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Summary Qutlining the Thesis Proposal

The origins of Byres Road date back to the seventeenth century in which it was a
"highway" connecting Partick Cross to the fields to north.

Byres Road recently marked its centennial year as a major shopping street of the West
End of Glasgow.

Since the Second World War the role of the Road as a major shopping street has
declined together with its physical and visual quality of its character.

The general concern raised by this process prompted this study and its aims are to

reverse the decline of the Road.

This study primarily seeks to:

1) TRACE AND RECORD THE HISTORICAL DEVELOPMENT AND CURRENT ROLE OF BYRES ROAD.
2) IDENTIFY THE SOURCES AND FACTORS CONTRIBUTING TO THE DECLINE.
3) OUTLINE THE STRATEGIES THAT WOULD ADDRESS THE IDENTIFIED PROBLEMS

To achieve these objectives the following research has been undertaken:

1) Identification of its townscape values
2) Data collection on Byres Road regarding:
a) the tenant mix
b) the change of use
c) pattern of ownership
d) the influence of rateable value on the mix of tenants.
3) the current retailing patterns in Glasgow
4) case studies regarding competing shopping centres that are considered as the
modern "high streets"
5) Study of environmental and physical requirements of High Streets.
6) The role of Byres Road within the context of Glasgow and its future.

The study concludes by identifying Byres Road’s vital role as a major element in
forging a link between Botanic Gardens in the North and River Clyde in the South.
Using the concept of "Open Shopping Mall" the shops along Byres Road would be
revitalised as a "Speciality Stretch" between the Enlarged Prime Shopping A::ea in the

North and a major shopping development at Partick Cross in the South.
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PREFACE

1.0 The Aim

In the context of the residential environment of one of the most important roads of
Glasgow, the aim is to propose long term strategies to revitalise Byres Road as a
major shopping street serving an established residential neighbourhood and .

University.

In the wider context of architectural heritage, the city of Glasgow and tourism, the
aim is to propose ways of enhancing Byres Road and of introducing new recreational
activities so that it becomes a complementary and dynamic centre of an outstanding

conservation area, namely the West End of Glasgow.

2.0 Understanding the Aim

Byres Road is seen to be the High Street of the West End and central to this
outstanding conservation area. However, the amenity of the area has declined
because of the arrival of national retailers and companies, particularly charity shops
and estate agents, in the 1960s and a surplus of parked cars. Attendant upon this are
new developments of mediocre architectural quality which contribute further to the
decline. Also the arrival of service industries and offices in Byres Road has outgrown

car parking provision.

3.0 Developing the Strategies

Revitalising shopping along the length of BR is central to the proposed strategy.
An understanding of the various socio-economic forces that have been acting on Byres

Road since its beginnings is essential to the development of a strategy to ensure a

positive future role for Byres Road, (B.R.) both in the local and city context.



The central objective of the West End Local Plan is "To protect and enhance the West

End both as an architectural heritage and as a residential environment of high

quality”

The Glasgow West Conservation Trust, (G.W.C.T.), a local based conservation
body, has suggested that revitalising shopping along the length of Byres Road (its
socio-economic health) is relevant to the enhancement and promotion of the
architectural heritage of the West End, as well as, more obviously, the quality of the
residential environment. If Byres Road was once again to become athriving
traditional High Street it would support tourism initiatives which feature the

architectural heritage and cultural centres of the West End.

Any strategy to revitalise shopping along the length of Byres Road must consider the
planning aims of the City as a whole, taking into account the City’s "Planning Aims
Jor the Next Decade and Century”. Since being voted Cultural Capital of Europe in
1990, the city intends to continue to enhance its image with the further objective of
becoming Scotland’s foremost shopping and tourist centre. This strategy proposes
that the future of Byres Road is as a feature in a network of shopping, cultural and

recreational centres throughout the city.

Research for this proposal has identified the need for a strong North- South Physical
Framework Axis between proposed new recreational and tourist facilities at the
confluence of the River Clyde - River Kelvin, through Partick Cross and Glasgow
University, to the Botanic Gardens. This will complete the existing framework
formed by the East-West axes of Great Western Road to the Cathedral Precinct (via
Sauchiehall Street) to the North, and the River Clyde to the South, and the other
North-South axis of Buchanan Street and the River Clyde.
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4.0 The Plan of Action
The strategy will be followed through as stated below:-

a) Socio-economic analysis of the Study Area is used to define the nature of the
forces acting upon Byres Road. The necessary socio-economic information has been
extracted from a comprehensive field survey supported by the resources of The City
Planning Department, Strathclyde Regional Archives and reference to City Valuation
Rolls.

b) Identifying the change in the character of Byres Road since the Second World
War as a traditional speciality shopping street. Rather than examining the changes in
the appearance of the shops, it is considered much more relevant to analyse the
changes in retail use, since 1948.

c) Identifying the prime and the poorest shopping stretchs by examining the
commercial tenant mix, the ownership pattern and the rates and rentals of the whole

stretch of Byres Road.

d) Making a study of the commercial strategy of "modern" shopping, particularly

"anchor" shop tenants and street management technique, and applying this to Byres
Road.

e) Making a study of competition from other strategic shopping centres within the

City. Currently, Byres Road is identified as being one of twenty strategic shopping

centres within the City.

f) The facilities provided by selected centres will be compared to those provided by
Byres Road in order to develop a strategy for enhancing the shopping quality of the
road within the context of urban conservation. In addition, a general study will be

made of the shopping hinterlands of Glasgow
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g) Examining and evaluating the major existing planning and conservation policies
of the Study Area, in particular those with reference to retailing, housing,
entertainment, transport and traffic, tourism, etc. The proposed strategy will continue

and develop policies considered to be constructive.

5.0 Criteria for the Proposal

The findings from 4.0 will be translated into a series of drawings which will then be
used to illustrate the proposed strategy for Byres Road. The proposed strategy will

consider the following:

a) How to ensure the future of Byres Road as a major shopping street.

b) The traditional character of the road and to what extent this will determine its
future character.

¢) The identity and location its major nodes linking identified routes.

d) Future developments which would support a, b and ¢

e) The extent to which the requirements of "modern" shopping, including support

facilities such as car parking, would (interfere) with the existing building fabric of

Byres Road
f) Control of shop mix

g) Enhancement of the environment by improving shop fronts, signage, hard

landscape and street furniture.

h) Generally anything which will contribute towards improving the environment

along the length of the Road.

Strategy of Implementation

The possibility of realising the proposed strategy will be assessed and the

necessary physical, administrative, legal action will be identified.
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INTRODUCTION

This study on the conservation of Byres Road as a major shopping street is
undertaken to fulfill the requirement for an M. Arch. Degree whilst attempting to meet

the needs of the Glasgow West Conservation Trust (G.W.C.T.)! who initiated it.

The Central Objective stated in the West End Local Plan’ is "To protect and enhance
the West End both as an architectural heritage and as a residential environment of

high quality".

For the above to be achieved GWCT has identified that revitalising shopping along
the length of Byres Road is vital. This will enhance and promote the architectural
heritage of the West End and improve the quality of the residential environment.?
The character of Byres Road has always been associated with its range of speciality
retail shops. With the arrival of national retailers and companies, charity shops and
particularly estate agents, in the nineteen-sixties the character of this place has
declined. Attendant upon this are new developments of mediocre standard and a
surplus of parked cars which contribute further to this decline. The arrival of service -

industries and offices in Byres Road has outgrown car parking provision as well.

'Glasgow West Conservation Trust also known as G.W.C.T.is a registered company limited
by guarantee and a charity registered in Scotland,whose primary purpose is to conserve and promote
the unique Victorian Architectural heritage and townscape of the West End and the quality of life
enjoyed by the rich mixture of its residents.-GWCT Annual Review 1990-91

*West End Local Plan- a written statement and adopted in June 16th.1988 by the City of
Glasgow District Council.

*City of Glasgow District Council, West End L ocal Plan, Section.3.. p 31




Accordingly, Byres Road’s designation as a "District Shopping Centre", supported
by the existing policies of both the District and Regional Councils®, is not considered
to be sufficient to restore the character and ensure the future status of the road. The

West End Local Plan supports this judgement:

"The number of vacant shops has increased and this may indicate that measures are

required to restore the attractiveness of the shopping area™

The incidence of vacant premises prompted this study that developed into an
exploration of the ways upon which Byres Road could be developed in order to meet

the future requirements of a major shopping centre.

This study identifies, firstly, the status of Byres Road within the West End of
Glasgow, beginning with the historical background. Information was drawn from
interviews with shopkeepers and resident associations; discussions with and records
obtained from relevant authorities; records held by local and regional libraries and
archives. Subsequent analysis revealed the extent of the problems, pressures and also
the constraints faced by the Road for development opportunities. The situation in
Byres Road was also compared to High Streets elsewhere in order to develop the

proposed strategy.

“‘District Council means City of Glasgow District Council and Regional Council means
Strathclyde Regional Council.

SWest End Local Plan, Section. 5.2, p.4



Within the context of the proposals the strategy will be:

First, to keep the urban fabric that characterises the Road intact while making
adequate provision for new forms of retailing, commercial, social and economic

activities.

Second, to highlight the need to develop Byres Road as a tourist route connecting
the major centres of West End that is Botanic Gardens and the River Clyde via
Partick Cross. The proposals will include improvements to pedestrian amenities such

as introducing quality urban spaces and developing selected backlanes.

Within those two strategies, the specific aims of the Study will consist of the

following:

a). Identifying the traditional character of Byres Road through a comprehensive
historical and architectural survey of the area which would provide evidence to
support any proposals to restore its traditional role as a High Street within West

End.

b). Highlighting the need for making adequate provision in and around the
study area for the current and future demands on the urban fabric within a

major conservation area that consists of late Victorian and Edwardian buildings.
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2.0 THE WEST END OF GLASGOW

In Britain the West End of any city is generally the best end socially. In Glasgow
there were practical reasons for this in that the prevailing winds blow from the West
so that with the heavy pollution from industry in the centre and the east end

it was the West which had the cleanest and purest air.®

The Physical Boundary

The West End of Glasgow covers an area of approximately 390 hectares (963 acres).
It is bounded on the north and east by the River Kelvin and on the south by the River
Clyde, two very important watermarks on the Glasgow map. The western boundary
follows Broomhill Drive, Clarence Drive and the existing former Lanarkshire and
Dumbartonshire Railway line to Beaconsfield Road and Winton Drive, (Fig.2).
The Character

The Local Plan Area is mainly residential in character although it includes a number
of establishments- the University of Glasgow, the Western Infirmary and the British
Broadcasting Corporation (B.B.C) Scotland, besides the Botanic Gardens and part of
the Kelvingrove Park. The northern half of the area is dominated by the Glasgow
West Conservation Area designated since 1972 and is extensively developed with
sandstone terraces, tenements, villas and parkland. To the south lies the Partick
South Comprehensive Development Area- tenements and light industrial development

which has suffered extensive clearance and depopulation since 19717, Hillhead and

Partick have some of the best preserved inner-city tenements in Glasgow, while areas

*Dr.James Macaulay,” Glasgow Lecture Series”, Mackintosh School of Architecture, Jan.
1992.

'Glasgow West Conservation Trust Annual Report 1991-92
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like Kelvinside, Dowanhill and Broomhill offer an outstanding residential environment
of terraces and villas. Also within the boundaries of the G.W.C.T. and the Hyndland
Conservation Areas® there are many buildings listed by the Secretary of State as of
Architectural and Historic Interest. Besides containing some of the finest housing in
the City, the West End has its share of the worst. These have been mainly attributed
to poor ground conditions, abandoned mineral workings, planning blight, absentee
owners, multiple occupancy, unsympathetic conversions and infill developments with
a history of poor maintenance and neglect which have all taken their toll on the -
architectural and townscape heritage since 1945. The West End has two prominent
district shopping centres: Byres Road and Partick along Dumbarton Road as well as
the stretches of shops along Hyndland Road and Great Western Road. The current
population in West End is somewhat difficult to ascertain. The 1981 census showed
an estimate of around 30,000 people as living in West End. However this figure
seems to be misleading when given that the University alone contributes a student
population of around 15,000 (which significantly classifies the area around Byres
Road as a Student Precinct). This figure is significant since a sizeable number do not
live in the vicinity but contribute to the economic life of Byres Road. Similarly the
area experiences a large crowd visiting the major establishments the foremost being
the Kelvingrove Museum and Galleries and the Transport Museum. Besides these, the

West End can be considered as the cultural asset of Glasgow. (Fig. 3).

*Since October1990 the Hyndland Conservation Area has been absorbed into the Glasgow
West Conservation Area. The combined area constitutes approximately 25% of the total
conservation areas in Glasgow.
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3.0 BYRES ROAD- THE PROPOSED STUDY AREA

The road, almost a kilometre long, linking Partick Cross at Dumbarton Road to Great
Western Road is called Byres Road. It is a very popular shopping street and one of
the busiest in Glasgow. Termed as the Heart of West End, it also has a reputation
for providing something for everyone with its array of small and unusual shops
alongside bigger retailers.’ Its catchment area extends beyond the West End to
include perpheral areas of Anniesland, Knightswood, Yoker, Whiteinch and
Woodlands. The West End Local Plan classifies Byres Road and Partick as "District
Shopping Centers", where together they are ranked second only to the City Centre
in Glasgow’s shopping hierarchy. In the official maps of the Planning Department
only part of the Road or Street (as is found to be in the Glasgow West Conservation
Area, the remainder being in the Partick Comprehensive Plan Area. Nevertheless,
and rightly so, the Glasgow West Conservation Trust recognises the importance of
classifying it as a single entity so that any conservation measures can be carried out
with total consideration. However this view has not gained any support as can be
gauged from the unpublished West Area Review where this part of the Road is

mentioned as part of a potential Partick Conservation Area.

