Footfall is further discouraged by
limited active frontages to many
buildings and narrow pavements, an

issue particularly prevalent in Fox and

Howard Street to the rear.
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Existing Uses

The area is home to a variety of
uses; hotels, serviced apartments,
backpacker hostels and residential
populate the riverfront alongside
St. Andrews Cathedral, the primary
heritage asset.

Commercial units with residential
properties above provide active

ground floors to the northern end of
the zone towards St Enoch Square,
however these blocks reduce in
quality and occupancy moving east
giving way to car parks and service
roads, reducing activity and footfall
leading to increasing antisocial
behaviour. The streets between Clyde
Street and the St Enoch Centre have

Retail
F&B / Leisure

Residential

Office / Commercial

Hotel / B&B
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stretches of inactive frontage and
little inhabitation that compounds
these issues.

St Enoch Underground Station and
bus routes to Stockwell and Jamaica
Streets provide public transport links
to the area.

Culture / Community
Governmental
Healthcare

Transport

Vacant

Focus Area

Connection to the Golden ‘Z’

Image to be added

Connection to the Golden Z via St
Enoch Square will be enhanced
through future extension of the
Avenues project to Argyle Street
and the redevelopment of the St
Enoch Centre, providing enhanced
pedestrian and cyclist movement
and urban realm improvements.

GCC should work in partnership
with The St Enoch owners to ensure
the redevelopment of the area
includes a comprehensive upgrade
of the whole square to become a
world class public space reinforcing
the Golden Z's connection to the
waterfront.

Connection to the Golden Z via the
junction of Stockwell and Argyle
Street is restricted due to its heavy
traffic and narrow pavements to the
southern end of the street, which

is dominated by overcrowded bus
stops and surrounded by lower
quality commercial offers.

There is an opportunity to prioritise
pedestrian movement at the
junction, facilitating a greater
connection between the character
area and the Golden Z.

The future extension of the Avenues
project to Argyle Street and
redevelopment of the adjacent King
Street Car Park and St Enoch Centre
would enhance this connection
further.

Work with St Enoch owners and
other interests to ensure St Enoch
Square is upgraded.

Explore the reduction in traffic
lanes to Clyde Street, providing
localised pick up / drop off bays to
the hotels to maximise the available
south facing urban realm

Develop and implement The River
Park proposals to transform the

the ambition for the golden z

Jamaica Street is dominated by bus
traffic and is anchored to Argyle St
by the substantially vacant former
Arnotts Department store.

riverside / Custom House Quay into
a world class greenspace for the
city

Create pedestrian priority crossing
points to the riverfront

Develop strategy for vacant / under
let ground floor spaces that line the
north /south streets connecting to
the river.
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One street north of the
pedestrianised zone of Sauchiehall
Street, this section of Renfrew Street
connects at its western end with the
GSA area of focus and to the east
with the Royal Conservatoire and
Pavilion Theatre.

The area however suffers from a
lack of ground floor activation due
to many inward-looking buildings
and service entrances, including the
theatre and RCS.

It is disconnected from Sauchiehall
Street due to the impermeable
nature of the block however this
may change should the new student

residential proposals for the former
M&S site advance as the layout
incorprates a new public lane to
mimic the historic Wellington Arcade
that was lost when the original M&S
building was constructed.

In essence, Renfrew Street is
historically the back end or service
road of the previously buoyant retail
on Sauchiehall Street.

In recent years there were proposals
for an ‘Avenue of the Arts’ that builds
on the proximity of the GSA campus,
Conservatoire, GFT and the Pavilion
and Royal Theatres on Hope Street.

Beyond that there is a connection

to The Royal Concert Hall and the
RNSO headquarters. It is not the
retail core but, the future success
and attraction of this parallel route is

concentrate | balanced city

intrinsically linked with the success
of Sauchiehall Street and interacts
with 2 of the Focus Areas (GSA and
Victoria’s).

The urban realm is of low quality
when compared to Sauchiehall
Street, with narrow pavements
interrupted by service accesses,
lengthy extents of inactive frontage
and a volume of vehicular traffic
adding up to an unpleasant
pedestrian experience, further
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exacerbated by the presence of the
footbridge over to the Savoy Centre
that interrupts the long views along
the street.

The street widens at the RCS
entrance which is an opportunity
to create a positive and useful
urban place but is currently barren

the ambition for the golden z
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and unactivated to the west and
intruded by covered cycle parking
to the east (adjacent to the entrance
steps). The bridge over the street
has a significant negative impact on
the appeal of this space. Previous
proposals to demolish the bridge

would significantly improve the street.
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Existing Uses

The RCS sits at the heart of the area
on the northern side of the street
and is surrounded by large Hotels

(Doubletree, Maldron and Citizen M).

There is a concentration of creative
uses / organisations and the
opportunity to work in tandem with
Sauchiehall Street to reinforce the
creative identity of the west end of
the Golden Z.

The southern side is bookended by
the GFT cinema to the west and the
Cineworld Multiplex cinema with its
Bars and comedy club to the west.

The remainder of the southern edge
is occupied by the Pavilion Theatre,
BT Telephone exchange and the rear
of the large Sauchiehall Street retail
units, all presenting blank frontage.
Only small corner units and the

Retail

F&B / Leisure

Residential

Office / Commercial

Hotel / B&B
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entrances to the Savoy Centre and
Clockwork co-work space in Savoy
Tower provide any activation. The
market within the Savoy Centre is far
from vibrant and offers little activity to
the street.

