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1.0 Introduction 
 
1.1 Purpose 
 

The purpose of this Estate Strategy is to identify the definitive form, context and size 
of the Glasgow School of Art’s estate generally and to set this against the context of 
the School’s aims and objectives as a whole. It describes how strategic estate-
related objectives are defined and reviewed; the surveys undertaken to date to 
assess the estate’s capability of supporting academic, research and financial needs, 
and defines a future programme of procurement for sustainable, fit-for-purpose 
buildings.  
 
The Strategy recognises the physical characteristics of the School’s existing sites, 
the outstanding presence of the world-renowned Mackintosh Building, and the 
challenges and opportunities of its city centre location in Garnethill, Glasgow. It also 
describes the current and proposed estate plans for Digital Design Studio – a 
teaching, research and commercial arm of the School which operates from a remote 
site outwith the main campus. 
 
As described in detail in the following document, the School seeks to procure and 
sustain a campus capable of supporting and enhancing its internationally-acclaimed 
academic programmes, and its future aspirations and physical needs into the 
twenty-first century. 

 
1.2 Format 
 
 This Estate Strategy recognises the guidance provided in the Scottish Funding 

Council’s ‘Estate Strategy Guidance’ document (July 2007) and is arranged as 
follows. 

  
 Section 2 describes the School and its current academic and business activities in 

broad terms, set within the appropriate wider business and academic contexts. A 
description of the School’s structure is provided, from governance and management 
to departmental arrangements, and an outline of the current space needs and 
challenges for each is summarised (and expanded later in the paper where 
necessary). The section concludes with a summary of current and planned student 
numbers. 

 
Section 3 describes the Current Estate. This is structured with an overview and site 
context in urban terms, followed by a more detailed description of each building in 
the School’s estate (including residential accommodation and leased properties). 
Notes on site constraints, most recent land valuations and statutory compliances/ 
restrictions are also given.  At the heart of this section is a description and summary 
of numerous recently completed surveys, reports and studies which analysed the 
School’s estate against current and future needs and which were used to inform the 
long-ranging estate strategy proposals. Estate running costs are provided, and we 
have benchmarked these against direct peers and the HE sector as a whole. 
 
Section 4 describes the structure and processes for estate management and 
reporting adopted by the School. This notes how priorities are identified, 
implemented and measured, the FM strategy and procurement principles (to ensure 
value-for-money selection of contractors and consultants), estate management 
performance procedures and KPI’s for measuring and reviewing outcomes.  
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Based on the outcomes and recommendations described in section 3 (Existing 
Estate), section 5 defines the processes adopted, and the findings and high-level 
decisions resulting from, the Options Appraisal exercise undertaken to resolve the 
serious estate issues highlighted at the School’s  Garnethill ‘campus’. 
 
Section 6 describes the estate requirements, Options Appraisal process and 
recommendations for the Digital Design Studio research base; which is located 
remotely from the School’s main centre. 
 
Section 7 describes the Garnethill Estate Redevelopment proposals in detail, 
including space needs, development costs and affordability, programme and 
implementation strategy – all of which were detailed in the Full Business Case 
referred to (and submitted to the SFC in March 2006) and subsequent amendments, 
reports to and discussions with, the SFC.  
 
Section 8 describes the School’s actions and proposals for addressing the Digital 
Design Studios identifying estate needs.  
 
With reference to the School’s Grade A listed Mackintosh Building, Section 9 
describes the needs and aims of the Mackintosh Conservation and Access Project; 
which – at the time of this report – is currently on site.  
 

1.3 Status 
 
This Estate Strategy has been compiled by the following senior managers: - 
 
Prof. Seona Reid Director 
Eliot Leviten  Director of Finance and Resources 
David Miller  Director of Estates Development 
William Mason Estate Manager 
 
It has been reviewed and approved by the School’s Estates Committee and then 
approved and authorised for issue by The Glasgow School of Art Board of 
Governors. 
 
