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ABSTRACT

This thesis attempts to explore the urban development of
the middle class areas of Victorian Glasgow. The
developments of these estates may be similar to other
contemporary suburban developments throughout the country
during the 19th century. However, local conditions, such
as existing urban fabric and the legal system also played
an important role. To establish the development process,
the main analysis was therefore based on individual
studies of each estate. A brief historical survey for
each estate was carried out, based on documents and
historical records. This was followed by a detailed
analysis of the transition from agricultural steadings to
suburban estates. This analysis was made possible by
studying three categories of plans of the development:
the original estate plans or old surveys, the feuing
design plans, and the 1913 Ordnance Survey. Particular
attention was paid to the feuing design stages by
analysing how would other constraints such as topography
and boundaries of the estate affect the initial design as
well as the development process. These studies are
further augmented by relating their developments to the
wider context of social exclusiveness, which was made
possible by the Scottish feuing system. The result of
these developments is finally discussed in an overview.
This last part will attempt to draw several observations
of the process that created the final cohesive urban

scenario as known today.
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ABBREVIATION LIST

For the sake of convenience, all illustrations are

numbered with an abbreviation of the estate's name,

rather than following numerical orders. Hereby is the

list

KS
HH
DH
NP
GH
HL
PH
BW
cw
KG
SHS
GWR
CH
QP
LS
PS
DB
BH
SB
DT

of abbreviation of such estates:
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Hillhead

Dowanhill
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Partickhill
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Small Estates along Sauchiehall Street
Great Western Road
Crosshill

Queen's Park & Camphill
Langside

Pollokshields

Dumbreck

Bellahouston

Strathbungo

Dennistoun

Similarly, most of the archives materials were also

referred to by using abbreviations, rather than quoting

the full name every time. The name of such organisation

is usually listed as the first item in the reference. The
following is the list of such organisations:

SRA
BRC
GUA
GRM
NMRS

Strathclyde Regional Archives

Glasgow University Business Record Centre
Glasgow University Archives

Mitchell Library Glasgow Room

National Monument Records, Scotland, Edinburgh
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VICTORIAN SUBURBANISATION OF GLASGOW

Introduction

The aim of this thesis is to study the urban form history
of sub-urban Glasgow during the Victorian and Edwardian

periods, i.e., from the 1830s to 1914.

As a consequence of the Industrial Revolution British
society saw many intensive developments during this period
in almost every field of endeavour. Urban expansion was no
exception. In most industrialised cities, the urban core
expanded beyond its original medieval boundary during the
19th century. This expansion has attracted research by
various historians, geographers and sociologists, and they
have attempted to form various models to interpret this
phenomenon. These models — or theories — include socio-
economic development, urban form context of the 18th
century, social and economic advancement, land and property
speculation, and ideological desires for social

segregation.

This thesis attempts to study Glasgow's varied and complex
suburban middle class growth from the perspective of urban
form development and without specifically examining the

social forces such as the above. But before looking into
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this particular aspect there is a question regarding
whether Glasgow underwent a similar social development as
other British industrial cities, and to what extent did

these forces shape the suburbs of Glasgow.

Section 1: Literature Review:

To explore this question, a review of relevant general
literature will be carried out, attempting to explore the
basic question of social segregation and its relation with
industrialisation. Issues such as definition of suburbia
and when and why it aeveloped will be examined. Also
whether this phenomenon was a truly national one will be
scrutinised by referring to the works of Simpson and
Lloyd!, Pooley?, Best3, Rodger? and others. Different
scholars have proposed different interpretations of the
rise of 19th century social segregation and suburban
communities on a national and international basis, and

these will be presented and explored.

The result will form the basis for a more specific review
of literature regarding the case of Glasgow. In modern

times, Glasgow was synonymous with heavy industry, as

' M A Simpson & T H Lloyd. "Middle Class Housing in Britain", David Charles and
Archon Books, GB, 1977

C G Pooley & J H Johnson, "The Structure of 19th Century Cities", Croom Helm,
London, 1982

G Best, "Mid-Victorian Britain 1851-1875", Weidenfeld and Nicholson, London, 1971
R Rodger & R Morris, "The Victorian City 1820-1914", Longman, GB, 1993

N
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proved by the famous names in Clydeside ship building and
other heavy engineering products. The previous commercial
base as an entrepdt for tobacco and industrial centre for
textile products is also well documented. However, the rate
of expansion during the 19th century surpassed that of any
previous period, with urban growth — the focus of this

thesis — accompanied by industrial growth.

But to understand the events in the 19th century, it is
equally important to look back at the history of the pre-
industrial expansion of the city, including the first
westward development of the Merchant city and Blythswood
Hill. Due to the limitations of this thesis, these 'facts'
will simply be accepted from various existing sources,
while on the other hand more emphasis will be put on the
events of social segregation in the 19th century. By
referring to the works of DicksS5, Simpson®, Kellett?,
Williamson®, and Gomme & Walker?, an overall literature
survey of the development of suburban Glasgow should be

covered, and the issue of social segregation as a result of

5 B Dicks, "Choice and Constraint: Further Perspectives on Socio-Residential
Segregation in 19th Century Glasgow with Particular Reference to its West End”, in G
Gordon (ed) "Perspectives of the Scottish City", Aberdeen University Press, Aberdeen
1985

6 M A Simpson, "The West End of Glasgow 1830-1914", in M A Simpson & T H Lloyd,
op cit, and M A Simpson, "Middle Class Housing and the Growth of Suburban
Communities in the West End of Glasgow 1830-1914°, unpublished M Litt. Thesis,
Glasgow University, 1970.

7 J R Kellett, "Property Speculators and the Building of Glasgow 1780-1830". Scottish
Journal of Political Economy, vol. VIll, 1961, pp.211-232

8 E Williamson., "Medieval to 20th Century Glasgow", as in E Williamson et al, *The
Buildings of Scotland: Glasgow", Penguin Books, London 1990.

9 A Gomme & D Walker, "Architecture of Glasgow", Lund Humphries, London, 1987
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industrialisation in Glasgow's case will be discussed from

these sources.

Section 2: Primary Research Materials:

Whatever the result of this critical review of literature
on the development of Glasgow, one will not find sufficient
graphical materials in these volumes. Furthermore, as
presented in the relevant chapters later, discrepancy will
also be inevitable due to the vastly different standpoints
of these scholars. As most scholars perceive urban
development as a socio-economic-cultural product, the urban
and architectural analysis is not always tackled in depth.
With a few exceptions, such as Reed!? and Paton!l, most of

the works simply lack graphical research materials.

To supplement this knowledge, I have to go back to primary
archival materials, such as feu design plans and estate
papers, and this will form the major part of the thesis. An
explanation will be presented as to how these materials are
being involved and basically what these materials are,
together with a simple description of the contemporary
background of the owners of the lands who were responsible

for the middle class urban growth in 19th century Glasgow.

10 p A Reed. "Glasgow: The Forming of the City", Edinburgh University Press,
Edinburgh, 1993
1§ Paton, "Hyndiand", Unpublished MSc Thesis, University of Strathclyde, 1989
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Section 3: Background of Development

- The West End and Southside of Glasgow:

Based on the existing literature regarding the suburban
development of the city, it is not difficult to formulate a
brief outline of the development background of both the
West End and the southside. This outline will cover basic
descriptions such as topography and access roads, together
with any boundary restrictions. Obviously, any precedents
in suburban development, such as the development of
Blythswood estate, will also be discussed. Regarding the
southside of Glasgow, it is interesting to have a general
comparison to its West End counterpart, as the differences

between then had created a totally different suburban built

form.

This outline, nevertheless, will not be sufficient to
explain every detail of the development process. These
details have to be covered under individual studies of each
estate, by combining the primary research materials with

any relevant literature.

Section 4: Individual Studies of the Estates:

Victorian Suburbanisation of Glasgow: Introduction S



The main part of the thesis will be the study of individual
estates. From the primary research materials we can explore
the development in detail, particularly from the estate
architect's or estate owner's point of view when these
middle class enclaves were produced, down to the formal
consequence when realised on site. The research is
particularly based on the works of Professor Peter Reed
whose papers!? have provided the foundation for this
direction. The analysis presented here, however, would try
to encapsulate a wider collection of primary materials,
such as plans and feuing documents, as well as building

upon Reed's direction of research.

The scope of research, as mentioned above, will only target
the middle class areas. Although by using present day
standards some of these areas may not fulfil the criteria
of being "middle class", the aspirations of the developer
will be the means of demarcation. By initial examination,
the areas will fall either in the West End or southside
(Fig. I.01 and I.02). However, the estate of Dennistoun
will also be included due to the similar middle class
aspiration of the developer despite the fact that this was

not successfully carried out.

A standard format of presentation will apply in each case

to present a logical study for each estate:

2 p. A Reed. "Glasgow: The Forming of the City", Edinburgh University Press,
Edinburgh, 1993; and "Tenement, Terrace e Villa: la costruzione del West End", in
Bocchi R (ed) "Glasgow: forma e progetto della citta®, Venice: Cluva Editrice, 1990
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- The pre-development stages such as farm steading plans
and forces of transport network (if any);

- The first design stage for development, such as feuing
plans and disposition documents;

- Subsequent revisions of the design plans (if any);

- The final version as recorded in the 1913 0S map;

More details of this format will also be explained in the

start of this section.

Section 5: Observations and Discussions:

From this analysis I will try to derive one or more
observations generally applicable to these estates. The
observations will be based on a comparative study of the
urban form of these estates, although this cannot be
isolated from social and economic forces. To what extent
these forces have shaped the urban form will also be
discussed, together with some discussion of the formal
aspect of urban design and the impact of the tenements on
the middle class areas. Due to the limit of the thesis,
there is no attempt to invent another model for social
segregation and middle class development specifically for
Glasgow — certain socio-economic analysis as discussed
before would simply be abstracted again. Therefore, the
emphasis of the conclusion — if any — will primarily be on

the formal study of the estates.

Victorian Suburbanisation of Glasgow: Introduction



SECTION 1: LITERATURE REVIEW

Part 1: The Rise of Suburbanisation in General:

Introduction:

The phenomenon of Victorian Suburbanisation during the 19th
century is subject to much study and argument by both
historians and sociologists, stemming from the works of
Dyos in the early 1960s, with his particular research into
the suburb of Camberwelll. As a national phenomenon,
suburbia rose between 1815 and 1939, and the term is
generally applied to the physically distinct dormitory
towns which resulted from the separation of residence and

workplace?.

In this thesis no attempt is made to repeat the scope and
depth of research of those various scholars who have, over
the last 30 years, produced such an impressive collection
of studies of Victorian Suburbs. However, a brief
presentation or summary of these studies will be made as
the general background of the Victorian suburbanization of

Glasgow in particular.

w* ok h W

1 H J Dyos, "Victorian Suburb: A Study of the Growth of Camberwell”, 1961
2 F Thompson, "The Rise of Suburbia”, Leicester University Press, GB, 1982, pp.2
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The Change of Urban Structure

For historians and sociologists, the 19th century
developments in Western Europe and Northern America
represented the turning point of social change. Most
industrial cities underwent massive urban expansion, and
the process of industrialisation reached its highest point.
While the export and import arm of most western countries
reached deep into the African and Asian continents,
bringing wealth and fortune to the new merchant classes, at
the same time class tension and poverty at home was on the

increase.

Focusing on the change of urban structure, it is generally
accepted that in the 19th century there was a new spatial
structure which was different from its 18th century pre-
industrial predecessor. The pre-industrial structure is
basically a compact city, in some cases socially mixed,
with vertical segregation between floors of a single
building the dominant influence3. In other cases the rich
dwelt at the centre and the poor at the periphery, while
social segregation was on the basis of ethnicity and
occupation rather than socio-economic status?. However, in
the 19th century socio-economic forces were the leading

criteria of residential location and Knox has summarised

3 C G Pooley, "Choice and Constraint in the 19th century: A Basis for Residential
Differentiation", as in J Johnston & C Pooley (ed), "The Structure of 19th century
Cities", Croom Helm, London, 1982, pp.201

4 G Sjoberg, "The Pre-industrial City: Past and Present", Glencoe, Illinois, 1960, pp.5,
91-103
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the development of this economic based model with its

effect on land use:

..... competition for the best and most accessible
sites for the new factories and warehouses, shops
and offices which depended on them brought about
the first crucial change in land use. Land was
given over to uses which could justify the
highest rent, rather than being held by a
traditional group of users. The factory and
commercial sites secured, there sprang up around
them large tracts of housing to accommodate the
workers and their families. The new urban
structure became increasingly differentiated,
with homes no longer used as workplaces and
residential areas graded according to the rents
different sites could command. Social status,
newly ascribed in terms of money, became
synonymous with rent paying ability, so that
neighbourhoods were, in effect, created along
status divisions.3

A retrospective review of this change of land use was
stated as early as late 19th century when one contemporary
summed up this as the inter-related process of succession

and segregation:

With the increased demand for space for non-
residential purposes in the downtown areas, there
soon emerged a specialised commercial area
dominating the whole of the urban core. As
commercial activities succeeded the mixed
activities of the downtown area, the well-to-do
in adjacent inner city neighbourhoods moved
outwards to new houses in the suburbs, creating a
second specialist area, quite segregated from
other social groups.$

The Process of Residential Segregation

5 P Knox, "Urban Social Geography" 1982, Longman, USA
6 Woods, "The city wilderness", Houghton Mifflin, Boston 1898,

Section 1: Literature Review: Part 1: Suburbanization in General 10



Social segregation as a result of urban expansion became a
subject of much discussion, and Pooley has argued that it
is easy to demonstrate that, by the mid-Victorian period,
particular migrant, occupational and social-status groups
had become segregated into different portions of the city:
that distinct residential areas had emerged. He also
indicated that most researchers agreed that during the 19th
century an increasing degree of residential differentiation
occurred, linked with the growth of industrialization and

urbanisation?.

However, the exact causal relationship between
industrialisation and segregation, which led to distinct
social-status residential areas, is the subject of argument

among different scholars.

After examining the historical development of various major
cities in Britain, especially the city of London, Thompson
reckoned that the spatial definition which could be
classified as suburbanization did not occur until the early
19th century. For example, the 18th century development of
Greater London - namely the spread of south London from
Southwark into Newington, Walworth and Lambeth - were all
urban in form:

"an extension of established patterns of streets
of terrace housing, of squares in more

7 C G Pooley, op cit., pp.204

Section 1: Literature Review: Part 1: Suburbanization in General 1



fashionable parts, of close packed courts and
alleys and a jumble of tenements in less favoured
areas..."8.

Even the late 18th century developments of “New Towns" -
eg., Hans Town, Somers Town, Pentonville, Camden Town etc -
were still only extensions of the "town", with repetitive
three or four storey terraces which were too monotonous and
unimaginative for the 19th century Victorians. The other
overgrown villages of Hackney, Hampstead, Clapham etc,
according to Thompson, although being a step closer to the
suburban model, were still not essentially suburban. To be
more precise, Thompson has cited the residential criteria

as the main definition of the suburb:

"....architectural historians are in no doubt
that detached and semi-detached houses built for
single family occupation are of the suburban
essence, and that such houses did not exist
before the 19th century..... that it was only in
the setting of this kind of house, where the
family could distance itself from the outside
world in its own private fortress behind its own
garden fence and private hedge and yet could make
a show of outward appearances that was sure to be
noticed by the neighbours, that the suburban life
style of individual domesticity and group
monitored respectability could take hold.*"?®

Thompson's explanation of the rise of suburban housing at
this particular time was an ideological one. Firstly, on
the metaphorical quality of physical fabric, he argued that
“town terraces were imitations in gradations of compression

and austerity of upper-class town houses, and the semi-

8 F Thompson, op cit., pp.7-8
F Thompson, op cit., pp.8
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detached was the ultimate reduction of the country house
through intermediate layers of villas"1?; this was
supported by the example of the estate of St John's Wood,
which was a scaled-down and watered-down version of
aristocratic housing arrangements made suitable for smaller
incomes!!l. Secondly, he has ruled out the external supply
forces such as land value, economic change of income
profile and transport factors as the main causes of
suburbia, but stressed the importance of the ideology of

the demand of the individual:

Y e it is natural to suggest that the
initiating impulse came from the side of changes
in housing demand. The two possibilities are that
the desire for a domestic life of privacy and
seclusion was a new experience for any sizeable
section of the middle class, only gathering force
for the first time around the beginning of the
19th century; or that the desire had long been
present and that what happened was some change in
the means of satisfying it, a shift in effective
demand. *12

To explain this change of demand, Thompson re-iterated the
changes of social background of the 19th century and

concluded:

"The clear separation of work and home, the
insistence on social distancing, the treatment cf
the home as a feminine domain, the importance
attached to domestic privacy and the exclusion of
the vulgar prying multitude, can all be seen as
parts of a code of individual responsibility,
male economic dominance and female domestic
subordination, and family-nurtured morality which

10 F Thompson, op cit. pp.9
1 F Thompson, op cit., pp.9
2 F Thompson, op cit., pp.12
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served to give the bourgeoisie a social identity
and mark them off from the upper class and the
lower orders."13

Hence Thompson's socio-economic approach to segregation is
based really on the rise of demand from the middle-class
individuals who were acting or behaving within the

contemporary social context.

Pooley, on the other hand, devises a more straightforward
approach by listing five inter-related processes that led
to residential differentiation: the physical growth of the
city, the decision-making of an individual regarding
residential location, industrial and commercial constraints
upon the nature of residential development, the effect of
national and local government institutions on residential
developments, and the results of 'image' as portrayed by

health and medical officers?é.

To a certain extent, Pooley and Thompson shared a similar
starting point by choosing the physical growth of the city
as their base of evolution of housing demands. Thompson has
expressed the concept that given more people must occupy
more space, and space within the existing town limits was
already full, the only option was to expand into the
outskirts of the cityl5. However, Pooley has classified

this expansion as a social class issue:

8 F Thompson, op cit., pp.13
4 C Pooley, op cit., pp.208
15 F Thompson, op cit., pp.5
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"The development of new middle and high status
housing around the urban periphery allowed inner-
city property to be vacated by its former
residents who moved to the suburbs, while
economicly less well-off families took their
place."15

The second process of Pooley's approach regarding
individual decision-making of residential location is
similar to Thompson's ‘'ideological' explanation of the
demand for suburban housing. But Pooley detailed this
personal decision as the product of disposable income, and
the formation of residential areas in Victorian towns was
the result of a process set within a series of choices and
constraints imposed by the characteristics of the city, the
society and the individual. These latter forces were also
inter-related, that is, individual decisions tended to
reinforce the status quo of existing residential

differentiationl?.

Industrial development, which was regarded by most
historians and sociologists as the main driving force for
literally every aspect of Victorian society, was not
examined in detail in Thompson's argument, but Pooley
considers that the invasion of inner-city commercial
development, the provision of employment with working class
housing nearby, and industrial pollution with environmental

deterioration, had a profound influence on residential

16 C Pooley, op cit., pp.205
7 C Pooley, op cit., pp.206-207
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differentiation!8. This reflected the classical approach to
Victorian society, i.e., urban transformation as a function
of inner city land value, pushing the residential core out
towards the fringe of the city, hence supporting the inter-

related processes of succession and segregationi?.

Also, Gauldie has explained that one of the effects of
industry upon residential differentiation is the inability
of the working class to exercise choice in the location of

their homes:

"Working people must live near the source of
their employment, however scarce or inadequate
housing in that area may be...For many town
immigrants the choice was between homelessness in
the country and crowded conditions in the
towns. 20

The last of the two processes as presented by Pooley
concerns firstly the Bye-laws and institutional improvement
schemes which were initiated by philanthropists, and
secondly the personal image when various medical and health
reports were published regarding inner city conditions.
Certainly these two processes had an implicit influence
among potential home buyers and the reputation of the city
in concern, but as compared to the previous ones these were

quite subtle, having a more passive role.

8 C Pooley, op cit., pp.207

19 P Knox, op cit.

0 E Gauldie, "The Middle Class and Working Class Housing in the 19th century”, in A A
McLaren (ed), "Social Class in Scotland®, John Donald, Edinburgh, pp.12
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Pooley also attempted to explain these processes in a
theoretical framework, but for this present study this will
be not be discussed, as we can see that the approach taken
later on for the specific case of Glasgow will be an
empirical one: the results of historical documents and
graphical images as the basis of analysis of the
suburbanization of Glasgow. Before looking specifically
into the case of Glasgow, one further interesting aspect

discussed by Thompson should be mentioned.

Thompson stressed the importance of the open garden as the
basic distinction for middle class suburban housing. Indeed
he argued that 'the essential quality of the new suburbs
was that they were on the edge of the country with open
views beyond.' By citing the development of Nash's scheme
for Regent's Park, he claimed that the concept of a garden
was transformed from the 18th century stigma of a boorish,
backward and hostile backdrop into a cultivated and admired
part of a natural and virtuous home2!. Thus the concept of
rus in urbe was no longer the monopoly of the upper and
aristocratic classes, but became a model not only for
developers and builders to imitate, but also a pattern for
the ambitious middle class to emulate?2, and became a
standardized picturesque quality of middle class housing:

*for the middle class, not to be over-looked was
important. For the most comfortably placed, high

21 F Thompson. op cit, pp.15
2 C Pooley, op cit, pp.207
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walls, and railings, ample garden ground,
separated house owners from the lower orders."23

A Case for Glasgow?

As the second largest city in the British empire in the
19th century, the development of Glasgow to a certain
extent could not avoid similar processes of development to
those of its industrialized English counterparts. Indeed,
just as Manchester could claim to be the ‘'shock city' in
England as described by Asa Briggs?4, then Glasgow would be

the 'shock city' north of the border.

But how far did Glasgow share its similarities with its
English counterparts in the process of middle class
suburbanization? Was there a special Scottish case during
the 19th century which made Glasgow, or Scottish cities in
general, stand out from other British developments? Would
the various processes as outlined by Pooley be applicable
in Glasgow's case? Would the physical built environment of
Glasgow's middle class areas - a semi-cohesive mixture of
villa, terraces and tenements - raise the issue of a
separate urban morphological development, different from
the English suburban rus in urbe? Or indeed, would the

morphological transformation of Scottish towns, including

8 E Gauldie. op cit., pp.15
24 Asa Briggs, "Manchester: Symbol of a New Age", as in "Victorian Cities", Penguin
Books, 1968
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Glasgow, during the 19th century have distinctive Scottish

characteristics?2s

Before these questions can be answered, it will be helpful
to start from a wider perspective and then focus on the

Victorian period.

In the next chapter, the first part will present an
overview of the history of Glasgow, with particular
reference to its development around the late 18th century.
This overview will simply be extracted from various
sources, but special attention will be paid to the rise of

the middle classes during the 18th and 19th centuries.

The second part of the next chapter will be devoted to the
rise of 19th century Victorian middle class areas, such as
the West End and southside of Glasgow. Issues such as
social segregation and urban expansion will be explored by
reférring to various studies, and I will try to establish
the link, if any, between the social developments of the

middle class and the built environment.

Although not all the questions will be answered, it is
hoped that this probe into such a vast area will provide

sufficient background information before the individual

5 This was raised by G Gordon, “The Morphological Development of Scottish Cities
from Georgian to Modern Times", in T R Slater (ed), "The Built form of Western
Cities", Leicester University Press, GB, 1990
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estates come under detailed analysis in Section 4 of the

thesis.
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SECTION l1l: LITERATURE REVIEW

Part 2: The Rise of Suburbanization in Glasgow

Introduction:

The suburban development of Glasgow in the 19th century
was, without doubt, very much in line with that of other
contemporary large industrial cities in Britain. Indeed,
the industrialisation and suburbanization processes of
Glasgow are always listed among comparative studies of
suburban development by various scholars!, and any study of

Glasgow cannot ignore this fact.

However, due to the distinctive historical and social
consequences of Scottish history, particularly the legal
framework of land usage which is not comparable with the
English system, there is probably a unique perspective to
the suburbanization of Glasgow. This part of the thesis
will therefore attempt to uncover the process of
suburbanization in the special case of Glasgow, stemming

from the overall background of the previous discussion.

1 See F Thompson, "The Rise of Suburbia”, Leicester University Press, 1982, Chapter
1, ...and M Simpson & T Lloyd, "Middle Class Housing in Britain", David Charles &
Archon Books, GB, 1977.
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From the Beginning to the Industrial Era:

Before going into the actual events in the 19th century, it
will be helpful to have an overall review of the historical
facts leading from the start of Glasgow to the pre-

industrial era.

The development of Glasgow was relatively slow following
the early settlement of Kentigern, also known as St Mungo,
who, around AD 543, came to preach Christianity to the
Kingdom of Strathclyde?. After the death of Kentigern there
is a gap in the Episcopal succession until the 11th
century3. Glasgow became a burgh under the oversight of the
bishop in the 12th century, and gradually grew as a major
trading centre along with other ancient burghs such as
Dumbarton and Rutherglen. Early politics were dominated by
the rivalry between the Dean of Guild (The Craftsmen) and
the Deacon Convenor (The Merchants). Eventually the City

became a royal burgh in 1611.

The Treaty of Union in 1707 opened a major breakthrough in
economic development, giving Glasgow merchants direct
access to English markets, as well as monopolising the
entrepdt trade of American tobacco merchandise. The natural

provision of the River Clyde gradually made Glasgow Cross

2 M Keating, "The City that Refused to Die", Aberdeen University Press. Aberdeen.
1988, pp. 1

E Williamson, A Riches & M Higgs, "The Buildings of Scotland: Glasgow", Penguin
Books, GB, 1990, pp.36
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an important commercial focal point, by having direct
access to trading quays off the Clyde. From 1770 onwards
the Clyde was dredged and channelled to allcow trade to
arrive at the centre itself, while Port Glasgow was also
developed as the major harbour serving Glasgow trade?l.
These provisions thus established Glasgow's foundation for

a long term phase of industrialisation.

Obviously this is a very simplified description spanning
600 years. However, it is not the main interest of this
essay to repeat these historical developments, but rather
to concentrate on the consequences after the mid-18th

century.

The 18th century:

During the 18th century, the tobacco and then cotton
industries dominated the development of Glasgow. It may be
true to suggest that the city's first ever internaticnal
trade was indeed in tobacco between Glasgow and Northern
America. Previously Glasgow trade was predominantly local
and operated on a small scale. This new overseas trade in
tobacco further demanded relevant support services which
laid down the foundations for subsequent international

trade:

4 M Keating, op cit., pp.1
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..... Glasgow was indebted to those who had
carried out the America trade not only for "the
extension of commerce" but also "for the
establishment and for a considerable time, the
support of its manufacture, now so highly
advantageous to this kingdom at large">

Based on this argument, we can see that the tobacco
industry is not purely dealing with tobacco or tobacco
related products, but a whole spectrum of manufacturers®

products was exchanged for these tobacco imports:

....Colonial stores were stocked with iron,
leather, rope and textile goods and it proved
cheaper to manufacture these products than buy
them elsewhere..... After this investment it made
sound commercial sense to secure supplies of raw
materials...®

The raw materials referred to were then iron, coal and
cotton. It was the last that revived Glasgow's economy when
the tobacco trade came to an abrupt end after the outbreak

of the American War of Independence.

This explosion of the cotton/ textile industry overshadowed
other nominal produce such as timber, rum, sugar and
logwoods which still flowed through the Clyde in the latter
part of the 18th century, and the effect on the urban
landscape was profound in this period:

Cotton ushered in the textile phase of the
Industrial Revolution and transformed the urban

5 T M Devine, "The Tobacco Lords", John Donald Publishers, Edinburgh, 1975, pp.34
6 P Hillis, "Presbyterianism and Social Class in Middle 19th century Glasgow",
unpublished PhD Thesis, Glasgow University, 1978, pp.23
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and peri-urban landscape with its mills,
factories, bleachfields, printworks and workers'
tenements, while raw materials and finished
products were transported along arterial links of
river, canal and railway, giving articulation to
the industrial economy.?

The Urban Expansion:

The combined effect of both the early tobacco, and later,
textile industries, created a series of expansions of urban
boundaries. The first expansion was the result of the first
segregation of "Tobacco Lords*" from their congested
downtown commercial sector to the "west-gait" of the old
medieval core, westward but still centred around Glasgow
Cross. Neat Palladian / Georgian villas sprang up upon new
streets, such as Virginia Street, Ingram Street, Wilson
Street, Miller Street, Jamaica Street, Queen Street and
Buchanan Street. Although these initial developments were
not co-ordinated or planned, but rather piecemeal, the
importance of a mansion house within a generous orthogonal
open ground (rectangular plots) had an overriding influence
in the next 150 years on middle class urban morphology.
Indeed these new mansion houses which were designed be
"occupied by one family from top to bottom as in London"$
testified to the taste, wealth and aspirations of the
bourgeois classes. Certainly the departure from the tight

urban weave of strip fields or 'runrigs' on the east -

7 A Gibb, "Glasgow: The Making of a City", Croom Helm. Kent, 1983, pp.82-83
8 J Denholm, "The History of the City of Glasgow", Glasgow, 1804, p.135
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which had been heavily built up since the end of the 17th
century - is very obvious by examining early Glasgow map

such as Barry's 1782 map (Fig. G.0l). No doubt the concept
of social segregation has been spelt out during this 18th

century exercise:

A mansion house and an estate was undoubtedly the
seal of social success for both merchants and
professional people, and in Glasgow, as
elsewhere, the new demand was for rus in urbe
within easy distance of the business centre. The
concept was essentially urban with the country
confined to a garden and, if possible (though
this became increasingly difficult), a view.?

Planned Towns in Grids:

Planned town designs were the next stage when the Town
Council in 1772 commissioned from James Barry a plan for
their lands to the north of the above streets. However, it
was Barry's published plan of 1781 that inspired the layout
as seen nowadaysl!?. This latter plan in 1781 formed the
basis of westward extension on Ramshorn lands when in 1782
the Town Council Committee decided to lay out 5 streets,
from 13 metres to 18 metres wide, with ground reserved for
George Squarell, Walker has indicated that the determinant
factor for this first ever grid-iron plan could have been

(in part) the position of an existing factory on the

9 B Dicks, "Choice and Constraints: Further Perspectives on Socio-residential
Segregation in 19th century. Glasgow", as in G Gordon (ed), "The Perspectives of
the Scottish City", Aberdeen University Press, 1985, pp.94

10 E Williamson et al, op cit., pp.40

A Gibb, op cit., pp.96
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present Ingram Street!2. The bulk of the lots were sold
between 1786 and 1788, many to the proprietors of Glasgow
Building Company, who were largely responsible for the
developments immediately north, east and south of George
Sqﬁare. Feuing was slow and its lifespan as a residential
suburb was limited, due to mounting pressure from the

commercial sector's demand for more business accommodation.

The new and truly residential town house development was
eventually on Blythswood Hill. It has been suggested that
the grid form over the Blythswood estate was a continuation
of the earlier Town Council's grid over Meadowflats and

Ramshorn lands:

*"At right angles to these [Argyle Street and
Sauchiehall Street] running south to north was
Buchanan Street in the City's Meadowflats land on
the eastern edge of the Blythswood estate.
Projecting westwards across Buchanan Street,
extending the south and north limits of George
Square, the beginnings of St Vincent Street and
West George Street.... had been planned. All
these routes lay in potentially orthogonal
relationship, while the development of the first
New Town..... already provided guidelines for the
dimensions of the [Blythswood] street blocks."13

Indeed the Corporation's development of Meadowflats went
hand in hand with Blythswood estate, as the Senior partner
of Glasgow Building Company - the agent responsible for

much of Meadowflats development - “"took care to co-operate

2 F A Walker, "The Glasgow Grid", in T A Markus (ed) "Order in Space and Society®
Mainstream, Edinburgh, 1982, pp.165-166
¥ F A Walker, op cit., pp.177
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with Colonel Campbell.... to the extent of employing his
architect, Mr Craig of Edinburgh, to make the plans of

Meadowflats. "4

Theugrid form over the northern and middle parts of the
Blythswood estate was so successful that in the 1820s this
grid was carried over the southern part of Blythswood to a
plan by James G Graham with subtle variations in its urban
block to compensate for steep-sided-drumlin topographylS.
However, this southern part was not executed to this

design.

Turning to the south of the River Clyde, similar grid
developments were also taking place in the late 18th and
early 19th centuries, most notably the ambitious
development of 47 acres by David Laurie in Lauriston (about
1800). This was conceived on a grand scale, with the very
elegant two-part Carlton Terrace as its frontispiece facing
the river. However, building activities were slow to start,
and it was not until 1826 that the development was
completed. By this time, the long period of inactivity had
permitted the intrusion of the industrial sector and the

middle class aspiration could not be maintained:

Despairing of the lack of social amenities,
seeing their property values diminish in the face
of ineffective regulations against industry, and
tired of paying tolls on their daily trips to

4 J R Kellett, *Property Speculators and the Building of Glasgow 1780-1830", Scottish
Journal of Political Economy, vol. VIil, 1961, pp.225
S F A Walker, op cit., pp.180
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places of business in the city, the middle class
residents moved out [Laurieston] during the
second half of the [19th] century.l6

Other southside estates such as Tradeston and
Hutchesontown, because of poorly defined and enforced
building and land use regulations, also failed to become
successful middle class areas when compared to the westward
new towns!?’. On the east side of the city from mid-18th
century to early 19th century, the four proposed individual
middle class areas, ie, St Andrew's Square, Charlotte
Street, Montieth Row and Graham Square, flourished and
decayed in isolation. Although these areas were scattered
around the east end, some close, some at a distance, they
nevertheless could not resist the overwhelming pressure of
industrial encroachments, which was gathering pace in this

direction.

