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SCALE IN GLASGOW CITY CENTRE - SUITABLE FOR PBSA,
BTR, PRIVATE RESIDENTIAL AND LEISURE USES.
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= THE

SCHEME

The current Scottish Fire and Rescue Service facility on
the site - including a fire station, training facility and
maintenance areas - is surplus to their requirements
and is being vacated. This City Centre site is not
subject to any restrictive land use planning allocations
or planning policy designations and a residential-led
mixed use redevelopment would fit with the aims

of both Glasgow City Council’s (GCC’s) City Centre
Strategy and its City Centre Strategic Development
Framework.

GCC’s Tall Building Design Guide (approved in June
2025) highlights Cowcaddens as one of the areas of
the City Centre that the Council identify is capable of
accommodating tall buildings (potentially of a height
greater than 75m), subject to appropriate design detail
being approved.

The site has an approved Planning Permission in
Principle (PPiP) for the “Erection of mixed use
development (in principle) comprising residential
development (including apartments and Build to
Rent), purpose-built student accommodation (sui
generis), retail (Class 1A), cafes or restaurants (Class
3) and assembly and leisure (Class 11), with associated
landscaping and open space, access, parking and
servicing and engineering/infrastructure works”.

COWCADDENS FIRESTATION

This planning permission - reference 24/01265/PPP

- was approved on 2 October 2025. The PPiP gives
approval for the described mix of uses on the site.

The adjacent image shows the Indicative Proposed
Block Plan submitted to show decision makers the
potential form of uses on the site. Further detail on the
PPiP requirements and the planning process that was
undertaken is provided in the Planning Context section
of this brochure.

Approval of further details for this mix of uses,
including design, scale, height, massing and unit
numbers, will need to be set through future Approval
of Matters Specified in Conditions application(s) or any
new planning application.

Although not formally approved by the PPiP, the
application was supported with information including
an lllustrative Masterplan and Design and Access
Statement, which looked to demonstrate potential
height, scale and massing for the redevelopment of the
site. This initial design work illustrated the applicant’s
view that a development of circa 1,250 units could form
an appropriate redevelopment proposal.

PROPOSED BLOCK PLAN (INDICATIVE)




THE

Cowcaddens is recognised as a
cultural hub with a rich creative
arts scene. Institutes include The
Royal Conservatoire of Scotland,
Glasgow Caledonian University,
Glasgow Royal Concert Hall,
Theatre Royal (home of Scottish
Opera and Scottish Ballet), Pavilion
Theatre and the Museum of Piping.

Cowcaddens has a sense of place
as an independent and vibrant
neighbourhood whilst benefiting
from the extensive city centre
local amenity and connectivity
provision on offer. The lively
neighbourhood at the heart of
Glasgow’s theatreland and creative
arts district with 15,000+ students

FIRESTATION

in the locale, creates a distinct
district on the city centre’s
doorstep.

The site also has easy access to
the retail and employment centres
in Glasgow and is a short walk
from Buchanan Galleries Shopping
Centre and the popular West End.

Over the last decade, Cowcaddens
and Speirs Wharf, to the north of
The Firestation, has undergone
exciting regeneration, and is
positioning itself as a cultural and
recreational hotspot in Glasgow;
this is set to continue.
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The Firestation offers the opportunity for early access into
the considerable capital and rental growth being driven by the
focused regeneration of the local area, as it attracts significant
levels of investment. As development leads the change, local
and indeed national Government has been eager to engage.

Active agendas have been deployed, and such investment is
set within an accommodating policy context.

02 144 Port Dundas Road (BTR) - c. 360 consented units

03 One Cowcaddens (BTR & Private Resi) - c. 600 consented units
Base Glasgow PBSA

05 Cowcaddens District Regeneration Framework (DRF)

06 - Sighthill footbridge over M8
Glasgow Canal Project (Smart Canal)

08 Pinkston Watersports / Glasgow Wake Park

Dundashill - 600 homes

10 NorthBridge - 1,100 homes
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COWCADDENS

GCC'’s City Centre Strategic Development
Framework demonstrates the Council’s
commitment towards development in
Cowcaddens, setting a planning strategy to
respond to opportunities and guide forthcoming
phusical, social and economic regeneration in the
area. It has also informed the Cowcaddens District
Regeneration Framework, which sets ambitions to
deliver transformative change in Cowcaddens.

The £250m North Bridge development is the
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largest regeneration project in the UK, outside London. Located to
the north of Cowcaddens, construction is underway to deliver 826
new homes and a new community school campus with new public
spaces and parkland.