The proposed Study Area (Fig: 4), is confined to the first street or streets that bound

the Road including the back lanes, courtyards and "saloon courts"."

- ®Glasgow Guardian.”Byres Road, the Heart of West End". Dec.1991,p.14

Saloon Courts are extended portion of a shop whose flat roof top is used roof terrace.



FIG.. 4 : THE PROPOSED STUDY AREA






y*V-Sf

PLATE 2: AERIAL VIEW OF BYRES ROAD (SOUTH ENT



CHAPTER ONE

HISTORICAL DEVELOPMENT OF BYRES ROAD

1.1 Historical Role as a Connector

A map of Glasgow ’s adjoining districts of circa 1650 (Fig. 5) indicates the existence
of a settlement with a well defined group of buildings at a cross roads which could
very well be the present location of Partick Cross and the beginnings of a road
leading north-eastwards into the farmlands, which is probably the Byres Road of
today. It is most likely that the road derived its name from the lands known as the
Byres of Partik (Partick)'’. As shown in Richardson’s map of 1796 (Fig. 6) the full
extent of Byres Road then and its important role as a major connector for areas to the
northeast is visibly evident even though only its stretch in the lower or southern end
coincides with the present alignment. This role of Byres Road is further accentuated
by its description as an ancient highway from the Hillhead Album,." Before 1840 the
main approach from Glasgow to Hillhead for horse carriages and wagons was
through Sandyford by the Old Dumbarton Road access via the ancient bridge of -

Partick and up the long defined" highway"of the Byres Road"."’

In 1836, authorisation was given for the Great Western Turnpike Road which
undoubtedly led the way to the imminent expansion towards the west where people

of substantial standing in society were seeking to set up their residences away from

"Byres Road- Glasgow File series 1987. p.4

“Henry B. Morton, A Hiilhead Album, 1972. Univ.Press Ltd. Glasgow. 1973 p.8.
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the overcrowded city centre. By the 1840s the construction of a high level bridge
across the River Kelvin was completed thus ending the pastoral isolation of areas like
Hillhead. However Byres Road was still a very important connector for Hillhead,
Dowanhill and Kelvinside and to the ancient burgh of Partick and Govan District

across the River Clyde.

14
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1.2 The Growth in Character and Identity

Though it existed very much earlier, Byres Road was officially named only in 1847
along with Great Western Road and Great George Street. Apart from a brief period
in the 1880s when it was called Victoria Street, and later only part of it, the Road has
always been kﬁown as Byres Road. About this time, the following mansion houses
(Fig:7) were named; Hillhead House, Saughfield House, Florentine House, Thornville
House and Gilmorehill House (parts of some are still surviving). The only visibly
marked building along Byres Road then was "The Curlers Tavern" the first and only
public house for a long time in Hillhead (Fig:8). Unlike Great Western Road which
gained prominence due to its origin as a planned highway from the very beginning,
Byres Road evolved from an existing route later widened and realigned to cater for
the planned townships of Hillhead burgh and Partick burgh. Thus, while Great
Western Road was lined with grand terraces such as Buckingham Terrace and Ruskin
Terrace, Byres Road was being given simpler frontage with quadrangular blocks with
shops at ground level thus marking the different hierarchy of the Roads. However it
is the shops along Byres Road that thrived since it established itself as the centre for
shopping in the 1930s. This prominence was greatly due to the increasing influence
of the University and the Infirmary through their physical expansion attracting large
sectors of the middle and professional class.

"Even though the westward trend had started it was not until the Glasgow University
moved from the High Street to Gilmorehill in 1870, that the area around Byres Road
began to develop and from the turn of the 20th century small businesses catering for

the influx of people began to prosper. "-"

Byres Road, Glasgow File series,p.3.
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‘The Old Mansion House of Hillhead.' Water-colour by Mrs. Hooker, exhibited in Old Glasgow Exhibition of 18S4.
This rural retreat stood between the south end of Granby Terrace (Hillhead Street) and Sardinia Terrace (Cecil
Street) and disappeared when these streets were formed and built up in the sixties and seventies of the 19th

century. Glasgow Herald

OLD HOUSES « EYRES ROAD

FIG. 7 : HOUSES OF BYRES ROAD AREAS IN HILLHEAD AND PARTICK
ENDS SHOWING THE DIFFERENCE IN THE QUALITY OF LIVING
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From the 1870s Byres Road experienced a pattern of development that resembled the
meeting of two cultures with a development northwards from Partick Cross in the
Partick burgh and a development southwards from Great Western Road in the
Hillhead burgh. The area where the two boundaries now meet near Highburgh Road
was the last to be developed; The pattern of development depicts the social and
economic distinctions that prevailed in British society (with Partick being working
class in nature engaged mainly with shipyards, mills and granaries along the River
Clyde while Hillhead contained the upper middle class and professionals employed
in the Infirmary, and the University in the immediate vicinity). The distinction is very
evident today in the nature and size of the shops and the tenement flats. It could
perhaps also explain why there was an attempt to rename the northern stretch from
Lawrence Street as Victoria Street probably seeking a more prominent name. The
class distinction that prevailed is again aptly amplified by the local patriotic feeling
or loyalty towards the local shops described in the following extract from The
Hillhead Album. While mention is made of Kelvinside and its close association with

Hillhead, there was no hint or mention of the shops in the Lower or Partick End.

"It may surprise many people to be told that the Hillhead’s shops in Byres Road are
only those on the East side, extending from Kelvinside Church to Ashton Road. Yet
both sides are looked upon generally as being in Hillhead as far down as Highburgh
Road. But the feeling of this half of Byres Road belonging to both Kelvinside and
Hillhead is amply confirmed in many ways.There is a "family Oneness"about it all,
happily exemplified by Hillhead and Belmont Parish Church being in Hillhead. So with

equal regards for both sides of this ancient highway"."

“Henry B.Morton, A Hillhead Album, by FRP. Ferguson.(1912)p 10
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Perhaps in some ways the amalgamation of Hillhead and Partick into Greater Glasgow
helped set the tone towards the integration of residential areas which hitherto
demanded a total segregation.'® This is quite evident from the way the area around

Byres Road was developed as described earlier.

1.3 The Development and Growth in Importance
Byres Road is important today because it is a major shopping street. It is a role that
evolved from the turn of the twentieth century particularly with the rapid development
of a middle-class society attracted by the stature associated with the proximity to the
University. The expansion of the University into Hillhead in the twenties and the
establishment of the B.B.C. in the thirties'® was particularly responsible for the rapid
increase in population which gradually helped to establish the Road as a more of an
attractive (shopping) alternative then the stretch of Great Western Road from Byres
Road to St George’s Cross. When the boundaries of Glasgow grew (Fig:9) to include
Gilmorehill in 1872, Hillhead Burgh in 1891 and Partick Burgh in 1912, the Road
further gained prominence (as a single entity) with the reconstruction of the Partick
Cross in red sandstone with additional new and better shops making it the major

shopping street in West End.

BGeorge Gordon,Perspectives of Scottish Cities_ * Choice,and considerations : Further pcrspc-cxivcs on socio-
residential segregation in the 19th.c.Aberdeen Univ. Press. 1985,P.91-121. :

wibid,p.95
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1.4 The Decline in Traditional Character.

The Road scenario changed in terms of traffic intensity, significantly from the turn of

the twentieth century.

"Fifty Years ago it had very little traffic in comparison with Great Western Road, and
in the evenings you could look down its whole empty length with nothing to impede
your views of the distant minarets of Harland and Wolfs’ mighty cranes on the
otherside of Govan Ferry, a vista now gone. Apart from a quick trotting horse yoked
to a light vehicle the general movement of street traffic was leisurely and safe. " "Byres

Road was a very quiet road before the Great War of 1914"."

Writing in the 1980s in Byres Road-The Glasgow File series(1987), mention is made
of the street in the nineteen thirties which shows a marked change from the nature of

the traffic in the earlier extract.

"Fifty years ago Byres Road was a quieter highway since vehicles could drive
unrestricted through the back streets. Life along the main street was taken at an

altogether dignified and leisurely paced. "®

After the Second World War, in the fifties and sixties the scenario along the street
was changing even more rapidly. The once quiet Road had now become an important
artery for the ever increasing vehicles with a profound impact on the street
environment. Apart from Crow Road in the further west, it is the only thoroughfare

that connects the northeast region to the southwest thus becoming part of the overall

YHillhead Album,p.10.

*Byres Road, P8.

22



major traffic network to Glasgow. At the same time the collapse of traditional
industries which led to the general decline in Glasgow’s wealth accounted for many
of the social changes. In the West End the middle classes owning large residences
which in many cases were at least a hundred years old could not afford the
maintenance. Thus, they moved out into the green suburbs which offered houses with
modern amenities that did not require much domestic help."” This led to notable
changes in the population mix. Most significant was the student group who began to
dominate the Road and live in the vicinity in larger numbers (as was becoming the
trend) replacing the large number of middle class and professional families
particularly from Hillhead who headed further westwards into areas like Jordanhill,
Scotstonhill, Broomhill, Bearsden and Milngavie. It soon became the chosen place to -
live for the likes of artists and writers on account of its proximity to the BBC and
others who preferred a West End address. Added to this the early seventies saw a
growing Asian migrant population in the area particularly in Hillhead.? This
resulted in further multiple occupancies and subdivision of residential units, a factor

which placed great strain on the building fabrics and resulted in the gradual decline

in visual quality.

The shops began to change from independent, speciality run (mostly as a family
businesses) to national chainstores. Thus their quality and the level of service

provided began to alter the impression on the shopping environment. It was a

“Dr.James Macauly..Lecture Series "West End".

»Bashir Mann, The New Scots-The Asians in Scotland,.Joh Donald Pub. Ltd. Ediburgh.1992
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scenario fast becoming common throughout the British High Streets’ shops whose
richness in individuality and number once led Napoleon to describe Britain as "a
Nation of shopkeepers”.* Some of the shops were replaced by a growing number
of non retail business activities like building societies and the latter day phenomena,
the estate agents and mortgage institutions which marked in general terms, the deéline

of traditional High Streets.

The shops were then independently owned, speciality shops. "If they don’t stock what
you wanted they would get it for you- that was the kind of service you got in those
days. Local people remember the quality grocers like Colquhouns,Kerr,Hunters and
Massey. Similarly there were the butchers, fishmongers, bakers, florists, saddlers,
hosieliries, bootmakers and others who made the street the "Speciality Street"where

one could fill ones bag with everything one ever wanted.?

The establishment of an immigrant population always makes its own mark on the
shopping character particularly so if the group is inclined to business activities. Thus
the introduction of "cafes"by Italians at the turn of this century brought "The
University Cafe” to Byres Road. Today it is one of the longest run family business
with its shopfront and art deco of the interior maintained in its original character. In
the seventies a number of shops mainly restaurants and takeaway shops with a number
of confectioneries were beginning to be owned by people of Asian origins. By then
the Road, formerly lined predominantly by speciality shops catering not only for

westenders but for all those attracted by the West End’s Institutions, gave way to a

#Alan Powers,_Shopfronts,..Chato & Windus, London.1989. p 3..

=Byres Road..pl1
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mixture that comprised a large stock of non-retail outlets. That greatly altered the
traditional character and rhythm of the road by replacing the looks and sizes of the
shop fronts along with the materials and signage. In many ways the inclusion of
motor vehicles at the expense of trams led to the major visual and physical changes

in the way any High Street was perceived and Byres Road has not been an exception.

1.5 Summary of the Physical Growth and Decline

The following maps dating from 1865, i.e. seventy years since the last dated map of
1650 show the contextual growth of Byres Road in the rapid development of West
End. Within the next seventy years or so Glasgow recorded its highest population
figures at 1.7million more than 100% greater than when compared to 600,000 in the
1980s”. In the period between 1890 to 1930 the physical development in the West

End reached its maximum coinciding with the zenith of Glasgow’s traditional heavy

industries.

>City of Glasgow District Council, Planning Department Hand Book,1992,...p65




In the map of 1865 ( Fig:10) the following observations could be noted:-

There is no building along the linearity of Byres Road except at Partick Cross, the
well known Curlers Tavern at the top end and a few small houses. Byres Road was
just an important highway and was called Victoria Street. The triangular site formed
with Church Street has Partick Academy built in 1850 and the Old Parish Church of
Partick. The map also shows the location of some of the the earliest mansion houses

which soon gave way to middle-class terraces.

26



FIG. 10 : BYRES ROAD AND ITS ADJOINING AREAS ABOUT 1865



The map of 1880 (Fig:11) After a period of Fifteen years the following

observations could be noted.