This Estate Strategy encompass the five-year period from the academic years 
2007/2008 to 2012/13. It will be reviewed annually by senior management and the 
School’s Estates Committee and, as requested, a 2 page update will be provided 
each year to the Scottish Funding Council.  
 
It is proposed that the Estate Strategy will be fully updated and re-issued in 
November 2012, in line with Scottish Funding Council recommendations. 

 
 



GSA Estate Strategy: December 2007: Revision 00 8 

2.0 The Glasgow School of Art 
 
2.1 Overview 
 

This section of the Estate Strategy describes briefly the background of the School; 
its place in the academic and cultural fabric of Glasgow, Scotland and beyond; the 
social and economic context it operates within; the curricular and research activities 
it supports; the long-term strategic objectives of the School and - in recognising that 
the provision and quality of its Estate plays a vital role in achieving its vision and 
objectives -  the continuous strategic reviews undertaken of its estate and estate 
management procedures. 

 
2.2 The Glasgow School of Art 
 

Established in 1845, the Glasgow School of Art is one of the oldest, and one of the 
few remaining, independent art schools in the United Kingdom. The School is 
recognised worldwide as one of the United Kingdom’s most successful higher 
education institutions for the study and advancement of fine art, design and 
architecture. Classified as a Small Specialist Institution (SSI), it is a practice based 
school, with a well established reputation for the quality of its education, for the 
success of its students and graduates, for the standing of its staff and for the quality 
of its research.  
 
The Glasgow School of Art is currently home to 1,800 students  (1,700 FTE) 
studying a range of courses leading to undergraduate and postgraduate degrees in 
a broad range of art, design and architecture disciplines, of whom 1,550 FTE are 
undergraduates and 150 FTE are postgraduates and 240 FTE of which total are full 
fee paying overseas students. In the interests of both academic and financial 
sustainability, the undergraduate population is planned to increase by 90 FTE (all 
overseas) and the postgraduate population by 290 FTE (to become 21% of the 
student population) over the coming seven year period. The overseas figure overall 
is planned to increase by 185 to 420 (to 20% of the total student population). Of 
these increases, 58 of the growth in postgraduate students (of whom 15 will be from 
overseas) will be at the Digital Design Studio. The Estate Strategy described in this 
document sets out well-advanced proposals to accommodate this growth.  
 
All GSA degrees are validated by the University of Glasgow and the wider School is 
organised into three distinct Schools: - 

 
• Fine Art 
• Design 
• Architecture 

 
In addition, the Department of Historical and Critical Studies provides a key 
component to all undergraduate degrees in art and design. 

 
The quality of learning and teaching is acknowledged independently as excellent. In 
2001/2 the Mackintosh School of Architecture was awarded the highest possible 
rating for teaching quality by the Quality Assurance Agency. The Quality Assurance 
Agency Enhancement Led Institutional Review undertaken in 2004/05 had “broad 
confidence” in GSA’s current and future management of the quality of its provision 
and the academic standards of the awards it offers on behalf of its validating 
institution. 
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The GSA has a commitment to social inclusion and was recently ranked third in the 
UK in the Times Higher Education Supplement ‘Access Elite’. This was based on 
success in attracting students from disadvantaged backgrounds, low drop out rates 
and excellence in teaching and research. The School’s drop out rates are the lowest 
in Scotland and one of the lowest in the UK despite having almost 20% of its 
students disclosing a disability. 
 
International links are numerous, with 82 live student and staff exchange 
agreements with institutions across the world; a new Master of European Design 
with six European partners; and collaboration with the Central Academy of Fine Art 
(CAFA) in Beijing to deliver a First Year Programme in Art, Design and Architecture 
in Beijing which articulates into Year 2 at the GSA.  
 