Proposals have been lodged for a
new serviced apartment tower to the
rear of the former Littlewoods unit at
the junction with Cambridge Street.

Culture / Community
Governmental
Healthcare

Transport

Vacant

Focus Area

Connection to the Golden ‘Z’

Strong connection to the Z, meeting
at the end of the first phase of

the Avenues. High quality historic
building stock offering a mixture of
leisure, retail and residential.

Opportunity to strengthen
connection by extending quality
paving up to the GFT.

The bus route creates obstacles
for movement across the street.
There is limited space in front of the
Pavilion for theatre crowds.

Poor quality pavements and
generally inactive fagades. High
quality historic buildings on the West
side of the street.

Opportunity to extend paving at
Pavilion and improve urban realm.

Joins the Z at the main
pedestrianised section of
Sauchiehall Street. Some high
quality but underused historic
buildings towards Sauchiehall Street.
This will form the next phase of

the Avenues Project, transforming
the public realm and strengthening
connectivity

Strengthen connections to
Sauchiehall Street through the
introduction of permeable routes
through any repurposed or
redeveloped vacant retail assets
Improve the streetscape through
the addition of high quality textures
and finishes

Consider the reduction in the
number of traffic lanes to provide
wider pedestrian pavements to
both sides of the streets with
priority being to give the existing
cultural venues a better setting and
greater accessibility.

Implement traffic calming at key
junctions with Theatre Royal /

RCS and hotels to provide better
pedestrian connection to the Z.

the ambition for the golden z

This busy northbound bus route
provides a poor connection to
Sauchiehall Street with narrow and
damaged pavements, cluttered with
fixed obstacles. Generally high-
quality buildings but with mainly
inactive facades.

Opportunity to improve paving and
de-clutter to improve pedestrian
connections.

Look for opportunities to work

with owners to create street level
activation.

Connect the cultural institutions to
foster collaboration and make their
presence in the locale more visible,
connected and accessible.
Demolish bridge at RCS and
create a quality urban space along
frontage.
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Since the construction of the M8
motorway, Sauchiehall Street has
acted as a main artery between
the city centre and the west end.
Key buildings include the CCA,
housed in the Category A Listed
Grecian Chambers, and the B
Listed Beresford Hotel. Charing
Cross Railway Station is located
one street away on Bath Street but
is hidden in the depth of a 1960’s
office development and feels unsafe
at night.

Historically not part of the retail core
this is a distinct character area that is
popular with a younger demographic
and dominated by pubs, clubs

and eateries and, more recently

has benefitted from the Avenues
Project planting and urban realm
improvements.

The gap site where the Bank of
Pakistan once stood has been
vacant for a considerable period

of time although proposals have
recently been brought forward for a
block of serviced apartments with
active ground floor uses.

The success of Sauchehall Street
is intrinsically linked to regeneration
around the GSA and ABC, as the
series of fires has blighted the area
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weakening its connection with the
stretch of Sauchiehall Street within
the Z.

The flourishing evening economy
when paired with the gap sites,
dark lanes and vacancies at street
level brings considerable anti-social
behavioural issues as recently
outlined as part of the Wise Women
guided walk.

Yo

the ambition for the golden z

The area was the first in the city to
benefit from the Avenues Project,
with enhanced urban realm,
dedicated active travel routes and
pause points with outdoor seating
and trees, greatly improving the
streetscape.
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Existing Uses

The street is home to a variety of
uses, including leisure, arts and
culture in the shape of the CCA,
and healthcare / education thanks
to the Dental Hospital and School
that straddles both this street and
Renfrew Street to the rear but
provides little in the way of active
frontage to either.

There are a number of residential
properties at the upper levels toward
Charing Cross and a significant
number of student residential
developments either on the street
itself or in close proximity, fuelling the
burgeoning evening economy.

Retail
F&B / Leisure
Residential

Office / Commercial

Hotel / B&B
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At street level there are still a number
of vacant properites of scale,
particularly the former RBS branch at
the junction with EImbank Street.

Transport is provided via numerous
bus routes and taxi ranks along

the street and the aforementioned
Charing Cross Station.

Culture / Community
Governmental
Healthcare

Transport

Vacant

Focus Area

Connection to the Golden ‘Z’

Whilst the area has benefited greatly
from the redevelopment of the urban
realm in recent years, the eastern
extension of the Avenues Project
along Sauchiehall Street will facilitate
a greater connection to the Golden

Z via enhanced pedestrian and cycle
movement, and further urban realm
improvements.

Improve connectivity, wayfinding,
lighting and safety to and around
Charing Cross Station

Consider the introduction of
dedicated evening ambassadors to
alleviate anti-social behaviour and
improve safety

the ambition for the golden z

Improve lighting and activity

within lane network to south of
Sauchiehall Street

Encourage existing and newcultural
and creative activities alongside
independent retail to contribute to a
redefined character of Sauchiehall
Street.
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This area is located on the eastern
edge of the Golden Z and with
Trongate is one of the the key links
to the east end of the city through
Glasgow Cross, denoted by the
historic Tolbooth Steeple and Mercat
Cross. It is also forms a ‘bridge’
between the merchant city to the
north and the riverside character
area to the south.