The top end or northeast end of Byres Road has begun its formation and the cross at
Albion Crescent (Dowanside Road) and Ashton Terrace (Ashton Road) is well defined
as an important focus called Victoria Cross. About this time the name of the Road
was spelt as Byars Road with the south end known as Victoria Street. Almost all the
present conurbation of streets adjoining Byres Road had been determined. The main
landmark buildings - The University, Western Infirmary, Hillhead Burgh Hall, the
churches and some of the prominent terraces had been built which indicates that rapid

development took place since the University moved into Gillmorehill in the 1870 s.
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In the map of 1897 (Fig:12) After a period of Seventeen years the following

observations could be noted.

A notable inclusion is the underground train line; the Hillhead and Kelvinhall stations.
Most of of the adjoining areas have been built with traditional tenements having
ground level shoplots. They are also good indicators of the pattern observed in the
direction of development leaving only the gap site quadrant at Highburgh and |
Havelock Streets vacant. Most of the buildings found earlier in the south end are
intact except for Partick Academy soon to be replaced by a new school building.
Many of the streets bore different names at the south end. However Byres Road had
regained its name for the whole stretch perhaps as a result of Hillhead becoming part

of Glasgow.
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FIG. 12 : BYRES ROAD AND ITS ADJOINING AREAS ABOUT 1897



In the map of 1938 (Fig:13). After a period of Forty years the following

observations are noted.

By this time the physical expansion is complete with new tenements replacing the old
houses at the south or Partick end and the last tenement building of its kind, the
Grosvenor Mansions completed at Observatory Road, in 1931. Albion Street and
Elliot Street had been renamed as Dowanside Road and Cresswell Street respectively.
It is perhaps noteworthy to mention again that this map represents Glasgow’s
physical stature, during which it recorded the highest population figures ever reached

as the Second City of the Empire.
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FIG. 13 : BYRES ROAD AND ITS ADJOINING AREAS ABOUT 1938



In the map of 1988 (Fig:14) After a period of Fifty years the following changes are

noted. The physical decline that has occurred is evident.

Notable changes are the realignment of University Avenue and the loss of the
triangular site which housed some of the best inner-city tenement housing. The
expansion of the University was also at the expense of some of the fine terraces in
Hillhead. The Burgh Hall has been replaced with the Public Lending Library in the
early seventies. Most of these profound changes took place in the sixties when some
blighting planning policies came to the fore. In the sixties the University acquired
large numbers of tenements to be converted into multi-storey teaching blocks.
Fortunately, the introduction of the Conservation Movement from the seventies put
a stop to demolition of tenements. They were readapted instead to accommodate the
spatial requirements of the University. The availablity of grants for tenement

rehabilitation also helped towards their preservation.
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FIG. 14 : BYRES ROAD AND ITS ADJOINING AREAS ABOUT 1988
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CHAPTER TWO

ANALYSIS OF THE STUDY AREA

Having defined the objectives of the thesis, in which Byres Road is proposed as a
major shopping centre within a framework of a conservation designated area, one
needs to consider the various problems that such objectives would involve. The
possible nature of these problems or "exerting forces" are briefly, the studies on land
use particularly the existing shops and shopping environment and those associated
with them. They include studies on urbanscape provisions; traffic and parking; the
surrounding conditions and related planning policies for the area. Since the
distinctive feature of Byres Road is the existence of these shops in the tenemental
building mould, a brief look at the residential aspect will be covered as part of
landuse studies. This will include the backlanes and the quadrangular courtyards
surrounded by the blocks. A major portion of the study on the shops and shopfronts
is covered by the photographic survey of the whole stretch on both sides of the Road.

(Refer Appendix I, Vol:2).

2.1 An Overview on the Physical State of the Area

The Study Area is approximately 1.5 to 2.0 Km long from the nearest edge of the
city centre from Great Western Road in the north and Dumbarton Road-Sauchiehall
Street in the south. However the intervention of the motorway and the immediate
ring created by River Kelvin keeps the area in physical isolation from the city centre.
(Fig:15).

According to the Planning Department’s Planning FrameWork (Fig:16) practically the

36



FIG. 15 : STUDY AREA IN RELATION TO RIVER KELVIN, RIVER CLYDE AND CITY
CENTRE....(35)



whole West End is considered as "Recognised areas of good built environment”. The
only area outside this description is the derelict, former industrial site of Partick,
south of Byres Road. The plan vividly demonstrates the Road as part of the major
arterial of the City Traffic Network system.

Most of the information given below is based on references made to the Local Plan;
the West Area Local Plan Review; interviews with city planning department officers;
Road Engineers of the Regional Council department; the technical directors of

Glasgow West Conservation Trust; and Partick and Hillhead Housing Associations.

2.2 Existing Landuse
The West End landuse plan (Fig:17) shows the dominant feature of the Area as being -
primarily for residential purposes. It also illustrates the extent of the shopping stretch
along Byres Road and Dumbarton Road, the major district shopping centres. The rest
of the marked shopping areas are of local neighbourhood types. There are two major
park lands- the whole of Botanic Gardens and part of Kelvingrove Park, confined
within the western bank of the River Kelvin. Besides these, there are a number of
open spaces in the form of public and private recreational grounds and gardens. The
industrial belt is confined to the south in the former ship and dockyards. This
derelict land is seen as part of the new asset of the city where potential riverside
redevelopment along Meadowside and Yoker is expected to bring much needed
employment. According to the Review Plan, the prospects of new housing areas,
substantial job creation and public access to stretches of water front that have been

monopolised by the shipping industry for a century, could now be realised.

*Glasgw District Council, Planning Department,West Area Review, Nov.1991p.5
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FIG. 17 : WEST END MAJOR LAND USE
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2.2.1 Housing:

Based on the 1988 Local Plan, 50 % of the 13,047 houses which are owner occupied
represent double the average Glasgow figure. It demonstrates the demand for houses
in this desirable locality. There are two types of housing stock existing in the West
End- the traditional housing stock and those blocks of housing owned by the City
Council. Most of the traditional stocks are privately owned with very few properties
belonging to the City Council. As a matter of interest the largest collection of such
council properties in the Study Area are at numbers 94-144 Byres Road.” Most of
the privately owned dwellings belong to the local housing associations. There are
about five of them in the West Area of which two are in the Study Area- the Partick
and Hillhead Housing Associations. They play vital parts in the repair and
maintenance of traditional housing stock. Due to their extensive tenement
rehabilitation programme in recent years a large area of West End has recaptured its
former townscape quality. This is particularly evident in Partick, north of Dumbarton
Road, where implementation of the Comprehensive Planning Programme has largely
helped to restore the image of Glasgow as a Tenement City. The Programme to a
‘certain extent, has also helped to preserve the traditional shopping corridor of
Dumbarton Road and Byres Road. However, Partick Cross and areas south of

Dumbarton Road must be restored to achieve the overall townscape quality. The

»The Terrace is the remains of its original length after the partial demolition in the 60s.
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Hillhead area by contrast did not have such programmes and much of the
refurbishment was done individually with part finance from council grants.

Coinciding with a greater demand for smaller units of accommodation in the eighties,
a number of individually large properties became available, with the result that
multiple occupancy and subdivision of properties became particularly relevant to the |
West End. According to the Review Report this situation has left an indelible mark
on the quality of housing and strain on the architectural fabric of those concerned

while exasperating the already existing shortage of parking spaces.*

2.2.2 Shopping

In terms of the city council’s Policy for Shopping on a city wide basis Byres Road
and Dumbarton Road are classified as two second-tier shopping areas, second only
to the City Centre.” The shopping stretches at Hillhead, Gibson Street,
Kelvinbridge and Hyndland are considered third-tier centres.

To safeguard the retail floor space from possible erosion since the seventies, due to
changes of use into non-retail activities such as banks, building societies and catering
establishments, the City Planning Department introduced the concept of "Designated
Retail Core Areas” concept. Figure 18 shows such a designation for Byres Road.
On the whole Byres Road and Dumbarton Road in Partick, considered as the inner-

city, tenemental shopping streets have the advantage of being on the underground

circuit, with three stations between them.

»West Area Review, pl3

ZReference to West Area Local Plan Review- Shopping Hierarchy, page 21.
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Together they serve a high density population living within walking distance.
However these two streets, have the disadvantage of being almost wholly unsuitable
for the car shopper due to under provision of parking facilities in these two centres.
This is reflected in the meagre 270 car parking lots designated for the whole of the
Byres Road Study Area. Only Safeway superstores in both Partick and Byres Road
have provided their own car parking spaces. In Byres Road the parking facilities are
situated above shopping level within the building. The largest car park belongs to the
University at Lilybank Gardens, immediately behind the Hillhead Underground
Station. According to the Highway Authority?® this large gap site is temporarily -
used as a car park while awaiting further decisions from the owners. The Planning
Department recognises the above shortcomings in their current Review so thar the
only effective way to arrest the decline in shopping intensity is to aim at improving
the attractiveness of the shops and shopping related facilities and encourage the use
of would be improved public transport system.” Such an approach would be a better
bet at securing the shopping element than merely depending on the effectiveness of
negative control measures like retail core policies.

Some shopping elements like galleries and craft shops are found in the backlanes

which are mainly classified as entertainment areas due to their large number of

restaurants and a "popular” cinema.

#[nterview with Ir.Mortimer, Roads Department, Strathclyde Regional Council. 11.5.92.

®West Area Review Report..pl7
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2.2.3 Traffic and Transport

Glasgow has developed as a major nodal point of the Scottish Transport System.
According to the 1992 facts sheet of Glasgow released by the Planning Department,
it also has a comprehensive internal transport network comprising modern motorways,
a suburban commuter rail network (which is the largest in the U.K. outside London),
and a modernised underground system. The Study Area is well connected by being
part of the road and underground circuit particularly for commuting to the city centre.
Its proximity to the Clydeside Expressway allows easy access to the M8 and airport
which then lead to direct national and international links.

However, being part of this traffic route; being the most desired residential locality
and with two well established shopping streets, make the West End’s issues regarding
traffic two fold. They are traffic congestion and conflict between traffic and amenity,
such as the provision of parking spaces. Both are clearly identified in the respective
Plans and Objectives of Regional and District Councils.

To seek the improvement of the distributor road system as part of the urban
renewal of Partick (which is deemed necessary between River Clyde and Dumbarton
Road for the overall improvement of West End).

To reduce conflict between traffic and quality of environment.

To improve public transport to Byres Road and Partick.

The first objective is still outstanding due to various economic and planning reasons.
However construction of a new link from Partick Cross to the Clydeside Expressway
is seen as vital to relieve Dumbarton Road of its extraneous through traffic and at the
same time being a feeder to the various developments proposed for the riverside

corridor.
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A number of issues pertaining to the next two objecti?es stem from the following
reasons. The tenement rehabilitation programmes particularly in Partick have not
been fully complemented by the traditional gridiron street pattern which allows
unrestricted penetration of motor vehicles into the residential areas. Although there
are some traffic management measures (such as one-way Systems) along with
improved amenities to the external environment (such as pedestrian friendly
streetscape) they are still considered far short of bringing about the desired effect.
Currently measures to overcome these are being undertaken through surveys to
determine the areas requiring traffic management and the ways to ensure that the
shopping and other facilities in Byres Road and Dumbarton Road are readily
accessible.

Unlike Dumbarton Road, Byres Road does not have any alternative route to
provide relief for congestion and has acute shortage of car parking spaces for its
shoppers and residents alike. As such public transport is seen as a crucial factor.
The idea of trying to introduce a microbus system to ply areas inaccessible to
conventional size buses, due to the steep gradients is in the positive direction.
Similarly other modes of transport that will actively encourage shopping or living in
West End without relying heavily on car such as the Light Rapid Transport (L.R.T.)

and possible reintroduction of tram cars is well worth of consideration.

Improvements to the backlanes such as Ashton Lane have been initiated to address
the spill over of commercial development in these areas. As a result of the problem
of servicing, pedestrian-vehicular conflicts have had detrimental effects over the

overall environment that is basically residential in character.
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2.2.4 The University and Western Infirmary

The physical demand for expansion is very limited for both the above establishments.

Any redevelopment is contained within the existing boundary. The areas that concern
the study are Lilybank Gardens (presently used as a car park) belongihg to the
University and the' Triangular site (presently used as student nurses’ home) belonging
to the Infirmary. Both sites are awaiting major development proposals and they

present as excellent opportunities to regenerate the area into a major centre.

2.3 Summary of Detail Studies
In reference to Appendix I, Volume Two on
The Current Land Use
The Hierarchy of Shops
The Ownership Pattern
The Accessibility

The Environmental Assessment

the following are concluded;
a) The main element of the Road is the street level commercial premises. Very few

first floor premises are being used for offices such as banks and surgery.

b) The prime shopping area is centred around the Hillhead Underground Station and
their rental values are equivalent to City Centre Shops.
¢) The vehicular accessibility to the back courts are only possible in the Hillhead end

of Byres Road.
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FIG: 19 .ENVIRONMENTAL IMPROVEMENTS NEEDED FOR THE STUDY AREA
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LARGLSCALE HILLHEAD

Potential Development Areas (new restoration (partial))

1. Reintroduce the scale. Additional residential units above.

2. New use for existing structure and continue the Salon cinema - partial club facilities.

3. Reintroduce commercial and residential in the tenement shop style (potential place for major
retailers)

4. Additional floor space for a potential major retailer / super store who could be the pulling factor
of the area - car parking can be included.