GSA’s research is primarily practice based and has developed at a very significant 
rate in the last few years. At the 2001 RAE it was the second largest art and design 
research community in the UK (after the University of the Arts, London) and moved 
up two steps in the 2001 Research Assessment Exercise to achieve a 4 rating (out 
of 5*). The PhD community, including staff, now numbers 29 with the intention of 
increasing to 55 by 2014.  
 
The GSA has seven specialist research centres: - 
 
• Digital Design Studio (DDS) – a world leader in advanced 3D digital imaging 

and user interface technologies. DDS is currently the only element of GSA’s 
activities conducted outwith the Garnethill campus as described in detail 
elsewhere. 

• Centre for Advanced Textiles (CAT) – researching the commercial and 
educational implications of digital textile print technology. 

• Mackintosh Environmental Architecture Research Unit (MEARU) - researching 
into passive solar energy design and participatory design. 

• Mackintosh Research Centre (MRC) for Collections and Archives – home to 
the Glasgow School of Art’s unique and internationally important institutional 
archives and special collections. 

• International Drawing Research Institute (IDRI) – a tripartite partnership 
between Glasgow School of Art, The Central Academy, Beijing and the 
College of Art and Design at the University of New South Wales which 
explores the principles of drawing. 

• The Centre for Creative Education (CCE) - identifying and analysing the 
nature of creativity - particularly in our subject areas - and examine the extent 
to which it may be transferable beyond the creative disciplines. 

• Studio 55 - dedicated to providing a sustainable infrastructure for the 
development of new knowledge, projects and discourse in practice-led 
research in fine art.  

 
There are also two emergent research centres: 

 
• The Glasgow Urban Lab – research and development in urbanism and place 

making 
• Centre for Creativity, Innovation and Design – enhancing the creative potential 

and innovation of public and private sector agencies 
 

The School also hosts popular programme of Continuing Education, generally 
delivered in evenings, weekend and during academic vacation periods; has four 
public exhibition spaces programmed throughout the year; provides a range of 
public lectures, seminars and conferences and, in the Mackintosh Building, has a 
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world famous visitor destination which attracts in excess of 22,000 visitors each year 
to a building which continues to function as a working art school. 
 

2.3 Overview of GSA Governance and Management 
 

The Glasgow School of Art is a company limited by guarantee and a registered 
charity. The legal entity of the School is vested in the Board of Governors, headed 
by the Chairman of the Board. Board members represent a broad range of 
disciplines important to the long-term wellbeing of the School, and include 
Governors appointed by election to represent the interests of the academic staff, 
and of the support staff. The Student Representative Council President also sits on 
the Board. 
 
The academic and operational management of the School at its most senior level is 
conducted by the Directorate, headed the Director, who is assisted by the Depute 
Director, and the Director of Finance and Resources. 
 
The Directorate is supported by the Executive Group, comprising the three Heads of 
School, the Head of Student Services, the Head of Marketing and External Affairs, 
the Head of Historical and Critical Studies, the Director of the Digital Design Studio, 
and Head of Research and Postgraduate Studies. 
 
A series of Committees have been established to oversee the direction and 
implementation of strategic estates policies. Estates related issues are the 
responsibility of the Estates Committee, which is composed of governor 
representatives (with particular experience in building design, construction or 
management-related issues), senior members of the Directorate, the Student Union 
President and the Director of Estates Development. 

 
Estates-related issues are administered on a day-to-day basis by the Estates 
Management section (headed by the Estates Manager) and Estates Development 
team {headed by the Director of Estates Development; each of whom report to the 
Director of Finance and Resources. 

 
Appendix 3 illustrates the management and internal reporting structure for the three 
current estates development projects 
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2.4 Strategic Objectives and Management Review 
 

The vision of the Glasgow School of Art is: - 
 

To provide world class creative education and research in architecture, 
design and fine art which makes a significant economic, social and 
cultural contribution. 

 
This vision is set within a context in which the creative industries and the demand 
for creative people within the wider economy grow ever more important.  
 