The 19th century Suburbanization:

The 18th century developments of Glasgow's urban structure
serve as a background to its 19th century Victorian
progress. This gradual but accelerating change is observed

by most scholars, but the accounts and interpretation vary.

6 A Gibb, op cit., pp.100
7 A Gibb, op cit. pp.100
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The most definitive account of Glasgow's Victorian
architecture is the work by Gomme and Walker in which a
detailed description of the urban architectural qualities
is given in terms of individual buildings!®. This does not
provide the historical account or the rationale of the West
End and southside middle class areas, and their approach of
individual buildings without an overall setting of urban
development neglects historical insights. Their work was
criticised by a scholar as "rather flawed and very personal
view of the city", without much substance apart from

picturesque descriptions of buildingsl?.

Another informative and useful source for the study of
Glasgow is the Building of Scotland volume on Glasgow:<°.
But again, this source mostly concentrates on individual
buildings, with only a brief introduction to the formation
of the estates west and south of the city. This
introduction does mention estate names, architects and
developers, but describes the process in a rather
simplified and brief manner. The summary information
provided is, therefore, not adequate for the understanding
of the process of suburbanization during the Victorian

period.

8 Gomme & Walker, "Architecture of Glasgow", Lund Humphries. London, 1987
19 N Morgan, "The Development of the West End of Glasgow Reconsidered”,

Unpublished paper to the Scottish Urban Society Conference on 1 December 1990.
2 E Williamson et al., op cit.
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Other approaches to suburbanization are more theoretical.
The most quoted example is M A Simpson's unpublished MLitt
thesis "Middle Class Housing and the growth of Suburban
Communities in the West End of Glasgow 1830-1914+21,
Simpson's work revolved around his own training as an
economic historian, but he nevertheless balanced his thesis
with a detailed historical account of the urban development
of the west end estates, particularly the estate of
Kelvinside. This resulted in a book which described the
wider context of middle class development in 19th century
Britain?2, and compared Glasgow with other cities, such as
Sheffield and Nottingham, and the suburb of Hampstead
(which is now part of the Greater London area). His work,
however, was criticised as being "based on an entirely one-
dimensional view of events, as seen through the issuing of
feu charters, a record of a single event or transaction
which for all its incidental, illuminating and useful
detail does nothing to reveal the process or personality of

development*23,

Suburbanization as Social Segregation:

21 M A Simpson, "Middle Class Housing and the growth of Suburban Communities in
the West End of Glasgow 1830-1914", unpublished M Litt Thesis, Glasgow
University, 1970.

M Simpson & T Lloyd, op cit..
N Morgan, op cit.
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The process of development was suggested by an article by
Brian Dicks?4. His work is based on research by another
scholar, C G Pooley, who viewed residential segregation *"as
the outcome of the interaction of those elements of choice
and.constraint which affected various aspects of
residential location"25. By referring to the Georgian
landscape of Glasgow, Dicks noted that the first westward
expansion was instituted by the tobacco barons who built
their mansion houses around the new streets at Glasgow
Cross. Later on, the rapid invasion of commerce into these
Georgian extensions and the deteriorating urban and social
fabric of the old city (owing to encroachment of business
and industry) resulted in an aspiration for social
advancement and the desire by the middle class to locate in

a residentially respectable area.

Superficially this migration of the middle classes to
suburban areas is similar to that in other large British
cities, as indeed "Britain's other large 19th century
cities also exhibited increasing socio-residential
segregation and the progressive separation, for the more
affluent classes at least, of workplace from residence"26
But on the other hand, the power of the landowner in
controlling the type of development is different in a

Scottish setting:

24 Dicks, op cit.

B
B Dicks, op cit., pp.91
B

25
% Dicks, op cit., pp.91
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Whereas south of border land could be sold
outright (freehold) or, after a stipulated
period, would be returned in its developed state
to its original owner (leasehold), in Scotland
the holding of land retained something of its
feudal origin. A superior of the land might sell
it, but thereafter he would receive an annual feu
duty from whomever occupied it. Moreover, the feu
contract of sale could impose strict conditions
on the way the land could be developed,
theoretically in perpetuity.??

Hence development restrictions could be easily inserted
into the Feu Charter which would further restrict the
freedom of the builder and indirectly limit his choice of
potential future buyers. Examples of these influences and
restrictions will be discussed in the later part of the

thesis when individual estates are examined.

The pattern of Glasgow's estate development, according to
Dicks, could be compared with Sheffield's western suburbs
where architectural as well as social consistency combined
to produce a dramatic middle-class adjunct to its central
area28., But when examining the actual landowner, Glasgow
lacks the aristocratic ownership which is typical of
English middle class suburban developments found in London
and Birmingham. Instead, the whole west end of Glasgow,
comprising 1250 acres, was under ownership of the merchant
class or professional speculators. The only exception to

this was the estate of Pollokshields — together with its

27 P A Reed, "Tenement, Terrace e Villa: la costruzione del West End", in Bocchi R

(ed) "Glasgow: forma e progetto della citta’, Venice: Cluva Editrice, 1990
B Dicks, op cit., pp.101
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annexe, Dumbreck — which was under the aristocratic Maxwell
family??. This merchant class initiative recalls the
previous impulse of the tobacco lords®' effort of
establishing the merchant city during the 18th century, but
while the merchants then were solely home-occupiers and
built for themselves, now the estates' developers in the
west end operated on a more speculative basis, as Dicks has

concluded:

...the feuars and builders were anything but free
agents being subjected on one hand to the
dictates of superiors and on the other hand to
the expectations of middle class buyers. Hence it
is important to view the quality Victorian
suburbs, in Glasgow and elsewhere, as the
material manifestation of a complex of lofty
ideas, desires and decisions that were inevitably
tempered by the prosaic financial tenets that
governed supply and demand.30

The influence of the merchant class has attracted the
attention of some scholars, such as Simpson and Lloyd,
regarding their role in the rise of suburban housing3!. In
Glasgow's case, this has not been well researched, but
Simpson has mentioned that the real development of country
estates into housing estates came only after mid-19th
century and a change of ownership. These new owners were
often from the merchant class, although professional and
institutional bodies started to be involved, particularly

the Town Corporation itself.

2 B Dicks, op cit., pp.102-103
0 B Dicks, op cit., pp.105
31 M Simpson & T Lloyd, op cit.
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Nevertheless the process of segregation of Glasgow's
suburban areas did transform the cityscape into "an
extensive area with an overall homogeneous tone", and this
was'not entirely a 19th century phenomencn, where,
according to Dicks, "this pattern of westward
migration..... had been set earlier, only to increasingly
gather momentum as the 19th century progressed"32. Dicks
also throughout his article stresses the importance of the
self-imposed constraints stemming from middle class
aspirations for social advancement and the resulting need
to locate in socially respectable areas, while these are
reinforced by other factors such as quality of the
environment, the establishment of institutions among the
suburbs, the recreational and ancillary facilities provided
by local councils, and the provision of transport, firstly

private, and then public.33

Conclusion

Although as mentioned at the start of this section, the
suburbanization of Glasgow, has much in common with that of
other contemporary British industrial cities, Glasgow's
remarkable homogeneous and 'exclusive' suburbs have always

being distinguished from others. This distinction may be a

32 B Dicks, op cit., pp.120-121
3 B Dicks, op cit., pp.105- 121
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matter of its physical materials, its juxtaposition of
villas, terraces and tenements, or by its unified legal
system which allowed a 'code' to be restricted upon the

final built environment.

However, the question of how this code was being
transformed into bricks and mortar - or in the case of
Glasgow, lime and stone - requires a detailed examination
of the individual estates concerned. In the next part of
the thesis, the west end and southside estates will be
individually scrutinised under an urban form analysis
principle, which will be explained before the detailed
examination. By this research, the above account by these
economic and social historians will be examined using more
graphical and visual evidence. There is no intention of
displacing their research by this means, but presenting
another dimension of the issue may complementlthe whole

story.
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SECTION 2: RESEARCH MATERIALS AND RESEARCH BACKGROUND

Introduction:

This chapter will look at the various primary sources and
materials which I have been going through for the research
of this thesis. Although most of these sources are primary
ones, i.e., archival materials in various locations, some
19th century secondary materials such as newspaper articles
- which would not be discussed here - were also used to

complement these.

These primary materials mainly fall into four categories:
1. Materials from 19th century writers' offices;

2. Materials from Estate offices of developers:;

3. Materials from the Kyle and Frew Collectioﬁ;

4. Materials from individual land and housing speculators;
In each case an explanation will be given regarding the
origins of these materials, the use of them and the

problems or difficulties involved.
1. Materials from Writers' Offices:
The previous chapters have argued that the 19th century

middle class development of Glasgow was an accumulation of

various social and economic factors. To facilitate such
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development a whole variety of service sectors was
established or expanded in the 19th century to serve the

ever increasing land and housing speculators.

As a result, a large collection of materials regarding
property development was accumulated. Nowadays, some of
these materials are being transferred from the attic of
various service sectors' premises to naticnal/ local

authority archives for preservation.

Out of these service sectors' materials, the most important
are those from city solicitors' firms, or ‘'writers' as they
used to be called in the 19th century. These 'writers' co-
operated with either landowners or property speculators by
providing the necessary legal services for property
transactions. During the process a large amount of
documents was produced, and for the sole purpose of this
study here, these documents could be classified into two
categories, although in reality they are very much inter-
related:

1.1 Feuing Documents and

1.2 Feuing Design Drawings;

1.1 Feuing Documents:

Property transactions ranged from a single plot of a few

square yards to vast farm steadings over several hundred

acres. Each transaction had to go through a feuing/
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disposition procedure involving various legal documents,
such as Feu Charters, Confirmations, Centracts, Sasines,
and Inventory etc, in which sometimes a multiplicaticn of
over 5 to 6 times of a 10 to 15 page document could be
poésible for the same few square yards. The whole procedure
was complicated by the unique Scottish feuing system in
which the feu superior could insert all kinds of
restrictions into these feuing documents, resulting in a

complicated and much repeated bundle.

As a result, these documents controlled development and
planning by implicitly applying these restrictions,
controlling the building classification, zoning, building
height and plot ratio, vehicle and pedestrian access, time
scale of project completion, as well as the 'class' of the
development. In particular, the social association was
reinforced by restricting business establishménts and
specifying the minimum development cost, or, in the case of
a letting concern, the minimum yearly rental of the
proposed building. Examples cf these will be illustrated in
the next section of the thesis where analysis of individual
estates will be presented. An examination of these various
documents can therefore provide an insight into the feu
superior's aspiration and enable us to see how these
specific restriction clauses were carefully imposed to
achieve the ultimate middle class status when his estate

was finished on site.
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But to understand them is no easy task. These documents,
being original 19th century, some 18th century,
manuscripts, are very difficult to comprehend at the start,
partly because of the legal jargon being employed, and
partly because of the old fashioned language and writing
which was essential during that period, not to mention the
dust, the fading ink, and the difficulty even to open them
because of the way they were bundled. The easier ones are
those which were recorded into a log book format — the Feu
Chartualary — in which the documents were recorded in
sequential order and better preserved against adverse

conditions.

The other practical problem of these materials is the
actual location of them. A feu superior had no obligation
to employ a single solicitor, and therefore documents
regarding one estate could be scattered among.several
firms. This also happened in sub-feuing when the property
was handled by a different firm in each transaction.
Therefore it is quite common at present days to discover
that different documents regarding the same property could
be found in all kinds of locations, such as archives and
record houses at national level, to individual private
collections of small institutions. For research purposes,
this represented the most difficult aspect of material
collection, making it impossible to complete the search for

even one single estate.
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1.2 Feu Design Plans:

Apart from the documentary materials, a large number of
solicitor firms accumulated various design drawings from
their clients. Whenever a large scale project (sometimes a
small scale project as welli was being proposed, the feu
superior would try to promote the value of his property to
lure his potential buyers by employing an architect to lay
out the property. Usually the more prestigious the
development the more famous the architect, while less well
known architects were employed for other ones. Once these
were prepared, the advertisement of these proposals would
then appear in the various local papers, accompanied with a
brief description of the property and instructions of

application method.

For studies of urban form development, these drawings
played the most important role. The landowner's aspiration
was figuratively spelt out via the design of the
architects, sometimes with auxiliary illustrations such as
vignettes. The design itself would try to be the best among
its. competitors in satisfying the Victorians' taste of a
good residence. As we can see in the next part of the
thesis where most of these drawings are reproduced, the
impact of these graphical images — even at the conceptual
stage — was so important that they reinforced the
ideological visualisation of a Victorian middle class

suburb.
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Nowadays these important drawings, however, would be most
likely to be found in the 'writers' offices' deposits to
the Archives, either bundled with the client's files or
being keep in separate drawing lists under maps and plans.
A few are scattered among the Record House Plans of the
Scottish Record Office in Edinburgh, especially those that
were used as legal documents in court proceedings (The
Scottish Record Office Collection has combined drawings
from courts' collections with other non-court related

drawings) .

Over the last 20 years, Strathclyde Regional Council
Archives and the Business Records Centre of Glasgow
University Archives have been the most likely recipients of
these solicitors' firms' records of Glasgow. Obviously the
preservation method that has been carried out'by archive
staff has been much superior to that of the 'writers'
themselves, but missing and damaged items before depositing
cannot be avoided. Also some items have since gone missing
when they have been properly recorded, causing gaps in the
collections. Similarly a large number of plans and drawings
were not dated and their representations are open to
speculation. Nevertheless, surprising findings have been
made within these collections. For example, the original
feuing design of Langside estate was discovered among the
deposit of McGrigor Donald and Co. In this same collection,

a design by Alexander Taylor of Partickhill and two designs
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of Northpark by Decimus Burton were also unveiled. The list
can be never ending, but these two examples illustrate the
importance of the solicitors' deposits for the search of

design drawings of these middle class estates.

2. Materials from Estate Offices:

It was common in the 19th century to find a landowner of a
large estate employing someone permanently on his estate to
carry out the managerial aspects of their estate, rather
than relying merely on a city centre solicitor firm. Pollok
Estate and Blythswood Estates fall within this category.
These estate offices dealt with daily matters such as
rental from tenants, the yield from the steadings and other
minor repairs and maintenance of estate buildings during
the pre-feuing period. However, their role became even more
important when an estate underwent urbanisation,
transforming it into a small community and supporting maybe
over one hundred times its original population.
Professionals were called in to act as architect, property

nmanager, estate manager and, sometimes, accountant.

In the case of the Pollok Estate, which comprised the whole
Pollokshields development, William Colledge was the
professional 'writer' who took up the above multi-
professional role under the appointment of John Stirling

Maxwell. His son continued this role although to a lesser
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capacity after his father's death. Although Colledge was
based in Haggs Castle (the home of the Maxwell family
during the 19th century after it was re-built from ruins)
he still had his office in the City in Hope Street. But it
was the papers from the former estate office, which were
deposited into Strathclyde Regional Archives, upon which

the study of Pollokshields was based.

Similarly, the Campbell family of Blythswood appointed
William Kyle as their ‘'professional' executive, although it
is most likely the Kyles set up a separate 'Blythswood
Corner' within their office to deal with all Blythswood
documents!, rather then being physically located on the
Blythswood estate. Eventually the Blythswood papers were
transferred to the Regional Archive and the majority of
these were under the authorship of the Kyles — William Kyle
and Thomas Kyle, and later, the Kyle and Frew partnership.
The collection included early 19th century drawings showing
the feu record of the entire Blythswood estate and a full
directory of feu records/ entries. However, as the Kyles
were only land surveyors, urban design was not their prime
activity, and therefore only a few drawings show any design
intention in the form of street layouts. The majority are
purely feu plot records, complementing the legal papers of
feu disposition and charters. For example, an 1817 feuing

record drawing east of the Kelvin - on present date

' In the Kyle and Frew drawings, Blythswood drawings are frequently indicated as filed

in the "Blythswood Roll*, and not filed with other drawings
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Woodlands hill and West Princes Street areas — is only a
grid with boundary lines shown without any blocks of
buildings. Similar plans were in fact made of all parts of
the estate and only very few of them show any building
intention, except those on a smaller scale which show the
extent of the building outline for individual feuing

purposes.

Apart from the Pollok and Blythswood estate papers, others
are less relevant to this particular study. For example, in
the Dixon Estates Papers, despite that fact that the Dixon
family was landowner of both Crosshill and Govanhill, the
business records took priority over land development
records, and scarcely any trace of the development of
Crosshill can be found. In another example, the Hutcheson
Hospital, which was joint developer with Glasgow
Corporation for Govanhill and Camphill, had a greatly
diversified interest and did not have a central collection
of all their papers in one place, making it difficult to
find the overall picture. These two examples illustrate the
comparative weakness of estate papers, as they tended to be
valued from the estate owner's point of view and did not
carry the same emphasis on property transaction as in the

case of solicitors' papers.

3. Materials from the Kyle and Frew Collections:
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The partnership of Kyle and Frew remained the most
dominating landsurveyor firm in Glasgow and the west of
Scotland despite various changes in other firms. Their
firm's records span from the late 18th century city
expansion west of the "Westgait" into the merchant city, to
20th century development of the outlying district of
Knightswood and Clydebank, plus many other small towns
around the west of Scotland. Their works included standard
landsurveying and preparation of feuing plot plans for
legal purposes during property transactions, to full estate
management and feu recording as in the case of Blythswood
estate, encompassing in between the roles of urban
designer, arbitrator and quantity surveyor. Their client
portfolio included small shop owners to wealthy
aristocratic landowner families, and most of the developers
as mentioned in this thesis, as well as organised
institutions such as church and charity bodies.
Nevertheless their main activities were still
landsurveying, and the main bulk of their collection
consists of survey drawings of estates and excambion

proposals.

From these survey drawings there are two aspects which may
be important for this study:
- The survey of the estate before the feuing stages; and

- The dates of these plans.
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The pre-surveying drawings in most cases indicate the pre-
development conditions, such as access, infrastructure,
areas and boundary features, while in some cases, an actual
feuing design might also be shown. This is useful in
analysing the design constraints facing the architect in

the design process, such as access and boundary problems2.

The date of the drawing provides the clue to the timing of
the development. This is useful for quite a number of small
and obscure developments which were not recorded by other
contemporary media. Although most of the Kyle and Frew
drawings, which were deposited in the Regional Archive, are
missing due to various reasons, the record books of Kyle
and Frew do show entry dates for some of the drawings, with
references to client and location details. These details
are then useful for sorting out some of the missing
information regarding the sequence of developments of this

particular estate.

Nevertheless, the large number of missing drawings in the
collection does render some of the lists useless despite a
time consuming search. Also the lack of design intention
limits the use of the drawings even when they show the

right area at the right time.

2 1tis very common In 19th century advertisement of land property to stress the near

proximity of their site 1o the centre of Glasgow, either by means of easy access to a
turnpike road' or, later, by means of a railway line.
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4. Materials from Land Speculators:

In most cases the property speculators of 19th century
middle class estate developers were landowners themselves.
Simpson has studied these people in detail3, and he
concluded that the majority of the early estate owners did
not transform the estate into middle class residential
areas, but retained the steadings as a country residence,
complementing their inner city town houses as a means of
expressing their status. However, as described earlier in
previous chapters, pressure for segregated housing areas
became so great that few of the near city estates could

resist the temptation of property speculation.

The speculators who acquired and developed these estates
were mainly either new merchants, or professionals from the
service sectors. Montgomerie and Fleming of Kelvinside
belonged to the latter class, and they actually lived on
the estate which they bought in 1839 until their death,
while owners of the estates of Dennistoun, Dowanhill,
Southwoodside, Clairmont, Langside and Crosshill belonged

to the former — the new merchant class of the 19th century.

However, there were always exceptions to this pattern of
ownership, such as Hillhead and Bellahouston. Both were

developed by tenants ('rentallers') who bought their

3 MA Simpson, Middle Class Housing and Management in the West End
Communities of Glasgow, Unpublished MLitt Thesis, Glasgow University, 1971, pp.
38-49
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property from the previous owner. Another class of
ownership was the aristocratic class such as the Maxwell
family of Pollokshields. Pollokshields had never changed
hands since its ownership was secured by the Maxwell family
in the 12th century, and development of Pollokshields was
carried out entirely under the supervision of the same
Maxwell family, with professional help from William

Colledge.

Other major players in property speculations were
institutional, including the City Bank of Glasgow, the
University of Glasgow, and the largest of all, the City
Corporation. The outlying fringe of Northwoodside belonged
to the City Bank, while Gilmorehill was synonymous with the
University since the 1860s. The largest public parks in
both the west end and south side — the Kelvingrove Park and
Queens Park respectively — were both the efforts of the

Council (Corporation).

The combined documentation legacy of ownership, however, is
disappointing as compared with other categories, given the
large number of estates involved. Of all these, only
Hillhead, Kelvinside and Dowanhill have full corresponding
estate papers from the feu superior being transferred
through generations to the city's archival collections
(Strathclyde Regional Archives and Glasgow University
Business Record). Pollokshields papers (including the

Pollok Estate papers as mentioned above) were bundled with
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the much larger collection of both Stirling of Keirs papers
and Maxwell family papers, which makes it difficult to
retrieve exact information. Other smaller estates have bits
and pieces scattered among solicitor papers, while some,

such as Strathbungo, have nothing from its developers.

The exception to this negative finding may be found in the
records of the most ambitious developer in Glasgow during
the 19th century - the Glasgow Corporation records. As the
Corporation was responsible for much of the central 'core'
of middle class areas, i.e., Kelvingrove Park and Queen's
Park, their involvement did not stop at providing
magnificent parks alone. Indeed, in both the West End and
southside, the Corporation was responsible for other items,
such as hospitals, middle class housing, roads and tramways
etc. The records of most of these developments are now kept
in the Regional Archives. Due to a systematic catalogue of
the Corporation items, it is not too difficult to locate
and examine the relevant drawings and documents relating to
these middle class building activities. However, this
remains an exception rather than the norm, and therefore
there was little information from landowners' records which

could be used for this present study.

Conclusion:
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A brief overview of the background materials from various
sources has shown the origins, limits, usage and
availability of materials from each category. Most of these
materials form the basic framework for this thesis. Gaps
are inevitable due to the aforementioned obstacles, and in
some cases other secondary materials such as contemporary
newspapers and articles may supplement the missing links.
As the main purpose of the thesis is focusing on issues of
urban form development, not all available materials have
been useful. The section on the analysis of the estates
will only present materials that are relevant to this
present study on an individual basis, without much concern
of other non-essential — though sometimes easy available —

primary materials.
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SECTION 3: BACKGROUND OF DEVELOPMENT

The West End and Southside of Glasgow:

Introduction

Thé middle class areas in Glasgow are predominantly
located in the West End and Southside of the city. For an
average Glaswegian, none of the east end or north side
districts would be considered "classy", although some
districts outlying in the north east, such as Lenzie and
Stepps are above the average neighbouring districts.
Nevertheless, the high concentration of middle class
areas in the West End and Southside could be seen as a

result of social segregation over the last hundred years.

The social and historical backgrounds of the middle class
areas have been discussed in the previous chapters. In
this section, I shall examine and describe the physical
environment of the West End and Southside. This
discussion would then provide a useful background for the
analysis of individual estates in the next part of the

thesis.
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SECTION 3: BACKGROUND OF DEVELOPMENT

Part 1: The West End of Glasgow

Westward Expansion:

The westward expansion of the city seemed to be the
dominant middle class feature from the late 18th century
onwards. The first phase of social segregation, resulting
in the exclusive merchant city and Meadowflats beyond
Trongate, was in this direction. The second phase of
regularised grid expansion into the Blythswood estate also
followed roughly the west to north-west direction. Although
other contemporary southside middle class urban schemes
were eventually completed, they were far less successful

then their western counterparts.

This is not to say that the rest of the city was static in
development. Indeed, in the 19th century, urban areas were
expanding around embryonic industrial areas such as
Partick, Govan, Bridgeton, Parkhead, Springburn, Maryhill
and Port Dundas — a whole circular sweep from the south-
west to north-north-west of the old city core. While these
catered for the working classes working around coal mines,
iron production and industrial manufacturing, the north
west direction seemed to be reserved exclusively for the

middle classes who found fortune by managing and investing
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in these industries. This situation cannot be explained
simply by referring to the geological distribution of
minerals, because - as we can see later - literally all
areas around Glasgow were rich in coal, iron, brick clay,

building sand and freestonel.

Topography and Geography:

The West End of Glasgow stretched for an area about 3 miles
long and 1 mile wide, consisting of several drumlins, with
the River Kelvin bisecting it from north to south2?. The
estates under examination may be traced over the 1860
Ordnance Survey (Fig. W.01). The obvious feature nowadays
is the long and straight thoroughfare of Great Western
Road, but this is relatively modern because it was not
constructed until 1841. Other more sylvan features such as
picturesque landscapes, however, were in place much
earlier. As discussed later, the whole West End was
initially dotted with country mansions of all sizes before
the western suburbs were built, exploiting the beautiful

scenery.

Geographically speaking the West End is well defined by

various boundaries and significant buffer zones:

' M A Simpson & T H Lloyd. "Middle Class Housing in Britain®, David Charles & Archon
Books, GB, 1977, pp.49
M A Simpson and T H Lloyd, op cit., pp.47
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- the northern boundary is defined by the River Kelvin,
the Garscube Highway [Maryhill Road] and the Forth &
Clyde Canal. Had the Kelvin not existed, the massive
industrial developments in Maryhill in the 19th century'
near the canal basins would have invaded on to the
southern plains during the suburbanization process.

- on the south side, despite industrial developments at
Partick as early as the 18th century, the turnpike road
to Dumbarton gave it the necessary protection against
further northwards encroachment. (This became less
efficient during the latter half of the 19th century,
however, as more and more land north of Dumbarton Road

were given up for working class tenements.)

Simpson stresses the importance of topography in the

westward direction of middle class expansion:

...... it is relevant to point out that
topography played a large part in the story. The
steep-sided drumlins and the even steeper gorge
of the River Kelvin, which meandered from north
to south across the West End to join the Clyde,
affected the growth of Glasgow in two ways......
They were too steep for industry and working
class housing...... while alternative flat cheap
sites were available industrial development and
[working class] housing speculators shunned the
rounded, wooded hills......

The drumlins also played a positive role, for the very
features which inhibited development of an industrial or
proletarian nature, favoured the growth of middle class

housing. Rich in leafy glades, splendid views and clean
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air, they had the qualities for which the middle class of

Victorian Glasgow were looking3.

Early maps and Ordnance Survey:

Suburban developments did not take place in the west of
Glasgow until the 1830s, and therefore all maps before this
period only indicated what was there before development
took place. By referring to Richardson's Map of 1795 (Fig.
W.02), it may be seen that the West End portion of Glasgow
was not developed, although a basic and primitive system of
access roads was already in existence, mainly to serve the
then country estates. Similar to other estates around
Glasgow at that time, most of these estates were occupied
by merchants who also had town houses in the city. Although
this 1795 map was intended to describe a much larger area -
the whole county of Lanarkshire - Richardson indicated
meticulously the owners of these estates on the map, and
quite a number of these people are merchants. Also it is
interesting to notice that many of these estate names are
preserved in the present day names of the suburban housing

areas.

By 1816, Forrest's Map (Fig. W.03), when compared to

Richardson's Map, showed a completely different development

3 MA Simpson, "Middle Class Housing & the Growth of Suburban Communities in the
West end of Glasgow 1830-1914", Unpublished Glasgow University M Litt Thesis,
pp.6-7
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density. Most notable was the extension of the urban grid
into the Blythswood estate - denoted by the name Willowbank
with its owner, [William] Harley Esquire - and over into
the Garnethill area just north of Blythswood. The grid also
extended south on to the banks of the Clyde, forming strips
of long rectangular blocks. Nevertheless, the vast area
from the western edge of Blythswood to Anniesland toll bar
was still dominated by country estates, with an increased
number of access roads. In the next part of the thesis, we
will see that these country roads were further developed
and became, in some cases, the boundaries between estates.
In similar format to Richardson's, Forrest also indicated
on his map various estate names and their owners, although
the increased information made it less clear. An extracted
version of this map (Fig. W.03A) shows more clearly the

relevant estate names and the position of mansion houses.

Apart from these two county maps, none of the other early
maps of Glasgow showed any details of the West End
districts except the Woodside/ Woodlands area. Martin's
1842 Map (Fig. W.04) was regarded as the most comprehensive
map before the first Ordnance Survey in 1860, but this map
limited itself to the middle portion of Kelvinside.
Nevertheless, several interesting features can be noticed:
- The western urban fringe of the Blythswood estate had
moved westward into St George's Cross/ Woodlands/
Woodside area, as proposed by various estate owners

around the 1830s. This provided a significant testing
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ground for the development of the estates east of the
Kelvin;

Various proposals were 'dotted' on this map; most
notable were the estates of Kelvinside - including the
newly built Botanic Gardens - and 'Queenspark' [North
Woodside]; Hillhead was also delineated but with no
outline of buildings. This information revealed the
intention of landowners for speculative middle class
developments, and coincided with the completion of the
Great Western Road;

In reality, the West End, apart from the eastern fringe
of St George's Cross/ Woodside areas, was still in the
hands of sparsely distributed individual mansion
owners. Country roads were the main dominant access
roads, while the newly formed Great Western Road was
ready to provide vital support to a new phase of

suburban development.

The western edge of the Barony and Parliamentary boundary

of the City of Glasgow zig-zagged around Garnethill/ St

George's Cross area (depending on which year), and did not

encompass any of the western middle class estates that are

known today. Hence for this reason and others, the areas

west of the Kelvin were not properly surveyed nor recorded

until the first Ordnance Survey in the late 1850s/ 1860.

The first Ordnance Survey of Glasgow (Fig. W.05) is the

most reliable source of urban studies since Martin‘'s 1842
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map. By the 1860s, the development of the West End could be
seen in three parts: the development around Partick/
Partickhill, the development around Woodside/ Woodlands,
and the development west of the Kelvin at Hillhead /

Kelvinside.

These three individual develbpments gradually merged into a
cohesive network of middle class suburbs. The Woodside
areas development was dominated by terraces and crescents,
including the magnificent Woodlands Hill/ Park Circus
crescents. A similar terrace oriented development could
also be found at the cluster around the Botanic Gardens and
Hillhead, particularly along the Great Western Road. On the
other end of the scale of urban framework, villa

development predominated in Partickhill and Dowanhill.

This distribution, although based purely on observation,
could be related to the framework of topography and
accessibility, as I will explain in the next part of the
thesis. Also, there were always exceptions to an overall
framework, possibly because of lack of co-ordinated
measures, or possibly because of ownership and boundary
compromises. This was particularly obvious in the Hillhead

estate where Reed commented:

"It may be surmised that the gridded layout [on
Hillhead] was merely a subdivision of the land
into convenient and economic parcels, for there
appears to have been no co-ordinating design nor
any restriction on building types....The first
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Ordnance Survey....confirms the laissez-faire
nature of contemporary development on Hillhead"4

In all the above maps, we find that the pre-defined
boundaries of the West End as discussed earlier had a
significant purpose here by keeping in the middle class
investment and keeping out undesirable forces. This
interesting fortress of middle class values led to another
question: why was this westward direction being chosen
among other competitive contemporary schemes around Glasgow

at that time?

Explanation of the Westward Trend:

Various scholars have tried to explain the westward trend
of middle class developments. This thesis focuses on the
individual estates, but the study of the whole West End as
a collective area has been carried out by other scholars.
In their research, they have offered explanations of the
westward phenomenon. For example, M A Simpson suggested
several reasons, all based on the middle class requirements

of 'exclusiveness'S:

1. The provision of distinct boundaries and preferably

buffer zones separating the suburb from inferior city

4 P A Reed. (ed). "Glasgow: The Forming of the City*, Edinburgh University Press.

1983, pp. 70
M A Simpson and T H Lloyd, op cit, pp.49- 52
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areas: for example, the wide turnpike rcad of Dumbarton
on the south, the existing well maintained area of
Blythswood, the River Kelvin on the north and the
undeveloped land on the west, made the West End areas
protected from the perils of the inner city and

industrial encroachment from the Clyde;

The stringent application of feudal superiors' rights
over the use of land and the type of developments: the
restrictive clauses of the feu charters permitted the
control of a desired middle class without the nuisance

of any kind of industrial or commercial elements;

The influence of the romantic era of the 18th and 19th
centuries made the Victorians appreciate the country
side - rus in urbe - and the West End provided exactly
such breath-taking scenery and views, without any air-
pollution from any industrial elements. This was
supported by the location of the Observatory and
Botanic Gardens, both of them requiring a clean

environment to operate;

Reed summarized Simpson's account with regard to the

attraction of the West End trend:

"The west End had its particular attractions for
the wealthier classes which made it the most
extensive and the most impressive of 19th century
Glasgow suburbs: it was directly accessible to
the centre without the need to travel through
areas of destitution; it enjoyed the elevated

Section 3. Part 1: The West End of Glasgow

61



benefit of fresh prevailing breezes and southerly
prospects across the Clyde; and it was within
easy reach of the resorts of Loch Lomond and the
Firth of Clyde to the north and west. A healthy
situation and fine views were the consistent
selling points in what was a highly competitive
market."6

Other examples of the westward trend of middle class areas
can be found in other large British cities, although not
all of them were contemporary with Glasgow's West End. Some
notable examples were the 18th century development of town
houses in London, such as Nash's scheme for Regent's Park
and various upper/ middle class areas of Mayfair,
Marylebone and Chelsea; and Bath, such as the extensive
trail from Queen Square to Royal Crescent. 19th century
westward suburban middle class areas, such as the West End
of Sheffield, Hampstead in London, and Edgbaston in

Birmingham, are also discussed in Simpson's book’.