The area has a high concentration
of heritage assets and traditional
tenemental properties and as such
is one of the few residential pockets
within the wider city centre.

The area has a strong cultural

and creative leaning thanks to the
presence of Trongate 103, Wasps at
South Block, The Modern Institute
and a number of independent
retailers, mainly focused around
King Street / Parnie Street. Post
pandemic, King street has suffered
with a number of businesses

and F&B units closing. The main
entrance to the Tron Theatre (on the
Trongate) is not in use canopied
and, due to lack of activity, has been
identified as an anti-social behaviour
hot spot.

The southern side of Trongate
contains a number of dilapidated
and vacant buildings, however

the ongoing Candleriggs Square
development to the north is
delivering a mixed-use scheme
consisting of homes, offices, hotels,
restaurants and local amenities with
permeable streets and spaces. This
may be joined in the near future by
a mixed use scheme of similar scale
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and ambition on the King Street Car
Park site to the southern edge of the
area on Osborne Street.

The former TJ Hughes building
interrupts the established urban
grain and provides no positive
aspect to either Old or New Wynds
that travel north-south between
Trongate and Osborne Street. This is
explored in greater detail later in the
Areas of Focus section.

There are high quality finishes on the
key routes within the character area
but a lack of benches or greenery.
There is the potential for a great deal
of ground floor activation however
there are currently a number of
vacant units.
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The north-south wynds, key
connectors within the area vary

in the quality of their finishes and
environment but are both narrow
and flanked by blank and inactive
facades. The deep pend connecting
Old Wynd to Trongate is particularly
problematic, plagued by anti-

the ambition for the golden z

social behaviour and in need of
transformation.
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Existing Uses

The area contains a high number of
vacant properties, the most notable
being the former TJ Hughes unit and
the adjacent upper levels over the
under-let retail space.

There are an increasing number of
vacant units within King Street and
Chisolm Street, primarily beneath

residential, demonstrating a clear
decline in the areas fortunes post
pandemic.

Culture and creativity are represented
by the Tron Theatre, The Panopticon
music hall, Trongate 103, nearby
Briggait Artist Studios and South

TRONG ATE

Retail
F&B / Leisure
Residential

Office / Commercial

Hotel / B&B
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Block, home to a large number of
creative businesses.

Elsewhere there are a number of
successful independent retailers
and a cluster of bars and eateries on
Trongate and at the southern end of
King Street.

Culture / Community
Governmental
Healthcare

Transport

Vacant

Focus Area

Connection to the Golden ‘Z’

Connection to the Z via the junction
of Stockwell Street, Glassford
Street, Argyle Street and Trongate
is restricted due to its heavy traffic
and narrow pavements, particularly
to Stockwell Street which has a
number of overcrowded bus stops
and street signage and furniture.

There is an opportunity to prioritise
pedestrian movement at the
junction, facilitating a greater
connection between the character
area and the Z. The future extension
of the Avenues project along Argyle
Street / Trongate will bring further
enhancements in pedestrian and
cycle movement, and in the quality
of the urban realm.

Repair the urban grain by
reconnecting Parnie Street to Old
Wynd

Use the Trongate South focus area
to reinforce connections north to
Merchant City and south to the river

the ambition for the golden z

Ensure affordable space for
independent businesses and
creatives / artists / makers
Reactivate Tron Theatre entrance
on Trongate.

Support/encourage the
development of independent
businesses, galleries and reinforce
creative industries.
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resilient
retail

There is a national reduction
in demand for large area retail
and department stores and
a need to adapt space to the
right level for a re-energised
and diversified urban centre
with the right-sized units
supporting the increasing
trend for independent,
artisanal traders. Along with
the movement of ‘de-malling’
it is important to ensure retalil
faces street edges and not
inward facing or buried deep
in an urban block.

The overall requirement for retail
floorspace has dramatically
reduced. largely due to a
contraction in department stores
of which Glasgow had many.

However, Glasgow’s traditional retail
core is still the location of choice for
most and its composition is evolving
to include high end, independents,
experiential and showrooming
models.

Outward facing and interspersed
with complementary vibrant uses
(e.g. F&B), a healthy future Z can
return.

the ambition for the golden z

A key consideration in protecting the
hierarchy of the streets is ensuring
that parallel streets to our three great
streets complement rather than
compete. This is important; we need
to consolidate activity where it will
have the greatest contribution to the
whole experience of the city centre
and the streets of the Z.
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The Current Picture

Individual Street Facing Retail Buchanan Galleries
St Enoch Centre Princes Square

Vacant
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Glasgow City Council report by Stantec
Retail and Commercial Leisure Capacity Study

This report sought to explore
future floorspace capacity issues
for the retail and commercial
leisure sectors within the city
centre, given changes within the
sector and taking account of
current consumer trends.

The report first highlights key market
and economic trends:

Most developers are building less
retail floorspace, in line with reducing
operator demand

Existing retail floorspace is being
converted into alternative uses

and the COVID-19 pandemic has
accelerated a number of trends
within the retail and leisure markets
Brexit-related uncertainty remains in
some parts of the economy and the
ongoing Russia-Ukraine conflict has
resulted in high inflation, low growth
and supply chain disruptions

The cost-of-living crisis has had a
negative impact on retail sales

The retail market has experienced

a significant decrease in rents
although there are signs that rents
in some stronger locations are
stabilising

There has been a signification
reduction in average weekly
household spending across all
leisure sub-sectors (a result of
repeated lockdowns)

Overall, the report considers
Glasgow City Centre to be a healthy
centre when measured against

key indicators. The vacancy rate is
significantly above the UK average
for all centres and the report
recommends that GCC should
continue to monitor the centre’s
vacancy rate carefully.