The provision and sustainability of a good quality estate is recognised at the highest 
level as vital to the current and future academic and financial sustainability of the 
School. This is strategically reviewed annually through the establishment and 
appraisal of institutional priorities, objectives and strategies for delivery.  

 
Included in the overarching institutional priorities for 2007-2008 are the delivery of/ 
progress on three major capital estates projects, each of which is referred to in this 
Estates Strategy: - 
 
• The Garnethill Estate Redevelopment 
• The Mackintosh Conservation and Access Project 
• The Relocation of Digital Design Studio to Pacific Quay. 

 
Objective 5 in the School’s Strategic Plan for 2004 – 2008 is that it: - 
 

Be an organisation characterised by excellent staff and a strong 
resource base. 

 
Included in the defined and reviewed strategies to achieve this are objective are the 
following estate-related strategies: - 

 
Objective 5 Strategy 2: 
Redevelop the GSA campus on Garnethill to provide a high quality 
learning, teaching and research environment and to accommodate 
growth 

 
Objective 5 Strategy 3: 
In the short term, improve the existing Garnethill campus to maintain an 
acceptable environment for learning, teaching and research and 
accommodate limited growth. 

 
Objective 3 in the School’s Strategic Plan for 2004 – 2008 is that it: - 
 

Develop research of international standing 
 

Included in the defined and reviewed strategies to achieve this are objective is the 
following estate-related strategy: - 

 
Objective 3 Strategy 1: 
Continue to develop research centres of international research 
excellence – including Plan for Re-location of DDS to the Digital Media 
Quarter at Pacific Quay 

 
Objective 4 in the School’s Strategic Plan for 2004 – 2008 is that it: - 
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Use our research, expertise and resources to bring cultural, social and 
economic benefit to Glasgow, Scotland and beyond 
 

Included in the defined and reviewed strategies to achieve this are objective is the 
following estate-related strategy: - 

 
Objective 4 Strategy 5: 
Preserve and promote the Mackintosh heritage and GSA’s collections 
and archives – including several Plans relating to the Mackintosh 
Conservation and Access Project 

 
Annual plans and performance indicators are established under each objective 
annually and reviewed and updated the following year.  
 
The five-year strategic plan and each annual Institutional Priority Plan are drafted, 
reviewed and updated collaboratively by senior management and staff across the 
School, and are appraised and signed-off each year by the Board of Governors. 

 
The current plans and measures of success for the above objectives and strategies 
are provided in Appendix 1. 

 
2.5 Curriculum 
 

The School offers practice-led, Studio-based teaching, learning and research in the 
fields of fine art, design and architecture. 
 
A summary of the principal study disciplines and learning and teaching and support 
departments, together with an overview of their respective space needs (which 
inform the following sections of this Estates Strategy) is as given below: - 
 

2.5.1 School of Fine Art 
 

The School of Fine Art (SoFA) offers two programmes leading to a BA (Hons) Fine 
Art or a Master of Fine Art. The School is managed by the Head of the School of 
Fine Art, supported by two Programme Leaders and three Heads of Department. 
While studying at Master’s level is offered as a fine art specific multidisciplinary 
programme, specialist studies are offered at undergraduate level in: 

 
• Painting and Printmaking 
• Fine Art Photography 
• Sculpture and 
• Environmental Art 
 
Central for both programmes is the allocation of individual studio space, appropriate 
access to technical facilities, a strong intellectual discourse facilitated through 
lectures and seminar, and the interdisciplinary sense of community, which is the 
academic trademark for all programmes at GSA.  
 
The major hindrance to achieve a smooth and effective student experience is the 
scattered location of the School of Fine Art facilities in five buildings, including the 
temporary McLellan location, across the GSA campus which seriously undermines 
academic coherence and inter-disciplinarity.  