Obviously it is not the purpose of this thesis to discuss
the westward trend of Glasgow's middle class development in
any great detail, but from the above we can see that an
implied desirability of the westward segregation was deep-
rooted in the city's direction of expansion since the 18th
century, and indeed the street names have reflected this

feeling of 'aristocracy':

6 P. A Reed. (Ed) op cit, and "Tenement, Terrace e Villa: la costruzione del West

1Egd9“b in Bocchi R (ed) "Glasgow: forma e progetto della citta®, Venice: Cluva Editrice,

7 Refer to M A Simpson and T H Lloyd, op cit.
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'West' appears in a number of street names too:
there are West Campbell, George, Nile, Princes
and Regent Streets, though rarely an ‘east’
counterpart. I [Gomme and Walker] do not know the
reason for this insistence on the west; possibly
it is a distinguishing mark of the area's
aristocratic character.®

The Development of the Great Western Road:

The success of the West End depends heavily on
accessibility to the thriving city centre. Before the Great
Western Road was built there was no access to the main
heart of the West End between Anniesland Toll Bar and St
George's Cross. The only extensive country road in Woodside
area were what is now Woodlands Road and North Woodside
Road. Between the ford at present day Kelvinbridge and
Anniesland Toll Bar, the vast stretch of estates were only
accessible either by Dumbarton Road on the south or from
the Kelvin or the Canal in the north (Refer to Fig. W.01l).
Although some estates started to be feued out in the 1830s
or earlier they did not gather any substantial momentum and
usually came to a halt (refer to later part of the thesis
regarding the study of Hillhead). The exception was South
Woodside/ Clairmont which benefited from the extension of
the Blythswood grid for good access and similar

aspirations. Certainly a more centrally placed, direct and

8 A Gomme & D Walker, "Architecture of Glasgow", Lund Humphries, London, 1987

(revised), pp.92 footnote 7
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all-weather highway to the city was needed before

development could be stimulated?®.

In 1836 an Act of Parliament was passed for the
construction of the Anniesland Turnpike Road - Great
Western Road - and in 1841 this toll road was completed.
The then Trustees of this turnpike road were mostly
proprietors of the various estates who hold an interest in
land speculation around the West Endl?. Although it is not
possible here to portray a detailed development of the
Great Western Road - further points will be revealed in the
study of small estates along Great Western Road later in
the next part of the thesis - it is interesting to make a

few points:

a. The road's precedent could be found in a Blythswood
feuing plan over the Woodside area, where a portion of
the present road was already laid out in the 1810s from
St George's Cross to Kelvinbridge (Refer to Fig. GWR.04
in the analysis of Small estates along Great Western
Road). When the Great Western Road was developed by the
new trustees, the old road level had to be raised to
match the levels of the new bridge over the Kelvin.

This was not welcomed by certain estate owners, and the

9 M A Simpson and T H Lloyd. op cit., pp.52
0 Refer to "Great Western Road Trustee Minutes”, (GWR Minutes), now in Strathclyde
Regional Archive, Ref.. SRA/ F.8.3/ vol. 1
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Feu Superior of Blythswcod was not co-operative with
the Trustees right from the start of this projectil.
The outlet of the road near the city terminates at St
George's Cross. The only access thereafter to the City
was in the hands of Garscube Road Trustees (another
turnpike road trustee) who built New City Road via
Cowcaddens to the City, and they were quite hostile to
this new turnpike road. This gave the Great Western
Road Trustees no other option but to adopt St George's
Road (Rosehall Street) in their development (Fig. W.06)
in order to gain access via Sauchiehall Road to the

centre:

"The Great Western Road will be opened up to
Anniesland next year [1840]. Its formation has
already enhanced the value of the neighbouring
properties and I [Trustee Chairman] think it will
be continued westwards erelong. St George's Road
will form the principal communication between
Great Western Road and Glasgow."12

(my emphasis)

The result of this new access gradually made Charing

Cross one of the most successful commercial parts of

the West End.

To provide further access for the western development
of the Great Western Road, a Partick branch was also

developed by the Trustees over the existing Byres Road.

1

12

Drawing in SRA (ref.. SRA/ TKF-1/X-1-5b) noted that in June 1836, the Campbell
Family of Blythswood - who were Feu Superiors of the old Woodside Road - made

out this particular drawing "for the purpose of opposing" Great Western Road.
GWR Minutes, op cit., Jan. 1839
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Although Dicks comments that Kelvinside landowners -
Montgomerie and Fleming - viewed this branch road to be
‘detrimental to their plans for Kelvinside'l3, in
reality it was Montgomerie and Fleming who put up the
extra funding for this branch road when the trustees
did not have sufficient funds for this important link
to Partick Crossl4. This re-building of Byres Road from
a humble country road serving only Northpark Estate to
a major connection between the two main turnpike roads
in the West End districts - i.e., Great Western Road
and Dumbarton Road - opened up feuing opportunities for
both Hillhead and Dowanhill estates, and made Byres
Road the busiest commercial area west of Charing Cross

later in the 19th century.

d. The result of the development of the Great Western Road
was not an instant success. Despite its terminal at
Anniesland Cross, middle class development did not
extend that far. Indeed to 'leap-frog' over the Kelvin
was adventurous enough for an average new bourgeois,
not to mention as far as Gartnavel and Anniesland
(refer to the individual analysis of the Kelvinside
Estate in Section 4). The development of the far west

was painstakingly slow, and even in the first half of

B B Dicks, "Choice and Constraints: Further Perspectives on Socio-residential
Segregation in 19th c. Glasgow", as in G Gordon (ed), "The Perspectives of the
Scottish City", Aberdeen University Press, 1985, pp.116
GWR minutes, op cit.,, vol. 1, pp.228
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the 20th century considerable vacant grounds were still

available for development purposes.

Conclusion:

The remarkable cohesiveness and exclusiveness of the West
End of Glasgow was a result of several important and
interdependent factors, but the continuous thread between
them was the aspirations of the speculators. To achieve
this goal, they put aside competition and achieved one of
the most spectacular and picturesque thoroughfares, serving
the various sylvan estates. Obviously the story did not end
here, as the process of development and re-development
continued to take place within estates themselves - a city
within a city. If the whole West End could be regarded as a
macro-organism of contagious development, the individual
urban / suburban framework would be the micro-organic units
supporting the overall growth. These individual units -
estates - hence will be the subject of study in the next

part of the thesis.
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SECTION 3: BACKGROUND OF DEVELOPMENT

Part 2: The Southside of Glasgow

The Southside in General:

During the 19th century urban expansion of Glasgow, the
southside seemed to achieve considerably less attention
than its northern counterpart. Most of the city's municipal
establishments were built north of the Clyde during the
last two hundred years, while across the river into the
Gorbals and Hutchesontown one could only find congested

working class housing compacted near industrial sectors.

Whatever the social forces for the failure of the southside
to establish itself as the equivalent of the north, this
does not imply that nothing was promoted across the river.
As discussed earlier, schemes like Lauriston, Tradeston and
Hutchesontown were early examples of a grid development
comparable with the Blythswood estate. However, as already
pbinted out, various social forces, or rather the lack of
them, together contributed to the failure of these early

ambitions.

Compare to the West End:
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Despite earlier failures, speculative developers did not

give up, but simply moved further afield. Fig. §.01, which

is based on the 1860 Ordnance Survey Map,

of the various middle class estates, mainly divided into

two portions:

the cumulative area of the Maxwell estates, ie,
Pollokshields, Bellahouston and Dumbreck;
the area surrounding Queen's Park, ie, Crosshill,

Langside and Strathbungo;

When compared to the West End of Glasgow, the differences

are obvious:

In the West End, a well defined border protected the
estates - whether large or small - from industrial
encroachment, while the loose edges and proximity to
industrial sites on the southside did not provide the
same degree of protection;

Continuity in the West End from St George's Cross to
Anniesland Toll was maintained by a clear and trouble
free highway, the Great Western Road, while the south
side was cut off from the city by 'undesirable’

elements:

However, they [south side estates] suffered from
an awkward position in relation to the central
business district. Commuters have to approach the
city via dock and slum areas and across the Clyde
over crowded bridges!.

1

shows the outline

M A Simpson & T H Lloyd, "Middle Class Housing in Britain", David Charles & Archon
Books, GB, 1977, pp.47 .
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The stretch of development between these middle class
estates and the River Clyde - the early middle class
estates of the 18th century now turned into congested and
overcrowded 'made down' houses with cottage industry
infills or medium scale industrial operations - thus became
an obstacle for favourable developments further south. The
only exception was the demand for segregated residential
districts for the new managerial middle class who were in
control of these industries, and this resulted in
relatively smaller scale middle class communities adjacent

to south side work places when compared to the West End.

Another observation on the 1860 Ordnance Survey is the
prominence of railway lines which literally cut right
through the main heartland of the southside. As the
development of railways in Glasgow southside was heavily
related to industrial development - particularly to the
Dixon's conglomeration of iron and ccal complex at
Govanhill - any middle class developers had to avoid these
railway cuttings:

It [Southside] was hemmed in and cut through by

railways - by the Glasgow to Greenock railway,

following a line close to the canal before

swinging north to its terminus on Bridge Street,

and by feeders to General Terminus Quay....At

this time the landowner turned his attention to
the residential development of parts of the
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estates to the south of the man-made barriers of
canal and railway.?

Therefore these differences had very important consequences
for these estates, not to mention other influences by
existing geographical and topographical conditions of the

southside.

Topography and Geography:

The plains immediately south of the River Clyde were
relatively flat, and it was not until the areas of the
Pollok estates and Queen's Park/ Camphill that we could
find the West End equivalent of picturesque drumlins.
Simpson has already argued that industrial developments
were more likely to take over flat sites (refer to last
chapter on the West End), and in this case the risk of
industrialisation was increased by the relative proximity
of burgeoning industry and trade coming from north of the

river.

The boundaries of the southside were open to any
developments in any direction. While the West End had a
clear 'wedge' shape as defined by Dumbarton Road and the
River Kelvin, no such equivalence could be found in the

southside. Instead, we find the existing highway to Paisley

2 P A Reed. "Glasgow: The Forming of the City", Glasgow University Press. 1983,
pp.76-77
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roughly follows the course of the Clyde to the north, while
the other main roads to Pollokshaws and Cathcart/
Aitkenhead simply cut right across the centre, bisecting

the estates but not strong enough to define exclusivity.

The other important artificial feature was the location of
railway lines as discussed above. By referring back to Fig.
S.01, the effect of railway lines upon middle class estates
location is obvious: most of the estates were located away
from direct contact with railway lines, resulting in two
main clusters. One of the cluster accumulates round the
Pollok estate (Pollokshields, Dumbreck and Kinninghouse)
while the other one is situated at the Queen's Park area
(Queen's Park proper, Crosshill, Langside, Camphill). Most
of these estates were feued after the railway lines were in
place (with the exception of Kinninghouse), and therefore
the detrimental effect of a pre-defined railway line could

not be ignored.

The exceptions to this offset of avoiding railway lines
were: Strathbungo, which was built in the late 1860s when
the railway was more civic than industrial, and
Bellahouston, where the railway line bisected the estate.
These exceptions will be discussed further when individual

estates are being examined later.

The Paisley Canal, similar to railway lines, was equally

detrimental for middle class development as this was solely
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used for industrial transportation since the late 18th
century. A similar situation of the Forth and Clyde Canal
existed at Maryhill in the West End, and therefore Maryhill
never developed beyond a petite bourgeoisie status despite
its proximity to a large exclusive estate - Kelvinside.
Here, the canal was treated as a barrier against the
docklands development of Govan encroaching on to
Pollokshields, thus protecting the interest of other

similar estates south of the canal.

These features were in existence before mid-19th century
development of middle class estates took place, although
the earlier developments near the River Clyde were less
affected by these constraints, as we can see from early

maps.

Early Maps:

Similar to the West End, none of the early maps of Glasgow
included the southside estates, as most of them were in the
county of Renfrewshire. The only exceptions were, again,

Richardson's 1795 map and Forrest's 1816 map.

Richardson's 1795 map (Fig. S.02) showed an infant
framework south of the river. Even the quays were not

developed by this time, leaving the Gorbals area rather
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isolated, although Tradeston and Hutchesontown started to

gather momentum in development.

The main artery of Paisley Road, Pollokshaws Road and
Cathcart Road was already in place, while the stretch of
land between Gorbals Toll to Langside was hardly developed.
Only isolated mansion houses, such as Crosshill, Langside,
Bellahouston and Dumbreck were existing. "Shiels" - as we
can see later in the study of Pollokshields - was only a
farm steading. Several villages were also dotted along the
main Pollokshaws Road: Strathbungo, Langside (accessed from
a branch road off Pollokshaws Road), Crossmyloof and

Shawlands.

Despite its serene country appearance, industrial
developments had already started. Govan Coal Works near
Crosshill signified the influence of industry on southside
urban development for the next hundred years, and it
gradually merged with other industries along the Clyde in

the next century.

.Forrest's 1816 map (Fig. S.03) limited itself within the
boundary of Lanarkshire, although it is still sufficient to
see part of the estates across the boundary. By 1816, the
urban grid had pushed across the River, forming extensive
housing areas at Laurieston, Tradeston and Hutchesontown —
although this might be indicative only, as no buildings

(apart from Carlton Place, ¢.1802) were built in Lauriston
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until 18183. Part of Paisley Road was assimilated within
these grids, while the other south-running arteries -
Pollokshaws Road, Cathcart Road and Aitkenhead Road - were
still identifiable. Another important new element was the
insertion of the Paisley Canal on to the Pollok estates,
connected to the Ardrossan Canal further west, hinting at
further industrialisation around Port Eglinton (the canal

terminus) at Gorbals.

However, the estates south of the Toll were still not
developed. The vast Pollok estate west of Pollokshaws Road,
the southern estates of Crosshill, Camphill and Langside,
were all in the hands of individual owners. On the other
hand, various industrial sites were gathering pace in
Govanhill area. Fire works and coal engines could be found
in close proximity to Crosshill and within Govanhill and
Larkfield. Therefore, by the turn of the 18th/ 19th century
on the southside of Glasgow, proposed urban housing grid,
agricultural holdings, industrial mining and country
mansions co-existed within close proximity of each other,
barely separated by any substantial barriers (Fig. S.033).
A conflict of interest is too obvious to be ignored and for
the next fifty years a struggle between speculative
landowners and industrial entrepreneurs marked the history

of suburban/ urban development on the southside.

3 A Gibb, "Glasgow: The Making of a City", Croom Helm, London, 1983, pp.99
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This struggle of industry versus residential developments
is more obvious in Martin's 1842 map (Fig. S.04). Although
Martin's map does not show any of the potential middle
class areas under this study?, it indicates the substantial
changes happening on the River front. The Glasgow, Greenock
and Ayr Railway started to creep into the grid-structure in
Kingston, while another line - the Pollok and Govan Railway
- was already in place from Govan iron works to South Quay.
Large sites around Port Eglinton were given up to
industrial development such as gas works, brick and tile
works. Dixon furnaces and Govan iron works started to
dominate the urban scenario, desperate to gain access to
both the canal and the riverside newly formed quays. The
existing urban fabric of middle class areas was quickly

giving way to industrial infills of backcourts:

A Tradeston feuing plan shows clearly the
dominance of canals, railways and large-scale
industry in its southern sector, while the
railway line running north through the
development is paralleled by engineering and
cotton works, engine and carriage sheds and
workshops. >

Under this context of river-front urban development, it is
not surprising to- find little middle class housing
speculation during this period, despite its West End

counterpart being on the eve of substantial development.

Martin's map, however, had small inserts showing that there was no urban
development south of its main map boundary.

2 C;nli)b op cit., pp.100 - referring to a plan of Tradeston now in Strathclyde Regional
rchive
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The 1860 Ordnance Survey:

The 1860 Ordnance Survey plan (Fig. S.05) is almost
identical to Martin's map, but with an ever increasingly
congested river front. Quays and docks have taken over both
sides of the river banks, with Broomielaw on the north bank
the main warehouses and trading town, supported by
industries on hinterlands both north and south of the
river. The embryonic Pollokshields estates started to take
.place on its northern fringe during the 1860s, and a
similar situation was developing at Langside between

Pollokshaws Roads and Langside Village.

The direction of middle class development thus was taking
shape, with the main thoroughfare of Pollokshaws Road
bisecting these two dominant clusters. Most of the lands
north of the Paisley Canal/ Paisley Railway line became
predominantly industrial but held back by the double
barrier of the Paisley Canal and Paisley Railway as
mentioned above. Further discussions on this will take
place when the estates of Pollokshields came under study in
the next part. The other middle class developments
clustered around Queen's Park (Pathhead on the Ordnance
Survey), although the park was not built until the early

1860s. These developments avoided the railway lines by
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facing the virgin countryside on the south-east, exploiting

the hilly drumlins of Camphill and White Cart River.

Apart from these slight hints, there was nothing
substantial or certain when compared to the West End. While
the contemporary West End estates were established along
the exclusive Great Western road, Pollokshaws Road had
already fallen into the hands of industrial users well
before any exclusive restrictions could be imposed to

guarantee middle class priority.

Conclusion:

The development of the south side of Glasgow was always a
difficult task for property speculators since the 18th
century. The complex of a trading river front plus
industrial settings conflicted with the salubrious
requirements of an exclusive residential area, and
therefore any such latter attempts needed to be more
carefully executed, which was not the case in Glasgowf. The
19th century middle class areas further afield from the
river front thus suffered from access problems to the city
centre as their only access had already deteriorated into

slums as a result of industrial developments:

Expansion [of the southside districts] beyond the
Maxwell property was handicapped, until the late

 Refer to earlier discussion on the 18th century development of Lauriston etc
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90s [1890s], by the absence of good
communications with the centre of town - a matter
of great importance to the middle class commuter.
Moreover, the south side resident had to travel
to town through industrial areas, docklands and
the former middle class suburbs now Gorbals,
Kingston and Laurieston, not the pleasantest of
entries to the city.”?

In most cases the development of these estates was very
slow, and the demand of housing type had changed to favour
proletarian housings in lieu of the ambitious middle class
villas. But to understand fully the details of these
changes, a study of the individual estates will be carried
out in the next part, and hopefully the above background
will assist in the understanding of the individual

developments.

7 MA Simpson, "Middle Class Housing & the Growth of Suburban Communities in the
West end of Glasgow 1830-1914", Unpublished Glasgow University M Litt Thesis.
1970, pp.60
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SECTION 4: ANALYSIS OF INDIVIDUAL ESTATES

An Introduction

The main part of the thesis will be individual analysis of
the estates under this study. Before such analysis takes
place, I will explain the common method of analysis in this
introduction. Generally speaking, there are five stages or
aspects of development of each estate which I will examine:
1. Historical background;

2. The pre-feuing stages;

3. The feuing stages;

4. The revision of feu design, and

5. The built version as recorded on the 1913 Ordnance

Survey.

1. Historical Background:

Each estate was formed under different circumstances. Some
were ancient parish grounds of the Church and passed into
independent ownership for various political reasons. Some
were under the ownership of aristocrats who obtained
inheritable rights of their lands under the Crown. Some
were simply owned by merchants from mediaeval times and
were transferred from generation to generation. A brief
overview of this ownership history might reveal some of the

more intrinsic relationship of its original owners to its
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latter day development. For example, if an estate came in
the hands of an institutional developer, one would usually

expect a commercial development of housing estates.

To assist in ascertaining the historical pre-feuing
information, various secondary sources have been used. The
most common and authoritative is "0ld Country Houses of
Glasgow"!, which comprises detailed description of most of
the country estates around Glasgow during the early 19th
century. Other secondary documentary materials include:
various reports or features in the Glasgow Herald, "Glasgow
Ancient and Modern'2, which has ad hoc descriptions of
historical events of Glasgow estates, and several volumes
of the transactions of the "Regality Club"3, which
specialised in the history of some estates of Glasgow.
Several other 19th century books also contain information
of the early history of the estates, and these will be

referred to in the individual studies.

However, the most important reference regarding pre-feuing
urban development are maps, particularly those of the early
19th century. In Glasgow's case, several important plans
were produced before the national Ordnance Survey in the
1860s. Among these, the 1795 Richardson Map and 1816

Forrest Map were based on the large County Scale but

1 J Buchanan & others. "The Old Country Houses of the Old Glasgow Gentry", James
Maclehose Publishers, Glasgow, 1878.

2 JFS Gordon, "Glasgow Ancient and Modern", John Tweed Publishers, Glasgow; now
collected in Strathclyde Regional Archives

3 “Regality Club®, volume | to IV, 1889-1912, published by the Regality Club, Glasgow
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surprisingly they were detailed enough to contain
individual country estates, even with the names of the
‘gentlemen' or landowner of the estate concerned. These two
maps have produced useful insight into the initial
ownership of the estates, existing ancient country or

parish roads, and estate boundaries.

Later on, David Smith produced two maps, one in 1828 and
the other in 1839. Both were based on a larger scale and
were more detailed than the County Maps, with buildings and
street width accurately projected on the drawings. However,
the disadvantage of Smith's maps is that they were somewhat
limited to around the Woodlands area in éhe west and
Tradeston on the south, producing nothing substantial on

the West End and southside estates under consideration.

Around the same time as Smith, another map was produced by
Martin in 1842. This map contained quite a large area west
of the parliamentary boundary of Glasgow, including some of
the areas west of the Kelvin (Kelvinside). Although it
concentrated heavily on inner city information, various
proposals for the West End estates were either 'outlined’
or dotted in, alongside other parts which had already been
built. Examples of these will be shown in the study of the
estates in question together with other materials such as

feuing plans.
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Other pre-~-Ordnance Survey maps, such as Fleming's Map of
1807, Post Office Directory Maps and various other maps,
suffer either from accuracy problems or a limited boundary
which in most cases does not regard the West End and south
side of Glasgow as part of Glasgow at all. This was due to
fact that the old boundaries of Glasgow — before the late
19th century and early 20th century — did not incorporate
the estates outwith its ancient medieval core. Hence, apart
from the occasional reference to Post Office Directory Maps

for outstanding gaps, their use is fairly limited.

2. Pre-feuing stages:

The pre-feuing stages basically take the above historical
background and examine it again on a microscopic level.
Several factors will be examined, such as topographical and
geographical features, access arrangements, location of any
existing buildings, and boundaries with other estates
(either developed or undeveloped), all at the level of the
individual estate. The overall emphasis is on the design
criteria or constraints which were present when the estate
architect started to design his layout. Obviously, as in
every capitalist project, economic forces will have an
important role, but these site constraints must not be

overlooked.
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Materials in this case, apart from Richardson's, Forrest's,
Smith's and Martin's maps, will include another important
source - the Kyle and Frew collection, which provided
valuable information of pre-feuing stages of most of the
estates. From these 'K & F plans', various early surveys of
estate boundaries and sometimes feuing proposals may be
discovered, especially for the areas at Charing Cross and
near West End. Although in most cases they are only
individual plot plans to be attached to Sasines and Feu
Contracts, they show details of ownership, dates of
property transfers, boundaries' sizes, access roads and
sometimes intended proposals. Of course not all the estates
were covered by the Kyle and Frew Collection, and while
some estates have nothing to aséertain their pre-feuing
conditions, others have detailed design plans from its
developers/ owners. These plans will, therefore, contribute
to the preliminaries of the design which will lead on to

the actual design.

3. The feuing stages:

For feuing stages, the estates feuing plans are the most
important documents for urban analysis. The building type,
building block sizes, laying out pattern, street layout,
orientation, focal points, landscaping, house sizes and
types, topographical influence (or the lack of it),

proportion of solid and void, housing density etc, will
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most likely be conveyed in these plans. These plans,
especially in the 19th century before the invention of
photography and multi-media presentation techniques, were
the sole means of graphical communication between the
landowner/ agent and potential purchasers. Various
techniques such as vignettes, labels, explanatory notes,
written guarantees, methods of application, graphical
presentaticn of fonts, signature of eminent architects etc
were added to the plans, though not all of them in every
case. The more detailed the plan, the more we can know
about the developer's aspiration. Some developers
deliberately adopted a laissez faire approach to feuing
design to accommodate flexibility, others presented their
design drawings with meticulous details to promote
exclusivity. All these will be presented in the individual

analysis of the estates in the following chapters.

Apart from the initial feuing design plans, other materials
are sometimes available for discussion at this stage. For
example, there are often newspaper advertisements of these
new proposals. It is not uncommon in the 1830s to 1890s in
Glasgow to find newspaper articles describing the West End
and southside developments by using anonymous names, which
in fact may be a cover name of the promoter of the project.
The ultimate aim of these articles was to persuade the mass
readers, particularly the new middle class, to accept these

new developments. Some advertisements will be cited during
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the next chapters, especially when they describe the

physical conditions of the developments.

Still on the graphical aspect, there might be other working
drawings associated with the feu designs. For example,
drawings were produced by estate architects which showed
excambion proposals between estate owners regarding
boundary changes. Continuity of urban form across different
estates was therefore maintained despite the irregular
ancient boundaries and it was this continuity that made the
Glasgow suburban landscape so fascinating. Minor excambion
propcsals were carried out almost as frequently as the
feuing rate of building blocks, and these show how

intrinsic urban design skill could be.

Where continuity of urban form between different estates
created a seamless urban fabric, various focal points
provided the accents and termination of vistas. Most of
these focal points were churches, while others were
institutions such as public buildings and schools. The
study will examine when and how these focal points were
introduced into the suburban landscape, from sources such
as various public records of the Corporation or the
Presbytery of Glasgow records. Although there is no attempt
to study the social and political history of these
institutions - one will find these being covered by other
scholars - their role as focal point in suburban design

will be questioned. Of course, some of these will not be
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present at this initial feuing design stage, and therefore
their appearance in the late 19th century will be less
significant when compared to a planned focus point on the

feu design plan.

4. The Revision of the Feu Design:

Feuing was not a straightforward business. Revisions were
almost inevitable in most estates, and therefore feuing
plans were revised accordingly. The revised feuing plans
can then provide insight into the course of changes from
the landowners' point of view. Some of these changes were
simply technical changes, such as excambion procedures as
mentioned above, while others would be more drastic. Each
of the available revisions will be discussed for the estate
in concern. Obviously not all the revision plans are
available - they might simply be missing since the 19th
century - and the only source to detect any revisions would
be the Ordnance Survey. The three main surveys during late
19th century - the 1860s (the first survey), the 1870s and
the 1890s - covered all the areas in this study and

therefore should be sufficient for this purpose.

The purpose in studying the revisions is to establish
whether there was a change in expectation of the
development. This can then be related to a wider

perspective such as contemporary economic climate and
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social changes. Although it is too early to draw any
conclusion at this moment, there is a widespread
proposition by other scholars that there was a general
down-grading of middle class aspiration in the course of
the 19th century. Hence it would be interesting to see
whether this could be established, or whether it was simply
an individual phenomenon of one or more estates among the

whole collection.

5. The final Built Version:

The last scenario of these middle class developments was
defined in 1913 when a complete Ordnance Survey was carried
out, while the urban fabric had not yet been demolished by
the insensitive post war developments. An interesting
comparison is carried out between the final product and the
initial feuing plans. The comparison is based on similar
criteria as in the feu-design stages, but obviously by 1913
there is less guess work because most of the urban
structures were built already. A summary may then be made
regarding the upward or downward urban forces behind the

scenes.

Areas of Study:
As a brief recapitulation here, the areas under study will,

of course, be concentrated in the middle class areas, i.e.:
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- Areas in the West End: Between Maryhill and Dumbarton

Road:

Kelvinside, Dowanhill, Hillhead, Northpark,
Gilmorehill, Donaldshill, Hyndland, Partickhill,
Woodlands, Woodside, North-Woodside (Wilton Crescent
etc only), Southpark, Kelvingrove, Stobcross (St
Vincent Crescent);

- Areas on the Southside:
Pollokshields (East and West), Langside, Strathbungo,
Crosshill, Queen's Park, Bellahouston and Dumbreck;

- Areas which might also be included but not mentioned

above:

Kinningpark (Kinninghouse), Dennistoun, Muirhouse
(Between Dowanhill and Partickhill), Clayslaps and
Kelvinbank (South of Sandyford Road).

Last, but not least, hopefully by looking at such a
diversified development of layouts I will be able to detect
a certain trend or several observations regarding the urban
development which will then be re-examined in detail for

the estates west of the Kelvin.
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Section 4: Analysis

KELVINSIDE

\

Dumbarton

Location of Kelvinside Estate

Historical Background:

The estate of Kelvinside was the largest West End middle
class estate of Glasgow in the 19th century. Its vast area
stretched geographically from the River Kelvin on the east

to Anniesland Toll on the west, including the picturesque
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Botanic Garden and the summit of the old Glasgow
Observatory. Nowadays, the estate is generally split up
into several parts by modern demarcation, consisting of
Kelvinside, North Kelvinside, Kelvindale and Claythorn etc.
This present study, however, uses the original estate
boundary as purchased by its original developers,
Montgomerie and Fleming, although the estate was eventually
split up into smaller estates in the course of its

development.

Early History of the Estate — by M A Simpson:

The estate of Kelvinside existed before the 19th century. M

A Simpson! has done a great deal of research on this estate

and the following is a summary of his results regarding

pre-feuing history of the estate:

1760: Purchased by the Dunmore Family (merchant);

1785: Purchased by Thomas Lithan for £7750;

1807: Lithan died and his wife remarried to Archibald
Cuthill; though he was a speculator on the
Blythswood estate, he did not develop Kelvinside;

1830: After the death of Cuthill in 1826 and his wife in
1830, the estate passed on to her brother and

nephew, the Mowbray family of Leith;

" " MA Simpson, "Middle Class Housing and the growth of Suburban Communities in

the West End of Glasgow 1830-1914", unpublished M Litt Thesis, Glasgow
University, 1970 p.84-85.
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1839: Mowbrays sold the whole estate to their agents in
Glasgow, Montgomerie and Fleming, and Associate, J
B Neilson; paid £52495 (part loan of £22000);
1845: Added Gartnavel, 104 acres, for £10450; therefore
| total area of Kelvinside estates stood at 576

acres, total purchase price: £62945.

Historical background from Maps:

In Richardson's 1795 map (Fig. KS.01l), the estate is
labelled with the owner indicated as Dr Lithan. The estate
of Gartnavel, which was later amalgamated with Kelvinside,
is also indicated, but only with a farm steading.
Similarly, Lower and Higher Balgrie (Balgray) are also
indicated. In between there is a large stretch of land with

no estate or steading marked and no districts named.

This stretch of land is named in detail on Forrest's 1816
map (Fig. KS.02), consisting of Kirklee, Bellshaugh,
Horslethill. Again, only Kelvinside has its owner — Mr
Lithan — indicated on the map. Although Simpson's account
for the history of the estate mentions Lithan's name, he
does not explain when these individual estates were
absorbed to become a vast estate by 1839. It is possible
that the individual steadings were not integrated with
Kelvinside steading by the turn of the century and remained

as separate entities.
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When the estate was finally in the hands of its developers,

Montgomerie and Fleming, in 1839, a plan by Robert Harvie

(Fig. KS.03) was produced at the same time. Judging from

the description on the plan, we can assume that this was a

survey commissioned by the new owners of the estate.

Harvie's 1839 plan shows several important features:

The estate was encircled by other main estates such as
Garbread (Gairbraid), Hillhead, Hyndland and Dowanhill.
The developments of its neighbours may have had a
certain influence over the new landowners of
Kelvinside. For example, already by the 1830s a grid
layout could be found in Hillhead estate, while the new
Great Western Road had already bisected the West End in
1839. The terrace development of Southwoodside/
Clairmont was already in progress, and similar
classical terraces were proposed at St George's Cross
as indicated on Harvie's plan. These all served as a
reference model of urban design for the new
proprietors.

Harvie's map shows two new building proposals: one is
Windsor [Kirklee] Terrace, the other is Kew Terrace.
Harvie declared his drawing to be an actual survey of
the estate. If that was the case, the presence of these
two buildings would not be possible in 1839 when the
estate was newly bought over by Montgomerie and

Fleming. One possible explanation is that the plan
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might have been ‘'drawn over' during later years — say
the 1840s — to indicate the position of these two early
proposals.

- Similar to the presence of the above terraces, the
grounds for the Botanié Garden and the Observatory were
already being reserved. The early presence of these two
middle class institutions was important for attracting
investment nearby, and this will be discussed later.