Taking account of the emerging
proposals to redevelop both
Buchanan Galleries and the

St. Enoch Centre the report
recommends that careful
consideration should be given to the
best means of ensuring the future
presence of key footfall attractors at
either end of Buchanan Street.

The results from a household
telephone survey to identify current
patterns of retail and leisure
spending by residents within

the defined study area reveals
that Glasgow City Centre has

a comparison retail turnover of
£989.8m (a market share of 15.5
per cent) accross its large regional
catchment, greater within the
Glasgow boundary.

An oversupply of retail floorspace
across the regional catchment is
identified. however, the importance
of Glasgow city centre as the prime
location in retaining a an attractive
and good quality retail floorspace
offer is highlighted.

the ambition for the golden z

The report makes a number of more
general recommendations including:

Support for the GCC’s
promotion of residential
conversions

Incentivising the conversion of
vacant upper floor units into
residential accommodation to
support the Council’s aspiration
to double the City Centre’s
population to 40,000 by 2035

Policy changes to support
greater flexibility and diversity
of uses, place quality
improvements to public realm
to increase attractiveness of the
centre as a place to dwell

The report advises that careful
consideration should be afforded
to the most appropriate mix of uses
at Buchanan Galleries and, in any
event, there should be a sizeable
retail component together with
complementary uses.
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Future Health of Retail

Diversify the Offer: Introduce Experiential /

Blended / Artisinal / Specialist

Glasgow, much like other cities

in the UK, can no longer rely

on established national chains

to occupy the majority of the
available retail space within the Z.

There is encouragement in the
buoyancy of Buchanan Street
which still demonstrates near
100% occupancy and the recent
spate of new openings on Argyle
Street (Next, Deichmann etc.) but
Sauchiehall street and the east end
of Argyle Street / Trongate continue
to struggle.

Blended and artisinal retail offers

are becoming increasingly popular
as people care more about

the environmental and ethical
provenance of the products they buy
and are looking for an experience
beyond the merely transactional.

Carefully curated spaces that offer
products for sale alongside a food
and drink offer and have the ability
to host launches and events are on
the increase, a prime example of
this is Sneaker Laundry on Trongate
(explored in greater detail later in this
chapter).

Diversifying the retail offer,
augmenting with local independent
retailers together with convenience
retail to support the expanding
residential communtiy will provide
a strong, attractive retail mix within
a right sized offer of retained
resilient brands.

The legs of the Z provide the
opportunity to capitalise on
their creative ‘coolness’ with
independent retail and creative /
artisanal industries.
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the store x
berlin

Store X first opened its doors

in February 2015, spanning two
floors of the Soho House Building
in Mitte, Berlin.

Through a creative edit of fashion,
furniture, music, art and books,
alongside food from Cecconi’s

and The Store Kitchen, The Store

X Berlin invites visitors to explore

an innovative take on the retail
experience, one that brings local and
international creatives together in an
ever-evolving conversation.

The offer expanded with the
introduction of their exhibition
studios launched in April 2018

that have since played host to a
number of events, symposiums and
installations.

Alongside the studios, in 2018 the
Store X co-working space was
also added to the mix of varied
uses, providing a new home for
the burgeoning local creative
community.

the ambition for the golden z
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Activity at street level is vital to
create a vibrant city centre and it
is clear that we can no longer rely
on retail alone to fulfill this need.

Areas of both Sauchiehall Street
and Argyle Street / Trongate have
an increasing number of vacant
retail units and the introduction of
a diversified offer would not only
stimulate footfall but also support
the remaining retail activity.

A number of other uses such

as Healthcare, Leisure, Creche/
Daycare, Commercial and Maker
Spaces that historically were
located in our city centres should
be reintroduced to occupy space
vacated by retail, encouraging
greater footfall throughout the Z.
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Introduce New Uses: Prevents Creation of Monocultural
Dead-Zones & Stimulates Footfall

This approach will be essential to
support the ambition to double the
residential city centre population
by 2035 as stated in the GCC City
Centre Living Strategy by making

these vital services accessible to all.

This is discussed in greater detail
in the Living City chapter of this
document.
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Where the retail market is still healthy
on the Z, much of these zones are
devoid of life from the early evening
onward and feel relatively unsafe

as a consequence. There is a need
to introduce activity generating

uses such as restaurants, bars,
competitive socialising/leisure and
outdoor cafes.

This is described in detail in the
Responsible City and Vibrant City
chapters later in this report.

@

Retail

F&B/ Leisure B
[

Residential at upper levels

the ambition for the golden z

Retail dominant zone

Area with other activity / overlooking
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Buchanan Street

Retail Priority supported by Other Uses

Buchanan Street is a successful
component of Glasgow’s retail
offer but contains little in the way
of other uses.

In order to ensure its future as the
healthy and vibrant ‘heart’ of the
city centre it would be beneficial to
maintain this predominantly retail
character but to reinforce this by
strategically interspersing with
complementary alternative uses.