 
Leaking roofs, inappropriate heating and the inherently inflexible layout of most of 
the buildings occupied (excluding Mackintosh Building) and the constant need for 



GSA Estate Strategy: December 2007: Revision 00 13 

repairs has started to disrupt the teaching and learning. A high level of 
inventiveness is now required to meet health and safety as well as accessibility 
requirements. However, the effort required to find creative solutions is impacting on 
the academic provision. 

 
SoFA is now forced to provide some students with “studio” space which is not fit for 
any educational activity. The quality of studios outwith the Mackintosh Building is 
very poor. Life Drawing is operating in congested circumstances, with studios being 
used seven days per week, including evenings. Fine Art staff offices are in many 
cases not fit for purpose, and are inconveniently located throughout the estate’s 
buildings, adding to management difficulties. Due to geographic spread, workshops 
are duplicated (or more), leading to congestion and additional staffing costs in some 
departments, particular Sculpture and Environmental Art. 
 
Lecture theatres are too small to accommodate an entire year of Fine Art which 
requires expensive hire on a regular basis of external resources like the Glasgow 
Film Theatre (see also 2.5.4). 

 
2.5.2 School of Design 

 
The School of Design is managed by the Head of Design, supported by the Heads 
of Departments in the following disciplines; 
 
• First Year Design 
• Ceramics 
• Interior Design 
• Product Design 
• Product Design Engineering 
• Silversmithing and Jewellery 
• Textiles 
• Visual Communications 
 
Increased student numbers in the craft-based disciplines have exerted pressure on 
expensive specialist areas such as dye workshops and silversmithing/ jewellery 
workshops. The locations of these facilities, within the Newbery Tower, mitigate 
against an economic expansion solution of the facilities, and providing any 
additional facilities elsewhere would fragment the academic continuity. Design 
departments have also been found to suffer from insufficient assembly/ storage 
space for prototypes, concept artwork and experimentation.  Product Design 1st and 
2nd year students are housed in cramped basement studios, two floors below the 
critical mass of their department (staff work areas, 3rd and 4th year studios), which 
mitigates against peer development, cohesion and teaching synergy. The Ceramics 
department is in a building separate from all the other Design departments, in a 
former Army Drill Hall, which is singularly unsuited by its construction for the 
movement and handling of the heavy clays and plasters essential for ceramics.  
 
Design is rapidly expanding into areas of complex interdisciplinary collaboration with 
business, science and the humanities (the Cox Review of Creativity in Business, HM 
Treasury, refers). This results in the need for space for students to be able to work 
on projects which are outside the boundaries of their own specialist subject area 
and which address thematic issues such as transport, health and technology. As 
there is insufficient space to adequately house the existing specialisms, there is 
certainly no opportunity to create temporary work spaces and project rooms which 
can be used to develop ideas across a wide range of disciplines addressing 
contemporary and future contexts. 
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2.5.3 Mackintosh School of Architecture 

 
The Mackintosh School of Architecture is managed by the Professor of Architecture 
who is Head of School, supported by the Depute Head of School and senior 
architectural staff responsible for each year group and each post-graduate cohort at 
Diploma and Masters levels. 
 
Architecture relies heavily on group-teaching, team work and peer group learning, 
within year groups and between them at various years of undergraduate and post-
graduate study. Students from years 1 to 5 of the Department of Civil Engineering at 
the University of Glasgow are taught a module of architectural design in the MSA’s 
studios alongside students of architecture. The present accommodation in the 
Bourdon Building is already operating beyond capacity, with severe restrictions on 
critique space and post-graduate studio space. For this intensive learning 
environment to succeed there needs to be effective acoustic control of the 
environment, which is currently impossible (see the RIBA Visiting Board Report of 
2005). 
 