- The purpose of Harvie's map must be to indicate the
boundary of the estate. By now most of the small
estates as indicated on Forrest's Map had been included
within the boundary of Kelvinside. Topographically
speaking, the aggregation is somewhat arbitrary: there
are various small plots over the Canal at the north,
while a large area between the Kelvin and the north
west ('Lands of Balgray') was not in their possession.
Jagged edges existed along most of the southern
boundaries where they abut other estates, and the cut
by Great Western Road sliced up various steadings

artificially.

In 1845 the estate of Gartnavel — minus the site which had
already been given up to the new Royal Asylum — was added
to Kelvinside. Figure KS.04 shows a feuing document plan
(before this transaction) indicating the outline of the
part of Gartnavel which was sold to Montgomerie and

Fleming.
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Pre-feuing Stages and Institutional Development:

Kelvinside, being one of the most prestigiocus and largest
estates, has benefited from two major Victorian
institutional attractions, which reinforced its middle
class status even before feuing for houses had taken place.
The two institutions, namely, the Royal Botanic Garden and
the Observatory, occupied prime locations within the estate
~ the Garden at the entrance to the estate, the observatory
at the summit between Kelvinside and Dowanhill. Although
the story of their moving from old inner city sites was
complicated and took several years to complete, they
eventually settled down in Kelvinside much earlier than any

other developments.

This was particularly important in the case of the Botanic
Gardens. The privately owned Botanic Gardens had its
origins in the College grounds behind High Street. Later it
found a new site which originally belonged to the
Blythswood estate near Kelvinbank lands. The third move to
Kelvinside was influenced by two factors: first, a negative
westward development along Sandyford Road [Sauchiehall
Street] which threatened the pure environment for plants,
and secondly, a positive description of the new ground in
Kelvinside which was *"beautifully undulating, completely
rural, and far removed from any of the Public Works which

in almost any other quarter would have rendered the
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atmosphere too impure for healthy vegetation"2. One cannot
rule out another possible factor of property speculation,
as the old ground became middle class Fitzroy Place in a

very short time after the Garden had moved out.

The new location of the Gardens reinforced the westward
trend during the time when several directions were under
scrutiny by property developers. These other directions
included the southside, where the Maxwell Family had an
ambitious scheme at Kinninghouse, and the east end where
Monteith Row and Charlotte Street were already finished and
occupied. The westward trend had just started in
Southwoodside — following the Georgian terrace development
of the Blythswood Estate — and in Hillhead, which was very
slow despite a grid framework which had already been laid
out in the mid 1820s by David Smith. The Botanic Gardens at
this location on a new highway signified a new impetus in
middle class status — the Gardens were privately owned by
the same middle class who were seeking new residential
locations. In this case the Gardens successfully reinforced
the Victorian idea of a segregated middle class residential

settlement within a picturesque environment.

Feuing Developments:

2 Glasgow Herald 16 April 1841
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In 1839, the developers of Kelvinside invited the famous
contemporary London architect, Decimus Burton, to design
the feuing layout of Kelvinside. Two versions of the design
were published, one with a full layout from Botanic Gardens
to Anniesland Toll (Fig. KS.05), while another 'shorter'
version showed the same proposal from Botanic Gardens to
the present Hyndland Road/ Cleveden Road junction (Fig.

KS.06).

However, it was suggested that another feuing design plan
was produced befofe Burton's involvement. William Cowie3
has suggested that Charles Wilson had much to do with the
actual layout before Burton's involvement. This was based
much on the fact that the Botanic Gardens and the earliest
terrace, Windsor Terrace, were both Wilson's design, and
they had preceded Burton's feuing proposal. Wilson was also
acquainted with both Matthew Montgomerie and John Fleming,
and Cowie deduced that Wilson indeed was the initial
designer of the part of Kelvinside that contained the
Botanic Gardens and the various terraces along Great
Western Road. However, Cowie did not produce any crucial
proof such as design plans by Wilson, and no such
suggestion was given by J P Fleming when he was questioned

about the development of the estate during a court case?.

3 W Cowie, Chanes Wilson Feu Plan Submission, Unpublished Report by Westbourne
Gardens Residents Association, 1974, Glasgow, p.5

4 In this court case J P Fleming was giving evidence regarding the development of the

estate; Ref: UGD 8/1/5: Claim for Messrs. Blackie and Bain vs. North Railway

Company, 1866. (Court case evidence by J P Fleming);
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Therefore Cowie's speculation remains as a speculation

without any evidence.

By referring to Burton's feuing plan , several points could

be noticed:

a) The 3 vignettes portrayed on the plan (Fig. KS.07) were
discussed by P A Reed® and the following is a brief
summary:

- The design exemplified Burton's Picturesque vision
of a new town as in Regents Park and other Nash's
Developments;

- The middle class in a sylvan prospect, embedded in
natural surrounding but revealing the discreetly
distanced industrial background — a compromise
between the symbiotic nature of a capitalist and
industrialist middle class;

- An idealisation of the landscape and its
inhabitants by which the speculative landowners

sought to attract the wealthy to these estates.

b) There is little information of Burton's ideology of
urban design to be compared with this plan. His most
prominent urban designs were the Calverley Estate (in
Tunbridge Wells) and Fleetwood (near Liverpool) (Fig.
KS.08). These two estates, however, were relatively

small as compared to the vast area of Kelvinside, yet

5 P A Reed, "Tenement, Terrace e Villa: la costruzione del West End", in Bocchi R (ed)

"Glasgow: forma e progetto della citta", Venice: Cluva Editrice, 1990
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he had only one building type — villas — to propose in

his plans for the latter.

¢) Burton therefore departed from a classical-focal-point-
oriented-layout to adopt a much more picturesque
approach, with a non focal-point, anti-grid structure.
The framework for this lay in the natural contours
(‘drumlins') and Burton lined these contours with
various crescents, terraces and circuses (Fig. KS.09a).
A contemporary comment praised Burton's approach as
compared with the earlier development of Blythswood,
which has similar landscape, but a totally different

urban framework:

e, In this manner [in Kelvinside] the whole of
the streets, projected crescents and squares had
been laid out with reference to the actual levels
of the ground,...... the object being to take full
advantage of the beautiful rising grounds, and at
the same time to lay down the streets leading to
these grounds, so as to secure easy access to all
the building stances, and thereby avoiding the
errors in that respect committed in laying out
the Blythswood grounds, as well as other grounds
near the city."6

d) The exception to this picturesque approach was the
artificially created Great Western Road, and Burton
accommodated this with parallel lines of terraces and

villas (Fig. KS.09b).

6  Glasgow Herald, 15 March 1850
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e) On the approach to the joint boundaries with other
estates, Burton ignored the presence of most of the
neighbours and closed off the boundaries with
curvilinear lines of houses. A small exception could be
found along Byres Road where a small garden is inserted

between this part and Hillhead.

£) Access rcads within the estate are carefully

controlled, by providing the minimum access network as
required by the layout. The entry/ exits of these
internal roads were connected to other major highways,
such as Garscube [Maryhill] Road, or other estate
boundaries-cum-country roads, such as Northwoodside on
the east. The main emphasis of access relied on the
Great Western Road, while the eastern portions which
were adjoining other developing estates were more

permeable (Fig. KS.09c).

g) Burton's design, as mentioned above, consisted mainly
of villas. A small number of terraces was disposed
along the edges of Great Western Road near the Botanic
Gardens. The result was a very low development density
— "expensive on land*7?7 — which reflected the initial
aspiration of the developers. The overall image is
comparable with other sylvan suburban developments

found in other contemporary middle class areas of

7T M A Simpson and T H Lioyd, "Middle Class Housing in Britain®, David Charles &
Archon Books, GB. 1977, pp.60
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English industrial cities such as St John's Wood in
London and Edgbaston in Birmingham, i.e., a predominant
rus in urbe picturesque setting. Whether this was the
appropriate setting for this estate was later
questioned by the developers themselves, and eventually

led to a change of the design plan.

h) Also, on Burton's plan there were only two
institutional buildings — an isolated Church building
next to Windsor [Kirklee] Terrace and another similar
church across the River Kelvin. In both cases these did
not serve as any particular focus points as in Burton's
proposal for Fleetwood in England, but were rather
incidental. More emphasis was given to the linearity of
terraces following the contours, in keeping with the

picturesque principle.

Initial Development — follow up of the feuing plan:

Despite all the drama of Burton's involvement in the feuing
design and the advantage of the location of the Royal
Botanic Gardens, the middle classes in the 1840s were not
prepared to leap frog to the 'far west'. Several options
were then tried by the Feu Superior to promote the feuing

ability of Kelvinside after their acquisition in 1839.

The building promotion of Windsor Terrace:
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Windsor Terrace [Kirklee Terrace] was the first terrace to
be built in 18458, not by individual builders or feuars,
but by the proprietors themselves. Charles Wilson was the
designer, and Windsor Terrace was 10 years earlier than his
magnificent Park Circus at Woodlands Hill. This development
might be interpreted as a 'model' terrace to induce buyers
who had a great deal of choice during the 1840s to search

for a 'better' residence.

The proprietors built the first 6 houses and the basement
of the others together with sewers and roads for the rest
of the terrace?. However, feuing was slow: the first feu to
be taken up was in 1847, and the last one (house no. 16)
was in 186210, Certainly this was not commercially viable
and therefore no other buildings were built directly by the

proprietors again in the estate.

The revision of the feuing plan:

By the 1850s, the proprietors were not satisfied with

Burton's low development density design, and decided to

8 The actual date of the building of the terrace remains in dispute. In Harvie's 1839
map of Kelvinside, he declared his map was an accurate survey of the estate, and
showed Windsor terrace as half completed and half projected. This supports Wm.
Cowle's speculation that Wilson was the architect of Kelvinside before Burton, as
Windsor Terrace and Botanic Gardens were both Wilson's design around 1839.
However, this remained as a speculation, and the Feu Chartularies (still in possession
of Montgomerie and Fleming Co.) do not indicate the dusilding of the terrace, but only
the feuing of the terrace: the earliest feu of the terrace (No. 1 Windsor Terrace) does
not start until 1847.

9 Court case evidence by J P Fleming, op cit.,

10 Feu Contract number 7 to 14 of Kelvinside Feuing Company, Kelvinside Chartualary
vol. 1, still possessed by Montgomerie and Co., Glasgow.
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change the density to allow more houses to be built along

Great Western Road:

“the portions thereof lying along the Great
Western Road had become adapted for buildings in
streets or rows and could be more profitably
applied for such descriptions of buildings than
for villas or detached buildings."!!

Accordingly, in 1858 revision plans were submitted by
Charles Wilson, James Rochhead and James Salmon!?. Salmon's
version was deemed to be the best and was accepted by the
proprietors. Salmon recollected later his involvement in

the design process:

"My instructions were to lay out the ground as I
thought most suitable for feuing at the time. I
considered a material change had occurred between
time of Burton's plan and mine as to most
beneficial mode of laying off said ground
[Kelvinside Estate]. The ground had become more
valuable and more adapted to rows. Change still
progressing at a greater scale [and] I think, at
least, still progressing. Purchase of University
Buildings helps this ground which is the best
site for first class buildings we now have."13

Salmon's preference for rows [terraces] rather than villas
was clearly described in the following contemporary comment
on his Plan:
*We have been shown a beautiful plan prepared by Mr
Salmon, the Architect, for feuing 120 acres of the

Kelvinside Property. The portion about to be offered
for feuing, and for which the plan has been

' Court case evidence by J P Fleming, op cit.
Court case evidence by J P Fleming, op cit.
Court Case evidence by James Salmon, UGD 8/1/5: Claim for Blackie and Bain case
papers, op cit.,, pp.15-16
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prepared, lies between the Great Western Road and
the Kelvin, bounded on the east by the Botanic
Gardens. To this portiocn the plan provides two
spacious circular entrances nearly 300 feet in
width. Among other features there is a square
averaging 500 feet, and consequently endorsing a
much larger area than any of our present squares.
The quantity of ground set apart for ornament and
pleasure is much beyond what is generally given,
imparting to the whole the effect rather of country
than town. In proof of this, it may be stated that
there are two compartments, in each of which the
extent of the pleasure ground is not less than 1000
feet by about 200 feet. The site itself is
beautiful. From the higher ground, the Vale of
Clyde, North Highlands, and hills south and east are
under the eye. From the lower ground the diversified
landscape of the more immediate neighbourhood, and
the charming banks of the Kelvin, present their
picturesque and panoramic effects. The streets are
laid out at right angles, with the exception of
those on the higher grounds, where advantage has
been taken of a happy natural arrangement of
surface, and the streets thrown into circular rides
or terraces the effect of which, when finished, will
be to recall the charms of the "hanging gardens" of
Babylon. These terraces will be more than a quarter
of a mile in circumference. Viewed as a whole, if
the plan be carried out, there will be nothing finer

in the suburbs of any town in the kingdom.*14 [my
emphasis]

On the evidence of the above description, a plan (Fig.
KS.10) is shown to be Salmon's. Despite this ambitious
classical proposal, the proprietors were under no
obligation to carry out this version. Salmon's design was
never realised and the above speculative expectation came
to nothing. A similar fate also befell Salmon's other
ambitious design for the estate of Dennistoun (refer to the

analysis of Dennistoun).

¥ Glasgow Herald 27 October 1858
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The 1860s: Change of Direction

Feuing activities gradually picked up around the area of
the Botanic Gardens. The 1860 Ordnance Survey (Fig. KS.11)
indicates a few terraces already being built. However,
these represented merely a tiny portion of the vast estate.
By evaluating the progress of feuing activities in the
first twenty years since conception, it was difficult to
foresee the rest of the estate to be feued out within a
reasonable timescalel5. A new direction was therefore
adopted by the proprietors - they decided to parcel out the
vast estate for individual builders, and then the houses
being built would be sub-feued by the builders to the
occupiers. In this process the application of the most
stringent feu restrictions was the means of controlling the
class of houses to be built, including the number of houses
per plot (or the size of the house), the exclusion of
industry of whatever kind within the boundary of the
estate, the extent of sub-feuing by the builder, the site-
laying of the houses in relation to roads and lanes, and
the maintenance of the property after being occupied to
avoid infra-structural deterioration as in the case of

earlier southside estateslé.

The important consequence of this decision was that every

builder was allowed to employ his own architect, as long as

15 Simpson has given detailed account of the various financial and economic hardships
during the first 30 years of the estate: Ref.: M A Simpson & T H Lloyd, "Middle Class
Housing in Britain®, David Charles & Archon Books, GB, 1977, pp.66.

6 M A Simpson & T H Lloyd, op cit., pp.50
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their designs conformed to the Estate company's architect's
requirements of height, size, compartmentations and
finishes. Also, although the previous plans by Burton and
Salmon were not carried out in full, the basic strategy of
deploying middle or upper class opulent detached or semi-
detached houses - though to a lesser degree than intended -
was eventually realised in the final built version. Hence
the estate literally became a collective showcase of
different styles, using different urban strategies in

different parts of the estate.

Examples of the parcelled developments:
The following is a summary of the main parcelled
developments, (refer Fig. KS.12) with the exception of the

few early terraces near the Botanic Gardensl!?:

Date Feuar Price Land

1868 J W Anderson £15586 South Balgray

1868 Victoria Park Co. £19262 Horslethill

1869 J B Mirrlees £9703 Redland House plot

1869 J E Walker £33647 Maryhill/ North of

Kelvin

1873 Thomas. Russell £13249 Kelvinside Gardens

1873 Goodall & Smellie £421 feu Kirklee/ west of
duty Windsor Terrace

a) J W Anderson: South Balgray:

7 M A Simpson, op cit. pp.98-103
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South Balgray was created by the slicing of the Great
Western Road through the original estate of South Balgray
which comprised the land north of Gartnavel. North Balgray
lay further west along Great Western Road, while West
Balgray and Balgray House were never in the possession of
the Estate of Kelvinside and remained undeveloped until the

20th century (Fig. KS.13).

The Kelvinside proprietors employed Charles Wilson to lay
out the re-configured South Balgray (Fig KS.14) which was
within the ground south of Great Western Road. This ground
south of Great Western Road stretched from the west of
Byres Road to Hyndland Road, including the ground which was

later taken up by the Victoria Park Feuing Company!®.

According to J P Fleming, this whole strip of ground of 52
acres was advertised in 1861!?, but it was not until 1866
when another advertisement appeared in the Glasgow Herald

that this part of South Balgray was specified:

"Building plans for the greater part of the
ground [south of Great Western Road] will be
shown, including a plan by the late Charles
Wilson, Architect, for about 12 acres immediately
west of the now Belhaven Terrace, which Terrace
is being rapidly built, and sold off as First
Class residences. "20

18 Court Case Evidence by J P Fleming, op cit. pp.5-6
Court Case Evidence by J P Fieming, op cit., pp.8
Glasgow Herald, 5 January 1866
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Wilson's plan was a simple design by using two elements: a
linear terrace responding to Great Western Road, and a
crescent backing on to Dowanhill estate. However, this
design was not carried out when the plot was sold to J W
Anderson in 1868 (Fig KS.15). Anderson subsequently
employed his own architects, including Alexander 'Greek’
Thomson, to design individual terraces. Once these terraces
were completed, the individual houses were feued to the

occupiers.

The final result, as indicated on the 1913 Ordnance Survey
map (Fig. KS.16 and analysis, Fig. KS.1l6a), was far more
varied than Wilson's design, with a triangular open garden
ground and double row of terraces along Great Western Road.
On the short side of the triangle (west side) a church was
built which visually connected Great Western Road with the
garden. Despite the access road from Great Western Road,
exclusivity was well maintained by the double-terrace,
while a 'room with a view' to the garden was adequately

provided for in most of the houses.

b) Victoria Park Feuing Company: Horslethill:

The establishment of this Feuing Company may have been
influenced by the various joint stock companies formed in
the late 1850s (one example being the Gilmourhill Feuing
Company) which specialised in land speculation and feuing.

The plot which they eventually invested in was advertised

Section 4. Analysis: Kelvinside 108



in 1866 (refer above) with the plot that became south

Balgray:

"These 50 acres of First Class Building ground,
bounded on the north by Grosvenor, Kew and
Belhaven Terraces, and the Great Western Road, on
the south by Dowanhill and Hyndland, on the East
by Victoria Street, and on the West by Hyndland
Parish Road, and adjoining to the Observatory.*2!

A feu document plan produced by the feuing company for the
security of a loan in 1872 (Fig. KS.17) showed the extent
of the plot. In 1871 the feuing company produced a proper

feuing design plan (Fig. KS.18) and P A Reed has described

this plan in detail:

*The feuing plan .... is mostly a matter of
terraces following contours and over-lcoking
pleasure grounds..... The formal procession of

streets and crescents in the southern part was
replaced by the single open space of Athole
Gardens, straight on three sides but curved as it
climbs the hill. The architecture is on the
grandest scale, with a liberal use of splayed
bay-windows. "22 :

An elevation drawing was found in the Regional Archives,
probably the design for the semi-circular crescent in the
middle of the estate (Fig. KS.18a). In general, the whole
framework was designed well before actual building. A
detailed drawing was also produced to show the intended

elevation of a terrace facing Dundonald Road, though the

21 Glasgow Herald, 5 January 1866.
P A Reed, "Glasgow: the tforming of the City", Edinburgh University Press, 1993, pp.

82.
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built version was modified as early as 187623 (Fig. KS.19).
Several other points could also be noticed when this was

recorded on the 1913 Ordnance Survey (Fig. KS.20):

- This feuing plan, especially the original 1871 plan,
bore some similarity to Burton's design (Fig. KS.21).
In both designs, a garden was placed in between the
estate and Byres road, with strips of terraces
surrounding the garden. However, the latest revision
made the garden even deeper, being several layers away
from Byres Road, and surrounded on all sides by houses;

- Bowmont Gardens was intended to continue through
Dowanhill lands (Fig. KS.22), but, probably due to lack
of communication between different estate owners, the
only possible exit was already built up on Dowanhill in
1871. Therefore a cul-de-sac was formed;

- Dundonald Road continued the established curvilinear
road at Dowanhill (Victoria Circus) - this time more
successfully than was the case in Bowmont Gardens by
maintaining the same road width and levels;

- The access for Dowanhill's northern areas was resolved
by breaking through the north west part of this plot,
and connecting up to Great Western Road (refer to the
analysis of Dowanhill for details). A triangular plot
was sold to T L Paterson (Dowanhill proprietor) (Fig

KS.23) to extend the serpentine Kensington gate. Hence

2 A feu drawing of Athole Gardens dated 1876 was drawn by the Kyle and Frew
Partnership showing the revised layout as nowadays; Ref.. SRA/ TKF/ 9/ 2/ 35.
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the development of this plot of Kelvinside went hand in
hand with the contemporary development of its

neighbouring Dowanhill estate.

c) J B Mirrlees: Redlands House:
This was a rather unusual transaction between a wealthy

merchant and the Kelvinside Estate.

Before the transaction between J B Mirrlees and Kelvinside
proprietors, the plot (feu Number 25 in the estate) was the
subject 6f a bitter legal battle between the then
Caledonian Railway Company and the Estate Company in 1867.
The plot was feued to the Kelvinside Free Church for
'religious purposes' - most probably for building the Free
Church College which eventually gave up this site and chose
Woodland Hills instead. But at the same time a branch line
of the Stobcross to Maryhill line was proposed through this
plot (Fig KS.24). Obviously the Estate company opposed the
proposal, but in an indirect way. They requested that if
the railway line were to be built, the Railway Company had
to pay compensation — not just for the piece of ground, but
also for the loss of land value for the whole estate, as
the intended line would *"render unfit for any purposes
whatever a considerable portion lying to the north-east of
the line, and destroying for the description of buildings

contemplated the whole of the remaining part of the
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property"24. They sought professional valuation from James
Salmon and James Thomson to support their claim?3. The cost
of compensation was eventually so great that the railway

company had to abandon this proposal altogether.

Then the Estate Company feued the plot to J B Mirrlees in
1869, initially using the old parish steading boundaries,
but a change of road network later resulted in a much

larger site, costing about £20,000:

"Mirrlees immediately celebrated this event
[finishing his subscription to the new Glasgow
University in 1869] by arranging to purchase 10
acres of ground from the Kelvinside Estate
Company. Three months later the transaction was
revised. Under the new agreement Mirrlees'
holding was increased to 24 acres at a cost
approaching £20,000. The present day boundaries
of this substantial estate are delineated by
Great Western road, Cleveden Drive, Bellshaugh
Road and Kirklee Road.

........... Having paid dearly for his privacy,
Mirrlees refused to allow any further building on
his estate for almost 3 decades...."26

Mirrlees' vast plot was right in the middle of the estate,
dominated by the single house of Redlands for 30 years (Fig
KS.25). Morphologically speaking the urban landscape
reverted to the estate's pre-feuing‘condition of mansion-
steadings in the midst of gradual building activities among

its neighbours from the 1870s to 1900s. It was not until

24 YGD 8/1/5: Claim for Blackie and Bain papers, op cit.:
UGD 8/1/5: Claim for Blackie and Bain papers, op cit.;
D A Dow, "Redland House, Hospital and Home", Scottish Ambulance Service, 1985,
Glasgow, pp.17
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the late 1890s that Lancaster Terrace began to appear with
other piecemeal terraces following a feuing laid out by
James Thomson?7, and various architects were involved in
this development which carried on right until the 1920s.
The 1913 Ordnance Survey of this area (Fig. KS.26)
testified to this piecemeal approach by showing several

different layouts of housings.

d) J E Walker: Maryhill/ North of Kelvin:

Originally the Kelvinside Estate was limited to present day
North Kelvinside, where the mansion house was built by
Lithan near the river banks (refer to Fig. KS.01 which
showed the house). Ironically, this part of Kelvinside
north of the Kelvin was not taken seriously by Montgomerie
and Fleming, probably because of its inaccessibility. In
1869 this whole plot was advertised for feuing. Similar to
other Kelvinside plots, it was first feued for quarrying
purposes to the Glasgow Iron Company in February 1869 (Fig.

KS.27).

In October 1869 J E Walker eventually feued the plot
bounded by the Kelvin, Garscube Highway and a rationalised
western boundary (Fig KS.28). Walker developed this part'
with predominantly working class tenements and a few middle
class terrace and villas, the latter mainly facing the

River Kelvin. Although a sketch feuing plan was prepared

27 This was claimed by Anne Riches in Williamson et al, "The Buildings of Scotland:
Glasgow", Penguin Books, London, 1990, pp.322
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showing the familiar large plots and terraces (Fig. KS.29),
the grand villas found in other parts of Kelvinside were
rare in North Kelvinside, and even if they were built they
were quickly absorbed into a much higher density framework,
as indicated in the 1913 Ordnance Survey Map of this area
(Fig. KS.30). It therefore suggests that Walker was very
much freed from the strict feu restrictions being imposed
from the Estate office, resulting in this non-homogeneous
development, although any industrial developments were

still prohibited within this plot?8.

e) Thomas Russell: Kelvinside Gardens:

This part of the Estate was once again under the strict
control of the Estate Company. The Estate Company took the
first step to improve the road network for this part before
commencing any feuing. A Dean of Guild Application was made
and approved (Fig. KS.31), showing the change of road
network from a random cut by the Great Western Road through
the original steadings to a responding structure facing the
main thoroughfare: a large crescent being created, and
Crossloan Road [Cleveden Road] regularised. J B Mirrlees'
Plot was also regularised, giving him a larger area. A neat
rectangular plot at an angle to the crescent framed by the
new [Cleveden] Drive on the south, and the Balgray boundary
on the north, was formed, ready for another phase of feuing

(see below).

28 M A Simpson, op cit, pp.102
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Possibly John Burnet was the designer of this layout, and
the crescent was definitely his design (Fig KS.32), as a
detailed layout of the crescent was forwarded by J Burnet
to the Kelvinside Estate Office??. The first large plot
within this part of the estate was the main rectangular
block feued to Thomas Russell in 1873 for the upmarket
Kelvinside Gardens, which comprised the largest and most
opulent mansion houses in the development of Kelvinside
(Fig KS.33). Simpson has cited the feu conditions in
Russell's case as even more restricting, in which Russell's
developments could only be villas, each of them at £2000,
with a minimum area of 2200 square foot, or a pair of
villas of at least £3500, sitting in a minimum area of 4400
square foot. Interestingly enough, Russell's feu was
conceived as early as 1872 (Fig. KS.34) which must have had
substantial influence on the proprietor's decision to

modify the existing framework.

£) Goodall and Smellie: West of Windsor [Kirklee]
Terrace:

The last of the parcelled plots feued out in 1873 to

Goodall and Smellie, was the small plot west of Windsor

[Kirklee] Terrace (Fig. KS.35). The plot had already being

taken up by a few home owners who built their own villas

along Kirklee Road. Goodall and Smellie, built mainly

terrace houses, creating a concave crescent backing on to

& This was found in the Tracings of Kyle and Frew regarding Kelvinside Estate: Ref.:
SRA/ TKF/ 9/ 1/ 66b.
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Windsor Terrace, and another convex ‘'‘quadrant' facing the
corner of Kirklee Road. In between, a few villas were
built, but the size of the plot was restricted by the two
terraces. The 1913 Ordnance Survey is the only record of
thié design (Fig. KS.36), and no feuing design plan is

available.

Other Feuing Grounds:

Despite the above six parcelled plots, there was a
substantial amount of unfeued ground remaining in the hands
of the proprietors by the late 1870s. Despite the relative
success in the above parcelled lands, a 'super' feuar could
not be found again for the remaining land, and the rest of
the development was once again firmly in the hands of the

feu superior rather than the feuar.

a) Montgomerie Crescent, Kirklee and Bellshaugh:
The ground north of Russell's plot, including the crescents
and long strips of villas and terraces between Balgray and
Redland House was produced in a separate feuing plan dated
1873 (Fig KS.37). A note on this 1873 feuing plan

introduces an interesting degree of flexibility:

*Where terraces are shown villas may be
substituted and vice versa“"

Hence the semi-rigid requirement induced more buyers for

the estate and eventually many small builders and
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speculators3? were attracted to feu out plots and sub-feu
to occupiers. However, there was not an overall powerful
feuar to feu out large plots as in the previous parcels.
Therefore the feu superior seemed to have an overall
control of the type of houses being built. The 1913
Ordnance Survey (Fig. KS.38) showed a remarkable similarity
to the 1873 feuing plan which proved the careful

involvement of the Estate Office with individual builders.

b) Claythorn:

The remaining estate between the Gartnavel Asylum and Great
Western Road was not feued until the late 1880s, partly
because this was situated at the far west of the estate,
making it difficult to persuade people to take up feus in
such a remote corner, and partly because of its proximity
to quarries at Jordanhill and Anniesland. It was not until
the arrival of the North British Railway in 1886 that
people were encouraged to move into Claythorn, neighbouring

Anniesland and Jordanhill3l,

The plot was feued in 1869 to James Dunlop, coal master,

for quarrying purposes (Fig KS.39) but its development was
much later than this plan. According to Simpson, this part
of the estate was developed by builders who took up a small

number of feus at one time, built the houses and sold them

0 M A Simpson, op cit. pp.105: One of these small speculators was J Norris,
Accountant, who built four houses on Montgomerie Drive and seven tertace houses
on Bellshaugh Road.

Williamson et al. ibid., pp.391
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off. The profit would then allow them to feu a few more
plots, and the same process started again3?. Its layout was
very similar to its counterpart at Kelvinside Gardens,
comprising detached or semi-detached mansion houses,
although smaller in size, on a linear layout parallel to
Great Western Road. As the original feuing design plan is
not available, the only evidence we have nowadays is the
Ordnance Survey Records. Only the 1913 Survey (Fig. KS.40)
indicates the finished state of the development, as they

were relatively later than any other developments.

c) North West Kelvinside:

The most extreme north west of the estate lying to the
north of Great Western Road was the most difficult part to
be feued, despite the fact that Great Western Road
continued right up into Anniesland Toll. In the 1873 feuing
plan it is mentioned that this part is "also laid out for
feuing" but nothing had been achieved (refer Fig. KS.37).
By 1908, a plan showing the Hepburn Sewer by Baptie Shaw
and Morton overlaid this part of the estate with a grid
street layout with little regard to the contours (Fig

KS.41), but again this was not realised.

Hence the continuity of the Victorian Development came to
an abrupt end in this part of the estate. The eventual post

First World War development of Kelvindale on this part of

2 M A Simpson, op cit., pp. 106-1Q7: examples of these small builders were P Miller
and Lawson, who were both actively building up Whittinghame [Hatfield] Drive and
Whittinghame Gardens during 1895-1900.
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Kelvinside resembled not at all its previous pre-war
Victorian counterpart, either architecturally or socially.
The then predominant cottage suburb, much influenced by the
English garden city movement, had taken over the Victorian
middle class housing scenario and it is not within the

scope of this thesis to analyse this development.

Conclusion:

By examining Decimus Burton's design for the estate of
Kelvinside, we may understand the level of aspiration of
the proprietors. However, as mentiocned by Salmon, "a
material change" occurred during its development, and

eventually various revisions were carried out.

Various parcelled developments either by individual
builders or joint stock companies therefore completed the
whole estate in a piecemeal fashion. Although strict feu

restrictions were applied, variations could not be avoided.

However, the final result is an overwhelmingly coherent
urban structure, despite its departure from Burton's
design. For example, the various boundaries of different
parcelled plots are not easy to detect nowadays. The
similarity in building height, building materials and
architectural language, despite variations in details and

building block forms, helps to create continuity through
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different parts of the estate. The picturesque, rus in urbe
setting still holds true in some parts of the estate,
particularly in Kirklee/ Bellshaugh area, while the Great
Western Road is lined with rows of terraces with deep set

back gardens as inspired by Salmon.

The original idea of a non focal-point layout as envisaged
by Burton was also realised, and markers by means of church
spires on the Great Western Road were only found on the
east of Byres Road. The rows of terraced houses provided
the barriers for protection of the less rigid housing
layout behind these rows, creating deeply introverted
layouts beyond the main access road. Burton's original idea
of linking with Maryhill Road was severely altered, and the

River Kelvin became the natural boundary of the estate.

North Kelvinside simply took on a different approach from
the rest of the estate, especially in those plots which
surrounded the canal and which were actually feued for
industrial purposes by the Estate Company33. Gradually the
speculators of middle class housing concentrated their
efforts on either side of the Great Western Road only,

neglecting all the othef parts of the estate.

Nevertheless, there was a certain limit to the extent of
development even along this main thoroughfare. The extreme

north west could not sustain the momentum of development,

3B M A Simpson, op cit.. pp.95
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and before the turn of the 20th century, it ran out of
steam, leaving this portion of the estate in the hands of

20th century speculators.

Was.it the size of the estate that led to the later
downfall of development? Or was it the lack of other
forces, such as economic 6nes, that created this abrupt
end? These questions would not be easy to answer simply by

examining the graphical evidence.

It might be too early to draw an overall conclusion at this
moment, but one thing is certain: the gradual
transformation of a designated urban layout did not
necessarily create an inferior result, as shown by this.
The final result could be as important as its initial
intention. The lack of an overall design framework could be
compensated for by a written code - the feu restriction in
this case. However, there is a physical and spatial limit
to this final result, and certainly in the case of
Kelvinside, the original boundary was definitely too large
to achieve a similar standard of exclusivity. Gradation and
downgrading within the estate boundary, which was not

envisaged by its original designer, was inevitable.
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Section 4: Analysis

HILLHEAD

\

Dumbarton

Location of Hillhead Estate

Introduction:

Hillhead estate is the only estate which was completely
surrounded by other main west end estates. Hillhead was
also different from others in having various individual
proprietors and resulted in a complicated 'multi-ownership’

situation. The format of its analysis in the following is
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slightly different from others due to different available
materials, but as we can see later, the final result of the
built environment in this estate was well integrated with

its neighbouring counterparts.