Includes the cultural quarter at Speirs Wharf, Pinkston Urban
Sports Hub (Glasgow’s Wake Park), a new nature reserve and is
home of the National Theatre of Scotland. The Canals project
has greatly enhanced the amenity offering on the northern edge
of the city, and the new M8 pedestrian bridge provides direct
pedestrian links from Cowcaddens.
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THEATRE ROYAL

ROYAL GLASGOW
CONSERVATOIRE FILM
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GLASGOW
- HIGHLIGHTS
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PEOPLE

Glasgow City has a youthful
population, with the median
age of its 637,000 residents
at 34 years old. The city has
over 80,000 students spread
across five further education
institutions.

GLASGOW’S

A highly skilled and flexible workforce:

54% of Glasgow’s working-age population is educated to
degree level or higher, the second highest among other
competing UK City Regions and ranking in the top 15% of
European regions.

77% of the population is of working age (between 16 and 74).

Glasgow has the joint-highest student retention rate in the UK,
with 51% of graduates settling in the city post-university.

it

» This group of young, high-earners is the exact target
demographic for a BTR scheme and makes Glasgow a prime
(and undersupplied) opportunity for a large development like
Cowcaddens Fire Station.

» With households getting smaller and disposable income
1.84 million. growing the demographics profile is changing towards a
S e target market most commonly found within BTR schemes;
professional individuals/couples with prosperity to rent a

33.5% of Scotland’s population.
R TR R RS R e e higher quality rental product.

The average size of households ; ) = 14/ # : !nr

in Glasgow has been in steady ' o W1 =5y e k
decline since 2017, from B . | i Gl

2.15 persons per household to : : 4 i ' €67,580 ' ‘ g {m, | 1A Q
2.12 persons per household in | : ‘ - : S TC = o
2022. The ONS predicts that
this downward trend is set to

continue, hitting 2.10 in 2025.




- GREEN AND
- SUSTAINABLE

' ranked 13th on Arcadis

G SO : 2 Glasgow has more green space
¢ SustainableCities Index(2022) =  per mile than any other UK city

 ahe os Angeles (141 SesR and is h

Glasgow is pledging to become
the UK’s first llie ¢

by 2030. The Glasgow
Finance Alliance for Net Zero is
an ongoing coalition formed off
the back of COP26, and draws
together over 500 of the most
powerful financial businesses
in the world, with Glasgow at
its heart.

S _ 2nd greenest city to
- investin across the UK

Glasgow’s green industry
represents an up-and-coming
energy sector employing over
4,400 people. Over
is expécfed to flow into
Scotland’s low-carbon and
renewable energy sector over
the next 10 years, creating
large opportunities for growth.
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COWCADDENS FIRESTATION

Glasgow has transformed from being the
‘workshop of the world’ to experiencing a clear
cycle of growth and economic diversification.
The city is recognised for its strong diversified
and resilient economuy.

The City’s continued ability to attract investment
is most prominent in its financial services and
tech sectors with several major global players
expanding their operations in Glasgow.

Morgan Stanley represents a major financial
institution continuing to grow their presence in
the citu. In 2018, the business relocated all staff
to a larger office at 122 Waterloo Street based
in the International Financial Services District.
The Glasgow office is Morgan Stanley’s 2nd
largest operation in Europe and has over 1,300
employees.

In 2021, Barclays launched their new owner
occupied 470,000 sq ft European hub at
Buchanan Wharf, creating a further 2,500 jobs
and making Barclays one of the City’s largest
employers.

In April 2024, JP Morgan & Co relocated to
their new owner-occupied office which

can accommodate up to 2,700 employees
representing additional capacity for a further
700 staff.