The conversion of street level

retail to restaurant/cafe/bar

use is often frustrated by the
requirements for ventilation to

allow food preparation. The default
requirement is for a flue to be taken
to roof level and in many cases,
particularly in heritage buildings,
this is not readily achievable.

There are many instances of new
ventilation technologies and ground
level venting being accepted by
Environmental Health / Planning but
this is often through a long period of
negotiation which can frustrate the
development.

New F&B / Leisure at key corners
and junctions complete with
structured pavement cafe seating
would extend activity into the
evening, preventing the current
‘dead-zone’ from Gordon Street to
the junction with Argyle Street.

Above street level, the conversion of
under-let or vacant upper floors to
provide a mixture of residential and
workplace would provide passive
surveillance and contribute to both
the growing demand for ‘smaller but
better’ characterful office space and
the ambition of the City Centre Living
Strategy to double the number of
people who call the city centre home
by 2035.

Buchanan Street already benefits
from a high quality public realm but
is a predominantly hard landscaped
environment. The introduction of
additional greening in the form of
planting and street trees where
appropriate would transform its look
and feel.
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In our sometimes challenging
weather, shelter is a valuable
commodity and this should be
incorporated into the streetscape in
a way that does not require its use to
be dependant on transaction.

In order to maximise accessibility,
the sloping section of the street
from Nelson Mandela Place to the
Concert Hall should contain more
sheltered pause points to assist
those with limited mobility.

karl johans gata
oslo

Karl Johans Gata is the principle
street of Oslo city centre, linking
the main railway station in the
east with the Royal Palace and
Park to the West.

Although the main retail street of the
city, it is also home to a rich variety
of other uses, including a significant
number of bars and restaurants
complete with outdoor seating areas
that are used virtually all year round,
despite the typically cold winter
climate.

Upper levels over retail and F&B
are occupied by a mixture of
commercial, hotel and residential,
ensuring a good level of passive
surveillance throughout.

Similar to Buchanan Street with the
Royal Concert Hall at its head, Karl
Johans Gata slopes upward from
the station toward its own significant
vista closer, in this case the Royal
Palace.

It is also home to a number of key
heritage buildings and where it
widens or connects to adjacent
spaces, (similar to the connection
with Nelson Mandela Place), these
are planted and occupied with more
pavement cafe style seating.

This street demonstrates how

a variety of uses, upper level
activation, greening and the
encouragement of cafe life at street
level can create a successful urban
environment, enjoyed by local and
visitor alike.

the ambition for the golden z
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sneaker laundry
trongate, glasgow

Located adjacent to the Tron
Steeple on Trongate, Sneaker
Laundry is an innovative blended
retail exemplar that combines the
world’s largest sneaker laundry,
fashion, coffee co-work and pop-
up events space.

The blurring of the lines between
retail, cafe and event space together
with a stripped back industrial
aesthetic has led to it becoming

a well loved community space in
this vibrant part of the city, popular
with artists and creatives, regularly
playing host to live DJds and events.

resilient retail | balanced city

The amount of space required by
national and chain retailers will
continue to fall.

This has already had a detrimental
impact on both Sauchiehall Street
and Argyle Street.

The diversification of uses on

these key streets away from retail
dependency (workplace, education,
F&B/leisure, civic/third sector etc.)
will lead to a transformation of

their character and fortunes, to

be more focused on serving their
local communities, both residents
and those who work there. Beyond
that, the retreat of larger format
retailing from Sauchiehall and Argyle
Street are creating opportunities for
residential developments and there
is a need to support city living with
civic uses and more specialist retail.
This is detailed in the Living City
section.

Retail will still be an essential
component of this new mix but
should be of a different nature to
the current struggling model, taking
advantage of the existing energy,
culture and creativity present on
and around both streets thanks

to the GSA / RCS in the case of

Assai Records, Sauchiehall Street

Reinventing Sauchiehall Street / Argyle Street
A Specialist / Experiential / Artisinal Offer

Sauchiehall Street and the studios,
galleries and creative workplaces
around Trongate / King Street.

The development of an already
growing specialist, experiential
and artisinal offer as evidenced in
the examples shown below within
these legs of the Z will assist in
returning life, footfall and vibrancy,
safeguarding their status as two of
the key streets of the city centre.

Social Recluse, King Street

the ambition for the golden z

The Good Spirits Co., Bath Street

Fat Buddha Store, Queen Street
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Recommendations

Diversify Uses at Street Level and encourage a beneficial
proportion of complementary uses to reinforce retail and
extend hours of activity.

Revise policy presuming for retail on specific stretches
of the Z to encourage evening operations into
predominantly retail stretches without compromising the
apex retail status of Buchanan Street.

Diversify the retail offer, augmenting with local
independent retailers together with convenience retail to
support the expanding residential community.

For the conversion of ground floor retail to F&B, make
known previously approved solutions available from the
outset to allow approvals to be swiftly concluded.

resilient retail |

1. Ingram Street

Ensure that the existing vibrant mix of uses on Ingram
Street is maintained and enhanced.

Look to add further Leisure/F&B at key junction with
Buchanan Street on Royal Bank and Exchange Places.
Activate vacant upper levels to southern edge of Royal
Exchange Square.

Seek new uses to inhabit key vacant units within the
street to add to its current vibrancy.

Improve the crossing of Ingram Street over Queen Street
and better connect with the Golden Z.