Historical Background from Maps:

1795 Richardson's Map (Fig. HH.01l) has indicated the estate
of Hillhead, but no owner's name was mentioned. Similarly,
the 1816 Forrest's map (Fig. HH.02) has . also indicated the
location of Hillhead estate with no mention of the owner.
This is not a common feature because most other estate
owners have been mentioned on both maps. The lack of names
besides Hillhead on the map signified the differences

between Hillhead and other estates.

Martin's 1842 map included Hillhead within its boundary,
and by this time Hillhead was a well established grid with
individual owners indicated (Fig. HH.03). The
transformation from a farm steading into this suburban grid
happened most likely between 1816 and 1842, and, to
establish the events during this period, other sources have

to be consulted.

The "Hillhead Album":
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One of the most specific sources regarding Hillhead is the
book "Hillhead Album" by H B Mortonl!, in which a
recollection of memoirs by its residents or institutes was
compiled. However, the book suffers from severe lack of
hisforical continuity and professional research, resorting
only to various personal accounts of events. The only
strong feature of this book is its collection of
photographs which makes it useful as a compendium of

historical pictures.

A brief history of the estate is outlined in this book:

1680: Purchased by Robert Campbell of Northwoodside, son
of Colin Campbell (of Blythswood); Hillhead became
part of the Blythswood Estate;

1694: Janet Campbell inherited Hillhead (on Robert
Campbell's death);

1702: Hillhead sold to Andrew Gibson (Tenant) when J
Campbell married Thomas Haliburton, advocate of
Dryburgh Abbey;

Gibson as "superiors® of Hillhead till 1855:

1855: James Gibson - sold his portion of Hillhead to

lawyer John Wilkie, Hillhead House;

1869: Hillhead became Police Burgh with 9 Commissioners;

Note that there is no account covering the gap between 1702
and 1855, during which time the country steading was

transformed into a west end suburban grid. The lack of

1" H B Morton, "Hillhead Album®, Hepburn Trustees, Glasgow, 1973.
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secondary information at this point resulted in a search
into the most difficult primary documents: the Sasines

Records and Feu Chartularies.

Feu Chartularies and Sasines of Hillhead Estate:

Feu Chartularies and Sasines Record are legal documents
recording all property transactions and transfer of
securities in relation to land property. The latter is a
mandatory record under Scottish law, while the former is
compiled by individual feu superiors of large estates. In
some cases, these became the primary tools for sorting out
the historical events of developments which are not

recorded in any other contemporary media.

A detailed search into both documents in relation to

Hillhead Estate revealed the following important events:

a. Hillhead lands were always mentioned together with the
Byres of Partick. The land between Hillhead and Byres
of Partick - Gilmorehill - separated the two, and
eventually Byres of Partick was developed more in line
with proletarian Partick village than suburban
Hillhead;

b. Gibson ran into financial difficulties in the early

1820s, and his land property was sequestered in 18272.

2 Hillhead Feu Chartularies volume 1, pp.13; Ref. SRA/ TD/162/81
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The control of the property went into the hands of his
Trustee, Andrew Reid;

As early as 1819, the lands of Hillhead and Byres of
Partick were already seized by the Trustee for Widows'
funds of the Faculty of Physicians and Surgeons,
Glasgow, for £€2000. This seizure made it necessary for

Gibson to gain permission from the Trustee before any

The relationship between Hillhead and the Faculty of
Physicians and Surgeons went even further in 1828 when
Reid (with the consent of Gibson) disponed the whole
estate of Hillhead and Byres of Partick to the Faculty
in April 1828%; certain portions were re-conveyed to
Reid in July the same year5, while other portions were
sold to Malcolm Kerr in 18426;

Plots were sold or feued as early as the 18105..The
earliest feuar/ buyer was the Hamilton Family of
Northpark who bought and feued a substantial portion at
the north side of the estate to build and establish
Northpark Estate (refer to the separate analysis of
Northpark); others were sold to various individuals,
mainly within the period 1820 to 1840 (Fig. HH.04). The

peak period fell within the control of Andrew Reid, who

Glasgow Sasines Records. dated 06.10.1819 No. 12738 and 19.08.1825 No. 2934

c.
future land deals3;
d.
e.
3
4 Hillhead Feu Chartularies, op cit., pp.1
g Hillhead Feu Chartularies, op cit., pp.13

Hillhead Feu Chartularies, op cit., dated 10.11.1842
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was empowered to sell lands of Hillhead if Gibson could

not pay back his debts’.

f. The plots were sold in accordance with a grid design of
the estate. This grid was designed by David Smith and
became the main controlling tool for selling and feuing
the building plots (see below for this design plan);

g. The Feu Chartulary mainly concerns transactions after
the 1840s. A search into this document revealed that a
standardized disposition document (Charter) was used
throughout every transaction, whether the plot was sold
or feued. If the plot was 'sold', feu duty and other
expenses were discharged, but all of these would apply
if the plot was feued. The main stipulations of the
Charters could be summarized in the following:

- Business restrictions: all based on the feu
restrictions per Faculty of Physicians and Surgeons
feu to Andrew Reid dated 25, 28 April 1828, these
specified that no business was allowed in the
estate of Hillhead. Earlier feus allowed exceptions
by Gibson to set up steam engines on certain parts;

- Building restrictions: ashlar front; slate roof;
maximum 4 storeys, or 3 storeys with a sunken
storey;

- Suspended iron bridge to Hillhead at present day
Gibson Street: all feuars or buyers had to share

the maintenance of the bridge and any future

T This was re-collected again in the Disposition when Reid re-conveyed the lands of
Hillhead back to Gibson in 1832, Hillhead Feu Chartularies. op cit., dated 11.5.1832
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replacement cost in accordance with plot sizes
(note: this share was payable to David Smith -
owner of Westbank, next to the bridge);

- Mineral restrictions: mainly in favour of the
superiors, unless strictly for building purposes by

feuars.

Feuing Design:

Hillhead was one of the earliest estates in the west -
especially west of the Kelvin - to be feued out. Contrary
to the claims by modern scholars that Victorian Glaswegians
were not ready to leap frog across the Kelvin in the early
19th century, Hillhead did gain a certain degree of
momentum in feuing and selling by the 1830s8. Its close
proximity to the Blythswood estate (Woodlands area) made it
attractive for some people who were seeking country
residences and that was precisely the building type that
first flourished in Hillhead, followed by speculative
housing. However, the lack of proper feuing evidence
prohibits a direct conclusion from this feuing development,
and again the main evidence has to come from the Feu

Chartularies.

a) Design Plan drawn up by David Smith in 1823-25:

8 A retrospective account of the early development of estate mentions that for the first
thirty years of the 19th century, feuing of Hillhead was only on a small scale. When
Gibson built his own first Kelvinbridge (ie, the low level crossing) in 1825,
development of the West End beyond the Kelvin, however, gathered pace. Ref.:
Glasgow Herald 10 April 1890, as collected in SRA/ MP/ 21/ 120/.

Section 4. Analysis: Hillhead 128



David Smith's involvement in Hillhead was as important as
Gibson's. Smith, a well known land surveyor in the early
19th century, resided at Westbank House, the south-east
corner of Hillhead, and he also owned lands across the

Kelvin along Woodlands Road.

James Gibson married David Smith's daughter, and as a
result, a marriage contract trusteeship, consisting of
Gibson, Smith and a J P Wilson of Green, was set up in 28
November 1835 to deal with the land property which became

part of the marriage contract?.

Even before this marriage contract trusteeship, land
selling and feuing was actively pursued in Hillhead, all
based on a plan drawn up by Smith in 1823-250 (Fig.
HH.05). A close study of this plan suggests the following
observations:

- The grid was superimposed on the drumlins, disregarding
the undulating landscape, similar to the design for
Blythswood Hill. Again, this was not common among the
west end estates, as other designs - though later than
Hillhead's - tried to integrate views with topography
by adopting a more flexible layout;

- The grid plan was purely for working purposes, and no

buildings were indicated on this plan;

Hillhead Feu Chartularies, op cit., pp.64

0 Smith's plan was a working plan, with various information added to it at a later date.
However, the initial date of this drawing was confirmed by several mentions of this
plan in the feu chartulary, being "the design of David Smith date 1823-25"
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b)

Northpark estate by the 1820s was well established on
the north-west of the estate, but it continued to
expand by taking up more plots from Hillhead;

Great Western Road did not exist when Smith drew his
plan in 1823. The original division of the plots around
Great Western Road used a different boundary from the
road itself. Only after 1836 - when the road was
proposed - were the boundaries of these plots revised
to follow the centre of the road (Fig. HH.06):;

The plan could be divided roughly into four segments,
each having a slightly different type of layout (Fig.
HH.07). The main part (south-east) consisted of the
regqularised grid form, with urban blocks measuring
roughly the same size as those found in the city
centre. The north-east part across Great Western Road
was divided into long plots running north to south
perpendicular to Great Western Road. The south-west was
dominated by two large east-west running plots, with
various ad hoc pieces along Byres Road. The western
part south of Northpark Estate was divided into only
two large plots, with several smaller plots along
Hillhead Street;

The above division eventually created (or was it
specially created by Smith?) several different
developments likewise along this division as discussed

later.

Design Plan of Hillhead by Alexander Taylor:

Section 4: Analysis: Hillhead 130



In the Disposition Contract by Gibson to Malcolm Kerr on
19.12.1842, a "plan of Hillhead designed by Alexander
Taylor" is mentioned. Incidentally, Kerr's plot did not
include the part of Hillhead as mentioned on Taylor's plan
wes£ of Hillhead Street. Taylor's plan is further menticned
in September 1847, when this part of Hillhead was feued to
John Wilkie. In this latter feu contract, specific
descriptions, such as an elliptical garden with fences, are
applied to the plots. On this evidence, a design of the
"Plan of Great Western Road" c.1836 (Fig. HH.08) could be

this peculiar designll.

The lack of any other evidence makes it very difficult to
explain Taylor's involvement. Was it Gibson's idea to
employ Taylor as his architect? Or was it Reid's intention
to feu/ sell Hillhead according to a more ambitious design,
as he saw no chance of Gibson redeeming his property? Or
was it a case of complementary co-operation between Smith
and Taylor - Smith providing the division of plots, while
Taylor was responsible for the actual local level of design

of each plot?

Taylor's involvement in the process of feuing is certain,
but to what extent remains speculative. Nevertheless,
Taylor's design was never realised, with the exception of

the four small villa plots along the west side of Hillhead

"' This plan was also reproduced in PA Reed, "Glasgow: The Forming of the City",
University of Edinburgh Press, 1993, pp.64. Reed concluded that this small oval
shaped design was not executed.
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Street (Fig. HH.09) - although they were eventually

demolished to make way for Granby Terrace.

1860 Ordnance Survey:

As mentioned before, Martin's 1842 Map has already named
the owners of various plots in the estate (refer to Fig.
HH.03). However, the urban density remained very low in the
1860s. The 1860 Ordnance Survey (Fig. HH.10) indicates a
picture of variocus building types scattered across the
estate:

- The grid portion was filled with various villas,
terraces and tenements. By comparing these plots with
Fig. HH.04 - which indicated the plots being sold before
the 1840s - it is not difficult to see that most of the
villas sat on the 'sold' plots, while terraces and
tenements appeared in the plots that were feued (Fig.
HH.11l). Obviously there would always be exceptions, eg,
the southern part of Wilson Street was developed as
terraces despite the fact that it was sold to Binnie in
1829.

- The south-west was dominated by two large plots,
Lilybank and Saughfield. These two plots remained as
country estates until the late 1870s when they were
eventually developed into terraces (see below). Their

separate identity was so strong that some scholars have
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even treated them as separate west end estates!?,
although in reality they were always paft of the estate
of Hillhead.

- The north-east remained vacant on the 1860 Ordnance
Survey. This area was eventually bought by the City Bank
of Glasgow!3, who were already owners of Northwoodside
across the Kelvin at the north of this part of Hillhead
in the 1850s. Together with the proprietors of
Northwoodside they built an impressive access from Great
Western Road to Garscube [Maryhill] Road via Wilton
Gardens and Wilton Crescent (see below);

- Northpark gradually acquired more and more plots,
particularly on the east and south of the estate; the
1860 Ordnance survey indicates the mature state of the
estate - several terraces parallel and perpendicular to
Great Western Road were already built. As Northpark was
detached from Hillhead as early as in the 18th century,
its development is being examined in a separate study.
However, the boundary of the estate had changed over
time: the estate had adopted Great Western Road as it
new boundary, conceding the southern parts to Kerr's

plot of Hillhead.

1889 Feu Digposition Plan:

12 M A Simpson has mentioned that these small estates demonstrated the variety of
development in sizes.

B F A Worsdall, notes on Hillhead Estate, and Court Records of an accident at Belmont
Crescent, appeared in the Glasgow Herald, 30.12.1870
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In 1889 John Baird (II) produced a plan (Fig. HH.1l2) to
record the property of Gibson's marriage contract trust, in
order to transfer the feuing rights to Gibson's two
daughters (and their trustees). Contrary to Morton's claim,
part of Hillhead Estate was still under Gibson's control,

although it is only a fraction of the whole area.

A statement of feu duties was produced with this plan and
provides some interesting insights into Gibson's plots.
Gibson's Trust plots were mainly feued to builders who
built terraces and tenements. In some cases, a variety of
development could take place in one sub-plot. For example,
the sub-plot feued out on 19.04.1845 to John Findlay, on
the north-west corner at Bank Street/ Glasgow Street,
consisted of four terraces and two tenementsl4. However,
the feu restriction did not specify such distinction,
stipulating a standardized feu restriction (as discussed

before) for all buildings on this sub-plotls,

It is therefore obvious that the feu restriction provided
the maximum development density - i.e., a four storey,
stone fronted, slate covered building - but builders or
feuars could build anything less than this, as in this
case: two-storey, stone fronted slate covered terraces, or

in some other cases, a single two storey villa.

4 Statement of Feu Duty, 1889, the 2nd feu on the plan, Ref.. SRO/ RHP 6928/2
Hillhead Feu Chartularies, op c¢it., pp.204
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The Development of Other Small Estates within Hillhead:
As indicated above, there are three small estates within

Hillhead that need to be mentioned:

a) Lilybank:

Several proposals were made for the land on the west side
of Lilybank House. The 1877 Kyle and Frew's proposal (Fig.
HH.13a) consisted of a series of simple linear blocks
following the curve of its boundary lane turning towards
Great George Street. This design was very different from
that of the other tenement blocks. The layout was revised
in 1881, when Warrie, Colledge and Brand proposed a central
garden in between the two long terraces/ tenements (Fig.
HH.13b). The latter design was developed further by
elongating the central garden right up to Great George
Street, creating the picturesque Lilybank Gardens (refer to

the 1913 Ordnance Survey in the next section).

b) Saughfield:

Saughfield was much smaller than Lilybank, and its
development resulted in the demolition of the mansion
house. Kyle and Frew were again the designers of this
layout. Their 1882 proposal (Fig. HH.14a) simply outlined
the division of roads and building line, allowing direct
access to neighbouring Lilybank west. In the 1884 revision

(Fig. HH.14b), the emphasis was on the central garden,
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resulting in a more introverted layout. Eventually this
became University Gardens, and houses were designed by J J
Burnet during 1882-416, signifying the influence of the
University among the latter stages of Hillhead's

development.

c) North-east corner of Hillhead:

The artificial bisection by Great Western Road has created
a separate small enclave bounded by the Great Western Road
and the River Kelvin at the north-east corner of the
estate. As mentioned above, this plot was eventually in the
hands of the City Bank of Glasgow and they were responsible
for the development of Belmont Crescent and Belmont
terrace. From a small disposition plan dated 1871 (Fig.
HH.15)!7 we can observe that this development in Hillhead
was part and parcel of a wider prestigious terraced housing
scheme!® embracing Belmont Crescent/ Terrace, Wilton Street
across the river north of this plot, and Wilton Crescent in
Northwoodside. Therefore these elements created a linked
terrace development from Great Western Road to Garscube

[Maryhill] Road via Northwoodside.

Another separate proposal was fronting the Kelvin. Charles

Wilson probably proposed a semi-circular crescent facing

16 Williamson, et al, *The Buildings of Scotland: Glasgow", Penguin Books, 1990,
pp.349

7 This plan was not exactly used for feuing the City Bank's plot in Hillhead, but it
nevertheless showed the design of the various terraces.

8 On the Plan, most of the intended building blocks were indicated as "For self
contained lodgings and corner tenements® and "Houses to be a class of not less
than four rooms and kitchen®
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the river (Fig. HH.16), but this was never realised.
Instead, the Glasgow Academy (by H & D Barclay)!? was built

in 1878, closing the vista along Colebrook Place.

1913 Ordnance Survey:

The 1913 Ordnance Survey (Fig. HH.17) has indicated a well
integrated urban network spanning from the River Kelvin on
the east to the tenemental thoroughfare along Byres Road.
However, subtle differentiation within this grid
development can still be detected, and by using the
segments as mentioned above, the estate can be examined in

four different parts:

a. The main regular grid portion bounded by Great Western
road on the north, the Kelvin on the east, University
Avenue on the south, and Hillhead street on the west,
was developed along the divisions as planned by David
Smith. By 1913, most of these plots were taken up by
tenements and terraces, with very few villas. Compared
to the 1860 Ordnance Survey, it is obvious that the
latter type of building — belonging to genteel owners -—
was gradually diminishing, leaving more room for

speculative housing.

b. The two large estate plots of Lilybank and Saughfield

were completely urbanised. Lilybank was heavily built

9 wWilliamson et al, op cit., pp.304
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upon with varying density of tenements and terraces. In
particular, Lilybank Gardens on the west (discussed
above) recalled a similar quality found in more
picturesque settings such as Kingsborough Gardens and
Westbourne Gardens. Saughfield was only partially
built, but as testified by modern scholars??, its
individually designed houses were much superior to
other larger terraces in Hillhead, and probably catered

for the more up-market middle classes.

Notice that despite common assumptions, Ashton Terrace
actually was not within tﬁé boundary of Hillhead - the
boundary ran between Ashton Terrace and Lilybank/
Saughfield. The triangular plot of Ashton Terrace/
University Avenue/ Byres road originally belonged to
Donaldshill, but was sold to TL Paterson of Dowanhill,
and it therefore appeared on the 1874 Feuing Plan of

Dowanhill (refer to the analysis of Dowanhill).

c. Malcolm Kerr's plot, which was bounded by Hillhead
Street/ Great George Street/ Byres Road and Great
Western Road, was gradually developed into two
portions. The eastern half was formed into long blocks
of terraces and tenements running north to south. A
school was slotted into one of the blocks, while Granby

Terrace (originally the four small villas as part of

2 Refer to Williamson et al, op cit.. pp.348-349
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Taylor's plan) was not under Kerr's possession - it was

under the Gibson's trusteeship.

The western half of Kerr's plot was developed into the
conventional tenement grid, with similar sizes to other
parts of the estate. Hence continuity was maintained

despite the split of ownership.

d. The north-east corner beyond Great Western Road was
developed mainly into terraces, comparable with the
earlier developments of Queens Crescent, Southwoodside
and neighbouring Northpark. The minor role of tenements
in this corner reflected a different class of
aspiration by its developer, which seemed to be heavily
influenced by its next door neighbour, the Northpark
Estate. Great Western Road provided the necessary
barrier from the common tenements on the south,
although in fact most of the southside of Great Western

Road was also lined with terraces.

e. Institutional buildings were late comers in the estate,
most of them built after the 1880s. The 1820s grid
layout did not pre-define any spectacular closing of
vista by church spires as in some other estate designs,
and therefore churches were built within the confines
of the urban block. However, the United Free Church on
the corner of Byres Road and Great Western road was

long regarded as a significant landmark due to its
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prime location on two main thoroughfares, while another
United Free Church on University Avenue became an

interesting monument within the University complex.

Conclusion:

Hillhead estate represented one of the earliest and least
controlled developments in the west end. Its design grid by
Smith was similar to Blythswood, but on closer examination
the differences are obvious. While the main part of
Blythswood?! was laid out with terraces in mind, Hillhead

was dotted with villas in its early days.

The economic circumstances of the Gibson family has created
an extra dimension of complexity. With outsiders such as
Andrew Reid and the marriage contract Trust, lands were
eventually given away to individual feuars and owners who
had different intentions of property development. Although
the feuing/ selling of these plots were under a uniform and
standardized feu restriction, it did not help to create a
unified appearance. The lack of unifying feu conditions
with the provision of a minimum standard provided an
opportunity to build anything between a two-storey villa

and a four storey tenement in any area.

21 This is only referring to the grid proposal of the Blythswood Estate as laid out by J
Giillespie Graham in 1820, as other parts of the estate, such as Garnethill, has villas
laid out.
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As the business of building became more speculative in
nature in the latter half of the 19th century, more and
more villas were replaced by terraces and tenements for a
greater profit. However, some villas which were purely
owner-occupied still survived into the 20th century,
resulting in a mixed tapestry of building forms in a single
estate. From the north-east corner of Belmont Terrace/
Crescent, down into the mixed terraces/ tenements of the
main areas south of Great Western Road, through to the late
comers of Lilybank and Saughfield - which provided the more
up-market version of terrace housings - the change of urban

scenario could not be greater.
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Section 4: Analysis

DOWANHILL

Location of Dowanhill Estate

Historical Background

Dowanhill did not exist as a distinct estate as late as the
18th century. Richardson's 1795 map (Fig. DH.01) does not
indicate Dowanhill along with other steadings in the west

end such as Hillhead and Hyndland (Hindland).
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By 1816, the situation had changed. Dowanhill is indicated
on Forrest's 1816 map (Fig. DH.02) along with other
estates, and its owner was Buchanan. The estate was also

surrounded with country roads defining its boundaries.

Apart from Forrest's map, nothing else has been found in
other secondary sources regarding the early history of the
estate. Dowanhill estate was not even mentioned in the
definitive "01d Country Houses of the 0ld Glasgow Gentry*“l,
However, other hints could be found to provide this

information.

The 1853 Feuing Design Plan of Dowanhill by James Smith
(see later) has superimposed upon it a series of lines and
notes, indicating the various steadings which composed

Dowanhill estate (Fig. DH.03).

A search in the Sasines Records is the only possible means
of finding out the history of these various steadings. The
search revealed that in fact Dowanhill was created by
amalgamating several individual steadings from Partick and
Hillhead estate. These steadings' names, buyer and seller
names, dates and areas are summarised in Table DH.01l. It is
obvious from this table that James Buchanan, whose name is

indicated on Forrest's map, was the original initiator of

1 J Buchanan and others, "0ld Country Houses of the Old Glasgow Gentry", James
Maclehose Publisher, Glasgow 1878
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Dowanhill. He was also one of the original trustees of the
Great Western Road Trust set up in 18382. Despite his
involvement in the new Road - an involvement shared by most
other property speculators in the West End - the estate of

Dowanhill remained undeveloped during his ownership.

The actual developer of Dowanhill was Thomas Lucas
Paterson. As an ambitious merchant in Glasgow, he started
to be involved in land speculation around the 1850s by
acquiring three main estates - Broomloan in Govan (1852),
Dowanhill in the West End (1853) from James Buchanan, and

Newhall in Bridgeton (before 1856)3,

The Pre-feuing stages:
In 1849 Thomas Kyle was commissioned to survey the estate

of Dowanhill for James Buchanan (Fig. DH.04).

The title of this map mentions that the lands of Dowanhill
were the property of the 'late' James Buchanan, therefore
it is likely that his trustees were trying to sell off his
estate at this time. An advertisement was placed in the
Glasgow Herald, stressing that the estate is suitable for

both feuing and residential purposes:

n

Refer to Minutes of the Great Western Road Trust, SRA/ F/ 8/ 3.

3 N Morgan, "The Development of the West End of Glasgow Reconsidered",
unpublished conference paper presented to the Economic and Social History Society
of Scotland, 1 December 1990.
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This well-known Property includes nearly 100
Acres Imperial; and is, in almost its whole
extent, admirably adapted for feuing purposes,
affording fine situations, and being of easy
access on all sides.

The House, Garden, and Offices are in good repair,

and form a convenient residence.?

A study of this survey plan reveals the following:

a)

b)

c)

The estate is bounded by three main roads to the south
- Byres Road on the east, Dumbarton Road on the south
and a parish road (later Hyndland Street) on the west.
The northern portion directly abuts on to other estates
with no existing provision of external access from the
city. The internal access of the estate is limited to a
small section of country road stretching from the
mansion house, which does not extend deep into the
northern part.

The uplands of the northern portion are fairly
isolated. The only building in this area is the
Observatory which had been feued from Kelvinside
estate. The mansion house was located on the southern
portion with its gardens and stables ("Offices" as they
used to be called), presumably because of ease of
access to the main thoroughfare of Dumbarton Road and
Byres Road.

Although not indicated on this survey plan, by this

time the southern portion was in direct contact with

4

Glasgow Herald 30 April 1849
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the village of Partick which was quickly developing
into a base for heavy indu;tries, given its immediate
access to the River Clyde. The northern portion, by
contrast, was still within pastoral and isolated farm
lands with nearby Great Western Road cutting through
the neighbouring lands of Kelvinside and Hillhead which
were proposed for middle class developments (Fig.
DH.05). The social polarity facing the estate of
Dowanhill could not be ignored if any design was going
to be economically viable.

d) The topographical terrain is not indicated on the
survey plan, but from modern contour maps of Glasgow we
can easily see that the northern portion consisted of
the hilly slopes, at the top of which sat the
Observatory, while the southern portion which contained
the mansion house was much smoother and gentle (Fig.
DH.06). Hence, the physical differences between north
and south also posed a design constraint on housiﬁg
layout, adding another dimension to the already

existing social one.

The Feuing Stages:
In 1853, the estate of Dowanhill was eventually bought by
TL Paterson after he had made a small fortune out of his

manufacturing business®. No secondary sources indicate the

5 R M Jarvis, "T L Paterson's Biography", [typescript by R M Jarvis, great-great grand-
daughter of TL Paterson).
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exact development of the estate at this stage was produced

in 1853 (Fig. DH.07). The plan clearly indicates that the

designer was James Smith, a land surveyor, although other

scholars has attributed this design to James Thompson§.

Peter Reed's very detailed comments on this design’ can be

summarised in the following:

a)

b)

c)

d)

The design principle: different elements were disposed
to varying advantages to the site. This conformed with
the polarised nature both in terms of existing (or
intended) built up areas and the topographical
conditions;

The most favoured parts around Observatory Hill and the
crown of the secondary drumlin just to its south were
laid out with the most expensive design of detached
villas, reinforcing the importance of the relationship
between picturesque landscape and detached mansion
houses (Fig. DH.7a);

The other undulating uplands were laid out with
terraces in various forms (Fig. DH.7b);

The more evenly sloping land of the southern portion
was divided into a grid-structure of tenements, which
meshed well into the existing structure of the three

roads along its edges; (Fig. DH.7c)

6

E Williamson et al. "The Buildings of Scotland: Glasgow", Penguin Books, GB, 1990,
pp.354. This states that the estate was laid out following a plan devised by James
Thomson in 1850. However, Thomson was born in 1835, and it is highly unlikely that
he could be in charge of such a large project at the age of 15.

gsA Reed, "Glasgow: The Forming of the City", Edinburgh University Press, 1993, pp.
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e) A buffer zone of public garden was inserted between the

formally and socially distinct parts (Fig. DH.7d);

Not many public buildings were conceived at this stage —

only two churches were proposed, one at the axis towards

the crescent-shaped middle section, the other located on

the west edge of the estate. The observatory was an early
feu from the Kelvinside estate (c.1840) and therefore it

was an isolated building before the feuing of Dowanhill.

The location of the two churches seems to be arbitrary on
the plan, but eventually the western one became a

magnificent landmark in the West End (see below).

Access to the southern portion posed no problem as the grid
structure provided a reasonable means of circulation, while
the central portion of terraces was also fully accessible
via a central spine connected to Byres Road. However, there
was only one access point for the whole northern portion

(Fig. DH.7e).

This created a dilemma for the estate speculator. The lack
of easy access obviously would provide a high degree of
exclusivity and privacy which were important to sustain the
social context for the development of detached villas as
indicated on the design plan. On the other hand,
restrictive access would hinder the development of the
areas beyond the edges of the estate, making them

unfavourable choices among a competitive market. As we can
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see later, TL Paterson was more anxious on account of the
latter concern, because he "was very desirous that a road
on his property of Dowanhill, called the ‘'Victoria Circus
Road', should be connected with roads on Kelvinside, so as
to secure a direct access between Dowanhill and the Great

Western Road, which lay on the other side of Kelvinside."8

This feuing plan did not specify the style of the
architecture being dictated by the feu restriction, but
from the layout of the plans with its varying degree of
indication of vegetation, we can easily observe the
contrast in layout between the villas, terraces and
tenements. The villas are set well back into the landscape.
This was well accepted among the Victorian middle class as
a favourable picturesque idea, while the terraces on a
plateau are imposing and classical in form, almost as a
classical articulated palace frontage. The tenements are
totally utilitarian, maximising the available plots with
virtually no green space in front of the blocks (Fig.
DH.7f£); thus architecture has been matched to social

distinctions to distinguish the classes of buildings.

4. The 1860 Ordnance Survey:
We can see that by the 1860s — as recorded on the 1860
Ordnance Survey (Fig. DH.08) — part of the estate has been

built up already, particularly the northern portion where

8 Court of Session Records, 18 March 1881, Paterson vs. McEwan's Trustees. pp.647

Section 4: Analysis: Dowanhill 149



villas were being established around the Observatory. The
detailed sequence of the developments of these villas will
not be discussed here, but it is important to note that the
most exclusive part of the estate was a success in the
early stages of feuing. A contemporary photograph catches
the tranquillity of these isolated villas before the
terraces hid away their views (Fig. DH.09). These villas
were most probably the design of Boucher and Cousland who
had produced a handbook of different villa designs of
Dowanhill? - in Italian, Gothic, Elizabethan and Tudor
styles - for potential buyers (Some of these are shown in

Fig. DH.10).

The next item on the Ordnance Survey is the singular
terrace of Crown Circus. As this terrace occupied such a
prime location of the estate, P A Reed has the following

comment on this near monumental edifice:

In otherwise vacant meadowland, isolated villas,
terraces and tenements appear in their appointed
places, according to their status, with Crown
Circus dominating the panorama...... it is
difficult to resist interpreting its (then)
solitary splendour as an advertisement for what
was to come, an inducement to the wealthiest
citizens of Glasgow to take up residence on the
new estate.l0

This view was captured in a contemporary photograph,

showing the extent of the estate from the tenements in the

9  *Boucher and Cousland Album®, no date, now collected in NMRS, Edinburgh
10 p A Reed, op cit., pp. 67
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south to the villas at the north, exemplifying the solitary
terrace of Crown Circus (Fig. DH.11l). Reed has further

commented on this rather unusual snapshot of the West End:

Across to the right is the hill of the
observatory, with its dome; and below it the row,
mostly of two storeys, of Victoria Terrace, edged
by glimpses of villas. At the centre, on the brow
of its own hill, is the grandiose display of
Crown Circus, dominating everything...... It
faces towards the city, and to Park Terrace and
Park Quadrant, its newly completed rivals in the
east.l?!

Therefore, for the property speculators, the timing and
locations of the early developments all served as an
important marketing tool for their schemes, as the momentum
of feuing activities gradually gathered pace in the

westward direction during the latter half of the century.

The Revision of Feuing Plan in 1874:

In 1874 a revised feuing plan was published, the architect
probably being James Thomson. It is interesting to discover
that this particular date was not a mere coincidence: it
was very much tied in with Paterson's other interest in

mercantile trading.

a) Background of the 1874 plan:

" P A Reed. "Tenement, Terrace e Villa: la costruzione del West End", in Bocchi R (ed)

"Glasgow: forma e progetto della citta", Venice: Cluva Editrice, 1990
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Although TL Paterson had semi-retired from commercial
trading when he went into property development in the
1850s, he was forced to go back into mercantile business in
1863 when he ran into difficulty as a result of his
property dealingsl?, This return to trade took the form of
import/ export trade - sending goods to the far east. By
the early 1870s, Paterson's trading fortune was going
downhill, combined with "heavy loss due to shipboard fire
and inadequate insurance on goods"!3. As a result, his
company, TL Paterson & Co. failed in 1874, with liabilities

of over £145000 and assets of only £280014.

Paterson's properties then were put in the hands of a Trust
set up in 1874 by various creditors in order to offset his
business liabilities. His relatives came to the rescue for
the immediate debt, while his long term interest in
Dowanhill - 3/5 ths of the estatel5 - was sold to Robert
Cassells of the Glasgow Iron Works Company to raise part of

the money for future development of the estatelS.

Therefore, the 1874 plan signified a new era of the
development. From the above background, it is obvious that
the revised plan reflected the aspirations not of TL
Paterson himself, but of the managers of the new Trust -

the Dowanhill Estate Company.