To accommodate students away from the main cohorts is not practical, and the 
‘lesser of two evils’ is to temporarily relocate critique facilities within the currently 
leased Mclellan Galleries. However, the net result is not satisfactory for a vibrant 
School. The heavily-used Architecture Lecture Theatre is inherently overworked, 
being designed for much smaller audiences, with resultant environmental 
discomforts and reduction in the quality of learning and teaching. In common with all 
the Schools, MSA suffers from a very significant lack of suitable storage Space. This 
leads to congestion in Studio working space, damage to valuable models and 
drawings and overloaded student record facilities, resulting in excessive use of staff 
time for retrieval etc. 

 
2.5.4 Department of Historical and Critical Studies 
 

The Department of Historical and Critical Studies is managed by the Head of H&C, 
supported by specialist staff lecturers and visiting lecturers from academia and 
industry. 
 
The HCS Department provides learning and teaching programmes to the majority of 
students within GSA (Fine Art and Design), requiring significant lecture theatre, 
seminar and tutorial space to operate efficiently. However, due to space restraints 
across the campus, the Department must rely on the availability of ‘borrowed’ space 
to augment their own small holding, when their academic programme justifies the 
provision of a self-supporting suite of fit-for-purpose teaching facilities. 
 
Due to the lack of availability of even borrowed space, H&C has no option but to 
rent space on a regular basis in the nearby Glasgow Film Theatre for large lectures 
or presentations; particularly if a whole School year-group is to attend. This includes 
the need to book two spaces at GFT (including the main auditorium) every teaching 
week across the academic calendar (and usually twice in those weeks). The GFT, 
while adjacent to the campus is not considered technically or physically adequate to 
effectively house academic lecture needs. 

 



GSA Estate Strategy: December 2007: Revision 00 15 

2.5.5 Digital Design Studio 
 

The Digital Design Studio is managed by the Director of the DDS, supported by a 
team of specialist practitioners and researchers. 
 
DDS is currently housed in the leased first and second floors of the House for and 
Art Lover located in Bellahouston Park on the South side of Glasgow. The House 
was constructed approximately ten years ago to Mackintosh’s design for a private 
house, although it used as a commercial venue. The Digital Design Studio has 
developed substantially since it was shoe-horned into the available space of the first 
floor and the converted roof space of the House, and is currently very seriously 
constrained in research output and planned post-graduate expansion.  
 
A new base for the DDS is of paramount importance to its continued success and 
progress and advanced proposals for this is defined in later sections of this Estate 
Strategy. 

 
2.5.6 Research and Knowledge Transfer 
 

The School’s Research and post-graduate programmes are managed at senior level 
by the Head of Research and Post-graduate Studies, supported by team of 
specialist staff and visiting lecturers. 
 
The School has vibrant and critical programmes of research in many fundamental 
areas of Architecture, Fine Art and Design, and scores extremely highly in RAE 
outcomes. However, appropriate physical facilities to encourage, develop and 
consolidate Research across the School do not exist, and it is to the credit of the 
School’s practitioners that high quality output is maintained.  The continued success 
and progress of GSA research dictates that adequate, well-designed, fit-for-purpose 
facilities, which can better out-reach to external commercial and academic partners, 
are essential for the future. 
 
Postgraduate growth is a major priority for the School. GSA’s vision is to provide 
world class education in art, design and architecture. In order to realise this vision 
the School must develop a culture of “postgraduate-ness” which can only be 
achieved with a sufficiently high critical mass of postgraduate students. GSA’s 
research standing is also dependent on postgraduate growth in order to maintain 
competitiveness in research and the highest quality of trained researchers, GSA 
needs to expand the available pool of postgraduates. However there is insufficient 
space either studio, lecture theatre, seminar, project or critique space to house this 
planned growth.  
 

2.5.7 Library and Learning Resources 
 

The School’s Library Services and Learning Resources are managed by the Head 
of Learning Resources, supported by a team of specialist librarian staff and learning 
resources instructors. 
 