Morgan Stanley Barclays

| BARCLAYSCAMPUS

JP Morgan
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—— ‘ Total number of students (2022/23) 92,430
e No. of full-time students (2022/23) 77,640
e No. of students living with parents (2022/23) 25,621 (33%)
: : No. of students that require PBSA/PRS 56,440
> # ' - No. of Students living in PBSA 21,200
: Full time students to bed ratio 3.6
The SFRS site is located on the northern periphery of Glasgow City Centre in the 3
Cowcaddens district. All of Glasgow’s main university campuses are accessible within 10 el Stud.ent Ioh ol b?‘?' ratu? 2.4
z 5 i 3 3 ; (excluding students living with parents)
minutes cycling, 15 minutes using public transport and 30 minutes on foot.
% of international students 33%
This includes the city-centre universities which cater to around 41,200 students and
the main University of Glasgow campus to the north-west. It is also only 6 minutes’ walk 2017/18 - 2022/23 full-time student growth 1,235
from Cowcaddens Subway station, and 15 minutes’ walk to Glasgow Central Station.
2022/23 - 2023/24 rental growth 19.45%
Glasgow is home to five universities, each with a city-based campus. The University of
; 2 y 2023/24 - 2024/25 rental growth 12.14%
Glasgow also has a campus at Garscube, 5 miles north-west of its main campus.
— NUMBER OF FULL TRAVEL
—— LIERSIT TIME STUDENTS TIME
i s
? = Universityof & 4 Minute Cucle
University =) - SiiEtilyde 21,065 £ 11 Minute Bus
& of Glasgow X 15 Minute Walk
i \
THE GEASGOW GCU @’b 2 Minute Cycle
s°"°:‘“"'= (gl\gcm 16,000 % 7 Minute Walk
’ |I III E(()))]]]aslervatoire 30 @&d 3 Minute Bike
University of Il of Scotland l]’,l ';\ 7 Minute Walk
|| Ill E((’))rllilcrvamirc Strathdyde
il of Scotland Glasgow THE GEASGOW 5390 &b 5 Minute Cycle
‘ erlaenel i : & 12 Minute Walk
EXHIBITION A Uni 1 & 15 Minute B
QUEEN STREET Wl Lniversity f inute Bus
SEC © CENTRE STATION STATION of Glasgow e & 30 Minute Walk
ﬂ‘vlgm € ANDERSTON
STATION (=) TOTAL 77,640
SCIENCE et
CENTRE
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In terms of completed and under-construction
developments, the BTR sector in Scotland lags
behind other major UK regional cities. Despite
having a high proportion of its population in the
rental space, Scotland has been a late adopter of
purpose-built rental product (further exacerbated
latterly by rent control legislation), presenting a
compelling opportunity going forward.

Glasgow has however made major advances in the
sector since 2019, when the first BTR development
in the city was forward funded by L&G. Solasta
Riverside completed in August 2022 and was

one the UK’s strongest performing assets that
year, with a let-up rate 3 times faster than the UK
average.

There are now 5 institutional grade BTR blocks in
the city providing over 1,900 operational units,
with a total planning and under construction
pipeline in excess of 7,400 units. At the start of
2025, the existing supply has doubled to over

OVERVIEW

2,200 (institutional and boutique). However, for
a city of over 640,000 people in its immediate
catchment, there is huge capacity for growth in
the sector.

The Scottish Government’s recent annoucement of
their intention to exempt BTR from any proposed
rent cap legislation has represented a turning

point for the Scottish Living Sector providing much
needed developer and invetsor certainity. Added

to this, the comparative advantage, benefitting

the Scottish Living Sector, of not being subject

to Gateway 2 building safety regulations and its
associated time delays experienced across England
has added to the attactivness of the Scottish Living
Sector.

The Fire Station therefore provides an excellent
opportunity to take advantage of the positive
prevailing market sentiment surrounding Scotland’s
BTR market and be at the forefront of the
resumption of Glasgow’s BTR market.

BTR RENTS

:'_‘SCI:-I.I‘EM!E-‘ ok i

| OVERALLePSE.

Highest specification development, core
Hallanidinath Eq9 city centre location
Highest specification, outer city centre
Rlatform, a8 location (west)
Dalian Houss £30 Mid specification, office conversion,
small lot size, well located
Catdieriggs £32 :\gflafi[:;icmcatlon, core city centre
Mid specification, small unit sizes, outer
SR ot west end location
Sl taBivaraids £30 :\glcda:i%icmcatlon, outer city centre
STAGE |  2025STATS(UNITS)
Operational (current) 2,218
Under Construction 0
Detailed Consent 5,478
In-planning 1,239
TOTAL PIPELINE 8,935




The Development Plan for the site comprises National Planning
Framework 4 as adopted in 2023 and the Glasgow City Development
Plan (‘CDP’) as adopted in 2017. The site is not subject to any
allocations for specific development proposals but is within a
designation for a Strategic Economic Investment Location that
covers a large area focused around Glasgow City Centre and is linked
to Policy CDP3 - Economic Development. The site also includes
several small areas designated as ‘Open Space PANG5’ which generally
relate to grass verges and planters.