5. 6, 7. Potential offices and speciality souvenir shops which cater for weekend fairs and car park-
ing-

8. Public square and prestigious landmark, major attraction to West End, designed parking lots.

9. Conversion to social and recreational clubs (community centre) with public parking - to add
amenities in Partick.

10, 11. Potential sites for larger departmental stores with parking facilities.

11. Redevelop the underground tube station with additional facilities / amenities.

shops / attractions with strong ch

PARTICK
Additional new
shopfronts that

should fit well wit
Tying factore.xisting

building, creating

Tying Factor X

shopping activities pulllng faCtOr

on both sides.

FIG: 20 . DEVELOPMENT POSSIBLITIES



CHAPTER THREE

SOURCES AND FACTORS CONTRIBUTING TO THE DECLINE OF BYRES
ROAD

3.1 Sources of Decline
The decline in character identified with Byres Road is both in terms of its shopping
qualities and townscape values.*® The sources and factors that led and contributed
to the decline were inevitably inter-related. They are:

a) Change in population mix

b) Depopulation

¢) Decline due to its role as a major traffic artery

a) Change in Population Mix

The initial decline of the Road was due to the change in population mix. The
migration in large numbers of middle class households left a gap in the type of
spending power that sustained many of those traditional "family shops". Their
departure also resulted in many vacant properties that had to be sub-divided, leading
to many cases of multiple occupancies, causing strains and neglect (maintenance) of

building fabrics since no one was willing to undertake responsiblity.

b) Depopulation
The migration of the City’s populace after the collapse of traditional industries had

indirect consequences upon Byres Road. This was particularly so in the south end

»Refer Appendix LII and III, Vol. 2.
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where its cﬁa:acter had been attributed with the working popu.lation of Partick.. The
lack of spending power due to unemployment and migration, and the decreasing
traditional loyalty due to greater mobility to shop elsewhere resulted in poor business.
This decline is evident from the survey where certain shops at the Dumbarton Road
end were repeatedly replaced by new businesses. (Refer Appendix II, Vol.II.-The

Ownership Survey).

¢) Its Current Role as the Major Artery
The current role has created a conflict between shoppers’ street parking and service

vehicles with very little provision for pedestrians.

The analysis from Chapter Two revealed that its current role as an important North-
South Link in the overall traffic network induces traffic congestion and constant
conflicts with shoppers’ requirement of a less strenuous environment. Congestion and
unsafe environment are exasperated by the constant loading and unloading service
vehicles. The stream of parked vehicles along Byres Road and the side streets also
indicate the inadequate parking provision in the study area. An unsightly short stay
carpark has been carved out of the triangular site at the junction of University Avenue
and Byres Road. This site was a by-product of the realignment of Ashton Road, that
fronts the listed Ashton Terrace (1862), with Highburgh Road and it directly
contributeﬁ to poor environmental value. The above description contributes little to

pedestrian friendly environment.
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3.2 Factors Contributing to the Decline

3.2.1 General Decline in Shopping

The following discussion on the decline in the shopping quality along Byres Road
begins soon after the Sécond World War.*' A series of Shopping and Photographic
Surveys were conducted to establish the factors of decline.” The surveys revealed
that:

1) decline is attributed to change of use rather than the disappearance of shops.
2) decline has been due to economic and social factors.

3) however 1) and 2) have not significantly altered the overall builtform of the

Road.

The changeover from family run, independently owned shops to national retailers or
estate agents, or to some extent the charity shops are evident from the survey
conducted from the years 1948 to 1992.

The figures in Tables 1 and 2 are a comparison between surveys for 1948 and 1992.
As the figures illustrate, there have been major changes in the shopping provision in

Byres Road since 1948. (Also refer Figures 21 and 22).

*Information gathered from various sources such as interviews with descendents of some
original shopkeepers; reference to City Valuation Roles; Post Office records; materials from Hillhead
and Partick Libraries; and from some senior lectures of the University.

= Refer to Appendix I, Vol 2.- "Current Conditional (photographic) Survey of shops” and
Appendix.II, Vol 2.-"Comparative shopping Survey of 1948 and 1992". The surveys were to collect

data on the commercial mix of tenants, change of use, pattern of ownership and the influence of
rateable value on the mix of tenants.
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Table 1 : Retail Core Area

Units in Class

Public House

Vacant Units

TOTAL

Table 2 : Non- Retail Core Area

Units in Class

Public House

Vacant Units

1948 (%)
120 (75%)
24 (15%)
3 (1.9%)
6 (3.8%)
0 0
2 (1.3%)
1 (0.6%)
2 (1.3%)
2 (1.3%)
160

1948

47

14

(%)
(67.1%)
(20.0%)
(1.4%)
2.9%)
(1.4%)
4.3%)
(1.4%)
(1.4%)

(0%)

1992 (%)

T4 (66.1%)
16 (14.3%)
8 (1.1%)
1 (0.9%)

0 0
0 0
0 0
5 (4.5%)
8 (7.1%)
112
1992 (%)

31 (53.4%)
9 (15.6%)
7 (12.1%)
0 0
0 0
0 0
1 (1.7%)
4 (6.9%)
6  (10.3%)

-1.4
+1.1

+5.1

+2.5

+5.8

1.4
4.37
+0.3
+5.5

+10.3
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TOTAL 70 58

Table 3 : Retail Floorspace

1948 (sq.m) 1992 (sq.m) %
Retail Core 8,700 10,900 +25
Non-Retail Core 3,900 2,000 -48

a) Economic Factors

Two major changes contributing to the decline clearly emerge from the survey within
the Retail-Core Area® (See Fig:18).

Firstly, Although the numbers of units have declined since 1948, there has been a
25% increase in retail floor space. Conversely, outwith the Retail-Core area (areas

in the south end), there has been a small decline in the number of units but a drop in

retail floorspace.

There has been a move from a large number of small units to fewer larger units (230
in 1948 down to 170 in 1992) with the creation of three large shops-Safeway,
Woolworth and Iceland in the north end (Retail-Core). Many small units have been

swallowed up by their more successful neighbours. This process had already begun

»According to Plannning Department’s classification, Retail Core Area is made up of the
Northend
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before 1948 but has accelerated in more recent years. Boots, Safeway and
Woolworth have bulk purchasing power and long opening hours which make it
difficult for small shops, particularly the daily convenience shops to survive.* At
the same time some shops like Tabak (Partick End), Tennents and a number of banks
and building societies have also significantly reduced the total unit figures by
expanding into the next door premises; at the expanse of traditional shops. For
example there were ten butchers in Byres Road in 1948, six in 1977 and only three
in 1992,

Secondly, there has been a growth in national retailers selling records or videos and
services such as travel agents and TV rental outlets. Although not traditional” shops,
these now fall within Use Class 1: Retail.* The most significant growth is of

course the mushrooming of estate agents and building societies who have taken note

of the high demand for West End properties.

Besides them are the charity shops numbering six units (considered to be of high
percentage), Due to their rate free status, they allegedly had displaced many
independent shops who could not otherwise afford the high rates.*

The collapse of many remaining independent shops was also partly due to changes
described since the eighties when a rapid rise in commercial rents, a process largely

uncontrolled under current legislation, came into effect.

*According to Micheal Harkins the Jeweller and D.1.Y.shop owners.
»According to Use Classification of the Town and Country Planning Act.

* Glasgow Guardian, " Price Wars" 8.March 1991.p.1.
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Class 4 - General industry

Class 5 - Storage or distribution

.Class 6 - Non-residential institutions

Class 7 - Assembly and leisure

Class 8 - Public houses

Class 9 - Vacant units

Present
Retail Core Area

Ruthven Lane

Dowanside Lane

demolished
in 1970's

;sent
n Retail Core Area

FIG. 21: SHOPS ALONG BYRES ROAD IN 1948.
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b.) Social Factors

Changes in social trends are also responsible for the decline.

Firstly, traditional shops have been replaced by public houses. Although public
houses have always been present on Byres Road (like the Curlers Tavern since 1638
and two more in 1948), there was a marked expansion in the fifties and sixties,
particularly towards the south end of Byres Road, where several shop units were

taken over.

Secondly, shopping patterns are also changing with increasing trade going to the
supermarkets and large retail chains, as shoppers like the convenience of buying

all their provisions under one roof and other features such as long opening hours.*

Thirdly, greater disposable income and demands for better living lifestyle profile,
in the seventies led to many new types of shops such as electrical and household

items’ shops, travel and holiday shops and an increase in the number of prominent

restaurants. 3

Fourthly, a change in the typical attitude of the later generation of shopkeepers’
families. As the education system provided better access to higher learning institutes
the inclination towards family run independent businesses began to change.

The"modern" generations were less inclined towards their earlier generations’ profile

“Refer Appendix V, Vol.2 "The Modemn Retailing Structure and Disadvantaged Shopper".

*Refer Appendix V, Vol.2-"The Changing Face of Retailing".
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as small shopkeepers; rather the preference was towards white collar jobs.*

3.2.2 Decline of Townscape Qualities

The townscape value of the study area is remarkable by the consistency of -
architecture applied in the rich blend of commercial within tenement mould buildings.
The presence of large numbers of land mark buildings like the University, schools
and churches lend credibility to the area as one of the best examples of Victorian and
Edwardian architecture. (Refer to Appendix III, Vol:2 -Description of Townscape

Values).

An initial architectural impression of the Area is one of unity and harmony despite
Byres Road being a major street outside the city centre. The tenements with their
closes, sandstone features, colour and texture seem to have been respected and used
as a yardstick for urban scale. The width of the Road forms a 1:1 ratio*

with the height of the tenement cum shop buildings. The building heights are
generally uniform; four stories with ground floor shops establishing a horizontal
rhythm. This rhythm is maintained, in the case of the earlier built (white or yellow
sandstone) buildings, by simple classical motifs, and in the case of the later built (red

sandstone buildings), by regular bay windows.*

*Interview with Micheal Harkins, shopkeeper, Byres Road.
“According to the SCALE analysis by the author.

“Andore Gomme, Architecture of Glasgow.
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However, on closer inspection, the development of Byres Road has in places been

careless.

The decline in character® that contributed to poor townscape values is due to factors
such as:
a) Non conforming Architectural style due to Inconsistent use of Materials
and Scale
b) Planning Blights of the 1960s
c) Isolation of Potential Landmark Buildings

d) General Environmental Decline

a) Non Conforming Architectural Style
The most conspicuous examples of disregard for traditional architectural style are the _
Public Lending Library (1972) with its bold vertical aggregate-faced panels between
narrow glazed strips on the east side, and the Safeway superstore (1972) on the west.
These "modern” interventions were planned prior to the area being designated as a
Conservation Area. Incidently the last redevelopment in the traditional mould was

Grosvenor Mansions (1930) and since then sandstone construction had been

“Refer Appendices LILIII, Vol 2.-"Townscape Values”.
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discontinued generally throughout Glasgow until quite recently when the need for

local character preservation gained recognition.

Materials and Building Scale

Brick was never used for street fronts in traditional Glasgow. It was only used for
the rear elevations and end walls of the less prestigious tenements. The traditional
building material in Byres Road is sandstone. However the recent developments have
used red brick. The red facing bricks are typical of the seventies’ preference for
cheap and fast building materials and insensitivity for local townscape values. The
impressive northern entry into Byres Road from Great Western Road is marred by
the Safeway superstore. (Refer Appendix II, Vol.2,"Townscape Values". Despite the
presence of the steeple of the former Kelvinside Parish Church as a dramatic gate to
Byres Road* balanced by the Grade A listed Grosvenor Terrace opposite, the image
of the area is momentarily dominated by this late sixties design.

Safeway and Grosvenor Terrace represent the respective attitudes of the early sixties
and the eighties when a site became available for redevelopment; the sixties’
preference for complete rebuilding to maximise profit and the eighties "sensitive
approach" to existing townscape qualities. Grosvenor Terrace is a careful
reconstruction using glass reinforced concrete panels after part of the building was
gutted by fire in 1978. It is an excellent example of what can be done where

enlightened concern; imagination; and money are available to preserve historic

# Clarification from Dr.John Russell, The 1970 Road Proposals, 21.11.1993.
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buildings.  The Safeway building ignorés tradition whereas, although the

reconstructed Grovesnor Terrace is not built of sandstone, it looks as if it is.

The grey or white sandstones used for buildings built between 1840 till about 1890
were carboniferous and as such were not as weather resistant as the latter (1890 till
1914) red sandstones. Since many of the Hillhead end biocks of tenements were built
of this variety they pose a serious problem to stone cleaniné works. (Refer Appendix
I1.--Vol.2-"Photographic Survey"). There are ample evidences of abandoned stone
cleaning works that are detrimental to the visual qualities.

The use of reinforced concrete for new buildings particularly pre-cast panels as in the
University’s conspicuous multi-storey Boyd Orr (1972), and the Public Lending

Library (1972) stand testimony to the injustice inflicted upon the local character.