12 R M Janis, op cit.
B N Morgan, op cit.
4 N Morgan, op cit.
S R M Jawis, op cit.
6 N Morgan, op cit.
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b) The 1874 Feuing Plan:

The 1874 Feuing Plan (Fig. DH.12) indicates the parts of
the estate which had already been built. The wvilla grounds,
and part of the terraces and tenements were finished,

particularly those along the edges of Dumbarton Road.

Crown Terrace was already revised before this plan (refer
to the 1860 Ordnance Survey, Fig. DH.08), while the central
buffer garden was rationalised to a simple rectangle
instead of the ornate shape originally proposed. A
triangular plot on the east of the estate (formerly
belonging to Donaldshill estate).adjoining Byres Road,
together with several small villa plots on the west, were
now included in the estate boundary. N Morgan, who has
researched the development of this estate in great detail,
reckons that Paterson bought these additional lands at
Donaldshill and Partickhill in the 1860s as barriers to
deflect develcopments that might adversely affect the

amenity of the estatel?.

An important access road in the north was projected to link
Dowanhill Estate to Great Western Road, as Paterson had
always wanted. One should bear in mind that the
neighbouring estate of Kelvinside was under progressive
development during the early 1870s, particular in the

parcelled plot of Horslethill - which became the property

7N Morgan, op cit.
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of the Victoria Park Feuing Company. Probably Paterson took
advantage of this new direction of development and proposed
his much 'desired' access to Great Western Road, which
allowed his wealthier residents to travel from Glasgow
directly via this middle class boulevard, without going
through the much industrialised Partick section of

Dumbarton Road.

Nevertheless, the basic urban framework in this plan is
still very similar to its predecessor - the villas, the
terraces and the tenements all being developed in keeping
with the physical constraints of the estate, at the same
time responding to the social polarity of different classes
in the south and north. The changes in the fortunes of
Paterson did not severely affect this basic concept,
despite that fact that Paterson was less and less

influential in the decision-making process.

However, according to Morgan, the large terrace houses
became unsuitable for the new middle classes, and it was
difficult to find buyers for these new houses during the
1880sl8. pPaterson therefore incurred more debts and in 1888
he was a personal bankrupt, not being able to pay interest
on loans on the building of Crown Terracel?. The other part

of the estate was therefore developed by the Estate Company

8 N Morgan has quoted from the papers from the Dowanhill Estate Company Papers
that by the 1880s, large terrace houses had become a 'white elephant' for some of
the occupiers.

Y N Morgan, op cit.
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instead, and such departure can be found in the 1913

Ordnance Survey in the following.

1913 Ordnance Survey of Dowanhill Estate:

By 1913 most of Dowanhill Estate was built up, as indicated
on the 1913 Ordnance Survey (Fig. DH.13). The northern
villa portions were previously built up before 1874 but now
the southern and central portion of tenements and terraces

are also completed.

On the original feuing plans a small block at the corner of
Byres road and Dumbarton Road was not within the estate
boundary, but now it is well integrated in the grid

structure of the tenements.

There are several changes as compared to the 1874 feuing

plan (Fig. DH.14):

a. A concave terrace house development — Prince's Gardens
— was created along Crown Circus Road North, giving a
twist to its original streamlined bullet-shaped block.
The proposed sizes of the houses of this terrace in
1887 — by Wharrie, Brand & Colledge — were similar to
Crown Terrace on the other side (Fig. DH.15a), but by

1889 the sizes were considerably reduced (Fig. DH.15b).
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This conformed with Morgan's research that smaller

houses were preferable by the close of the century;

The central garden in Highburgh Road was reduced to the

size of a 'grid' block, although it still acted as a

buffer zone between the different developments;

Large tenements have largely taken over the eastern

side of Crown Circus between Albion Street [Dowanside

Road] and Highburgh Road, although these tenements were

among the most generous during that period, comparable

with the tenements found in Hyndland. These obviously
were very different from the earlier and utilitarian
type found south of the pleasure garden near Partick.

Was this the result of the change of demand during late

19th century, when large terrace houses were abandoned

in favour of the relatively smaller tenemental flat?

The extreme northern plots changed from the original

villa plots to terrace developments, resulting in two

very interesting sets of buildings:

* Lorraine Gardens: an additional access was
projected through this terrace to Westbourne
Gardens (Fig. DH.l6a & 16b), which was never
intended by Paterson. The terrace itself was a
contrast among the successful villas built in the
mid-1850s, and suggested that a change in housing
demand was really taking place, which favoured the
smaller house type;

* Kensington Gate: this is the most unusual design of

terrace found in Glasgow, in which a serpentine
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structure was tightly fitted within an awkward
corner between two estates. Also, the original land
for this terrace is interesting in that it
consisted of a plot left over from Dowanhill and
another plot purchased from Kelvinside (refer to
Fig. KS.18 & 19). Both the Victoria Park Feuing
Company feuing plan of 1873 and the Dowanhill
Feuing Plan of 1874 project the corresponding
access from Dowanhill to Great Western Road
alongside the plots. An early proposal indicates
the awkward situation between the two estates (Fig.
DH.17). However, the final built version overcame
this situation, while providing a 'room with a
view' for most of the houses (refer to the 1913
Ordnance Survey, Fig. DH.13).
Excambions were proposed between Hyndland and Dowanhill
to allow the continuation the terraces along Prince
Albert road and Crown Circus Road North into Hyndland
Estate (Fig. DH.18). However, these were not carried
out, and, apart from the rationalisation of access
roads, no buildings were built on these boundaries.
Although the majority of the plots were for housing,
quite a number of churches eventually moved into
Dowanhill. A Roman Catholic Church occupied a site in
Wood Street and Hyndland Street, which was a rarity in
the west end. The other two churches, both United Free
Church, occupied sites in Lawrence Street and the

corner between Hyndland Street and Hyndland Road
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respectively. The latter had already been built when
the 1874 plan was produced (Architect: William Leiper,
1856-620), and became an important landmark when
approached from the south (Fig. DH.19). Its magnificent
church spire closed off the otherwise uninteresting
vistas along Havelock Street and Crown Circus. There
was another proposed church at Victoria Crescent Road
on the original feuing plans, but this was not

realised.

7. Conclusion
The design of Dowanhill was very much inspired by both

topographical and social factors.

Topographically speaking, the summit of the estate was
reserved for the more up-market building types of villas
and terraces, while the lower portion was laid out with
tenements. Different building types were then allocated
with different degrees of accessibility: the northern part
being secluded and restricted, while a permeable standard
grid interwove with the tenements. In between there is a
gradual transition of terraces of various forms and
direction, together with the buffer zone of a public park
and public school. Eventually the grid structure of the

lower part was extended to the neighbouring lands of

2 E williamson et al, op cit., pp. 356
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Partick, Partickhill and Gilmorehill during the ever

increasing development of the tenement city.

Design changes of the estate were limited to isolated and
localised blocks, and the overall concept had not been
altered - villas, terraces, and tenements were still
disposed along physical and social gradation from the north
to the south of the estate. Nevertheless, minor changes
were inevitable. Size of houses and the design of blocks
were altered, and some plots were never taken up by feuars

in the 19th century.

Hence by 1913, the Partick Cross part of Dowanhill had
become an amalgamation of tenement blocks, making it hard
to believe that this once belonged to the same estate which
also contained those grand houses up the hill. The latter
middle class villas were not only well differentiated from
the tenements in terms of building type, but also well
screened off any main roads around the estate, making them
visually secluded from the outside world — the true spirit

of rus in urbe.

Whether the development of Dowanhill was a successful
venture or not is a matter for economic historians to
judge. But from the point of view of urban design, despite
the time taken - over 60 years, and still not completed -
the basic design criteria set out in 1853 were carried

throughout this period without a drastic deviation. This
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was largely attributed to the personal perseverance of TL
Paterson, who, despite financial difficulties, was totally
obsessed with the development of the estate in accordance

with the original design plan2?l.

21 R M Jarvis, op cit.: The development of Dowanhill did not deviate from its original
design until late 1880s when further financial difficulties forced Paterson to hand over

everything, including the estate and his own house, to his Creditors' solicitors and
Robert Cassells.
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Section 4: Analysis

NORTHPARK

\

Dumbarton

Location of Northpark Estate

Introduction:

Northpark Estate is one of the smallest estates in the West
End. Although it was naturally separated from the northern
estates of Garrioch-Kelvinside by the River Kelvin, its
close proximity to Hillhead Estate and Kelvinside Estate

makes it impossible to separate the overall historical
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events which were common to all three of them. However, a
closer examination reveals that the differences between
them are still obvious, despite the fact that they are

adjacent to each other.

Historical Background:

Richardson's 1795 Map (Fig. NP.0l) does not indicate the
presence of Northpark Estate. As in the case of Dowanhill,

Northpark simply did not exist at that time.

Forrest's 1816 map (Fig. NP.02), however, shows the
position of Northpark Estate, although the folding line of
the map makes it difficult to see clearly the full name of
the estate. The owner's name, 'Hamilton Esq.' is also

indicated on the map.

The lack of estate papers and similar materials resulted in
a search through the Sasines Records (refer to Hillhead
Estate for details of these materials). By tracing the
owner, the Hamilton Family, a first entry of the estate was
recorded in 1799, when John Hamilton junior “seized" a plot
of land of 9 acres 37 falls, plus a piece of ground for a
private road, from Hillhead lands. The plot was eventually
commonly called 'Northpark', while the road became an
important northern extension of Byres Road. The peculiar

boundaries gave rise to confusion as it is unusual to have

Section 4. Analysis: Northpark 162



such an extended private access (see below for the estate
plan), indicating the upper class status of the Hamilton

family.

Thé main plot was only feued, not bought, from the then
proprietor of Hillhead, James Gibson. Gradually the
Hamilton family expanded their estate by acquiring more
lands from Hillhead estate, some being feued, others being

bought.

By 1842, Northpark was already completed with a mansion
house, a large area of land, a defined boundary, and a
private access road continued off the ancient Byres Road.
It occupied the river bank site at the north-west of
Hillhead Estate, neighbouring Kelvinside Estate on the
west. The arrangement of the three estates is recorded on

Martin's 1842 map (Fig. NP.03).

Martin's map follows closely the Feuing Design of Hillhead
by David Smith, dated 1823-25 (refer to Hillhead Estate),
by indicating several strips of ground running north to
south on the east side of the Northpark Mansion House. At
this time, Great Western Road was already finished and
opened. The road cut right through the estate of Northpark,
segregating some of the southside plots from the main heart
of the estate. No wonder that even Simpson and Dicks have

mistakenly taken the Great Western Road as the southern
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boundary of the estate, rather than the bend further

southt,

Martin's map does not record the sequence of the expansion
of the estate, neither do other contemporary documents,
such as the definitive "01d Country Houses of Glasgow of
the 014 Glasgow Gentry"?. To understand the development of
the estate, a further search through the Sasines Record and

Hillhead Feu Chartularies was necessary.

The search revealed that Northpark was actually built up
from various plots that originally belonged to Hillhead
Estate and Partick. This process of building up, together
with the dates of the plots acquired, is summarised in Fig.
NP.04 (which uses Martin's map and Hillhead Feuing Plan as

its basis).

The Pre-feuing Stages:

The expansion of Northpark Estate raises the question of
the owner's intention. There are two possible explanations
of this, both pointing towards the direction of property

speculation. First, the Hamilton family was inter-related

1 Refer to accompanying illustrations in the works of:
M A Simpson, "Middle Class Housings and the Growth of Suburban Communities in
11hge70West End of Glasgow 1830-1914", Unpublished MLitt thesis, Glasgow University,

, and:

B Dicks. "Choice and Constraint, as in G Gordon, "Perspectives of the Scottish City®,
Aberdeen University Press, 1985, pp.102

2 ) Buchanan & others. "Old Country Houses of the Old Glasgow Gentry®, James
Maclehose & Sons, Glasgow, 1878.
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with the Bogle family of Gilmorehill by marriage3, and
certainly the Bogles were engaged in land speculation by
the mid-19th century, despite their failures at
Gilmorehill. Secondly, the feuing development of both
Hillhead and Kelvinside, which started in the early 19th
century - 1820s and 1840s respectively - might have
persuaded the Hamiltons to join in the business of property
development. These might be the possible reasons for its

speculative expansion during the 1820s.

No matter what may have been the reason behind the
progressive expansion of the estate, Martin's map of 1842
already indicates the projected grid of Hillhead into
Northpark (refer above), implying that the slicing up of

the plots for feuing purposes could not be avoided.

Feuing Stages:

The feuing intention by the owner became obvious in the
early 1840s. The owner invited an eminent architect from
London, Decimus Burton - shortly after he had drawn up his
feuing design of Kelvinside Estate, to design the layout of
Northpark Estate for feuing purposes. In 1841, two versions
of feu design were produced by him (Fig. NP.0Sa & 0Sb).

Both designs are very similar, with a mixture of terraces

3 The actual relationship is too complicated to be described here, but one could refer to
J Buchanan & others, op cit, chapter 78.
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and villas. By examining the designs, the following summary

can be made:

- In both designs, the existing layout of the mansion
house and access roads is totally obliterated, with a
new access road from Great Western Road, and creating
an internal road on the northern portion; the internal
road remains introverted, only servicing the houses and
terraces, with no communication with the north, nor the
east;

- In both designs, there are three sets of terraces:

a. the main set is along both sides of Great Western
Road, creating a boulevard between Kelvinside on
the west and other parts of Hillhead estate on the
east;

b. another long terrace turns west along Byres Road -
together with a widened access from Byres Road
proper;

c. The other cluster is on the hinterland at the
northern edge, facing the River Kelvin;

- Apart from these terraces, various villas are scattered
around the pockets of the remaining lands;

- In option A (Fig. NP.05a), the terrace facing the
Kelvin has a clear view over the river bank, and the
terraces along Great Western Road suggest some kind of
palatial front treatment, with corner and central
emphasis;

- In option B (Fig. NP.05b), more villas are disposed

along the picturesque river bank on the northern edge
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between the river and the north terrace; in this
option, the terraces along Great Western Road also seem
to be less articulated - without the treatment as

indicated in option A.

The overall arrangement of the terraces here were
strikingly similar to Burton's previous design for the
Kelvinside estate, particularly the cluster of terraces
near the Botanic Gardens. The provision of pro indiviso
gardens in front of the main terraces along Great Western
Road, and the deep back gardens with stables were very
familiar to Estate owners at that time, especially when one
could find such examples in South Woodside, Clairmont and

Kelvinside since the late 1830s.

Therefore, Burton was not creating a new urban morphology
for this small estate. Instead, Northpark provided the link
between the Kelvinside estate on the west, especially the
various terraces juxtaposing Northpark, and the other
terraces/ tenements along Great Western Road in Hillhead

Estate in the east.

Although the design development of other plots along Great
Western Road was considerably later than those in
Kelvinside and Northpark, the actual physical building of
terraces along this thoroughfare was very much confined
within the mid-19th century. Hence the early terrace

designs around the Botanic Gardens and Northpark must have
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influenced the other developments along the whole spectrum

of Great Western Road from Byres Road to St George's Cross.

The Revision of the Feuing Designs:

Another feuing design plan was produced in 1856, by David
Smith, for a Mr Corbett (Fig. NP.06). The involvement of
Corbett in Northpark is not documented by any other
secondary sources, and we may assume that Corbett was one
of Hamilton's feuars?, who feued a substantial amount of

land within the estate.

By 1856, both Buckingham Terrace and St James Terrace were
already built, and they followed closely the layout by
Burton. However, none of the villas was realised. Smith's
1856 plan includes the majority of the eastern half of the
estate, and in it further proposals are made for
development along the north and south sides of Hamilton
Drive and a small pocket at the north-east - which later
became part of St James Street. The strip of ground at the
mansion house area has been left blank, with pencil

indications of further terrace houses.

However, Smith's plan does not include the rest of the

estate, and it is difficult to see to what extent Burton's

4 This was confirmed by one of the 'factors' (agent) of one of the houses in Hamilton
Drive, who said that the name "Corbett" appears on most of the title deeds of the
houses.
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proposal was realised. But it is obvious that the plan for
villas along the eastern strip was abandoned by the 1850s,
and when the first Ordnance Survey was carried out in the
late 1850s, terraces had become the dominant feature of the

estate.

1860 Ordnance Survey and beyond:

a) The 1860 Ordnance Survey:

The 1860 Ordnance Survey (Fig. NP.07) indicates a totally
different picture from Burton's proposals. The villas are
virtually non-existent. The north side of Great Western
Road is already lined with three blocks of terraces, and
another one is running perpendicular to it at St James
Street. Northpark House itself is flanked by two terraces
on both sides, and therefore completing the rectangular

urban block of terraces.

None of the terraces as proposed on the south of Great
Western Road has yet been built, although the offset
southside boundary of Northpark estate is still visible, as
the terraces in Hillhead Street and Cecil Street stop short
before this line, leaving a blank gap between the last
house of the terrace and Great Western Road. However,
Belgrave Terrace (between Bank Street and Wilson Street)

has been completed on this side of the main road,
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suggesting the influence of terrace development as

discussed above.

b) The 1868 Feu Record Plan:

The southside portions of the estate did not stay long
within the estate. By 1868, when a feuing record plan was
drafted up by David Smith (Fig. NP.08), none of the
southern parts of the estate was indicated. Since this feu
record plan was quite important for the feu superior, its
record must be very reliable, and therefore there is no
doubt that the lands south of Great Western Road must have
been absorbed into Hillhead Estate, disappearing from this
plan, and outwith the control of the owners of Northpark

Estate.

The final layout of the estate as indicated on this 1868
plan is very similar to the 1860 Ordnance Survey, but far
from the original proposal by Burton. Instead of the
scattered villas, the majority of the estate is filled with
terraces: the two main clusters of north-south running
strips perpendicular to Great Western Road, and another
small portion in St James Street. The latter was
deliberately made to turn east along the river front, and
eventually joining up with La Crosse Terrace in
neighbouring Hillhead Estate (refer to the 1913 0S as
discussed below), evidence of a co-operative planning

between the two parties concerned.
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Most of the plots are divided into individual houses,
although there are no records of the names of the feuars on
this plan. There are still two main undeveloped plots: one
is the old Northpark House plot, the other is the

substantial unfeued ground at the north-west corner.

c) Feuing of Northpark Mansion House Plot:

The mansion house plot eventually gave way to terraced
house development, and in 1863 a plan by Kyle and Frew was
drawn up to show the divisions of this plot (Fig. NP.09),
although the actual design of the terraced houses was by
Alexander "Greek" Thomson in around 1866°. The design
followed the existing building line of Hamilton Park
Terrace (i.e., the two terraces on both sides of the
mansion house), but retained the existing access to the

mansion house from Hamilton Drive.

d) The new Northpark House:

The unfeued portion of the estate on the north-west corner
was unoccupied for quite some time. A bridge facing the old
Northpark House was built in 1860 over the Kelvin to join
up to Kelvinside Crescent in North Kelvinside®, which was
developed by J E Walker. The remaining enclosure between
the bridge, the River, and Kelvinside Estate border, formed

a secluded and heavily wooded plot which attracted the

5 R McFadzean, "The Life and Works of Alexander Thomson®, Routledge & Kegan
Paul, London, 1979. pp.156-157; and:
Gomme & Walker, “Architecture of Glasgow", Lund Humphries, London, 1987, pp.140
6 D P Walker, "Northpark House", unpublished article in SRA (Ref: SRA/ AGN/ 2145).
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attention of the Bell brothers, who were involved in
pottery manufacturing at that time. They bought the site
and built the new Northpark House in 1869, of which John
Honeyman was the architect and they lived there until they

died in the late 1870s7.

In 1883 Queen Margaret College was established. The
governing body of the College acquired the then vacant
Northpark House in the following year, and subsequent
alterations to the building were carried out in several
phases. In 1894, a new medical wing was added to the
building by Honeyman & Keppie (John Honeyman being the
original architect), but there is clear evidence that their
new young draughtsman, C R Mackintosh, was involved in this

addition8.

Therefore, the new Northpark House became the only "villa*®
in the whole Northpark Estate, despite Burton's original
intention of having a handful of them along the river bank.
The new Northpark House also occupied part of the awkward
triangular plot adjacent to the Botanic Gardens which the

Hamiltons originally feued from Kelvinside Estate.

1913 Ordnance Survey and Beyond:

7 D P Walker, op cit.
T Howarth, "Charles Rennie Mackintosh and the Modern Movement", Routledge &
Kegan Paul, London, 1977, pp.63-65
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By 1913, the estate was fully built up as recorded on the
1913 Ordnance Survey (Fig. NP.10). The neat arrangement of
terraces parallel to Great Western Road, confined within
the rectangular enclosure of Hamilton Drive, St James
Street and Great Western Road, has made them detached from
the villa plot of the new Northpark House. The other
terrace along St James Street has been integrated with the
larger development of Belmont Crescent/ Terrace at Hillhead
Estate, with the boundary of Northpark and Hillhead

disappearing altogether.

The portion of the estate on the south side of Great
Western Road has been completely absorbed into Hillhead
Estate, with little trace of the original boundary.
However, a small section of the original boundary existed
behind Alfred Terrace. Was Alfred Terrace the only part of
Northpark developed south of Great Western Road? There is
no obvious evidence of this, but the angle of the boundary
line likely suggests this exception. All the other southern
portions of Northpark Estate, however, were integrated
within the Hillhead grid, with no trace of the original

angled boundary.

Although this thesis does not cover events after the 1910s,
one further 20th century development in Northpark may be
worth mentioning. Access to the northern urban areas of
Maryhill became more important in the 20th century. By the

1920s, the Corporation proposed a new tram route through
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Northpark to Maryhill, which involved the demolition of the
new Northpark House. Obviously the University - which
became the owner of this house when Queen Margaret College
was amalgamated with the University in 1892 - objected to
this proposal. Hence further proposals were made, one being
for a route round the west side of the Kibble Palace, and
the other for a route in between the Kibble Palace and new
Northpark House (Fig. NP.11). The latter one was chosen and
built, which resulted in a re-alignment of the estate
again. Gone is the irregular Northpark-Kelvinside boundary,
but the rationalized main thoroughfare, extending the
traffic of the Byres Road/ Great Western Road junction into
Maryhill via a new Queen Margaret Drive, separated the two

estates artificially.

A new bridge was also necessary to span the River Kelvin,
allowing a more direct connection further north. The new
bridge (constructed in concrete, 1926-9%) was also outlined
on the proposed plans, and, after completion, its role
gradually superseded the original Queen Margaret Bridge.
The latter fell into disuse after the post war years, and
was demolished when new Northpark House was taken over by

the BBC.

Conclusion:

9 E Williamson et al, "The Buildings of Scotland. Glasgow", Penguin Books, GB, 1990,
pp.629-630

Section 4: Analysis: Northpark 174



The small estate of Northpark, which was surrounded by 'big
brothers' such as Kelvinside and Hillhead, kept pace with
the developments of the latter two estates. This was
supported by the feuing design proposals following right
after the same exercise in Kelvinside, by the same
architect. This could not be a matter of coincidence, but
definitely a deliberate attempt at joining the trend of

property speculation.

The feuing proposals by Burton, however, suffered from the
same defect as in Kelvinside, by simply being over
optimistic about the development density. The final result
was that, instead of the picturesque rus in urbe villas on
the river bank, rows of terrace houses in a strictly
rationalized block layout were built. Also the secluded
layout as envisaged by Burton was never realised, and
eventually a co-operative development with Hillhead and

North Kelvinside appeared in the built version.

The tight urban morphology of the terrace development did
not allow for substantial private gardens, but the set back
of terraces from the main road with pro indiviso front
gardens, comparable with other terraces found in Kelvinside

and Southwoodside/ Clairmont, provided the compromise.

The artificial cut created by Great Western Road and Queen

Margaret Drive re-aligned the physical boundary of the
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estate, by cutting off its large southern portion, and
separating the estate from the Botanic Gardens in
Kelvinside respectively. Nevertheless, despite these
artificial segregation, we can see that the urbanisation of
Northpark Estate made the estate indistinguishable from the
urban grid which encompasses its south and west

counterparts.
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Section 4: Analysis

GILMOREHILL

(together with Donaldshill & Clayslap)

\

Dumbarton

Location of Gilmorehill, Donaldshill and Clayslaps

Introduction:

Gilmorehill nowadays is synonymous with Glasgow University
and the Western Infirmary, with little residential area
within the original estate boundary. However, this was not

the intended development when the estate was ripe for land
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speculation in the 1850s. The final result as seen tcday
was due to a deliberate action mainly by the College of
Glasgow to move to Gilmorehill in 1867. In the following
analysis, the pre-University development of the estate, as
well as the relocation of the University itself, will be

under examination.

Historical Background:

a) Early History to the 1840s:
Gilmorehill was a rather late entry in the gentry scene of
Glasgow. A summary of its various owners according to D

Smalll can be outlined in the following:

1650: The property bore the name "Gilmour-hill", and was
in the possession of John Hamilton;

1720: Walter Gibson, Lord Provost of Glasgow acquired
Gilmorehill;

€.1742: Gilmorehill belonged to Hugh Cathcart, colonial
merchant

1771: Cathcart sold Gilmorehill to Thomas Dunmore,
merchant and owner of Kelvinside;

1780: Dunmore sold Gilmorehill, along with Kelvinside, to
Thomas Lithan;

1800: Robert Bogle, West Indian Merchant, bought
Gilmorehill (together with Donaldshill) for £8500
from Lithan, and erected Gilmorehill House in 1802;

1822: Archibald Bogle (son of Robert Bogle) inherited
Gilmorehill;

1845: Gilmorehill was acquired by a joint stock company,
with the intention of developing it as a cemetery.

' D Small, "Bygone Glasgow*, 1896, Morrison Brothers Publisher, Glasgow, Chapter 31
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b) Information from Maps:

Because Gilmorehill House was not built until 1802,
Richardson's 1795 Map (Fig. GH.01l) did not indicate any
sign of Gilmorehill despite its independent status since
the 17th century. Richardson's Map also missed out any
present known parish roads such as "University Avenue"* or
“Byres Road", although Byres was shown in close vicinity to
the village of Partik. Instead, a large plain from Partick
to Kelvinside with only the single mansion house of

Hillhead was indicated.

By 1816, when Forrest's Map was published, Gilmorehill's
identity was much clearer. Forrest's Map (Fig. GH.02) has a
detailed indication of the estate with all the present day
boundaries of the estate, such as River Kelvin on the east
and south, Byres Road on the west, and the "Dobbie Loan*
(University Avenue] on the north, plus the name "Bogle

Esquire" as its owner.

The estate of Gilmorehill remained as a country residence
for the Bogle family for the early part of the 19th
century. When Martin's Map was published in 1842 (Fig.
GH.03), nothing had changed on the estate - the boundaries
were virtually the same, though a quarry was opened up on

the annexed Donaldshill estate.

c) Neighbouring Donaldshill Estate:
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Despite being surrounded by other large estates,
Donaldshill remained as a separate entity until the early
19th century. An account regarding the history of this
small estate, compiled by J F Gordon?, is outlined in the

foilowing:

no date: Donaldshill originally belonged to the Greys of
Dalmarnock;

1786: Feued to William Ross of Stobcross who then feued
to William Robb, Bleacher — that is why for a long
time Donaldshill was called "Bleachfield*;

1793: Sold to John Mair, merchant

1803: Sold to Robert Bogle (of Gilmorehill) and
amalgamated with Gilmorehill estate;

d) 1860 Ordnance Survey:

When the national survey was carried out in the late 1850s,
changes were inevitable in the West End of Glasgow. The
1860 Ordnance Survey (Fig. GH.04) of Gilmorehill Estate has
the same layout as on Martin's map, but behind the
picturesque landscape as indicated, its proprietors, the
newly established joint stock company, were trying hard to

make a profit out of land speculation (see below).
Pre-feuing Stages:
a) The Joint Stock Company of Gilmorehill:

By 1845, Gilmorehill lands together with Donaldshill were

sold to a Joint Stock Company by Robert Bogle's eldest son.

2 ) F Gordon, "The History of Glasgow: Glasghu Facies", Glasgow, 1872, pp.1143-4
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The author of the book "0ld Country Houses"3, describes the
vear 1845 as 'memorable for the mania which prevailed for
all sorts of Joint-Stock Company' and Gilmorehill estate
came under one of these speculative undertakings. However,
the nature of the undertaking at Gilmorehill was a peculiar
one: a rural cemetery — the western counterpart of the
Necropolis at Glasgow Cathedral. Even the name of the
joint-stock company was called the "The Glasgow Western
Cemetery Company"', although it was changed to "The

Gilmorehill Company" afterwards.

However, the scheme did not succeed. A sudden panic went
through the money market, and most of the embryonic
companies collapsed because of excessive speculations,
terminating the future of the Gilmorehill Company. However,
the company did not immediately sell off the grounds, and
the estate was held under the shareholders, speculating an

eventual rise of land value in the yvears to comel.

b) The Attempted Feuing of Grounds:

During the quiet years, the mansion house and grounds were
rented out, while the company changed its direction to real
estate speculation instead of pursuing their plans for the
cemetery. Feuing Plans for building purposes, dated from
the late 1840s to the early 1860s (Fig. GH.05 a-f

inclusive), were found among the archives of Glasgow

3 J Buchanan and others, Old Country Houses of the Old Glasgow Gentry, 1878,
James Maclehose Publisher, Glasgow, pp.122.
4 J F Gordon, op cit., pp.1145
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University, proving the company's intention of feuing out
its ground. Not many details are indicated on these
drawings, but it is quite obvious that they were submitted
to the Gilmorehill Feuing Company. Some of them appeared
under pseudonyms, suggesting that it was a competition

rather than an actual development by the Company.

In fact, as early as 1851, a design by Charles Wilson
integrated the estates of Woodlands, Gilmorehill,
Southwoodside and Kelvinbank as a speculative proposal for
middle class housing, with the West End park spreading
along the line of the River Kelvin (Fig. GH.06). Eventually
the West End Park was realised in 1856, and pressure
remained for the land west of the Kelvin in Gilmorehill to
be developed along the same principle. Therefore it is not
surprising to find that in some of the competition entries,
a large portion of the estate reserved for park purposes,

as well as all sorts of picturesque layouts for housing.

The layouts of these proposals can be summarised in the

following sets of categories:

- Boundary generated / grid structure referring to
University Avenue;

- Centralised feature - Crescents, Circus, Squares,
geometrical layouts etc;

- Picturesque developments - landscaped villas and
curvilinear layouts, some on peripherals, some as main

features;
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Nevertheless, none of these was realised. By the 1860s, the
land was earmarked for a different purposes — the

development of the New University of Glasgow.

The Development of Glasgow University in Gilmorehill:

a) Relocation of the College to Gilmorehill:

The College of Glasgow in High Street had been attempting
to move out from its old premises since the 1840s. However,
the first proposal to relocate to Woodlands Hill fell
through, because the railway company, which promised to
purchase the o0ld site and fund the relocation, collapsed
financially. Details of this proposal may be found in the

section which examines the development of Kelvingrove Park.

By the early 1860s, a survey was carried out on the old
premises in High Street, and the Commissioners of the

University concluded that:

..... the buildings were utterly unfit for the
purposes of the University, and were ‘'placed in a
quarter of the town densely peopled with the
lowest of the population, and in an atmosphere
darkened with the smoke and polluted by the
effluvia of chemical and other manufactories', so
that 'it would be difficult to select an academic
seat less eligible or attractive.'S

5 U Coutts, "A History ot the University of Glasgow 1451-1909", James MacLehose &
Sons, Glasgow, 1909, pp.443

Section 4: Analysis: Gilmorehill 183



The Commissicners also re-valued the 26-acre site and found
that while the grounds were of great commercial value, they
were most unsuitable for the purposes of the University,

and urged the expediency of removal to a new site.

Also in 1863, the City of Glasgow Union Railway Company
came forward to purchase the College buildings and grounds.
The Railway Company obtained an Act of Parliament,
stipulating the possession of these grounds before 1869,
with an offer of £100,000. After gaining a further
Parliamentary grant as agreed by the Treasury, a Removal
Committee was set up by the University to deal with the

rest of the matters involved in relocating the CollegeSb.

Eventually in 1864, the land of Gilmorehill was bought from
the shareholders of the Gilmorehill Company, with the

following details:

Land Area Price

Gilmorehill 43 acres £65,000
Donaldshill 14 acres £16,000
Clayslaps 5 to 6 acres £17,400
Total: 62 acres £98,400

(Source: J Coutts, "A History of the University
of Glasgow 1451-1909", James MacLehose & Sons,
Glasgow, 1909, pp.444)

Hence the price they paid to the Gilmorehill Company for

the lands of Gilmorehill and Donaldshill, £81,000, was

8 J Coutts, op cit., pp.443-444
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about a ten fold increase compared with what Robert Bogle

paid in 18037.

After purchasing the grounds, the University was then busy
| prebaring its new buildings, by appointing the English
architect Gilbert Scott despite strong opposition from
local architects. They were also negotiating a deal to sell
off the surplus ground at the south of the estate near the
River Kelvin to the Corporation as an extension to

Kelvingrove Park.

b): The New University Buildings:

On the o0ld site in High Street the buildings of the college
were restricted to a medieval building line with maximum
building up to this line. Despite the open College gardens
behind the facade, nothing was exposed along the main

elevation (Fig. GH.07).