Work with surrounding F&B businesses to develop a
structured approach to outdoor seating and all year
sheltered space.

Generally increase F&B throughout space and and
maximise contribution of GOMA as a cultural attraction.

2. Gordon Street / Union Street

Undertake a dedicated detailed study to develop a
response that will transform Union Street’s fortunes.
Enhance the pedestrian experience by widening the
pavement and introducing greenery.

Prioritise pedestrian movement at the junction of both
streets, facilitating a greater connection between the
character area and the Golden Z.

3. Queen Street South

Reduce number of traffic lanes / parking to permit the
widening of pavements strategically at F&B units to
introduce greening and pavement cafe seating.
Densify to the southern end through the long term
extension upwards (or replacement where necessary)
of current low level buildings with ones of more
appropriate scale and with active upper floors.

balanced city

Improve east-west connections, particularly the Unite
Student route to Miller Street.

Activate Springfield Court with new uses.

4. George Square

Deliver the transformation of the space as outlined in the
detailed proposals.

Implement the next phases of the Avenues Project that
directly interact with the space.

Encourage more leisure / F&B uses on George Street as it
connects with the square.

5. Riverside

Work with St Enoch owners and other interests to ensure
St Enoch Square is upgraded.

Explore the reduction in traffic lanes to Clyde Street,
providing localised pick up / drop off bays to

the hotels maximising available south facing urban realm.
Develop and implement The River Park proposals to
transform the riverside / Custom House Quay into

a world class greenspace for the city.

Create pedestrian priority crossing points to the riverfront.
Develop strategy for vacant / under let ground floor
spaces that line the north /south streets connecting to
the river.

6. Renfrew Street

Strengthen connections to Sauchiehall Street through the
introduction of permeable routes through any repurposed
or redeveloped vacant retail assets.

Improve the streetscape through the addition of high
quality textures and finishes.

Consider the reduction in the number of traffic lanes to
provide wider pedestrian pavements to both sides of the
streets.

Implement traffic calming at key junctions with Theatre
Royal / RCS and hotels.

Connect the cultural institutions to foster collaboration
and make their presence in the locale more visible.
Demolish bridge at RCS and create a quality urban space
along frontage.

7. Sauchiehall Street toward Charing Cross

Improve connectivity, wayfinding, lighting and safety to
and around Charing Cross Station.

Consider the introduction of dedicated evening
ambassadors.

Improve lighting and activity within lane network to south
of Sauchiehall Street.

Encourage existing and new cultural and creative
activities alongside independent retail.

8. Trongate / King Street / Candleriggs

Repair the urban grain by reconnecting Parnie Street to
Old Wynd.

Use the Trongate South focus area to reinforce
connections north to Merchant City and south to the river.
Ensure affordable space for independent businesses and
creatives / artists / makers.

Reactivate the Tron Theatre entrance on Trongate.

Support/encourage the development of independent
businesses, galleries and reinforce creative industries.

the ambition for the golden z
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As the recognised structure of how we
navigate the city centre, the Golden

Z, can promote more sustainable and
healthier travel. There is a recognition
of the future city centre being less
intruded by private car usage and a
greater focus on creating an increased
permeability and a ‘celebration’ of

the connected urban spaces - all key
to the greater inhabitation of the city
core.
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connect

Safe walking and cycle
routes along with a good
public transport will
better connect the wider
community to the centre
with environmentally
friendly public transport.
This will reduce car
journeys, promote health
and wellbeing as well as
rebalancing inequality for
low car ownership groups.

Glasgow has determined to
deliver a significant modal shift
from car reliance to active travel
and public transport.

With its ‘People First Parking Zone’
underway, car parking levels are
scheduled to reduce by up to 30%
over a 10-year period. This will

be supported by the proposed
expansion of car clubs, the
implementation of the Low Emission

Zone, and the improved cycle
networks with on-street storage.

This vision reinforces the importance
in continuing to deliver the Avenues
project and additional interventions
in the public realm across the Golden
Z to maximise accessibility and
safety for pedestrians and cyclists,
making the centre a more attractive
proposition as a place to live, work
and spend leisure time.

It is recognised that continual
improvement of the passenger
experience is required to increase
patronage of rail/public transport
and to attract investment in high
density clusters around transport
interchange nodes [Queen Street/
Argyle Street/Central Station/
Buchanan Street]. At the moment,
there are concerns around safety and
anti-social behavior at these hubs
that are a deterrent to people visiting
the city centre, particularly in the
evening.

the ambition for the golden z

In conjunction with the later ‘Include
section, this vision sets the context
for the conditions for transport,
accessibility and proximity to
services and reviews this against 20
minute neighbourhood guidance.

A case study on a possible
redevelopment scenario around
Argyle St Station describes the
regenerative effect of leveraging the
potential of public transport nodes.

Alongside the reduced dominance
of vehicles, there is the potential

to make the city more permeable
offering new and rediscovered
pedestrian routes. The proposed and
current major projects (Buchanan
Galleries, St Enochs, Candleriggs,
King Street) all promise to break
down large impenetrable blocks with
a series of connected and activated
pedestrian routes, lanes and public
space. Combined with delivering on
the previous Glasgow lanes strategy,
the intriguing complexity created will
enhance the experience of moving
around the Golden Z for the home
communities and visitors alike.
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In order to meet its ambitions to
deliver a significant modal shift
from car reliance to active travel
and public transport, Glasgow
City Council have published an
Active Travel Strategy.