The scale for the west side of Byres Road is intact despite the presence of Safeway
which uses bricks. But the building’s overall height and its ability to provide
continued diologue at street level mimimises the difference. The intactness is further
preserved by the successful restoration works to the Grosvenor Terrace. However,
the east side has never been kept intact either in terms of its scale or continuity. It is
considerably weakened by small scale buildings such as the Curlers Tavern (the oldest
building yet unlisted) which also put restriction on the scale of its recent neighbours.
However the scale and continuity was captured through the use of regular windows

for the sandstone buildings but this cannot be said for the brick built fenestration.
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b) The Planning Blights of 1960s

The surge in rebuilding programmes in the sixties led to many blunders on the part
of the local authorities throughout Britain and Glasgow was no exception. (Refer
Appendix IV, Vol.2-"Growth of Retail Development in Glasgow").  This led to
many gap sites particularly south of Byres Road in areas hemmed between Partick
Cross as a result of the construction of Clydeside Expressway and the anticipated

(now abandoned) major rewidening proposals for Dumbarton Road and Byres Road.

Gap sites
Cleared sites in poor visual order or without useful urban functions while awaiting
permanent development have largely been responsible for the decline in townscape

qualities. Most of the gap sites prominently encountered are found at the entrances

into Byres Road due to the aborted road widening plans.*

The southern entry into Byres Road at the Partick Cross has a formal front, well
planned with corner buildings (one of them being the Royal Bank of Scotland). This
end of Byres Road, boasts some of the best Victorian tenement cum shop
architecture. Unfortunately its strong definition as a Cross (entry) was lost in the
sixties when the buildings enclosing on the south side were demolished due to the

then new road proposals leaving the entry open onto a poor urbanscape of derelict

“Ir. Mortimer, Roads Dept.
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mills and store yards. Perhaps an early action of listing the Partick Cross buildings

would probably have protected its south enclosure.*

The third entry is found midway off Byres Road. It represents the original boundary |
lines that separated the two former burghs from Gilmorehill. The approach from
Highburgh Road in the West is a corridor lined by well-established residential
neighbourhood of middle-class tenements. It provides a strong architectural
character. In contrast is the entry from University Avenue which is disappointingly
characterless. Here, the double storey student nurses’ hostels form a very poor
closure and an ineffective deflection for the Avenue. Also it is devoid of any suitable
scale or texture contributing to the area. Their poor visual quality suggests
temporariness where there is a strong need to have a building/buildings that will

reassert the potential of the triangular site as a natural linkage.

¢) Isolation of Potential Landmarks Buildings
In Byres Road the delight of finding something exiting (landmarks) is a brief one as
one realises that there is very little or no attempt at all to include them within the
overall streetscape. (Refer Appendix III, VOL.2- "Townscape Description”).

Several opportunities exist where individual buildings or buildings with group values

could be adopted to create focus for urban squares or precincts.

“This area is being considered as part of Partick Conservation Area. "West area Local Plan
Review,1991.
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The Hillhead Baptist Church (1883), a neo-Greek style at Cresswell street and the
Belmont Hillhead Parish Church (1887), an obvious French influence,* at
Observatory Road and Saltoun Street junction regarded as the "invaluable objects or
jewels" of the area, could capitalise on their architectural merits to create the much

needed focus for urban squares or precincts adjoining Byres Road.

A distinct_ group value which has been presented by a varied group of buildings
between Byres Road and Vinecombe Street could also be taken advantage to improve
and enhance the drab streetscape. Currently the Salon Cinema (1913) which has low
restrained pilasters and a dome linking it to the "Palladian-cum-Venetian Gothic"
Western Baths Club (1876-81) and the "Italianate" Botanical Gardens Garage (1912),
which has a boldly arched green and white tiled front, form a very poor impression
upon the area. If suitable improvement or enhancement measures are taken they
together with the Electricity sub-station (1912) would provide a group value that may

become the backdrop to a large wurban square.

The former Church Street Primary School (by Bruce & Hay, 1903) bears witness to
its historical association with Govan Parish School Board and is a dominant land mark
at the southern end of Byres Road. However this magnificent turn of the century red
.?andstone Italianate style building, is unfortunately, being under used as a social
security office. A more suitable accommodation where public could utilise the

building better should be explored. Conversion into a possible Health Club to take

“Refer Appendix III, Vol 2-"Townscape Description”.



advantage of the existing swimming and boxing clubs would activate the southend and
improve the leisure and recreational activities. The nearby snooker club could also

be integrated thus releasing the present premises for retail activity.

d) The General Environmental decline

The environmental indifference in the study area is seen by:

1. Poor quality and inappropriate shopfronts.

Shop fronts degenerate towards the south end of Byres Road.*’” Despite maintaining
the traditional scale and appearance, the shop fronts here are in desperate need of
upgrading to form the basis for a vibrant centre at Partick Cross that will counter

balance the north end’s shopping facilities.

2. Poor maintenance of streetscape elements
The paving or floorscape of Byres Road is generally poor and there is an urgent need

to rectify the obvious eyesores inflicted by vandalised lamp posts, signage and

directional boards and litter bins.

There is conspicuous absence of urban nodes providing seating areas or urban space.

The triangular site at the junction of University Avenue and Byres Road is congested

“Refer Appendix I, Vol. 2- "Photographic Survey".

66



with traffic lights and telephone booths. Generally the location or provision of
telephone booths has not been well thought of. They are tuck.ed away into pavement
spaces that form important returns into the adjoining perpendicular streets. These
potential urban spaces between shops in the return and residential properties are under
utilised (refer Appendix III, VOL:2). Such urban spaces are vital in linking the
commercial and residential aspects of the area. As they are they lack the amenity
required for a good public realm at Byres Road. Furthermore the boundary marking
the residential and commercial use is unsatisfactorily indi'cated by dividers ranging

from short cast iron railings to shrubs.

3.3 Summary of Townscape Values
In reference to detail studies on ToWnscape and Description in Appendix III, Volume

Two, Figure 23 and Plates 3 and 4 summarises the findings and the image of Byres

Road Study Area.
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PLATE 3.: MAIN IMAGE OF BYRES ROAD

PLATE 4 : THE ADJOINING LANES (ASHTON LANE)
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CHAPTER FOUR

TOWARDS ESTABLISHING AS A MAJOR SHOPPING STREET

4.1 Options

In promoting the Road as a major shopping street, three options were explored that
will most probably determine the future character. They are:

a) To allow the present climate to continue and let the market forces determine
the nature of retail and non-retail qualities offered. (i.e. non intervention) OR
b) To enforce the existing conservation area designated status and carryout a
typical enhancement scheme for the Road by restoring its traditional shopfronts
and streetscape. (i.e. minimal intervention) OR

¢) To expand upon its _status as a major centre by introducing additional
shopping cum leisure facilities while relocating non retail premises that do not
contribute towards the character envisaged for the Road. (i.e. major

intervention).

The criteria being sought out of the above options is which of these approaches would
outline strategies that will arrest the identified decline whilst restoring the status of
the Road as the major centre for West End. Initial deliberations revealed that

Options a) and b) were considered not ideal for the following reasons.

-Although bption a) will ensure that there will be no vacant premises due to the high
demand created by deregulation, the mere nature of high rateable value will only

enable certain groups of shops or agencies to proliferate. As is the case now, the
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character of the Road determined by just one single factor could further decline the

architectural value of the area.

Option b) will prove to be a short term solution (although the much acclaimed
Magdelen Street at Norwich proved otherwise)* until the novelty wears out. In the
current and future economic climates a mere cosmetic approach is bound to fail. It
does not engage the root of the problems i.e. the lack of patronage especially in the
south end of Byres Road. As such the remedy lies in finding a magnet for the area

that will draw crowds beyond the present catchment area.

However, Option ¢) needs further deliberation as its viablity hinges on various
external factors and major capital investment that will be realised in the long term.
Among the most important factors are:-

1) The Planning Aims Of Glasgow in the next Decade particularly on the aspects of
shopping, tourism and conservation, (Refer Appendix XI, Vol.2 on "Direction of
Design Proposal”), applies to Byres Road.

11) The realisation of the proposed major physical frame works for the City which
would enable the ease of movement (particularly that of the pedestrian) between

identified strategic centres. In this Byres Road takes the role of one of the north-south

axis.

“Refer Appendix VII, Vol.2-"Introduction to Conservation”.
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4.2 Addressing the Sources and Factors of Decline

Having identified the sources of decline as:-

a) change in population mix and depopulation

b) change in use of shops

c) the road becoming a major artery for traffic,

one should realise that they could not be tackled in isolation and also they could not
be entirely overcome within a specific time frame. A careful and strategic
implementing process done in phases is needed. Major interventions in and around
Byres Road need to be included with utmost sensitivity to existing townscape.

Each of the above sources of decline can be reversed using the following strategies.

I) To attract/ induce people to the area, to live in the area, and to patronise the
area.

-By reinforcing the mixed-housing element in the south of Byres Road (where such
opportunity exists) thus creating a larger local market for single and family group.
-By restoring its townscape qualities and adding public and urban amenities.

-By improving the image of its shopping qualities through expanding its nature of
shop types, and varieties. Adding leisure elements would also increase the notion that

shopping is a pleasurable experience.*

2) To identify specific proposals that will strengthen the weak link along the

shopping corridor. This might involve some initial capital outlay and also incentives

“Refer Appendix V, Vol.2- "The changing Consumer Preferences”.
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for pilot programmes to start with from the Local Authority. The weak link identified
is the stretch between Dalcross Street to Havelock Street where currently it is
concentrated with estate agents who have displaced many traditional retail premises

and shopfronts.

3) To ensure ways of reducing the extraneous traffic from the Road. Since there
are no alternative routes through which traffic coulq be diverted, congestion and
pollution could only be reduced by adopting an aggressive attitude towards promoting
the use of publiq transport. This could be by introducing new forms of transbort
modes which are friendly for the environment and pedestrians. (It is recommended

that a study specifically on the types of traffic calming measures is neccessary for

Byres Road).

4.3 Outlining Strategic Proposals to improve the Image of the Road
The various issues pertinent to Glasgow’s Shopping Policy were generally considered

before outlining the strategic proposals. They are:-

a) What shopping policies are needed to ensure the continued provision of a full
range of shopping and related services?

-¥n Glasgow a Shopping Policy based on the specific needs of the various areas is
needed. In the case of Byres Road attention/ emphasis should be given to its nature
as being one of the most important tourist and one of the major outstanding

conservation areas of Glasgow..
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b) What is the function of Byres Road and Patrick Shopping Centres within the
City hierarchy and what measures can be taken to reinforce that function?

- They form potentially the next catalyst for economic growth for Glasgow as a major
source of tourism where their direct and logical link to riyerside opportunities could

greatly be exploited and gained from.

¢) What action is currently needed to secure the attractiveness of local shopping
parades?

In the short term the need is for an enhancement scheme which will boost confidence
in the area. For the long term a thematic role evolved from the major developments

to the south of Byres Road has to be realised.

d) What policies are needed to regulate commercial activity in the interest of
residential and general public amenity?

- As an important link between Botanic Gardens in the north and River Clyde in the
south, Byres Road is bound to take on a larger role than the current situation
suggests. As such the current stringent regulations, presumably to safeguard the
residential needs particularly the use of back courts must be reviewed and priority be

given (where neccessary) to commercial activity.
From the deliberations it is suggested that the future of Byres Road as a major

shopping street lies in identifying it as a unique and popular shopping street providing

varied experiences. These could be achieved by infusing specific attentions provided
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through the various nodes along its length. These deliberations are supported by
research studies on the following areas.

a) Understanding modern shopping requirements and the workings of modern
managed centres. Here a comparative case study of two modern shopping centres
in Glasgow was done. (Refer Appendix VI, VOL.2 " Managed Centres- Shopping
Mall as the -Modern High Streets").

b) Exploring the éoncept of Byres Road as an Open Shopping Mall by adopting
the positive parts such as, the Management techniques, selecting the tenant mix
and their strategic locations. (Refer Ai)pendix VI).

c¢) Getting a grip‘ on the nature of economic thrust of Glasgow that promotes its
strength as major shopping, tourist and conservation city. (Refer Appendix VII,
Vol.2-"Development Criteria, (6) Being Part of Glasgow’s Response Towards Three
Related Issues).

d) Exploring the types of development opportunities existing within the study
area that extends to the riverside. (Refer Appendix VII, Vol.2-"Development

Criteria,(3) Development Opportunities").
4.4 The Enlarged Role of Byres Road

As a High Street

Byres Road is regarded as the High Street of West End of Glasgow where the West
End itself could be regarded as a town centre in its ow.n right within a city. A
constructive comparison made with Bayswater Road in West End of Lor'ldon could

show the vast difference between them. Cosmopolitan Bayswater is totally
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vibrant, its life extends beyond normal shop opening hours. The comparison is only
done to indicate the potential Byres Road holds. The former’s problems on urban
renewal, infill developments, traffic and parking; public and urban amenities are
relatively similar to Byres Road. With its mixture of commercial, institutional,
cultural and residential facilities well served and connected to public transport systém
and its designation as the most outstanding conservation area, the area around Byres
Road as a town centre in its own right is still forth coming. To overcome this the

suggestion put forward is to give it a role model i.e. an Open air Shopping Mall.

As an Open Mall

The reasons for selecting a mall is due to the success achieved by them in achieving
the aims of conducting a business by employing various management techniques.
Besides the linearity is very similar and after all malls have been considered as the

effective interpretation of a covered High Street.®® (Figures 23 and 24).