The School’s Library was, through necessity many years ago, transplanted into that 
section of the Bourdon Building originally designed as the School’s Assembly Hall. 
The evolved layout of the Library therefore has had to embody and adapt around 
many of the original physical restraints of the Assembly Hall, and is very much a 
hybrid creation. Whilst the School has invested heavily in altering and upgrading the 
two floors of the Library and associated Learning resources, the result is still 
considered barely fit for purpose.  
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The study spaces available fall far short of the recommended numbers even taking 
into account the differing use of libraries by students in GSA specialisms. The 
amount of space needs to be doubled just to cater for the current student body, 
never mind the planned expansion in numbers. Such spaces as are available are of 
very low quality – tucked between bookshelves and under stairs with poor lighting 
and inadequate room for the size of desk or table required. In addition to the 
number of study spaces, we are also unable to respond to student demand in terms 
of type of study space. For example, in response to requests for some collaborative 
space for project work, a small group study room was created from half of a large 
storage cupboard.  
 
The unique nature of the School’s collections and the way in which they are used by 
students in an art school also requires space for expansion of the collection and for 
browsing. At present, print material can only be housed on one level due to load 
bearing capacities so it is impossible to create the type of environment that would 
allow the type of interaction between user and collection that we would wish. 
 
The Library is heavily used and the poor conditions are increasingly remarked on 
both by students and external bodies. Annual Library User Satisfaction Surveys 
show increasing drops in levels of satisfaction in regard to both the study facilities 
and the general environment. In the words of one student ‘please, please, please 
sort out the heating, its too hot! There is no air in the building in either winter or 
summer. Please don’t make us wait until a new building is built!’ In 2005, the RIBA 
validation panel noted the ‘ excellent collection but lack of working space’ and ‘the 
cramped conditions which users currently endure’  In the interim period, new 
developments such as the introduction of the VLE have placed an additional burden 
on the space available through the need to house staff and provide additional 
support facilities. 
 
The Atkinson Committee Report identified a norm of one reader place per 6 
students, which would imply a need for 300 student places. The GSA has only 125 
spaces of which 43 are dedicated to computers for accessing databases and 
microfiche readers, leaving only 82 individual study spaces, which is regarded as 
clearly inadequate.  

 
2.5.8 Support Departments 
 

The academic programmes of the School are supported by the specialist Support 
Departments as listed below: - 
 
• Registry 
• Student Services 
• Finance 
• Human Resources 
• Information Technology 
• Estates 
• Exhibitions 
• Health and Safety 
• Students Representative Council 
• Continuing Education 
• Wider Access 
 
Due to lack of suitable spaces and a critical shortage of space overall, central 
support staff offices are located over several parts of the campus, with resulting 
inefficiency. For example, the Finance Department is located within a significant 
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Studio within the Mackintosh Building and Student Services have an overcrowded 
office over 200m away in Hill Street with almost no natural light. 
 
The School does not possess a Staff Lounge at all and staff have instead to use the 
Refectory (which itself is significantly overcrowded with space for only 90 students 
and staff) for informal meetings. 
 
The School has no purpose designed informal learning spaces and informal spaces 
are limited to corridors. 

 
2.5.9 Summary 

 
In general, over recent years the School has expanded to meet the competitive and 
challenging needs of Higher Education. Essential staff levels have also increased 
within management, administration and support staff. Accommodation to effectively 
and efficiently meet these needs has proved particularly difficult to provide within the 
current estate, and this has resulted in students and staff being housed in 
inadequate circumstances that greatly inconvenience their academic and 
professional output. In space terms, the School has developed every possible 
corner, and has no reserve left. 