The ATS supports the City’s
commitments by 2030 to reduce
car kilometres travelled by 30%,

no deaths or serious injuries on our
roads, streets or cycle ways and to
achieve net zero.

The strategy seeks to rebalance
streets and spaces with a focus

on networks and infrastructure in
our street environments, enabling
everyone to walk, wheel or cycle and
encouraging and sustaining change.

Key to the promotion of active

travel is the implementation of the
ambitious Avenues Project. This
£115 million project is transforming
the city centre environment,
rebalancing car-dominated streets
with public realm space that support

Encouraging Active Travel
Glasgow’s Active Travel Strategy

pedestrian uses making the city
more attractive to residents and
visitors alike.

Glasgow City Council has also
secured an additional £21 million
from Sustrans that is enabling

the delivery of an additional four
Avenue projects. These projects
will allow the Council to deliver on a
key recommendation made as part
of the Connectivity Commission:
the acceleration and expansion of
the Avenues programme into other
areas of the city.

Design and construction work is
being phased over the period 2018
to 2028. Construction work began
with the Sauchiehall Street “pilot”
Avenue in 2018 and was delivered
in 2019. The next phase, from
Cambridge Street to Sauchiehall
Street is due on site in 2023.
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Glasgow’s
Active Travel
Strategy

2022 - 2031

Pilot Phase (Delivered 2019)
Block A (Initial Delivery scheduled 2023)

Block B

About 50%

less than

Transport is Scotland’s 3km

biggest contributor to
greenhouse gas
emissions.

the ambition for the golden z

of journeys
in Glasgow are

- U

Block C
Block D

Block S (Sustrans)

NI,

~

Being active improves
mood, concentration, and
sleep — helping your family
to be ready to learn

or work. People aged
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The Current Picture

area of focus [

contributory character
area

Existing Pedestrian Movement and ‘Barriers’ to Permeability

primary route

secondary route

Making the city centre a more
accessible, legible and attractive
place for pedestrians is key to the
successful transition to a more
active travel-led future and the Z,
the spine of the city, is central to
this.

There is an opportunity to
transform the Z and surrounding
streets through a combination of
fragmenting some of the existing
larger blocks and reintroducing
permeability through human-scaled

active lane —
—

lane with opportunity for
improvement / activation

lanes, squares and connections that
will both change how we experience
the physical nature of the city and
how we might emotionally connect
with it.

This fragmentation is already being
considered for both Buchanan
Galleries and St. Enoch shopping
centres and has been carried

on to the focus area sites where
we celebrate the historic lanes
around TJ Hughes and propose the
reintroduction of routes where they

connect | legible city

opportunities for permeability €=-=-=>

primary civic space

once existed (e.g. the Wellington
Arcade connecting Sauchiehall
Street / Renfrew Street and the lane
within the BHS block).

This Vision is an opportunity to
deliver on the Lanes strategy and

to reintroduce lost patterns of the
city and bring back places that have
a depth of cultural resonance and,
alongside a network of new routes,
introduce pleasing complexity to
citizen and visitor alike.

Anchor Lane

Sauchiehall Street

TJ Hughes Building Parnie Street Old Wynd

Buchanan Galleries
Old Wynd leading to Trongate

the ambition for the golden z

St. Enoch Centre

Sauchiehall Lane at BHS

New Wynd leading to Osborne Street
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City Centre Lanes

Vital Connective Tissue within the Wider Network of Streets and Spaces

A Lane Strategy for Glasgow City
Centre

‘A Lane Strategy for Glasgow
City Centre’ was published by
Glasgow City Council in 2017. It
identified opportunities to either
improve those spaces already
activated or to unlock the latent
potential of other lanes that were
still predominantly utilitarian in
nature.

This Vision proposes that the
recommendations made in the

2017 strategy in terms of strategic
interventions, planning policy and
design guidance are implemented in
these key spaces, to fully integrate
them into the active travel network of
the city centre.

connect | legible city

§i§

LANE STRATEGY
for Glasgow City Centre

. Restaurant

the ambition for the golden z

. Music Venue . Coffee Shop
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An Accessible and Permeable Public Realm

This Vision proposes a series

of potential interventions within
the urban grain that, together
with the emerging proposals

for increased permeability of
both St. Enoch and Buchanan
Galleries, positively transform the
pedestrian experience.

New permeable lanes and spaces
are proposed throughout the

Z that break down the existing
impenetrable massing of a number
of the larger urban blocks.

These interventions, including
potential new connections between
Sauchiehall Street and Renfrew
Street to the north of the Z and new
routes from Argyle Street / Trongate
to Osborne Street in the south will
improve visibility and accessibility
and provide a more attractive and
active urban realm.

Buchanan Galleries Proposals

GSA: Potential New Space & Lane

The potential combination of moves
is shown on the adjacent map and a
number of the individual proposals
are illustrated in the images below.