By employing the simple concept of creating two anchor tenants at both ends of the
mall and lining the length with lesser units a model for achieving the desired role for
Byres Road could be realised. To support this concept the management techniques
Yvould have to be modified and adapted to suit a town centre management. Today

there are ample examples that could be derived from fifty or so town centres

throughout Britain.

»Peter Morgan and Anthony Walker, "Retail Development”, London, 1988, p60.
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FIG. 24 : A TYPICAL "MODERN STREET" OF A MODERN SHOPPING CENTRE.
(PETER MORGAN & ANTHONY WALKER, RETAIL DEVELOPMENT,1988)

Jly-M
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From the studies of Maryhill Centre and Parkhead Forge (refer Appendix VI) the
following pointers are considered for Byres Road to achieve a suitable management
technique.

1) As a Revitalising Factor..

In both cases the centres are the focus of regeneration programmes that were aimed
at revitalising the respective areas. In the case of Byres Road a role already exists as
the centre of West End and revitalisation from its current decline as a shopping and

commercial corridor is vital to upkeep the area as a prime property.

2) As Competitors

The Maryhill Centre sees itself as not a serious competitor with B.yres Road but as
essentially serving a catchment area drawn from its own northern sector which is
currently underserved. However Parkhead Forge which was originally aimed at its
East end population is able to draw crowds from all over Glasgow. In that sense it

is a competitor to Byres Road for those markets outside its established catchment

sector particularly the tourists who are even taken in bus loads to Parkhead Forge.

3) Key to success -Management techniques
a) Both have Centre Managers who play key roles in promoting the centre and
working closely with letting agents who determine the tenant mix that will ensure a

steady draw of shoppers and visitors alike.

b) The reason contributing to the success of the 'Maryhill Centre is its lohg opening

hours serving office employees, people who shop after office hours and the provision
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of facilities such as a Post Office and bank. By providing such convenience in one
area they serve as the focus for the local community. Likewise in the case of Byres
Road, the long opening hours of Safeway keeps the main corridor area alive uptill
its closing time. However what is lacking in Byres Road is the success of Parkhead .
Forge, attributed to its mixture of tenants where there is a high percentage of
comparative shopping. This is very ’transparent’ considering that almost all the City

Centre retailers have branches there.

c) People are drawn into the Maryhill Centre by the Co-op Superstore (one of the
seven largest in Glasgow) aimed at providing a one stop shopping for its customers.
Its location caters both for carborne shopppers and public transport users. A mall
connects the Co-op to a car park. It essentially caters for essential and convenient
goods. Similarly for Parkhead the mall provides the desired experience of a
modern shopping centre. With its largest superstore in ASDA in the middle, the mall l
with well known retailers anchoring at either ends provides basically comparison
shopping before getting to the superstore for their essential goods. The figures®'

from comparative facilities and tenant mix study reveal Byres Road as lacking far

behind in comparison shopping which is a must for attracting larger shopping crowd.

d) Both provide ample car parks aimed at the carborne shoppers which is again a plus

factor in modern shopping provisions.

siRefer Appendix VII. VOL.2.
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4.5 Summary of Criteria®™

The following recommendations are given as criteria for development proposals.
A) To identify areas within the study area that would reinforce the magnitude of
shops in terms of comparison goods and leisure facilities by creating a balance

in the south and inducing movement between major nodes.

B) To capture the tourist market and encourage spending in the area by linking
with the potential riverside facilities and connecting it with Botanic Gardens and

other significant visitor points identified along the link.

C) To encourage the use of public transport to alleviate the problem of traffic

congestion.

D) To promote the Road with positive campaigns regarding its uniqueness which

differ with other centres.

E) To improve the townscape qualities by

i) Identifying and grouping together of areas that require equal

attentions

2 For detail studies, Refer Appendix VIII, Vol. 2-"Direction of Design Proposal”.

82



ii) Restoring the characters of significant sites that were lost due
to planning blights. Significant of these are the Partick Cross and
Triangular Site. |

iii) Imposing good design requiréments using traditional materials and
exploring ways where these could be achieved without making the
development a costly affair.

iv) maintaining the conducive shopping environment despite bad whether

using weather elements like canopy, arcades and covered walkways.
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CHAPTER FIVE

THE PROPOSALS

In preparing the proposals certain assumptions have been made, chief of which is
that the land necessary for development could be acquired by parties concerned. The
relevant sites currently are in various ownership including the City Council.®
Accordingly, the proposed scheme is hypothetical. However, proceeding with it is

an informative illustration of the analyses made and the potential of the area.

5.1 The Development Strategy

In pursuit of a viable development strategy for the Study Area, the background
studies identified the role of Byres Road in the context of Glasgow’s current
development initiatives, mainly in shopping and tourism. Initiatives to attract visitors
are supported by the physical assets of outstanding conservation areas such as
Glasgow’s West End. The proposals put forward in this section continue to identify

this role.

sRefer Appendix I, VOL.2-" Ownership Pattern" and " Partick -Kelvin Corridor Project
Review Document"May 1991.
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5.1.1 Identifying Byres Road as Part of the Overall Physical Framework of
Glasgow

Glasgow, as part of a development initiative to be seen as equal in physical and
cultural assets to other major European cities such as Milan and Barcelona,™ has
prioritised specific improvements.” These include identifying a physical network
which would allow easy circulation around the city, particularly pedestrian linkage -

between strategic centres.’® (Fig.26).

Fig:26
The Byres Road Axis provides the much needed Western Link that completes the

physical framework of the City.

*"The European Growth League”, Glaswegian , 24 June 1993, p.14.

George Mulvagh and Brian Evans, " Creating the Context”. The Architects’ Journal, 22, (30
may 1990), pp 45-48.

«Ibid, p.48.



Figure 26 illustrates the contextual role of Byres Road in the overall planning strategy
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Aécordingly, Byres Road would form part of the strong axis that connects the Botanic
Gardens through Partick down to the confluence of the Kelvin and the Clyde.! This
North / South Axis will complement the Old Medieval "Historical Thread" of High
Street to which (by coincidence) Byres Road, the "High Street of West End", bears
a strong physical resemblance. (Refer Fig:27). Counter point to these strong axes,
is the strength of the River Clyde running East / West and the link from Great
Western Road through Sauchiehall Street and Argyle Street, from the Botanic Gardens
through the Park Area, Charring Cross, Garnet Hill, the University éampus to

Cathedral Precinct.
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5.1.2 The Overall Physical Proposal

The ideal development strategy is illustrated in Figure:28 and takes into account the
issues discussed so far, in particular the redevelopment of the area south of Byres
Road necessary to sustain and improve the shopping quality of lower Byres Road.
Central to the proposed development strategy is a pedestrian friendly linkage
from the River Clyde to the Botanic Gardens.

The strategy proposes:

1. The creation of two Major and three Minor Nodal points. These have been
selected on account of current desirable use and activity which can be further
encouraged. The proposals range from introducing a new component into the existing
fabric right down to improving the shop fronts and back lanes. Most important is
the creation of the Botanic Gardens as a Major Node (a Cultural Asset) to the
north of Byres Road which essentially forms the natural junction of Glasgow’s
outer North per South / East per West physical framework. The other proposed
Major Node is a new shopping centre south of Partick Cross. This will encourage
further, retailing and leisure activities in the West End, supporting the existing district
shopping centres of Partick and Byres Road. Also, it will counter ba}ance the
Merkland Court Development at Partick and the current Prime Shopping Area at
Byres Road. These two existing Centres have been identified as two of the three
rr_\inor nodes, the other being Partick Cross.

2. To address the changes at certaip junctions identified with the Clydeside
Expressway following Glasgow’s intention to reduce extraneous traffic along
Dumbarton Road énd encourage commercial and industrial development' along the

north bank of the River Clyde.
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3. To introduce major amenities and facilities which will exploit the development
potential of the both Clyde and Kelvin waterfronts.

They include tourist facilities, such as hotels and a thematic museum. A direct link
with the Scottish Exhibition and Conference Centre (SECC) and the City Centre along
the Clyde-side Promenade will help to secure the riverside as a quality public realm.
Water traffic from SECC, a proposed pier on the west along the Clyde and the
restored ferry terminal at Govan, will help to rediscover the potential of the river for
entertainment and communication with the South Side.

4. To include within the proposed commercial and industrial development of the
area (bounded by the River Clyde and the Clyde Expressway) retail barks and
light industrial buildings. Glasgow needs more of both as the relocation of light
industry will release many of the back courts within the city for landscaped residential
car parks and community gardens.

5. To develop the area between the Clydeside Expressway and Dumbarton Road
with leisure and indoor sports facilities alongside the proposed shopping centre
and additional residential units. People are currently drawn to the area by the
Yorkhill Hospital, Kelvin Hall and the Kelvin Corridor. Mixed-use facilities will
increase the number and variety of people drawn to the area and establish a vibrant
and people friendly centre. The proposed shopping centre will be direétly linked to
the existing Merkland Court Development at Partick and the proposed redeveloped

Partick Cross and south Byres Road.

These proposals will establish the continuous pedestrian oriented movement

central to the proposed strategy for the redevelopment of the Study Area.
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Sixthly, between Partick Cross and the enlarged Prime Shopping Area of Byres
Road will be the préposed Speciality Stretch. This will be characterised by
Speciality Shops with traditional shop fronts subject to design and tenant-mix
regulations. The intention of the proposal is to recapture and maintain the traditional
atmosphere of Byres Road as a thematic experience along this stretch. The shops
detail nature will be seasonal and the mix will be determined by the proposed Street

Management Association ensuring quality in its shopping and entertainment values.

Seventhly, the Prime Shopping Area of Byres Road will include the current
superstore and the typical high street shops within an area enlarged to include
identified mixed-use for the back lanes and courtyards with offices and eating
and entertainment outlets. The Prime Shopping Centre will extend up to and join
with the commercial activity along Great Western Road. There will be a pedestrian

friendly link to the Botanic Gardens.

Figures 30 and 31 show the interpretation of the above proposals.

Minor Node . .
(Partick Cross) Prime Shopping Centre
Byres Road
k) ]:I (Speciality Stretch)
= Kelvin
5 - -~ - - [T T T T T ]
E —————— [~ [ e e e - b -
s Corridor
5 Major Node Major Node
7 (new shopping centre) nangular Site

- FIG. 30 : SCHEMATIC DIAGRAM OF KEY MOVEMENT BETWEEN NODES
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Maryhill Shopping Centre

River Kelvin

(an alternative loop between Major Nodes)

Riverside Facilities

FIG. 31: INTERPRETATION OF THE SCHEMATIC DIAGRAM MOVEMENT
EXPRESSED AS BUILT FORM-
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C. Traffic and Transport Improvement Strategy

The preceding section illustrated the extent and character of the proposed development
along the North / South axis of Glasgow’s physical framework.

1. To achieve the desired pedestrian and people friendly environment the
proposal recognises the need to modify the transport system, not only along the
axis itself but serving the areas around it. Accordingly, the proposed strategy
considers the importance of:

a) improved public transport and pedestrian facilities and

b) reduced volume of traffic on Dumbarton Road.”’

Figure 32 show the existing road network system and the location of relative stress -
points while, Figure 33 shows the realigned distribution system which follows the
"guiding principles” as set out in the Council’s Report for the south of Byres Road
that seeks a low traffic environment in Central Partick while serving efficiently the

new developments in Kelvin Corridor.

2. To ensure the proposal encourages public access to the river fronts.

3. To enable an appropriate linkage between potential developments in the Study

Area and the rest of the West End.

.

%In response to comments from interview with, Ir. Hilary Jones, Strathclyde Roads
department. 18.7.1993. :

#Glasgow City Council, Planning department, "The Partick- Kelvin Project-Guidelines for the
Physical and Economic renewal (a consultative Draft), May 1993. p.9.
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4. To provide identified car parking centres. This responds to the Council’s Park
and Ride campaign and, consequently, are located near to public transport nodes, i.e.
with the aim of reducing traffic along Byres Road and Dumbarton Road. They are
also located in close proximity to major shopping centres. Parking will partly be

underground with due design considerations in terms of safer and user friendly -

environment.>

The proposal identifies two modifications to the existing road network in response
to The North Clydeside Traffic Study.® (Refer Fig:33).

Firstly, the creation of a loop (distributor road) south of the Clyde Expressway which
will connect and access the proposed new developments in this area. It will be
necessary to bridge the Kelvin. Interchanges connect the loop and the Expressway.
The existing (currently non-accessible) interchange from Ferry Road will directly
connect with Partick Cross. To restrict direct entry to Dumbarton Road, the west end
of Benalder Street will be pedestrianised. Consequently, the eastern end of Benalder

Street will be used for parking areas near Partick Cross and the New Shopping

Centre.

“Refer To: Micheal Axon, "How to build car parks and win friends?",_Shopping Centre
Horizons, 22, Spring 1991.

$'Ir. Donald Carruthers, Director of Roads, " North Clydeside Traffic Study- Environmental
Stress Point Assessment”, (Interim Report) May 1993.
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Public Transport

Maximising the use of public transport is the most important consideration in -
promoting a "people friendly" environment. The proposed development strategy
for the Study Area considers the provision and co-ordination of bus,

underground and tram services.