In Gilmorehill a totally different site constraint was
imposed. Given the historical position of the old
Gilmorehill mansion house, which commanded great views over
vast areas, it is not surprising to find that the new
buildings were located on the same spot as this house, with

similar commanding views:

..... The Architect had a good opportunity to
produce a stately and symmetrical building, being
unfettered by previous conditions, such as the
existence of neighbouring edifices with which the

7 ) F Gordon, op cit., pp.1146
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new building must be brought into relation or
harmony. He had also a commanding site, with
ample clear space around to give a full view of
the structure, which was placed on the crest of
an eminence overloocking the Kelvin and the West
End Park and sloping steeply towards the river,
which here forms a strong curve on its way
through the park, subtending both the eastern and
the southern aspect of Gilmorehill8.

However, some initial designs of the University did not
fully appreciate this quality. Two early sketches (Fig.
GH.08 and GH.09) showed an intended 'wall' of housing along
Hillhead Road ([University Avenue], reminiscent of the High
Street urban morphology. Nevertheless these were not
accepted and finally the open site option as described
above was adopted. In any case, the view from the newly
established West End Park [Kelvingrove Park], even
nowadays, possesses a calibre of majesty which is uncommon

among other universities (Fig. GH.10a & 10b).

The building itself was Gothic in style, but the plan was
based on the classical tradition of Oxbridge's quadrangle
system, which was the accepted, approved and safest design

for contemporary 19th century academic buildings.

Much ink has been spilt over the other aspects of the

University Buildings?, and there is no attempt to repeat

8 J Coutts, op cit., pp.446
Refer to:
Gomme & Walker, "Architecture of Glasgow", Lund Humphries, 1968, London,
pp.169;
University of Glasgow. "University of Glasgow: Through Five Centuries, University of
Glasgow, 1951; and
J Coutts, op cit.
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those descriptions here. However, the tower - which was

completed in 1888 - deserves to be mentioned for its

importance to the skyline of the West End of Glasgow:

"The compelling impression is of great size with
plenty of Gothic detail, dominated by the mighty
central tower and fanciful open spire. The tower,
although infinitely larger, is distantly related
to those often attached to tolbooths..... with a
corona similar to that on the Tron Steeple
clamped over it."10

c) The Involvement of Glasgow Corporation in Gilmorehill:

The initial involvement of the Corporation came from the

original speculative proposal by some citizens for the West

End Park in 1851 in which a proposed design was drawn by

Charles Wilson (refer to Fig. GH.06).

After the University bought the estates of
Gilmorehill, Donaldshill and Clayslaps, various
meetings were held during 1866 to 1867 between
the representatives of the University and the
Corporation regarding a deal between them for the
lands of Gilmorehill. The main idea was that the
University would buy their [the whole] site at
full price, and the remaining ground (with the
exception of Clayslaps which was reserved for the
new teaching hospital) should ke taken up by the
City at the same rate per square yard as the

ground obtained by the University. The University.

looked upon the whole business of relocating to
the West End "not merely as a scheme for the
University, but as a great general improvement to
the city"!l, The University even threatened that
if an arrangement could not be made regarding the
land deal, they "would require to review their
whole position..... and that might involve the

10

1990, .338
1 Pp

ref.. SRA/ MP/3/129

Williamson et al, "The Buildings of Scotland: Glasgow®, Penguin Books, Great Britain,

1866 Minutes of the Town Council and their Committees on the University Buildings,
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erection of an inferior set of houses ....... on
the low ground besides the river*!Z

Obviously neither the city nor the middle classes in the
West End wanted any inferior developments, and eventually
after much negotiation, in 1867 a plan was produced to set
out the agreed arrangement, with clear indications of
boundaries and ownership (Fig. GH.1l1l). The city bought the
surplus lands from the University, amounting to 20.5 acres
(106192 sq. yd), for the price of £19,966 for the extension
of West End Park, and another 16 acres of Donaldshill for
housing purposes. The University retained 21 acres for

their own use.

Fringe Developments and the Western Infirmary:
The other parts of the development of Gilmorehill mainly

dealt with two small estates: Clayslap and Donaldshill.

a) Clayslap:

Being on both sides of the River Kelvin and in close
proximity to Partick, Clayslap had a complex of mills built
upon the river banks since the 18th century (refer to
Forrest's 1816 map, Fig. GH.02). The New Dumbarton Road cut
right across the estate as indicated on Martin's 1842 map,
and the southern part was still occupied by mills even when

the northern part was disposed of to the University in

2 1866 Minutes, op cit.
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1864. The site, which the University acquired, was
dedicated for "a new hospital intended to supply curative
relief to the sick poor in the Western part of the City,
and to be available for Clinical Instruction in the Medical

School of the University*13,

However, this arrangement did not last very long. The
separation between the University and the Hospital by the
new portion of the West End Park was obviously
inconvenient, and therefore another excambion took placel4.
This excambion was based on the Corporation exchanging its
lands of Donaldshill for the lands of Clayslap, and the
Hospital being built on Donaldshill. The building of the

Hospital started in 187415.

Clayslap, being in the vicinity of Kelvingrove Park, was
then developed as a continuation of the Corporation's
dedication to the public. In fact the Gilmorehill portion
of West End Park [Kelvingrove Park], a block of ground at
Keivinbank, and the estate of Clayslap became the venue of
the 1888, 1901 and 1911 International Exhibitions (Fig.

GH.12a and 12b)

13 J F Gordon. op cit.. pp.1145
Despite thorough research, none of the Corporation documents nor secondary
materials in the archives have revealed the exact date of this second excambion
Williamson et al, op cit., pp.347
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Details of the International Exhibitions could be found in
other references!® and will not be repeated here. The
physical extent of these exhibitions varied, but the
southern half of Gilmorehill and Clayslap was always used,
together with part of Kelvinbank as mentioned. In each
case, a whole new approach of architectural style was
promoted, and, for the West End of Glasgow, the most
treasured legacies left behind are the Art Gallery and

Kelvin Hall.

In 1886 the Corporation set up a committee to promote the
building of an Art Gallery etc, and after the 1888
International Exhibition the present building of
Kelvingrove Art Gallery and Museum was opened in 190117 to
coincide with the Exhibition of the same date. The 1901
exhibition also saw the retention of the Industrial Hall to
be converted into Kelvin Hall, although the majority of the

other buildings did not survive.

b) Donaldshill:

The Corporation's intention to develop Donaldshill as
another housing adventure was obvious from the plan
mentioned before regarding the land deal between them and
the University (refer to Fig. GH.1ll ). From a wider context
it is fair to assume that the housing intention in

Donaldshill might have been influenced by its surrounding

6 CA Oakley. "The Second City: The Story of Glasgow", Blackie & Son Ltd. Glasgow,
' 1990, pp.116-117 & pp.209-213
7 Williamson et al, op cit, pp.277
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estates such as Hillhead, Dowanhill and the village of
Partick. The plan indicates the typical 'tenemental block®
as the subdivisions of the estate which was common in the

mid-1850s in the West End urbanised grid of Hillhead.

Eventually none of the proposed houses was built on
Donaldshill — the grounds were given up for the Western
Infirmary as the teaching hospital for the University. The
Hospital, being the second largest institution in the West
End, was designed by John Burnet Senior in 1867, but a
reduced version was built in 187418 Even then, an early
photograph shows the spectacular hospital building in an
uncluttered scenario (Fig. GH.13), similarly imposing as
the University itself. An early plan (Fig. GH.14) shows the
intended mixture of housing with hospital buildings, but |
eventually the demand for the hospital became the
dominating force for the whole site, and only a few blocks
of tenements were realised on the south west corner along

Church Street (refer to the 1913 0S, Fig. GH.15).

1913 0OS Map:

On the 1913 Ordnance Survey (Fig. GH.15), the three estates
of Gilmorehill, Donaldshill, and Clayslaps are almost
covered with institutions. With the exception of the small

block at the junction between University Avenue and Gibson

8 williamson et al, op cit., pp.277
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Street where two churches and a few tenements were built,
the rest of the grounds were occupied by the largest
conglomeration of public institutions in the West End of
Glasgow. The small collection of buildings on the north-
east corner were in fact built on the small mansion plot of

Westbank, which David Smith had sold to Bogle in the 1850s.

On the Ordnance Survey, it is quite clear that University
Avenue and Dumbarton Road (Argyle Street on the Survey)
became the physical boundary on the north and south side
respectively, while Byres Road provided the western
boundary. However, the eastern boundary with Kelvingrove
Park was totally integrated with the Woodlands portion of
the same park, creating a leisure garden stretching from
Woodside Crescent on the east to Partick Bridge on the

west.

Although a main artery (now called Kelvin Way) cutting
through the park at Gilmorehill in order to connect
Sauchiehall Street to University Avenue was indicated on
the 1867 plan (refer to Fig. GH.1l1l), this was not realised
until after 1914, and a fountain was built on this access

(Fig. GH.16) as part of the 1888 International Exhibition .

The University has also expanded considerably since its
original relocation in 1867. Its expansion was mainly on
the east side of the main block, with a few more detached

blocks on the west and south (Fig. GH.17). Ironically, the
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remaining wing on the west quadrangle as designed by
Gilbert Scott was never completed. The demand for more
space gradually led into an ad hoc expansion within its own
boundary of Gilmorehill and into neighbouring Hillhead,
destroying the cohesiveness of the urban fabric of the
latter. However, it is not the scope of this thesis to go
into any further details of this 20th-century act of

vandalism.

Similarly the Western Infirmary could not escape the
gradual increase of demand for its services. Its cruciform
plan was still standing within a landscaped approach in
1913, but the uncontrolled over-building behind the main
facade was clear even by then. Nowadays the whole site is
cluttered with new buildings, making it hard to visualise
the original impact as intended by its designer, John

Burnet.

Conclusion:

The original development of Gilmorehill was never intended
to be institutionalised. However, a twist of fate allowed
the University to re-locate on this estate, together with
the building of the largest hospital second to Royal
Infirmary in Glasgow. The interest of the City Corporation

was also unexpected until the proposal of the West End
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Park, although the park really started off as a private

speculation.

The change of circumstances was so dramatic that none of
the typical West End residential developments was realised
in this estate. Even the small housing along Church Street
gave way to the massive Western Infirmary in the 20th
century, although the small cluster at the former Westbank
estate survived. Public developments did not even stop at
1913. A new road was cut through the estate, forming the
impressive Kelvin way, while Dumbarton Road was again being
diverted, with a new modernized and widened Partick Bridge

spanning the Kelvin (Fig. GH.18) in 1875.

It is interesting to evaluate how much effort the City
Corporation and other Institutions had put into the West
End of Glasgow'by judging the importance of the buildings
in Gilmorehill. The collection of buildings served the
educational (University), health (Western Infirmary),
recreational (Art Gallery and Museum) and greenery
(Kelvingrove Park) functions of the city, creating the hub
of culture and leisure among the built up middle class

developments of the West End.

Indeed, the Corporation also benefited considerably by the
location of the University and the Infirmary in its

Picturesque Kelvingrove Park:
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*The imposing structure of the University and
Western Infirmary, which crown the heights of
Gilmorehill and Donaldshill, along with the
varied architecture of the numerous Churches, and
stately mansions, and other less pretentious
buildings, which surrounded its somewhat
irregular boundary, give, when combined with its
natural attractions, a distinctive character to
Kelvingrove Park..."1?

9 1884 Recollection of the Development of Public Parks in Glasgow, by J Carrick, Ret:
SRA/ MP/ 10/ 599
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Section 4: Analysis

HYNDLAND

\

Dumbarton

Location of Hyndland Estate

Introduction:

Hyndland Estate was the last West End estate to be sub-
urbanised. It existed as a country estate for a long time
despite neighbouring Dowanhill and Partickhill being almost
fully developed when development started to take place in

Hyndland in the late 1880s.
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Hyndland was also the most distant estate from the city
centre in the 19th century, although indirect access via
Great Western Road and Crosslocan Road [Hyndland Road] was

available since the main thoroughfare was opened in 1841.

The following study is much indebted to previous research
by John Paton!, and further details of individual tenements
may be found in his thesis. However, my account, as
outlined in the introduction to this section, will

concentrate on the development of the urban form.

Historical Background from Documents:

Paton has researched into the detailed history of the

estate before urban development, and the following is a

summary of his account?:

- Hyndland was probably ancient Bishop lands, being
granted to the Bishop by King David I in 1136;

- After the Reformation, "Hind Land" and Balgrie passed
through several owners, including William Anderson;

- 1688: After the death of Anderson, Walter Gibson, who
already owned Partick, Whiteinch and Balshagrie,

purchased Hind Land and Balgrie;

1 J Paton, "Hyndland*, Unpublished MSc Dissertation. University of Strathclyde, 1989.

J Paton, op cit., Chapter 1, pp.1
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- 1720: Hind Land, Balshagrie and Balgrie were sold to
Matthew Crawfurd, and passed on to his son, William
Crawfurd, in 1741;

- 1759: Alexander Oswald added these lands to his
existing ownership of Scotstoun;

- 1799: Rae Crawford bought the individual estate of Hind
Land, which was eventually inherited by William Stuart
Stirling Crawford in 1828;

- 1876: WSS Crawford sold Hyndland Estate to the Bruce

Brothers, who developed this estate.

Although most of the owners of Hyndland were merchants, the
estate was never developed as a speculative venture in
their hands. Hyndland remained as a country residence
without any alterations to its steadings boundary until the
development by the commercial enterprise of the Bruce

Brothers in 1876.

Historical Background from Maps and Plans:

Richardson's 1795 map indicates the location of Hyndland
("Hind Land") steading (Fig. HL.0l). At that time, Hyndland
was under the ownership of the Oswald family who resided in
Scotstoun, therefore no owner's name was indicated on

Richardson's map.
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By 1816, nothing had changed on the estate physically.
Forrest's 1816 map (Fig. HL.02) indicates the same terrain
as on Richardson's map, but with an extra indication of a
small burn (stream) between Hyndland and Banochill
(Bannochhill). A country road (Hyndland Road) still runs

across the estate in front of the steading house.

The state of the steading remained static for the next 40
years. When the national survey was carried out in the late
1850s, the estate was still undeveloped, as indicated on
the 1860 Ordnance Survey (Fig. HL.03). On the east and
south of Hyndland Estate, developments were already taking
place in Dowanhill and Partickhill, although the former was
still in an embryonic stage. Further to the north and west
of Hyndland, apart from several farm steadings, only the

Asylum in Gartnavel was built.

From the above three general maps, we can see that the
estate was in quiet isolation from the excitement of West
End development of Glasgow during the mid-19th century.
However, the expansion of the city was inevitable, and
eventually the estate was laid out for feuing in the late

1870s.

Pre-feuing Stages:
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The development of Hyndland was primarily due to WSS
Crawford's intention to engage in speculative feuing. The
Crawford family purchased Hyndland from the Oswald family
in 1799, and a survey was carried out in 1803 (and 1824) to
ascertain their property (Fig. HL.04). This survey
indicated the divisions of the steadings within the estate,
with areas marked on each steading. Clearly the Crawfords
did not buy the whole estate at the one time. Some plots
were directly bought from the owner at an earlier stage,
while some were exchanged ("in excambion") between the

seller and buyers with other lands in 18243.

The physical constraints of the estate included a country
road cutting through the estate, creating a vertical east-
west division of 1:3. A small burn ran along the western
boundary separating the estate from Bannochhill on the
west. However, there was no physical separation from other

estates on any other edge.

The close proximity to other estates suggests a continual
development in line with its neighbours during the course
of urbanisation in the 19th century. However, no such
development took place until the latter half of the

century.

3 The portions that were excambioned are marked with a date "24 April 1824", and the
Table of Contents of Areas on the right indicates that these plots in 1803 were still
owned by Mr Oswald. Therefore it is possible to assume that the plots which were in
excambion were transferred to the Crawfords sometime between 1803 and 1824.
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Feuing Stages:

a) 1875 Feuing Proposal:
The first feuing proposal, according to Paton, was in 1875
when the City Architect John Carrick proposed a feuing

design for the owner, WSS Crawford.

Unfortunately, the original feuing plan cannot be traced.
There is only a simple entry in the Kyle and Frew Drawing

Index that proves such plan did exist at one time:

"Hyndland: Roll containing old plan of it
[Hyndland], and small feuing plan
proposed by John Carrick, also
various sheets of sections of
proposed roads laid out prior to the
sale of the lands by WSS Crawford,
Esq., of Milton"!

An 1878 Post Office Directory Map, which usually includes
proposed street layouts, indicates the most probable
intended layout as designed by Carrick (Fig. HL.05),
although it is not absolutely confirmed due to the lack of

the original drawing.

Paton, in his thesis, has a detailed description of the
design as illustrated in the above Post Office Directory

Map. The following is based on Paton's commentsS:

4 Kyle and Frew Drawings index, volume 4.1 (TKF 4), Strathclyde Regional Archives.

J Paton, op cit., pp.12-14
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- The estate was divided into two parts along Hyndland
Road;

- The eastern part was laid out with two short access
roads north and south (Hanover Terrace and Rovyal
Quadrant) and an internal gardened plot (Kingsborough
Gardens). Paton has found out that most of the eastern
part was implemented following this layout, and they
were all terraces, probably influenced by similar
terrace developments in nearby Kelvinside and Dowanhill
estates.

- The western part was laid out on a grid format, with
Hyndland Avenue as the central spine. Two additional
entry streets (York Gate and Lancaster Gate) were also
planned near the north and south boundaries. Two sets
of *"garden' streets and two sets of "terrace" streets,
all parallel to Hyndland Road, completed the grid
layout.

- There were two departures from this grid. The western
projection of Queensberry Circus might be intended to
reach the extremity at this point to create more
possible feuing plots, while the slight inflexion'of
Lancaster Gate would have taken advantage of the slight
deviation of the southern boundary.

- The type of development, without the original feuing
details, can only be speculated about from the names of
the streets. In this proposal, the street names
comprised five "Gardens", seven “Terraces", two

"Gates", an "Avenue" and a "Royal Quadrant*, all which

Section 4. Analysis: Hyndland 202



were used in the Estate of Kelvinside. Therefore Paton
suggests that terraces would have predominated,
possibly set in the gardens as mentioned above, with a

similar style as in Westbourne Gardens, Kelvinside.

Nevertheless, despite the ambitious intentions of the
seller — and buyers — of the estate, apart from a section
of terraces in the eastern part (built between 1879-1882)
in Hanover Terrace, and the new Hyndland Parish Church
(1886), nothing substantial was realised. Paton has pointed
out that the failure of City Bank of Glasgow in 1878 and
competition from other more accessible sites were the two
main factors which slowed down the development of Hyndland
Estate®, and the investors had to wait for another boom in

the building business in the late 1880s.

b) 1896 Ordnance Survey:

Before the second feuing design plan of Hyndland in 1897,

there were considerable changes in and around the estate.

An Ordnance Survey in 1896 (the second edition since 1860)

(Fig. HL.06), portrays these infrastructures, including:

- The old country road (Crosslcan Road) was widened and
regularised in 1869 (Fig. HL.07) to become a formal
traffic thoroughfare, joining up Great Western Road and
Dumbarton Road, and serving the estates of Hyndland,

Partickhill and Dowanhill;

& ) Paton, op cit., pp.14-15
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- A new railway connection from the City Centre to
Hyndland was completed, providing new means of access
apart from Great Western Road. Therefore, the railway
was eventually accepted by the middle class as a proper
means of transport, with dedicated stations
specifically serving the West End;

- The neighbouring estates of Dowanhill, Partickhill and
Kelvinside were almost completed, leaving Hyndland as
the final choice for building speculation;

- Institutional facilities, such as Hospitals,
University, Schools (Glasgow Academy and Kelvinside
Academy), and recreational facilities (Art Gallery,
West End Park and Victoria Park) were all firmly
established in the West End, confirming the advantage
of middle class developments in this particular
direction;

-  Though not indicated on the Ordnance Survey, other
means of transport and utilities were also improved by
the 1890s. Horse trams were reaching the Hyndland end
of Great Western Road, while electricity and gas supply

was available from the early 1890s7.
All these improvements made feuing speculations in Hyndland
Estate highly favourable, and in 1897 a second feuing

design was proposed by the surveyor, James Barr.

c) 1897 Feuing Plan:

7 J Paton, op cit. pp.15
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Barr's Feuing Design Plan of 1897 (Fig. HL.08) retained the
grid structure as proposed by Carrick. The eastern portion
was designed to integrate with the already built up corner
of Hanover Terrace and Kingsborough Gardens — the latter
was extended further south. Paton suggests that this
extension was to link Kingsborough Gardens to the concave
Princes Gardens in Dowanhill Estate, creating a ceremonial

linking of the two developmentss8.

On the western side of Hyndland Road, the familiar grid
structure was the dominating urban form. However, when
compared to Carrick's proposal, several differences are
noticeable:

- Barr proposed a hierarchy of structure, consisting of
primary and secondary routes, denoted by the width of
the rocad (Fig. HL.08a);

- All these routes, whether primary or secondary, were
laid out with central gardens, and their intersections
were emphasized by an island feature (Fig. HL.08Db);

- The grid was strictly regularised, without any
deviations as in Carrick's proposal, except a very
subtle off-set along the north boundary. The grid was
so regularised, that it did not take account of its
southern boundary with Partickhill Estate — it simply
stopped short when reaching this boundary (Fig.

HL.08c) ;

8 J Paton, op cit.. pp.15
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a)

Access to the estate from Hyndland Drive [Hyndland
Road] was well conceived as in Carrick's proposal, but
now there are clearer indications on other boundaries.
On the north and west there was a long continuous block
stretching along most of the two edges, literally
fencing off the estate from the sights and sound of the
rajilway line. This long line of urban block is only
broken by one single access point for a 'contemplated
road' [Clarence Drive] which goes under the railway
bridge (Fig. HL.08d). Ironically, it was the
introduction of the railway service which allowed
Hyndland Estate to be attractive to developers, but
obviously, the benefits of the railway did not justify
the presence of the actual réilway line being visible

among its beneficiaries.

1897 Feuing Plan Memorandum

The actual intention of building types is not clear from

the drawing, but a Memorandum® accompanying the feuing plan

has clear stipulations of the intended proposals. A summary

from this 'memo' is in the following:

East of Hyndland Drive: intended for 'self-contained
houses [terraced houses] in continuation of
Kingsborough Gardens and Hanover Terrace', although the
Drive will be fronted with 'tenements of from three to

five apartments';

9

1897 Feuing Plan and Memorandum of Hyndland Estate, Hill's Collection/ Maps and
Plans volume IV, Royal Faculty of Procurators in Glasgow.
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- The whole of the west of Hyndland Drive 'is to be
devoted to tenements of dwelling houses of from two to
five apartments'. Therefore, it is quite clear that the
developers provided flexibility in accommodation sizes
from small one-bedroom flats (two apartments) to large
five-apartment flats from the very beginning. The
tenement building type formed the basis of flexibility
by allowing the internal divisions to be arranged
according to the demand of the market;

- The plots would be either feued out or sold off. In all
cases, whether it was ‘'self-contained houses' (terraced
houses) or tenements, they have to be 'of suitable
character and conformity of design according to plans
and elevations to be approved of by the Superiors, with
suitable enclosures for ornamental ground, boundary
walls, and fences'. Therefore, the traditional role of
the feu superior was not compromised in this different
specification of building type:;

-  Typical mineral and business restrictions applied in
this Estate, although 'the Superiors reserve to
themselves the right to devote parts of the ground to
the erection of business premises if a demand for such
should arise'. Also, although the Superiors had the
right to all minerals, no accesses or shafts were
allowed in the lands. This made Hyndland free from a
mine-ridden substructure which was common in other

earlier West End estates.
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- The Superiors reserved full right for amending the
conditions of feu and their feuing plan — which
probably explains the deviations found in the 1913

Ordnance Survey (see the following).

The 1913 Ordnance Survey:

By examining the 1913 Ordnance Survey, we may notice
several departures from the 1897 proposal (see below).
There are no other revised feuing design plans available to
understand the actual reason for these departures, although
Paton has conducted his research into Dean of Guild
Drawings and individual Feu Restrictions in the Sasines

Records to speculate on these reasonsl®.

a) General Observations:

On the 1913 Ordnance Survey (Fig. HL.09), there are still

several major feus which have not been taken up.

Nevertheless, the overall development of the rest of the

estate makes it possible to summarise the following

observations:

- The tenements became the dominating urban structure,
with only a few terraces in the eastern side of the
estate;

- Only Queensborough Gardens and Lauderdale Gardens have

retained Barr's ambitious procession with central

10 J Ppaton. op cit. pp.20-23
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gardens, while the rest of the roads were simpiy 80
feet wide with none of the central gardens;

- The most dramatic departure from Barr's proposal is the
central Bowling Green. The Bowling Green acted as a
central focal point of the axial intersection of
Queensborough Gardens with other secondary streets,
while the feature itself socially promoted this outdoor
leisure activity;

- Although the long continuous block of York [Novar]
Drive was not completed in 1913, it is obvious that at
least Barr's intention of creating a barrier to fence
off the railway line was accepted, although an
additional puncture was created along the western end

of Queensborough Gardens.
b) Boundary Problems:

Partickhill's Boundary:

The southern boundary with Partickhill revolves along the
linear interface between the two estates. North Partickhill
was completed by the 1880s (refer to Fig. HL.08 which shows
this part of Partickhill when Hyndland was laid out for
feuing in 1897), and obviously the villas layout of the
former did not match the tenement grid of Hyndland. Similar
tenements were also proposed in the nearby Hillside Estate
(attached to the eastern boundary of Partickhill), and the
latter were also completed before the actual laying out of

Hyndland.
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The final version as in the 1913 Ordnance Survey shows that
the building line of the villas in Partickhill was totally
ignored by developers of both Hillside and Hyndland,
resulting in villas of Partickhill being surrounded by the
back walls of four storey tenements (refer to Paton's
sketch analysis - produced here as Fig. HL.10). Lauderdale
Gardens in Hyndland stopped short on the boundary, although
part of Dudley Drive and Airlie Drive managed to cross over
the boundary and joined up with Minard [Turnberry] Road.
The latter was most probably an effort by the developer of
Hyndland, because the original boundary was a continuous
line in the centre of the blocks (refer to the analysis of
Partickhill Estate). This boundary is still preserved on
the 1913 Ordnance Survey as the County Burgh Boundary ("Co.
Burgh Bdy"), despite the fact that it passes through the

middle of some tenements.

Dowanhill's Boundary
Another boundary problem occurs along the cross angle
boundary between Hyndland and Dowanhill — at the southern

edges of Kingsborough Gardens.

Paton has suggested that Barr proposed to relate
Kingsborough Gardens to the newly built concave Princes
Garden (refer to section 4.2 above). However, other earlier
excambion proposals in 1878 and 1886, drafted up by the

proprietors of Dowanhill Estate (refer to Fig. DH.18 in the
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study of Dowanhill Estate), show a complete urban block,
probably terraced houses, crossing a regularised boundary
of the two estates, and brought out to the edge of Hyndland
Road. These were intended to be carried out under an
excambion proposal between the proprietors of the two
estates. However, this was probably ignored by the
proprietors of Hyndland estate, and Barr's design shows a
continuous urban block along the left hand side of Hyndland
Road right down to the boundary line. These éontradictory
proposals explain the existence of a rather isolated and
incomplete block on the north side of Crown Circus Road
North in Dowanhill Estate, together with similar incomplete
vacant land at the area around Kingsborough Gate along

their mutual boundary.

Conclusion:

As a late comer in the urbanisation scenario, Hyndland
became a special estate by having exclusively high quality
tenement developments on a unified scale. Although the
social implications of tenements as an acceptable urban /
suburban structure for the middle classes could be
discussed in detail by sociologist and historians, the
urban form of unified tenements in this estate differs
considerably from its neighbours which have a greater mix

of urban forms, such as terraces and villas.
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The external features of these tenements are also
remarkably coherent. An underlying code of style, building
material and building scale was most likely understood and
commonly accepted by the various architects who worked on
the estate, although there was no concrete evidence of such

code during the researchll.

The highly organised proposal by James Barr with central
gardens, however, has reduced to a more pragmatic level
with a standard street width, rendering the urban plan not
dissimilar to other contemporary tenement clusters in and
around Glasgow. Nevertheless, the up-market status of
Hyndland, probably achieved by the actual fabric, sizes and
detailing of the individual houses, distinguishes itself
socially and architecturally from other utilitarian classes

of tenements.

Despite its open access as a result of its grid structure,
certain elements definitely had to be screened off. The
railway line and other dissimilar urban structures, such as
villas in Partickhill and terraces in Kingsborough Gardens,
were either screened off by the solid four storey tenements
(as in the former), or hid away to provide privacy (as in

the latter).

" Paton has described the corner treatments and frontage ornaments of each
individual block in the estate, although in his research he could not find any
documents "that stipulated that corners had to be emphasised, that bay windows
were mandatory, or that string courses were to match those on adjoining buildings", J
Paton, op cit,, pp.20, 31-33
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The prominence of the Bowling Green as the centre of the
estate emphasized another aspect of the Victorian middle
classes of Glasgow: outdoor leisure activities. Again this
‘was unusual in the West End where other similar leisure
grounds were always an afterthought rather than a
deliberately planned focal point. Here, we may observe that
by the late 19th century a more comprehensive urban
structure was integrated from the beginning, combining
leisure (Bowling Green), transport (railway line and
individual servicing point), religious service (the two
churches in Hanover Terrace and Kingsborough Gardens), and
high status living environment (larger than average, well
serviced tenements). This integrated structure was
augmented further in the 20th century by a school in
Clarence Drive and a few shops along the main

thoroughfares.

If the early development of Kelvinside Estate represents
the most idealistic approach to suburban design, Hyndland
is the pragmatic version by acknowledging flexibility and
diversity when the design intention of the above
comprehensive structure was released to potential buyers.

‘ This late 19th century pragmatic approach was largely made
possible by the intrinsic quality of the grid structure and

the urban form of tenements.
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Section 4: Analysis

PARTICKHILL

\

Dumbarton

Location of Partickhill Estate

Introduction:

Partickhill was one of the earliest developed estates in
the West End. Despite its remoteness from the centre of
Glasgow, it was fairly complete by the 1860s when the first
Ordnance Survey was carried out. Hence it is quite obvious

that the development of Partickhill was more related to
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Partick than to Glasgow, as the name of the estate

suggests.

Historical Background from Documents:

Partickhill is one of the estates where little historical
information is known today. Earlier research by M A Simpson
has not provided anything substantial. He commented that
little could be said regarding the historical aspect of the

estatel.

Paton, in his thesis on Hyndland?, mentions that
Partickhill was part of a much larger area consisting of
Hyndland, Balgrie and Balshagrie, and was owned by the
Purdon family until the early 19th century. It was then
split up into several smaller steadings with different
owners. Partickhill was eventually purchased by William
Robb at the turn of the 18th/19th century (see below for

details).

Historical Background from Maps:
Richardson's 1795 Map did not indicate the exact estate
name but approximately in the present position of

Partickhill, there is a mansion house named "Hillhead" with

M A Simpson, "Middle Class Housing and the Growth of Suburban Communities in
the West End of Glasgow 1830-1914", Unpublished M Litt Thesis, 1970, Glasgow
University, p.61

2 J Paton, "Hyndland", Unpublished MSc Dissertation, University of Strathclyde. 1989,
pp.2-3
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the owner indicated as "Mr Robe Esquire" (Fig. PH.01l).
Therefore we can assume that the name 'Partickhill' had not
come into effect at that time, and the name 'Hillhead' is
used because of the geographical position of the mansion

house in relation to the surrounding contours.

In Forrest's 1816 Map, the name over the mansion house has
changed to 'Partickhillhead', occupied by Mr Rob (Robb),
and its neighbouring estates gradually appeared as well.
These include Muirpark on the south-east, Hyndland on the
north, Banochill and Broomhill on the west (Fig. PH.02).
There is also a visible country road through the estate,
connecting Dumbarton Road on the south to Byres Road on the
west. The western boundary as defined by the Hay Burn is
also indicated on this map, but its northern boundary with

Hyndland is less clear.

Partickhill was always regarded as part of Partick, and
therefore when a plan of Partick was produced in 1820 (Fig.
PH.03), part of the estates north of Dumbarton Road was
also indicated. This plan shows the contrast on the two
sides of Dumbarton Road: on the south is the embryonic
industrial clutter of the old village of Partick, while
across the road acres of countryside still dominate. Apart
from ground on the east where the old brewlands of
Donaldshill are indicated, the rest is mainly taken up by
.country residences, comprising Dowanhill, Stewartville,

Muirpark and Partickhill.
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Pre-feuing Stages:

A plan of Partickhill was produced in 1919 when a legal
case involving Glasgow University was in progress. Although
the background of the legal case is not clear, on this plan
there are clear indications of the subdivisions of the
plots of Partickhill which were acquired by James Robb from
1799 to 1811 (Fig. PH.04). Most of the information on this
map concerns the teinds (tithe) of the lands, but the areas
and dates of acquisition are indicated. By using this
information, a summary of its acquisition is set out in

Table PH.O01.