A PPiP (ref: 24/01265/PPP), approved on 2 October 2025 following
determination by GCC’s Planning Committee, now provides consent
for the “erection of mixed use development (in principle) comprising
residential development (including apartments and Build to Rent),
Purpose-Built Student Accommodation (sui generis), retail (Class 1A),
cafes or restaurants (Class 3) and assembly and leisure (Class 11),
with associated landscaping and open space, access, parking and
servicing and engineering / infrastructure works”.

PLANNING
CONTEXT

An extensive Pre-Application Enquiry process was held with GCC’s
Planning Team, comprising five meetings over a period of nine months
to look to define the scope and form of the proposal. Two public
consultation events were held during this period, with a consultation
website also prepared in order to provide information and receive
feedback. An EIA Screening process was undertaken and confirmed
an EIA was not required.

Technical input prepared and submitted for the PPiP application
included: planning application drawings; a Pre-Application
Consultation Report; a Design and Access Statement; Planning
Statement; Purpose Built Student Accommodation Need Assessment;
Transport Statement; Flood Risk Assessment; Drainage and SuDS
Strateguy; Preliminary Ecological Appraisal; Tree Survey Report;
Preliminary Risk Assessment of Ground Conditions (Contamination
and Stability); Noise Impact Assessment; and an Air Quality
Assessment. In terms of Site Investigation, a Preliminary Ground
Investigation Report for the site has also now been prepared and
is available.

Consultation responses during the application process raised
no objections to the principle of the redevelopment of the site.
This included responses from GCC Flood Risk Management, GCC
Geotechnical, GCC Transport Planning and NatureScot.

To satisfy the requirements set out in the PPP decision notice, any
individual phase of the mixed-use development will be required

to submit separate Approval of Matters Specified in Condition
application(s) to GCC. These will be required to set the design, height,
scale and massing elements of the proposal which will influence the
final unit numbers that can be achieved on the site.



A summary of the requirements of each AMSC application for a given phase is as follows:

» Detailed Design Drawings

» Contaminated Land Assessment

- Updated Site Masterplan

« Lighting Strategy

« Remediation Strategy (if required)

« Wind and Daylight Assessments

» Updated Flood Risk Assessment

» Biodiversity Enhancement Plan
Drainage Impact Assessment

Revised Transport Statement
Programming and Phasing Details (covering
drainage, roads, footpaths, landscaping,

boundary treatments, and street lighting)
« Construction Environmental Management
Plan (CEMP)

« Air Quality and Noise Impact Assessments

» Heritage, Townscape and Visual Impact
Assessment

« PBSA Needs and Locational Assessment
(for PBSA phases)

« Carbon Emissions Assessment (including
Decommissioning / Demolition Strategu)

« Management and Security Strategy for PBSA

« External Materials Details (including samples)

« Details of timescales for build-out of any
phased development

« Landscaping information / drawings for open
spaces, amenity areas and public realm

« Statement of Energy

The site is also currently being promoted to the Glasgow City Development Plan 2 to further support
the improved planning provision provided by the PPiP. A representation its Call for Sites process

was made in November 2024. It requested the future allocation of the site for residential, student
accommodation, retail / food and drink and leisure uses for up to 1,300 dwellings and up to

1,000 sq m for the retail / commercial uses.

The vendor’s planning advisors, Stantec, can be made available to answer any key planning queries

during the site sale process, if required.

PLANNING CONTEXT
CONTINUED

Site Boundary (c. 2.0ha)
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Ground: Commercial/Retail
1st & Above: BTR Residential

==
Ground: Commercial/Retail
1st & Above: Mainstream Residential

B

Ground: BTR reception/ancillary
1st & Above: BTR Residential

=3

Ground: Student Reception Ancillary
1st & Above: Student Residential

| FEE |
Ground: Mainstream Residential
1st & Above: Mainstream Residential
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Main Access/Service Route
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Public Realm Route
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Disclaimer: JLL for themselves -and for the vendors or lessors of this property whose agents theg are, give notice

that: a. the particulars are set out as a géneral outline only for guidance and do not constitute, nor constitute pért of,
an offer or contract; b. all descriptions, dimensions, references to condition and necessary permissions for use and
occupation, and other details are believed to be correct, but any intending purcﬁase(s, tenants or third parti_es should
not rely on them as statements or representatione of fact but satisfy themselves that theyare correet by inspection
or otherwise; c. no person in the employment of JLL has any autheritg to make or give any representation or warranty
whatever in relation to the property; d. Any images may be computer generated. Any photog}aphs show only certain
parts of the proﬁertg as tHeg appeared at the time they were taken. e. This correspondence is expressly subject to

completion of formal legal missives in accordance with Scots Law. Date of Preparation of Details October 2025.
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