The proposed modification to the road network should provide for an adequate
bus service serving all the cultural, tourist and shopping centres. Current
transport legislation allows the provision of bus services to be decided by the relevant
operators, unless the Regional council decides that a development of the Clyde
riverside, which will include housing, would not be served by the existing bus

corridor along Dumbarton Road.

The underground circuit and trams are considered to be "pedestrian friendly"
modes of transport. It will be necessary to construct undergfound stations making
use of existing (disused) and newly identified tram routes. (Refer Fig:34). In their
Partick-Kelvin Corridor Project, the Planning Deparﬁment has identified the site for
a new station at Meadowside Street which will serve the proposed Clyde riverside

developments. This site lies along the underground route from Govan to Partick.

The tram routes will link all the Cultural Centres of the West End from the
Botanic Gardens  The route will also serve as an extension of the loop

connecting the two major nodes identified at the onset of the proposals.
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5.2 Detailed Strategic Proposals

The previous sections proposed a strategy to establish direct access from Byres Road
to the River Clyde. Byres Road will only be able to act as a Corridor from
Botanical Gardens to the River Clyde if more strategic amenities are introduced and
the existing commercial and entertainment facilities are upgraded. The physical

demands created by the proﬁosals on the fabric of Byres Road are shown in Fig:36.

The following diagrams and figures identify Three Linked Primary Strategic Areas

within which are a number of Secondary Strategic Areas.

The primary strategic areas are:

I. Partick Cross (Fig:37)
II. The Pivotal Triangular Site Bounded by University Avenue (Fig: 38) and

III. The Prime Shopping Area.(Fig:39).

The secondary strategic areas are:
1. The Island Site Bounded by Byres Road and Church Street
2. Identified Back Courts and

3. Identified Back Lanes
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I. Partick Cross

As a Counter Balance
1. The development of Partick Cross aims to establish a focus for a Public Realm and
also as a vital link to the Major Node in the south, as a counter balance to the large

central attraction of Prime Shopping Area of Byres Road.

The focus for this will be the area immediately south of Partick Cross. People will
be drawn to Partick Cross primarily by the proposed Shopping Centre. Those from
outwith the area will arrive at Kelvin Hall Underground or via the first stretch of the
proposed Kelvin Corridor from the River Clyde. It is proposed to develop the open
area enclosed by Partick Cross as a Public Square which can be used for markets,
and large public gatheringé such as outdoor entertainment. This will form a much
needed public focus for south of Byres Road complementing the new shopping

development.

2. The residential quality of the area needs to be re-inforced. The existing semi-
redundant industrial premises and gap sites east of Partick Cross will be developed

for mixed housing type.

3. The current use of the area east of Partick Cross for car parking needs will be
addressed. Itis proposed to provide extensive concealed car parking under the square
immediately south of Partick Cross. This will accommodate the proposed new
Shopping Centre and residential developments. It will also support the City’s Park

and Ride initiative making use of improved public transport facilities.
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FIG.37(B): EXISTING AREA SOUTH OF BYRES ROAD



As a Link 1
Currently there is no incentive for movement up the lowest stretch of Byres Road
from Partick Cross. To correct this the overall strategy proposes to develop this
stretch of the road as a Speciality Stretch accommodating new speciality shops

replacing Estate Agents.

The detailed strategy proposes:

1. To Relocate Estate Agents within the Enlarged Prime Shopping Area

2. To redevelop two secondary nodal points bounding the Speciality Stretchﬁhich
will act as stages in the pulling of pecple along the Byres Road corridor. The first
will be the redevélopment of the island site between Church Street and Byres Road
as a Community Health Centre extending the facility of the existing Swimming Pool
This will improve the currently inadequate recreational amenity of the area; The
second will be to convert the existing back-court garage between Highburgh Road and

Havelock Street into a market hall selling dry goods.
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II The Pivotal Site..

To create a catalyst for attracting people to the West End it is proposed to develop
the site as a Multi-Media Centre. (Fig:40). This will be an innovative facility which
will reinforce the identity of the West End as Cultural and Educational Centre. It is
proposed to restore the original form of the triangular site to achieve the following
results.

a) The erroneous realignment of University Avenue and the consequent character
devaluation of Ashton Terrace will be corrected.

b) The existing car park will be re-located underground to maximise the floor area
for the proposed Centre.

c) Ashton Terrace’s urban frontage will regain its former dignity as a front to an
important Urban Building. The logic of a pedestrian route wili be achieved by using
Aston Road rather than the present University Avenue.

d) One way traffic around the Triangular Site will achieve a "pedestrian friendly"
surround. |

The ongoing gap site development at the junction by Hillhead Housing association
will be disregarded énd the traditional street front of Byres Road will be continued
north up to the Ashton Terrace junction with a traditional resolution of the corner

which will re-establish the former VICTORIA CROSS.

Link 2 ’
There is no need to provide a link between Nodes II and IIT as the Prime Shopping

Area is already and will become an increased focus, pulling people along the

corridor.
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FIG.40(A): . TRIANGULAR SITE AS A STRONG PHYSICAL PRESENCE IN WEST END IN
RELATION TO OTHER CULTURAL INSTITUTIONS
2. TRIANGULAR SITE BECOMING ONE OF THE CENTRAL FACILITIES TO
THE CITY 110



FIG40(B) : TRIANGULAR SITES MULTI-MEDIA CENTRE IN DIOLOGUE WITH WEST
END AND BYRES ROAD.
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III Prime Shopping Area

The introduction of new shops is necessary to maintain the vitality of shopping within
the Study Area. Currently the variety of shopping is limited by lack of suitable
accommodation.  The aim is to improve the acute shortage of retail and office
accommodation® within the existing architectural fabric. The area is divided into
two secondary areas. A different strategy is proposed for each as they have different
priorities.

1. West Side, Main Corridor: General Strategy

a). The first problem here is that new retail and office accommodation has to be
introduced within an intact historical urban fabric. There are no gap sites. Ground
floor commercial accommodation is small in scale.

a.1) The Back Courts have been identified as a potential development area. This is
in defiance of the City Planning Department’s policy.

a.2) It is suggested that all Ground Floor accommodation within the Prime Shopping

Area is released for retail and office use. (Refer Figure 41-a).

b). The second problem is attracting the desired quality of retail shops and
maintaining this quality through the west side of the Prime Shopping Area. This has
been divided into four units-The Quadrants. A prestigious rarity Anchor Tenant will
be encouraged (enticed) to occupy premises in each. The intention is that they will
raise the shopping profile of Byres Road and become the magnet to attract other
quality retailers and establish the desired retail mix. The Safeway Supermarket will

remain as the anchor tenant for the Fourth Quadrant. (Refer Fig: 41-a)

“West End Local Plan ,p 4.
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2. East Side, Main Corridor.

The main problem here is the lack of diélogue Wifh the street. It is necessary to
correct unsatisfactory development during the 1970s, particularly adjacent to the
Hillhead Underground Station, where insufficient consideration was given to the
traditional character of the street. The worst offender is the Strathclyde Police
Personnel Residential Accommodation which has no dialogue at all with the Main
Corridor. Its blank walls, except for its entrance door, has a deadening or sterilising
effect on the pedestrian environment. As such some buildings will be replaced, other; |

will be improved.

3. Secondary Corridor Strategies Generally

The secondary corridors will support the Main Corridor: '

A. They will defme‘ the physical framéwork of the exfended Prime Shopping
Area.

B. They will provide alternative routes around the Prime Shopping A?ea which
have a different pace and profile.

C. They will extend the variety of shopping and activity within the Main
Corridor providing mixed use accommodation and recreational and
entertainment facilities.

D. The amenity of Classified buildings and identified areas will be opened up to
the Main Corridor. A pedestrian friendly environment through streetscaping
and other street enhancements which will encourage pedestrian movement

through the Secondary Corridor.
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All Classified buildings will be highlighted and connected to the Main Corridor as an

important matrix of the public realm.

Main Corridor, West Side, Specific Proposals
The Figure 43-a is a schematic diagram of the proposals for the Main Corridor, West

Side.

Quadrant 1/ Ruthven Lane

It is important to generate maximum commercial activity here to balance the draw of
the Safeway Supermarket at the north end of Byres Road. These two nodes will be
linked by Saltoun Street which will itself be promoted to an important unit in the
physical framework and as a secondary route to the Botanic Gardens This is the only
quadrant with any existing commercial activities such as restaurants, souvenir shops,
arts and crafts and garages in its Back Court. It is proposed to stimulate this activity
by enhancing the environment. All derelict and incidental buildings will be cleared

and appropriate hard and soft landscaping introduced.

Quadrant 2 and 3 - Ruthven Street / Observatory Road.

Their Back Courts will be released from their current use as gardens and converted
to accommodate the physical extension of the "Anchor Tenant” for the area
immediately adjacent to the Main Corridor. The remaining area will be considered

as landscaped residential car parking.
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Quadrant 4

The general strategy of releasing residential accommodation for office or budget guest
houses development to increase the commercial vitality of the Prime Shopping Area
will be put into practice here. This area has been identified as a suitable new location
for estate agents moved from the "Speciality Stretch". Grosvenor Terrace will be
targeted as viable small office accommodation to allow the introduction of mixed-use
to the area. The architectural amenity of Belmont Parish Church and the adjacent
terraces will be the focus of a new Urban Precinct. Huntly Gardens facing Belmont
Parish Church will be released for the public and brought under the care of the City
Parks creating a green reservoir and relieving the pressure on the Botanic Gardens.
This action might receive opposition from certain quarters particularly from those
who own the key for entering the Garden. However, the overriding criteria behind
this proposal is to open up a wider section of the area to harness the economic benefit

that will be drawn from making this place an important matrix of the public realm.®

Grosvenor Lane will become a feature along the Saltoun Street / Botanic Gardens
tourist route and an amenity for tourist staying at the Grosvenor Hotel. Given the
exceptional quality of these former stables and coachman’s’ quarters (which have been
converted in pleasing residential accommodation) these will be left intact. The hotel

and Safeway already account for adequate commercial activity within this area.

“Refer Appendix VIII, Vol.2- "Desired Urban Qualities of an High Street”.
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FIG. 43(a): THE PROPOSED "CENTRAL SQUARE
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East Side, Secondary Corridor

The aim is to make this primarily an extensive Entertainment Corridor.

The upper section of this is already an (disjointed) entertainment corridor with centres
at Ashton Lane and Cresswell Lane. It is intended to unite these and extend the
entertainment corridor south linking with the proposed Multi-Media Centre at the
Triangular Site. The consolidation of the existing stretch will include the
redevelopment of the Lilybank Gardens car park with student accommodation and a
new "user friendly" underground car park. The modern fabric around Hillhead
Underground Station needs to be reviewed particularly the rear facing Great George
Lane in order to form an attractive Back Lane.

It then would draw students from Hillhead Street via Gréat George Street through the
secondary corridor and down to Byres Road. Currently there is no direct access from
the Hillhead Under ground to the secondary corridor. It is proposed to provide a

covered arcade leading from the Underground Station to the Secondary Corridor.

Moving north into Cresswell Lane it is proposed to convert the redundant Sorting
Office of the former Post Office. Currently there is no provision within the Study
Area for any art exhibition. However Cresswell Lane is a centre for the purchase of
craft goods. This activity will be encouraged and extended to include other art based
activities. The former Sorting Office is a large top lit building well suited to an

exhibition space.

Currently there is no streetscaping along Great George Lane. The quality needs to

be upgraded in line with Ashton Lane.
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A major proposal within this context is to relocate the Hillhead Library in the existing
Botanic Garage premises. Both the Library building and the adjacent Strathclyde

Police Personnel Residence (as mentioned earlier) would be pulled down.

This will release the area for a much needed urban square which will
a). Be the missing centre of and relieve the pressure on the Prime Shopping Area
b). Extend the urban precinct around Belmont Church

c). Balance the urban square at Partick Cross.

The existing Library building has limited dialogue with the street and is an inadequate
terminus for the vista down Observatory Road. The garage introduces obstructive
pavement activity into the vicinity. It is proposed to relocate the garage in the light
industrial accommodation by the Clydeside Expressway. However, such decisions
would raise questions regarding cost justifications. So the proposal might stay as a
hypothetical situation for the time being and an intermediate solution would be to
encourage the areas around Vinecombe Street and Cresswell Street to be streetscaped
and landscaped to provide limited accommodation for public fairs and weekend

markets.

Resolve The Square
The secondary corridor will terminate at the proposed Square but will continue and
filter into the upgraded Vinecombe Lane leading to the Pine Workshop off Kersland

Street. (Fig:43-a).
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Great Western Road presents a significant problem obstructing pedestrian access
to Botanic Gardens. Although the flow of trafﬁc along Byres Road can be reduced,
very little can be done to reduce the heavy traffic along the Great Western Road. An
underpass has been considered and rejected as the pavement has insufficient depth.
Generally underpasses are not "pedestrian friendly"” and .attract undesirable elements.
Rather it is proposed to build a bridge across the Great Western Road at the terminus
of Saltoun Street. A Victorian style (arched metallic) bridge is considered to be the
most appropriate. This will mark the Botanic Gardens for tourists entering the city
along the Great Western Road. Tourists approaching up Byres Road will be directed
along Grosvenor Terrace in front of the hotel screened from the traffic by trees and

gardens. The gardens will be developed as a preliminary to the Botanic Gardens.