St. Enoch Square:
Potential New Greenspace

Argyle Street Station Proposals

St. Enoch Centre Proposals

Victoria’s Site: A Transformed Urban Realm - Active Travel and Greenspace

connect | legible city

primary route

secondary route

Potential New Linear Park:
New Wynd / Trongate

je

active lane

improved / activated lane —

the ambition for the golden z

Pedestrian Movement Transformed with Increased

Permeability and Activity

new permeability —>

‘Scotland’s communities
are shaped around
people, with walking

or cycling the most
popular choice for
shorter everyday
journeys’

Scottish Government Vision for
Active Travel 2030
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Public Transport: The Current Picture

Glasgow City Centre and the
Z in particular is well served
by multiple modes of public
transport.

Both Central Station, the busiest
railway station in Scotland with 15.3
million passengers per year (April
‘21-March ‘22)), and Queen Street
Station are adjacent to the Z. Argyle
Street Station, a key commuter
station is located on Argyle Street,
although currently accessed via a
‘tunnel’ like route within existing low
density retail buildings. Potential
opportunities to improve this are
shown later.

St. Enoch and Buchanan Street
Subway stations are right on the Z,
bookending Buchanan Street. In
terms of accessibility however, only
St. Enoch Station is fully accessible,
this is explored in the Responsible
City section.

Within the city centre there are

two main north-south bus routes,
Hope Street and Renfield Street /
Union Street which are often very
congested and have historically
suffered from low air quality. The
increased use of electric buses and
the implementation in June 2023

of the LEZ should go some way to
alleviate this.

These routes ultimately lead to
Buchanan Bus Station, used by over
40,000 passengers daily. The current
impermaeble mass of the Buchanan
Galleries Shopping Centre cuts this
vital node off from the Z and makes
it difficult to locate, however the
redevelopment proposals for the
Buchanan Galleries would remove
this perceived lack of connectivity.

The pedestrianisation of large parts
of the Z, particularly Argyle Street,
has led to a busy and circuitous
vehicle route being formed along
Queen Street and Ingram Street, both
beneficial in terms of visibility but
detrimental in terms of congestion
and character. This will be in part
alleivated however with the proposals
to introduce a new one-way bus lane
along the pedestrianised section

of Argyle Street as part of the next
phases of the Avenues Project (refer
to adjacent map).

connect | legible city

This will simplify the bus route,
reconnecting with Trongate to
the east and providing greater
accessibility to the heart of the Z.

Taxis sit alongside shared transport
in the sustainable travel hierarchy
and play an important role in the
public transport of the city. There are
numerous taxi ranks adjacent to the
Z, the most notable being those at
both mainline railway stations. The
provision of an increasingly improved
taxi service is a key component of a
successful evening economy.

above & below ground train lines
bus route

fastlink route

glasgow underground route
taxi rank

new one-way electric bus lane

the ambition for the golden z

Existing City Centre Bus / Train / Taxi Map

people first zone
LEZ

“Our aim is that our trains,
subway, metro and taxis
will offer a fully integrated
public transit system

servicing the city centre”
City Centre Transport Plan
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The City Centre Transport Plan

Glasgow City Centre Transport Plan
Summary Report

Glasgow’s new strategy for
movement and place within the
city centre sits alongside the
wider Glasgow Transport Strategy,
Liveable Neighbourhood Plan

and the Active Travel Strategy to
help guide decision-making for
transportation in the city centre to
2032.

The strategy will help to deliver
transformational change to transport
within the centre and ensure the city
makes a full contribution

to Glasgow’s Climate Change

commitments and the transition to
net zero carbon.

Glasgow Transport Statistics Extract from Plan

In terms of public transport, the key
goals of the plan can be summarised
as follows:

Make the city function better for

all users including with restricted
mobility

Reduce need to travel & access the
city centre by car (-30%)

Support greater use of public
transport through improvements
Promote 80% of city centre trips to
be made on foot, by bicycle or public
transport by 2030

Develop mobility hubs and
encourage shared mobility to reduce
the need to own a car

Accelerate decarbonisation through
Low Emission Zones, promoting zero
tail pipe fleet & vehicular emissions
Reduce air pollution and promote the
environmental impacts of transport

connect | legible city

The ‘Sustainable Travel Hierarchy’
underpins the plan with its promotion
of walking, cycling, public transport
and bike, car and ride sharing in
preference to single occupancy car
use. This approach can only assist
the Golden Z in becoming a more
accessible, attractive and affordable
destination.

Sustainable Travel Hierarchy - Transport
Scotland

Clyde Metro

The Clyde Metro project, a multi-
billion investment over a 30-year
period and a key Government
priority for future infrastructure
investment is listed in the adopted
NPF4 as one of eighteen national
developments supporting the
NPF4 strategy.

It offers a step-change in transforming
the life chances of communities
stymied by the greatest inequality
challenges caused by unaffordable,
unreliable, and poorly connected
local public transport, will deliver
inclusive, net zero and climate
resilient economic growth by
responding to the climate emergency
implementation plan and will

support the creation of places where
people can thrive, regardless of
mobility or income through liveable
neighbourhoods and an inclusive city
centre.

It will better connect more than 1.5
million people to employment and
essential services in and around
Glasgow, including a new dedicated
link between the city centre and
Glasgow Airport, provide significant
capacity to encourage switch from
car use, reduce greenhouse gas
emissions and improve air quality; and
free rail capacity for longer-distance
journeys.

The Scottish Strategic Transport
Network Report (December 2022)
describes the Clyde Metro as follows:

‘Road congestion in Glasgow City
Region makes public transport less
attractive, contributing to more car
journeys. Metro transport systems
include one of, 