It is obvious from this table that Partickhill was carved
out of the much larger estates of Purdon's land and Allan
Craig's land. Internal access roads were created by further
acquisition from these former landowners, while its
physical boundary was limited by the Hay burn on the west,
Dumbarton Road on the south and other estates on its north

and west boundaries.

A survey plan of Partickhill estate, carried out by Thomas
Richardson in 1815, indicates these conditions much more
clearly (Fig. PH.05). Although there are discrepancies
between this survey plan and the 1919 plan, Richardson's

plan also shows the various individual plots which were
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accumulated by its owner. The areas of these plots are
clearly indicated, with additional revisions by Thomas Kyle

in 1838.

Similar to Forrest's map, Richardson's survey also shows
the neighbouring estates, such as Hyndland on the north,
Muirpark on the east, Dumbarton Road on the South, and
Balshagrie lands on the west, with the Hay Burn as their
mutual boundary. In addition, the details of access are
also indicated. Access to the mansion house was by means of
a lane (Partickhill Avenue) branching off from Crossloan
[Hyndland Road]. Alternative indirect accesses from
Dumbarton Road and the north east corner was also possible,
although no clear routes are indicated on this survey plan
(Fig. PH.06). These latter indirect accesses played an
important role when the estate was laid out for feuing in

1840.

Feuing Development:

In 1838, a re-calculation of the areas of Partickhill was
carried out by Thomas Kyle, and the figures were added to
Richardson's 1815 survey map (refer Fig. PH.05). This
preparatory step suggested that the estate was ready to be

feued out for speculative development.
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In 1840, Alexander Taylor designed the feuing plan for
Partickhill (Fig. PH.07), which was then under the
ownership of William Hamilton. The feuing design plan
itself is full of interesting details with full graphic
repfesentation of the proposed houses as well as the
landscape/ environment. A close examination of the feuing

design can reveal the following:

a) The Northern section:

In Richardson's 1795 map we observe that the contours of
this part of the estate,flow from the highest point near
Hyndland gradually down towards the River Clyde (refer to
Fig. PH.01l). Here Taylor proposed a contour inspired layout
on the northern section, with four concentric rings of
villas following the drumlins. The 4th ring continued
southwards, turning south as it eventually formed the
eastern boundary of the southern section. This last ring
provided the continuity between the northern and southern
sections, while it also turned its back to the neighbouring

Muirpark (Fig. PH.7a).

The gaps at the extreme north and north east were lined
with villas loocking inwards, although several plots were
looking outwards (Fig. PH.7b), which were intended to line
the proposed access road joining Dumbarton Road to Great

Western Road (see below).

b) The Southern Section:

Section 4: Analysis: Partickhill 219



The southern section was laid out on a more rigid basis,
with three distinct elements. The eastern and western edges
are lined with rows of villas, the former being a
continuation from the north as discussed above. The middle
part is an outward-looking square layocut of back to back
villas. Finally the southern boundary facing onto Dumbarton
Road was lined with a row of terraces, set well back from

the main road by deep gardens (Fig. PH.7c).

The resulting design thus provided a contrast between the
picturesque and contour inspired northern section of villas
with the regularised square-layout of the southern plain.
An overall integrity was maintained by means of the same
language of landscaping, plot sizes, proportion between
void and solid, and the privacy of access to individual
households. The only exception to this was the line of
terraces on Dumbarton Road, which seemed to be a deliberate

barrier to protect the privacy of the houses behind it.

c) Accessibility:

Access to the estate was also increased. Apart from the
original two accesses from Cross Loan Road — one in the
middle of the east boundary, and the other at the north-
east on its boundary with Hyndland — three more accesses
were provided. One was the grand access via the terraces
from Dumbarton Road, where linear roads gave way to
curvilinear access half way up the estate, the second one

on the western boundary which was designated to join up
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with Great Western Road3?®, and the third one expected to be

obtained via Hyndland Estate (Fig. PH.7d4d).

These proposals would certainly improve the access to the
whole estate in general, but the northern part remained
exclusive from the main roads. This is because these
accesses were only going into the estate and not through
the estate, and therefore on the whole its exclusivity was

maintained.

Also, proposed access roads from other adjoining estates
really depended on other landowners. Unless a mutual
agreement has been obtained beforehand (as in the case of
Claremont and South Woodside), neighbouring landowners have
no obligation to follow such proposals. In this case,
Hyndland Estate on the north was not developed until the
late 1870s, and the northern access to this estate would

not be very significant during the 1840s.

d) Individual plots:
Taylor's design plan is one of the most interesting design

drawings produced in the early 19th century. Apart from its

3 On the 1840 feuing plan a note was indicated as in the following:
"The red line represent a proposed road 60 feet wide leading from Dumbarton Road
to the Great Western Road forming an excambion between the lands of Balshagrie
and Partickhill. In the event of this road being carried into execution the feuars of the
various lots connected therewith to become bound to set back their fences to the red
line and in the event of it not being done the road in front of Nos. 27, 28, 29 and 30
to be formed on the east side of the march hedge, in which case the line of the front
ot these houses may be set further back.”
Hence we can see that this was only a proposal with no certainty, and therefore the
lots in question (those on the extreme north-west) were designed to be flexible in any
outcome.
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technical information regarding plot sizes, access and
layout, the feuing plan also indicates meticulously in each
plot the details of the siting of the house and landscaping
(Fig. PH.7e). This could be attributed to Taylor's style of
presentation, but it could also reflect the aspirations of
the developer, who envisioned his estate to be filled with
opulent villas set in grand landscaped gardens — the

ultimate rus in urbe.

Feuing Development follow up:

On the 1840 Feuing Plan a number of plots were indicated as

'feued'. These 'occupation notes' were probably added on

later with their corresponding feuing dates as in the

following:

Feu Plot Number Feuar Date
II G McCall Mar 1840
LXIII J Reid Oct 1840
I1I A Wood Feb 1841
I J Kirkwood Jan 1843
LXIV G Richardson May 1843
LXII D McGibbon Sept 1843
v Alexander Taylor Dec 1843
v J Kirkwood Mar 1844
LXXXII D Todd Sept 1844
LXV Wm Milroy Dec 1845
LXI Moses Hunter Dec 1845

These were the earliest plots to be feued out, with two
plots even feued out in the same year as the feuing design.
All these early plots were the best ones occupying the

crown of the drumlins at the northern part of the estate.
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The reason for this early success is not too difficult to
surmise. As Partick gradually became the centre of
industrial development west of the city, the lack of
suitable houses for the managerial classes in this area
became apparent. The supply of these houses in Partickhill
would therefore fulfil the demand of this new bourgeoisie,
who could live close enough to their workplaces, yet be
distinctively separated from the lower classes, both

socially and physically.

By 1852 when a Map of Govan parish was produced by Thomas
Kyle (Fig. PH.08), Partickhill was outlined as a series of
proposed streets on this simple map. The configuration
still retained the resemblance of the 1840 feuing plan
without any major revisions, but the southern square plain

was sliced up into a series of streets.

The 1860 Ordnance Survey:

Twenty years after the 1840 design proposal, the first
Ordnance Survey in 1860 shows that Partickhill was only
partially developed (Fig. PH.09). Three out of four of the
northern rings have been mostly developed, and the 4th ring
has continued down indeed to line up between Muirpark and
Partickhill. Other parts were not so successful. Large
empty plots still existed on the north, north-west, west,
and the southern central plain. In the latter area, only

the edge buildings of tenements along Dumbarton Road were
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completed at that time. Nevertheless, the parts which had

been developed followed closely Taylor's 1840 design

without any significant deviations.

The 1913 Ordnance Survey Map:

In 1913 another Ordnance Survey was carried out (Fig.

PH.10). Close examination of this survey reveals the

following:

Qut of the four rings of villas, only three were
developed in this way; the fourth outer ring was
developed into tenements of much higher population
density (see below);

Only the original 1840s feued plots were kept to their
original plot sizes; other plots were sliced into two
or three parts, raising the overall development
density;

North-west: partly sold to Hyndland for tenement
development, and other parts were also revised to
became tenements or terraces;

Southern central square: feued (sold?) to a Cricket
Club, therefore the original wvillas proposal came to
nothing;

South boundary: the deep set-back terraces were
dropped, replaced by tenements of full urban block

size, fronting onto Dumbarton Road. Partick Burgh Hall
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(designed by William Leiper in 1865 and built in 18724%)
was located here, suggesting that the southern part of
Partickhill gradually became an integral part of
proletarian Partick, drifting away from its middle
class origins as proposed in the 1840 feuing plan;

- The most important difference is that the proposed
access road on the western boundary to Great Western
Road did not materialise. The Stobcross line of the
North British Railway took over the ancient line of Hay
Burn and the proposed road link. Probably it was this
railway development that caused the developer to
replace the proposed tranquil villas on the western
edge with relatively higher density tenements, creating
a barrier along this edge.

- As tenement developments in neighbouring estates were
relatively later than the development of villas in
Partickhill, the distinctive boundary line with other
estates on the east and north resulted in some awkward
transitions between them. The grid lines of Muirpark on

the east were cut short when they hit the boundary with
Partickhill, creating only ‘'half-urban blocks"'.
Similarly two-storey villas at Minard [Turnberry] Road
near Hyndland Road were peculiarly surrounded by the
back walls of four-storey tenements. The building

frontage line along Partickhill Road also suddenly

4 E Williamson et al.: "The Buildings ot Scotland: Glasgow", Penguin Books, 1990,

London, pp.371
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recessed backwards when tenements in Muirpark abutted

villas in Partickhill.

Conclusion:

Partickhill started off as a simple exercise in land
speculation of high-class villas in the 1840s. It was
relatively successful during its early years, with most of
its northern villa plots being feued off within the first

twenty years.

However, the post-1860s' development, as well as some of
the later villa plots, deviated from the original design
plan. Plots were being subdivided into smaller units,
villas being replaced by terraces and tenements, and there
was a total abandonment of the fronting terraces along

Dumbarton Road.

In the course of development, the massive railway line took
over the land between the western boundary and Crow Road,
forcing the developer to downgrade yet more upmarket villa

plots on this western edge to terraces or tenements.

Gradually, the existing contrast between the sylvan villas
on the north and the rigid tenements on the south and west
was further polarised by other neighbouring estates which

were undergoing tenement developments of all kinds. These
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latter tenements ranged from the rich and opulent ones in
Hyndland to the utilitarian working class 'single-ends' in

Partick proper.

The final urban scenario, as portrayed in the 1913 Ordnance
Survey, is a single cluster of early picturesque villas
inserted among tenement grids of various angles and sizes.
The latter became the dominant urban form in and around the

Partick area.

The only other exception to this dominant tenement area was
the development of Dowanhill, which was not far away from
Partickhill. Indeed the success of Partickhill in the early
1840s might even have been an enticement for the developer
of Dowanhill, especially when one looks at the similarity
of a contour inspired villa northern section and a

regularised southern plain.

Section 4: Analysis: Partickhill 227



Section 4: Analysis

ESTATES EAST OF THE KELVIN: AN INTRODUCTION

Forth and Clyde
Canal

\

Dumbarton

Location of small estates east of the Kelvin

Western sector of the Blythswood Estate:

The area of Blythswood Estate, contrary to common belief,
did not limit itself to the surroundings of present day
Blythswood Square. A map of Blythswood Estate, dated
1841, indicates the original extent (Fig. BW.01),
although by this date a large number of individual plots

were either being feued out or sold off already. From
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this map, we can see that the western boundary of
Blythswood Estate stretched from Garscube Highway
[Maryhill Road] along the River Kelvin to Dumbarton Road,
encompassing the vast areas of Northwoodside, Woodside,
WOodlands, and lands on both sides of Sandyford Road
[Sauchiehall Street], together with the much better known

parts of Blythswood Hill and Garnet Hill.

The areas under examination in the next few sections are
all situated between the River Kelvin and Charing Cross/
St George's Cross. Most of these areas were former plots
(steadings) of Blythswood Estate. Figure BW.02 indicates
the comprehensive relationship between them by plotting
the areas under examination against the boundary of

Blythswood Estate.

It is obvious that despite Blythswood Estate's dominance
in the near West End, some parts were never part of
Blythswood lands. Estates such as South Woodside,
Claremont, and Kelvinbank were independent, although
surrounded by Blythswood lands. Northwoodside and
Stobcross were too far out, although development on
Blythswood lands might have a certain influence upon

them.

To understand the background of these small estates east
of the Kelvin, earlier Blythswood plans provide a vital

key.
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Early Blythswood Maps and others:

An 1817 plan of Blythswood shows the specific areas
between Woodside Street [now part of Great Western Road]
and Woodlands Road (Fig. BW.03). As compared to the 1841
map (Fig. BW.0l), we can see that as early as 1817 most
of the plots around this area were feued out to
individual owners, although a substantial part was still

unfeued even in 1841.

Comparing this 1817 plan with Richardson's 1795 map (Fig.
BW.04), we can see that although Sauchiehall Street,
Sandyford Road and Woodlands Road existed as early
country roads (as indicated on Richardson's map),
Rosehall Street [St George's Road] and Woodside Street
were artificially created. On the 1817 plan these two
latter thoroughfares became the main reference line for
divisions of steadings beyond the main road. However, the
divisions south of Woodlands Road upon Woodlands Hill
were more arbitrary, possible influenced by topography

rather than conformity to a grid structure.

Another map of Blythswood Estate, dated 1836 (Fig.
BW.05), also illustrates the various feuing records of
the West End of Blythswood estate. The orthogonal
divisions, although not in a restrained orthodox manner,
were still the main device at the junction of Rosehall

Street [St George's Road] and Woodside Street [Great
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Western Road], i.e., present day St George's Cross. There
are even further proposals for this quasi-grid to be
extended into the unfeued sections south of Woodside
Street — as indicated by pencil sketches over the map.
However, beyond the spine of Woodside Street, other plots
on Woodlands Hill were following a topographically

oriented set of divisions, similar to the 1817 plan.

The Main Accesses:
The main accesses in this area are Woodside Street [part
of Great Western Roadl, Woodlands Road, and Sandyford

Road [part of Sauchiehall Street].

Detailed development of these roads will be discussed in
the relevant sections later, but it is evident from the
above maps and plans, that all these main thoroughfares
were either existing or planned at the beginning of the

19th century.

Woodside Street, which was one of the main planned roads

in the western part of Blythswood Estate, remained as the
most interesting one. On the 1841 plan (Fig. BW.0l) it is
obvious that the street was projected from Garscube Road

near Cowcaddens to the eastern bank of the River Kelvin!.
The eastern part was later renamed as New City Road,

which was elongated and took a detour at St George's

1 This layout dated back to the early 19th century — as indicated on the 1817 Blythswood

Plan (refer to Fig. BW.03).
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Cross to join Garscube Road at Queens Cross, while the
western part was adapted by the Great Western Road
Trustees to become part of their new turnpike road from

St George's Cross to Anniesland Toll in 1838.

The Discussion to be followed:

As the individual plots of the former Blythswood Estate

are too small to be discussed individually, it would be

more practical to group them together according to their

geographical locations.

The following sections after this introduction are
divided mainly into four groups: the small estates along
Great Western Road, the small estates along Sauchiehall

Street, Kelvingrove Park, and other individual estates.

The estates along Great Western Road will be limited to
those between the River Kelvin at Kelvinbridge and St
George's Cross, while those along Sauchiehall Street only
include the westward developments between Sauchiehall

Street and St Vincent Street.

Kelvingrove Park, which was the largest development in
this area, will deserve its own separate examination.
This will also apply to another important development of

Claremont and Southwoodside.
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Section 4: Analysis

CLAREMONT & SOUTHWOODSIDE

\ [/ Forth and Clyde
\ Canal

s

Dumbarton

Location of Claremont and Southwoodside Estates

Introduction:

Claremont and Southwoodside were originally two separate
estates in the West End of Glasgow. Despite their proximity
to the Blythswood Estate, they were not within its
boundary. However, their development, such as the
predominant terrace form, was heavily influenced by similar

urban forms of Blythswood Estate. These two small estates
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were also exceptional (in terms of estate development) by
integrating with each other, while each retaining a

separate architect for its own design.

Historical Background From Maps:

Richardson's 1795 map (Fig. CW.0l1) shows the corner of
present day Woodlands Road and Sauchiehall Street {Charing
Cross), but there is no indication of the estate name or
mansion house. Further along Sauchiehall Street there is a
small farm steading building, but no owner's name is
indicated. The boundaries of the estates are not clear, as
they seem to be integrated with the larger estate of

Kelvingrove.

On Forrest's 1816 map (Fig. CW.02), however, the relative
names of the two estates are indicated as "Woodside" and
"Claremont", but unfortunately the folding line of the map
runs across this part, making the indications of buildings
illegible. There are some signs of buildings along the main
frontage (Sauchiehall Street), which might be the early

siting of their mansion houses.

In 1828, the local landsurveyor, David Smith, produced a
city plan, which includes the western extreme of Blythswood
Estate (Fig. CW.03). On this plan, Southwoodside is
indicated with an intended layout, with streets being named

and set out responding to both Woodlands Road and
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Sauchiehall Street. The long unbroken blocks suggest that a
terrace development might have been planned, although it is
possible for wvillas to be laid out within an oblong block,
as in the case of the small villas on the south side of

Sauchiehall Street.

Peter Reed has mentioned that this early scheme in 1828 was
laid out by the speculative developer of Blythswood Estate,
William Hamilton Garden, who was bankrupted by the
promotion of Blythswood Squarel. This scheme in
Southwoodside also came to naught, and was re-designed by

the new owner in 1830 (see below).

The close proximity of both Southwoodside and Claremont to
Blythswood Estate has always raised the question of whether
they actually belonged to Blythswood. The 1841 Blythswood
map (Fig. CW.04) - which contains all the entailed lands of
the estate - indicates that neither Southwoodside nor
Claremont were part of Blythswood. However, constant
purchases were carried out by both estate owners to enlarge
and rationalise their estates, therefore the plots along
Woodlands Road were eventually sold off to Southwoodside

(Richard Gillespie was then the owner of Southwoodside).

Historical Background from Documents:

" P A Reed, "Glasgow: The Forming of the City", University of Edinburgh Press, 1993,

pp.61
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Originally both Southwoodside and Claremont were one estate
belonging to the Purdons of Partick?. The boundary of
Southwoodside extended from the eastern apex at present day
Charing Cross to a line running north from Sauchiehall
Street midway between Newton Place and Somerset Place.
Claremont occupied the other western half between this line
and the boundary of Kelvingrove Estate. By the late 18th

century the estates were sold off to different owners.

a) Southwoodside:

The original extent of 11 acres of Southwoodside was
acduired by Richard Gillespie in 1798 from the successors
of William Purdon. Another 10 acres - feued from Blythswood
- was also added to his estate, but he sold off 3 acres of

these 10 acres to the proprietor of Woodlands Hill3,

Gillespie kept the remaining 18 acre-estate as his country
residence, laying out the estate with trees and boundary
walls along Sandyford Road [Sauchiehall Street]. He also
intended to build a large mansion on the high ground, but
that was not realised?. Eventually the estate was sold to
the Mitchell brothers by his Trustees in 1815, and by them

it was sold to William Hamilton Garden in 1825.

Garden was already the develdper of Blythswood Square, and

therefore he also laid out Southwoodside for feuing

2 This was mentioned indirectly in Regality Club, volume |, p.164.
Regality Club, volume |, p.164
Regality Club, volume IlI, p.5
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purposes, as illustrated in the 1828 Smith's map of Glasgow
(refer to Fig. CW.03). However, this scheme was not
realised, possibly due to the bankruptcy caused by his

Blythswood Square speculations.

In 1829, the estate was acquired by J McHardy and A

Fullerton, who developed it to its present state.

b) Claremont:

Claremont, comprising 11 acres, was purchased by Hugh Cross
probably at the turn of the 18th/ 19th century, and he
built a house in 1803 near present day Clifton StreetS.
John Black purchased the estate in 1815, and then John

Fleming became the owner in 1822.

Fleming, unlike the previous owners, not only planned the
estate for his own residential purposes, but also prepared
the ground for feuing purposes. First, he laid out the
ground, erecting gate lodges at Elderslie Street and
Claremont Streets6. Secondly, he planned the location of
his mansion house, as the old one built by Cross had now
long disappeared. The new mansion house was built as a
centre piece of a.row of terrace’?, although it was at first

isolated and conspicuous.

5 L Buchanan. "The West End of Glasgow 1825", as in Old Glasgow Club Transaction
1927/28, Glasgow, p.16

Buchanan, op cit., p.16

"People wondered that it [the mansion house] should have been built so like a street
house. But Mr Fleming firmly believed that Glasgow would come out to Clairmont,
and planned his house for the centre of a row.", refer to: J Buchanan and others.

~ o
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Feuing Stages:

In 1830, a feuing design plan for both Southwoodside and
Claremont was published. This feuing design (Fig. CW.O05)

was special on its own by having two different architects
working for two different groups of landowners, yet

producing a cohesive and integrated urban structure.

The feuing design of these two estates signified a new
direction for property speculators, which was previously
confined to the central areas and Blythswood estate of

Glasgow.

a) Architects of the Feuing Design:
The involvement of the two particular architects, according

to MA Simpson, was also impressive in those days:

" The owners of Southwoodside, the first estate
to be opened up, commissioned George Smith,
fresh from work in the New Town of Edinburgh to
lay it out, while the neighbouring proprietor, J
Fleming of Claremont, retained J Baird (I), a
leading Glasgow architect, to draw up a feuing
plan in harmony with Smith's design*®

The development of the New Town of Edinburgh must have been
well known throughout the country, and employing an

architect who has experience in such prestigious projects

"Old Country Houses of the Old Glasgow Gentry", James Maclehose Publisher,
Glasgow, 1878, Chapter 61, pp.145

8 MA Simpson & T H Lloyd, "Middle Class Housing in Britain", David Charles and
Archon Books, GB, 1977, p.59
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to be involved in another scheme in Glasgow must have been

a sign of prestige for both land speculators.

b) 1Idea of Proximity and Exclusivity:

Simpson also commented that the success of this scheme
depended on their proximity to an already developed scheme
— the Blythswood Estate. This was proven by the
advertisement of their scheme which stated that it was "in
contact with the newest and most fashionable part of
Glasgow'?. On the other hand, the developers also paid

attention to the middle class demands of exclusivity:

" The lands of Southwoodside are, from the state
of the surrounding property, effectively secured
against any kind of nuisance, while the form
into which the pleasure grounds, and openings of
the lands has been thrown, is such as to exclude
the possibility of disturbance from carting
carriage drawing, or any foreign intrusion
whatever, ..... “10

Indeed Simpson concluded that:

"everything the middle class, and the builders
who catered for it, wanted to see in a suburb
was there — a firm link with the existing built-
up area, tight planning controls, scenic beauty
and a truly suburban environment.*11

c) New Urban Structure:
By examining the feuing design plan in its contemporary

urban context - as illustrated partly in the 1839 Smith's

9 Glasgow Herald 18 January 1830. as referred to in Simpson and Lloyd, op cit.. p. 55
Glasgow Herald 18 January 1830, op cit.
Simpson & Lloyd, op cit., p.55-56
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map (Fig. CW.06) - it can be seen that this new development
took on a different urban density as compared to other
neighbouring schemes. "Terraces in gardens" became the main
form of middle class housing, as against the then pre-
dominant villa layout found dotted along St George's Road,
Garnet Hill, and Sauchiehall Street, or the earlier

Georgian classical terraces in Blythswood.

Indeed the picturesque quality is heavily emphasised in
this development, to distinguish itself from other existing

designs:

"The characteristics of this layout were new to
Glasgow both in plan and execution. A subtle use
was made of street patterns, landscaped open
space, and the disposition of architectural
blocks in such a way as to avoid the predictable
and introduce the element of surprise..."12

Although the terraces as indicated on the feuing design
plan do have the classical corner accents and central
emphasis, they were laid out in relation to gardens which
attempted either to preserve or artificially create sylvan
scenic outlooks within their midst!3. The idea of these pro
indiviso gardens was to provide a degree of exclusivity by
allowing private roads leading into the gardens to be
formed away from the main access road, and together with
parapet wall/iron railing and iron gates, the amenity of

the middle class is symbolically protected.

2 HS Stevenson, "Analysis of the Morphology of Woodlands Hill. Glasgow",
Unpublished MSc essay, University of Strathclyde, 1994, p.2
B_Dicks, "Choice and Constraint”, in G Gordon (ed) “Perspectives of the Scottish
City", Aberdeen University Press, 1985, p.109
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d) Topographical Influence:

Although the landscape in the final built form in
Southwoodside and Claremont is so various, the initial
design plan seemed to be designed in only two dimensions.
For instance, the design plan does not indicate any
staircases, and the northern blocks along 'Landsdown
Terrace' and 'Claremont Terrace' suggested some kind of
projection further west. When the 3-dimensional
topographical constraints were imposed on the design plan,
the northern linear layout on the slope of the hill did not
work out to its original intention (see below for
discussion on later revisions), although the southern
parallel blocks were laid out in accordance with the design

plan.

e) Boundary Problems:

There is a different treatment on the east and west sides
of the joint design plan. On the eastern end, the sweeping
curve of Britannia Place/ Woodside Crescent terminates the
development by turning its back on to Woodlands Road.
However, the western edge seems to be extending into its
neighbouring estates. On the northern edge, similar
extension is also possible, although it does not have the

‘sawn-off-block' design, and terminates on the boundary.

The westward development suggestion in this plan might be

based on other similar contemporary proposals further west.
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Indeed, Royal Crescent, another magnificent terrace
development along Sandyford Road, was designed in 1836,
while other similar terraces on the southside of Sandyford
Road were developed in the 1850s (refer to the separate
diséussion of the Small Estates along Sauchiehall Street).
Hence its influence along the westward development of
Sandyford Road was already foreseen in this early layout by
allowing the integration of the west side of the terraces

of Claremont on to others.

The 1860 Ordnance Survey:

By the 1860s, the development of Southwoodside and
Claremont was already completed. On the 1860 Ordnance
Survey (Fig. CW.07), we can observe that the western
boundary of Claremont has disappeared into its neighbouring
terraces, such as Clifton Terrace and La Belle Place. The
urban morphology of terraces has also continued westward as
Royal Crescent and Royal Terrace, while other similar
terrace blocks started to appear on the old site of Botanic
Gardens, south of Sandyford Road. The northern line of
Claremont Terrace was revised slightly to suit the
topographical constraints, while its western edge was
elongated morphologicélly into Park Gardens, part of the

development of Kelvingrove Park.

The most significant revisions happened on the northern

edges with Kelvingrove Park. Here, the original 'Clydesdale
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Place' and 'Bellevue Place' were revised to become Lynedoch
Crescent, turning its back on to any future development
along Woodlands Road. This was strikingly similar to the
previous 'turning back' as created by Woodside Crescent,
andvreinforced the isolated identity of Southwoodside.
Nevertheless, a direct entry point was still retained from
Woodlands Road along Lynedoch Street, which was closed off
by Charles Wilson's strategic location of the Free Church

College and Park Church (Fig. CW.08).

The integration of visual and physical urban spaces between
Kelvingrove Park and Southwoodside at this latter junction
is regarded as the most interesting piece of urban design
in the West End of Glasgow. It not only fused the
procession of urban space between Lynedoch Street and Park
Street East [Park Circus Placel], but it also celebrated the
transition by marking the skyline with a total of 4 towers
and two sets of symbolic buildings - namely the Free Church
College and Park Church. One scholar has the following

comment on Wilson's involvement in this unique design:

...Wilson would have realised that merely laying
down a pattern of further terraces all along
Park Circus Place and the west end of Lynedoch
Street would have been a weak junction between
the two phases. He therefore sought a far bolder
solution which at one and the same time
underlined the already picturesque layout of
Smith, and did not compromise the formal
Classicism of the Park Circus. The result is a
complex junction of spatial sequences and
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variety from whatever direction the junction is
approached. 14

The 1913 Ordnance Survey:

The whole area of Southwoodside, Claremont and Kelvingrove
Park was totally completed by the end of the 19th century.
The 1913 Ordnance Survey Map (Fig. CW.09) records this

final version, which is very similar to the 1860s survey.

In this latter survey, the integration of Southwoodside and
Claremont with its northern and western neighbours is more
comprehensive. A long terrace — Lynedoch Place — abuts
Lynedoch Crescent, while the main thoroughfare of
Sauchiehall Street is completely lined with terraces on
both sides from Charing Cross to its junction at
Kelvingrove Street. Here, the original boundary of
Claremont is completely lost, and the rectilinear division
of terrace blocks has taken over as demarcation lines.
Similarly, the northern part is now truly integrated with
the urban spaces of Park Circus and Kelvingrove Park

proper, obliterating the original estate boundaries.

Conclusion:
The first ever suburban development in the West End of

Glasgow was a surprisingly successful venture. The initial

14 HS Stevenson, op cit. p.6
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design plan was a bold attempt to break through the current
existing urban form, not only reinstating the classical
aspiration of the Blythswood new town, but also capturing

the picturesque quality of a sylvan setting.

This interesting combination of classicism and picturesque
eventually became the dominant urban morphology in this |
part of the West End, stretching its influence to the
development of Kelvingrove Park and other terraced
developments south of Sauchiehall Street, although the
latter were more restrained in their provision of

landscaped gardens.

Nevertheless, the key of its success can be measured by its
popularity and strict accordance to the design plan (with
minor revisions at Lynedoch Crescent), not to mention the
most interesting transition between Sbuthwoodside and Park

Circus, which provided a spectacular piece of urban design.
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Section 4: Analysis

KELVINGROVE PARK

\

Dumbarton
Road :
Kelvingrove\
Park

Location and extent of Kelvingrove Park

Introduction:

The development of Kelvingrove Park was hailed as one of
the best achievements by the Glasgow City Corporation in
the 19th century. Although initially there was strong
opposition by some sectors within the Corporation due to

the hefty cost involved, the development eventually was
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quite successful and well appreciated even by today's

standard.

The pre-developed situation of the park, however, was very
different from its present day unified parklands. It mainly
encompassed various small plots that originally belonged to
Blythswood Estate, and by the early 19th century, most of

these plots were already feued or sold off to individuals.

The following study will look at the initial background of
the various plots, and then the various developments during
the 19th century, especially the involvement of the City
Corporation. Finally, a conclusion will be drawn from these

events by using the 1913 Ordnance Survey of this area.

Historical Background: Early maps:

Richardson's 1795 map (Fig. KG.01l) does not indicate any
useful details on this area. Only the two country roads —
Sandyford Road [Sauchiehall Street] and Woodlands Road —
and the estate of Kelvingrove, with its owner as Pattison

Esquire, are indicated.

More details can be seen on Forrest's 1816 map (Fig.
KG.02). Here, more internal roads are indicated, separating
the two distinctive estates of Woodlands [Woodland Hills]

and Kelvingrove. Other access roads were also developed
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near this area, although buildings were still sparsely

scattered around.

Historical Background: Blythswood Maps:

To understand the actual details of this area, we have to
refer to the plans of the Blythswood Estate. There are two
Blythswood Estate maps which shows the extent of the

Woodside/ Woodlands areas before their development.

The 1836 plan (Fig. KG.03) indicates the western sector of
the Blythswood Estate. This plan shows that the area south
of Woodlands Road was already divided into several plots,

branching off from the main road (The historical details of

these plots and their ownership will be discussed later).

The 1836 plan does not indicate the plots further south
upon Sandyford Road [Sauchiehall Street]. Another plan
dated 1841 (Fig. KG.04), however, has included the whole
western boundary of Blythswood Estate, including those upon
Woodland Hills. It is obvious from this latter plan, that
Southwoodside and Claremont were not within the boundary of
Blythswood Estate, creating an irregular boundary between
Woodlands Road and Sandyford Road. The slicing up of the
estate in this area is also indicated, and, as discussed
later, by this date most of these plots had become country

steadings for various local gentry.
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By superimposing the full extent of the present day
Kelvingrove Park on this 1841 plan (Fig. KG.05), we can see
that Kelvingrove Park consisted of several major and other
minor plots, all under different ownership before the
development of the park. The major plots, by using the old
names, are Kelvingrove, Woodside [Woodlands] Hill and
Gilmorehill, while the minor plots are those along

Woodlands Road and other boundaries (Fig. KG.05a).

Historical Background of the main plots of Kelvingrove

Park:

a) Woodside [Woodlands] Hill:

Woodlands Hill, or Woodside Hill as it was also known, was

the largest basic part of Kelvingrove Park. It consisted of

the main part of the hill top where the original Woodlands

House stood. A brief history of this part is in the

following?l:

- It was a farm until 1802, when it was purchased by
James McNayr, Glasgow Herald editor, who built
Woodlands House (Fig. KG.06) on the hill top; The house
was presumably built before 1802, and it is now
demolished;

- 1804: Sold to James Miller for £1730;

1L Buchanan, "West End of Glasgow 1825", Old Glasgow Club Transactions, 1927/

1928, and Regality Club, volume |, pp.165/166
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- George Buchanan inherited the property on Miller's
death; In 1808 and 1809 he added five to six acres to
this estate, in which three acres were bought from
neighbouring South Woodside;

- 1840: Buchanan died and his estate passed on to his
three daughters;

- 1846: Sold to Glasgow Airdrie Monklands Railway Company
for the relocation scheme of the Glasgow College (see
below for intended designs), but eventually the whole
scheme fell through;

- 1852: Sold to Glasgow Corporation for the 