5.3 Interpretations and Illustrations of Proposals

The following sections are arranged as

a) Ideas for physical intervention. (Figures 44-48).
b) Examples of change in townscape values. (Figures 49-63)

¢) An architectural solution for restoring the Triangular Site. (Figures: 64a-e).

124




- HeW

A>yvi
/4UU 47 wvil - k£,
2L A/
NI<IV}v)
AAVV»AA-A
<tw$ u-vdl-s-
Arl—t- - m /\C? Im \W{é\ .
IV /SWEWV /BOTB
N [0N\% & &)
IQ v X rVyh A7
[*"vurvw?
W/ U3 A w(
e*kwW prsw”-A
S\EAN6AT?2T VA -pv G42K N -"Mutvo .
Q,A-/C4Z4AZ4/\ — - o <-prj‘7€m a7 <d
JUMVMV J(w /Ay A 3f44NCE
W ctevjzJ'
e w,/ //,2 /> Fhe<do
Nl
A?vy™N
Wfrfb'6
GC&XHA fa
ﬁ}"ff'SY&A * G \7&zwy(
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FIG.48 : : ILLUSTRATIVE DIAGRAMS OF POTENTIAL IMPROVEMENTS TO EXISTING
FACADES OF BYRES ROAD’S SPECIALITY STRETCH TO INTRODUCE
INCIDENTS IN THE / WITHIN EXISTING FABRIC
RAISING OF LEVELS AT CERTAIN ENTRIES IS PART OF THE IDEA
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FIG.47(B): ILLUSTRATIVE SCHEME FOR PARTICK CROSS.
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ROAD
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FIG.64(b): PROPOSAL FOR TRIANGULAR SITE-.ROOF PLAN....(139)

146



AOVI1d ALISYIAINN ONLLNOYA NOLLVAATA AdIS :()r9' D14

—

IR

il _alf

L)
e

o o
o o .
o o _
} = -
.0
AR
——__ m 0w

Lu il
Dol

0 D

Sime e

aE

IRUR
0

)
mn

s

rN-

A B H
il il
,_.E

i

e 1

N VIVESSNUTNY]

e — T =
Ll

147



IANNIAV ALIHIAINND DONILNOYA SNOILVATTA ¢ (P)p9°DIJ

= . = M ELil. .
ﬁ ocoooooooo DO oooo0OOUDOO I ___“_._”M.Wmnm..-m:wml
nu e f— oo oo - T - "y ml_.rl.._ ] .....m-l.-o. ! .
” e Ilnm.HQ unm.. " oo oo .“.n . : m.._r_r o L ._E.H.E ” E~
u ta -... l...» 0o aa uu TR _.__”.. } non L E - : \w\
IS | P i s i | 1 .M
N (Il_HH‘IJ s 3 w\zﬂ&

148



NOILLVAZ'Td TVNOLLOYS : :(9)$9'O1d

149

(PP JO sl S0
L ——

i

:E L Ll \: / ¥l
et [ _ e - U LT
] T ] S
” E a TR Al i Arm _‘ + _.im _
il SR ey T iy L ,
r_||_ N S R R [ |
m __E_., ﬂ__. 7208 - w2 A/
NN
“.m Lo
iy




CHAPTER SEVEN

STRATEGY FOR IMPLEMENTATION

The proposed implementation strategies, to a certain extent, are based on the opinions
of retailers obtained through interviews and also on personal experience of town
centres and High Streets generally. It is considered that revitalisation should be

undertaken in three stages:

1. All concerned parties must agree on the vision
2. All concerned parties must participate fully in the agreed action

3. Implementing the strategy

"A positive side effect of the recession is that more attention is at long last being paid
to revitalising traditional town centres *

The situation in Byres Road is not one of the loss of trade to peripheral or larger
centres that has left many High Streets with surplus shops and the challenge of
finding a new role. In the case of Byres Road it is still possible to restore the
traditional High Street role. As pointed out in Chapter Three, the primary reason for
vacant shops is high rates. In many cases retailers have been forced to relocate at
Dumbarton Road in premises with a lower rateable value. Also, lack of trade is due
to depopulation of the surrounding area. These problems are concentrated in the

Partick end of Byres Road. So the primary aim for this area is to strengthen the

®Nicholas Falk, "Revitalising the heart of town centre”, Planning. 939, 11 October 1991. pp.

— S

16-17.
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residential base by increasing the units through rehabilitation, conversion of existing

light industrial buildings or with a total redevelopment of the area.

The second aim has been learnt from the American experience that "Environmental
improvements were of little value by themselves without action to encourage traders

to improve their businesses and act together."®

This is not merely a short term scheme improving facades (stone cleaning etc.) and
pedestrianising streets. Frequently Local Authorities address the revitalisation of

High Streets in this way. This is also true of the City’s West End Policy. Too often
these prove to be cosmetic measures which fail in the long term. Pedestrianisation,
contrary to normal recommendations for town éentre improvements, can actually be

counter productive if it removes activity from town centres without essential draws.

Rather the proposal should encourage a co-ordinated initiative that addresses
underlying economic problems and so improves the vitality of the-Study Area. The

effects of the Recession can be countered by reconsidering shopping and tourism.

Most important is the co-ordinated initiative. This can be achieved by a High

Street (West End) Management Partnership or (HSMP).

It is normal for High Street communities to be bedevilled by conflict. Traders

compete with each other and are only united in their opposition to the Council. When

sIbid. p.16.
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in a stronger economic base. Extending normal trading hours is a further long term
strategy. Unlike in many town centre developments, Byres Road does not have the
problem of vacant premises above shops. All upper level units are fully occupied as
accommodation in the vicinity of the Road is in great demand. Professional residents
wishing to shop outwith normal trading hours should be catered for so- maintaining

the vitality of the street in the evening.

The second stage of the revitalisation process is to ensure that there is the
organisation in place to devise and implement proposals in a number of fronts. This
above all, depends on the District Council collaborating with the Area Initiative

Group i.e. High Street (West End) Management Partnership. (HSMP).

It is proposed that there should ideally be an Officer Task Force, chaired by an
entrepreneur working to a plan that has all party support. Also a dedicated Project
Manager would be needed for a period of time to oversee the developments. The
participation of representatives from the bodies such as GWCT, the respective
Housing Associations, Tourist Board, the Glasgow University in addition to the
desired Local Traders Association and the Glasow City Council, are vital for a
~ successful outcome. Within the High Street Management Partnership, could have a
number of sub groups such as improvement associations and development trusts. It
is essential that this enjoys the support of both the local authority and the business

community.
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Once the HSMP has been set up the next step is to identify the priorities of the
development. Defined priorities makes it easier to secure funding for the various
elements that make up the strategies. The funding often has to be amassed from
various organisations, such as Scottish Homes, Historic Scotland, Glasgow Tourist

Board, etc., for works that are within their jurisdiction.

One of the broader aims of the study about Byres Road is to generate further detailed
studies of the strengths and weaknesses of four main areas of thrust future

development i.e. IMAGE, ACCESS, AMENITY and ECONOMY.

This broader aim could be realised if separate programmes for the four main areas
mentioned could be propagated. For example further studies could be done to expand
on the issue of IMAGE which is concerned with who the Road /Centre is appealing
to, and how it can become more attractive to those with spending power, in this case,
the tourists and visitors and residents in higher paid employment. This group
represents a dynamic sector of consumers who help greatly to raise the profile of the
Road. In comparison to this however,residents and students only have a stabilizing

effect upon the Road with their repetitive pattern of spending.

People must be made aware of the range of shopping available to them. Publicity via
an attractive leaflet produced by the traders’ associations, with support from the
District Council and the Task Force, to promote the revitalisation strategy and the
Road’s attractions, with slogan’s like ” WE RECKON BYRES ROAD" would

facilitate this.
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Regarding ACCEss; the conflict between shoppers and through traffic is a recurring
problem in Byres Road. Here the width of pavements is important for traffic calming
as well as pedestrian friendly routes. Car parks in strategic centres next to the
underground circuit stations and easily identified access to them from the Route will

ensure constant movement of people and safer pedestrian oriented connections.

It is important to address the traders’ day to day problems, such as street cleaning,
straight away before considering environmental improvements. As the illustrative
schemes suggest improved street lighting and signage will improve the profile and

pedestrian friendliness of the public realm.

Most important is the strength of the local economy. The redevelopment of the south
side of Byres Road, creating a tourist and shopping trail that is linked to the
Speciality Shopping Area, all are intended to increase spending within the area. In
this context it is vital that opportunities for public celebration, A SQUARE is
suggested at both ends of Byres Road, the present Public Library site and at the
Partick Cross. [Each is a strategically placed magnet drawing érowds along the
corridor and promoting outdoor activities such as (the present craze in Glasgow)

Sunday car boot sales.
Normally, in drawing up the action programmes it is important to have a number of

pilot projects that can be launched quickly to create "Early Wins" situations. These

would boost the confidence of the potential investor towards the area’s strategic goals.
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The success of the pilot projects therefore would pave the way for an "easier and
speedier implementation" of the "Flagship projects” in the subsequent stages.

The degree of commitment by the initiators would definitely vary greatly in terms of
investment for areas south of Byres Road due to their differing physio-economic
characters. It is therefore clear that the interest in major infrastructure development
be given prior consideration before other results could be achieved. The area is also
in need of a major boost from the Regional and District Councils before anything else
could be realised out of the Strategic proposal discussed in previous sections. The

steps needed are:

1) The adjustments to existing traffic layout around Clydeside Expressway and
Benalder Street to address the issue of extraneous traffic along Dumbarton Road must
be completed.

2) The construction of infrastructure (to entice pri\;ate developers to invest in the
riverside developments) must be done by the Regional Council’s Roads Department
before positive measures along Kelvin Corridor are done to avoid any duplicity in
environmental improvement works.

3) The completion of the major access to Partick Cross and the adjacent multi level
part-underground carparks will open up the area further for the piecemeal
improvement of residential and cdmmercjal properties around the area. Most of the
works would have to be concentrated in building up a strong residential base utilising

the conversion of identified existing (underused) former flour mills and others.
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4) A possible partnership with the would be major developer of the new shopping
centre will expediate the physical infrastructure connecting the Clydeside Expressway

as this will be in the interest of the developer.

5) The physical reconstruction of the Partick Cross with its Square will establish the

area, opening the way for the crucial link between the Clyde and Byres Road.

For Byres Road a sound strategy is one that is éapable of being implemented through
balanced incremental development- that is, through a series of stages each of which
will require substantial funding. In times of recession, it is alright to "shelve" certain
ideas which are potential projects that could be used or ready to go ahead once

funding becomes available.

The recent success of Glasgow’s Renaissance demonstrates that given its willingness
to listen to good ideas and strategies, the City Council would undoubtedly provide the
support necessary for setting up the High Street Management Board. It then could
help start off some of the Pilot Initiatives as suggested by the Board that are basically
adapted from studies such as this which are initiated by Glasgow West Conservation

Trust.

The enthusiasm to improve the IMAGE; and facilitate ACCESS to action areas;
where willingness to co-operate with all relevant parties in providing the
necessary AMENITIES by the City of Glasgow District Council will iaugur well

for the ECONOMY of the West End.
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‘CONCLUSION

Byres Road has been the major shopping street of West End for over a hundred
years. Though its physical character based on the traditional Glaswegian shops in the
tenement mould is still maintained, the functional and aesthetic characters, however

have been declining since 1945.

The change in use from traditional retail shops to many non-retail, notably to estate
agents and building societies, has brought a grovi/ing concern regarding its fading
reputation as a "Speciality Street". The deterioration in shopping due to economic
and social factors and the necessity to introduce desiénated retail-core status to protect
shopping elements have prompted remarks that the Road is actually on the way to an

overall decline as the High Street of West End.

The thesis is based on studies regarding the sources and factors of this decline. From
this study the earlier role of the Road as an "ancient highway" of the seventeenth
century to its peak as the centre of West End in the mid-thirtees was traced.
Subsequent analysis based on the studies regarding the changing faces of the retail
structure and consumer preferences established that Glasgow is set to continue its role
as a major shopping city and Byres Road, as the second tier strategic shopping centre,
has a vital rolle to play. Attendent upon this is Glasgow’s Planning Aims for the Next
Decade notably in the tourism sector which is based on its tag as the most preserved
Victorian City. Based on its strength as having the largest outstanding conservation

area and having some of the most visited centres in Glasgow, the West End could
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then concentrate on Byres Road as its focus. In this the aim of the thesis is to outline
strategies that would revitalise the Road at its weak areas and conserve the whole

corridor as a single unbroken length of shopping street.

The Outline of the Strategies for the proposals are:

‘a) Identifying the role of Byres Road within the physical frame work of Glasgow as
the West most of the North/South Axis by being the major corridor linking Botanic
" Gardens to the confluence of River Kelvin and River Clyde. These two ends are
considered as the visitors focus.

b) Using the concept of "Open shopping Mall" Byres Road will have two major
shopping focuses at its either ends linked by a Speciality Stretch. The north focus
would be formed out of the present prime shopping area and the south