 
2.6 Current Student Numbers – 2007/2008 
                                              

Full Time Equivalent (FTE) student numbers across the School for the current 
academic year are summarised in the table below: - 

 
 Garnethill Campus Digital Design Studio 
 Home/EU Overseas

 
Total Home/EU Overseas Total 

Undergraduates 1,380 170 1,550    
Postgraduates 56 63 119 24 7 31 
Totals 1,436 233 1,669 24 7 31 

 
   
2.7 Strategic Context and Growth 
 
2.7.1 Overview 
 

Growth in student numbers is essential for the academic and financial sustainability 
of the School. This will principally be in the fields of postgraduate/ research and 
overseas (non UK/EU). The GSA’s Estates Strategy has therefore been planned to 
provide the space necessary for this.  

 
 Planned numbers are summarised in the table below: - 
 

 Garnethill Campus Digital Design Studio 
 Home/EU Overseas

 
Total Home/EU Overseas Total 

Undergraduates 1,361 280 1,641    
Postgraduates 227 123 350 67 22 89 
Totals 1,588 403 1,991 67 22 89 
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2.7.2 Academic Sustainability: Justification for Postgraduate Growth 
 

The GSA has a significantly lower percentage of postgraduate to total students 
compared to other Scottish HEI’s: 8.75% (excludes Architecture Diploma) 
postgraduate students compared to an average of 20% across the Scottish HE 
sector. The growth in postgraduate students to 22% of the student community will 
only bring the GSA in line with other Scottish HEI’s. 

 
To remain nationally and internationally competitive, the GSA must expand its 
programme portfolio, building on its established subject specialist strengths at 
undergraduate level with an expanded range of inter disciplinary opportunities at 
postgraduate level. 
 
To be world class the GSA must develop a critical mass of postgraduate students to 
create a dynamic and self supporting postgraduate community. 
 
To maintain competitiveness in research and the highest quality of trained 
researchers, the GSA needs to expand the available pool of postgraduates, match 
the quality and intensity of research with associated postgraduate developments to 
ensure research-teaching links and develop new programmes which feed from its 
research centres and provide sustainable future development. 
 
Postgraduate growth will also allow the GSA to provide students with progression 
opportunities in all its subject areas from undergraduate to doctoral. 
 
For Scotland, growth in postgraduate provision provides the mature talent and the 
creative business leaders which Scotland’s creative industries and wider economy 
needs; avoids talented graduates leaving Scotland to pursue postgraduate 
education elsewhere; is particularly attractive to overseas students and thus 
supports the Scottish Executive’s Fresh Talent initiative. 

 
2.7.3 Academic Sustainability: Justification for Overseas Growth 
 

Growth in overseas students is in line with the Fresh Talent Policy of the Scottish 
Executive to encourage immigration to Scotland and address a projected downturn 
in the population; with the Scottish Funding Council’s Corporate Plan 2006-2009 
which aims to ensure that “Colleges and universities support Scotland’s 
international ambitions” and “supports the recruitment of international students in 
greater numbers” and with Scottish Enterprise Glasgow’s Framework for the 
Creative and Cultural Industries. 
 
For the GSA, the recruitment of overseas students is central to its 
internationalisation strategy to embed an international and intercultural ethos in all 
aspects of its curriculum and develop an increasingly culturally diverse community 
of staff and students in order to enhance the educational experience. 
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2.8 Context and Curriculum Related to Estate Strategy 
 

Creativity and creative people are increasingly seen as essential to business 
success and economic competitiveness. The Scottish Government’s new economic 
strategy with creative industries identified as a priority sector, the Cox Review of 
Creativity in Business, the new Joint Economic Strategy for Glasgow and economic 
theories worldwide all place creative industries, creativity and creative people at the 
heart of the economy.  

 
The GSA’s contribution to the economy and society is already significant but the 
scope to realise its full potential within this rapidly changing context depends on its 
future academic and financial sustainability. This, in turn, depends on the GSA’s 
ability to: - 

 
• Increase its postgraduate provision 
• Increase overseas students  
• Enhance research and knowledge transfer activity  
• Maintain the quality of educational provision, and  
• Ensure that the accommodation and facilities offered keep pace with peers 

and partners in an increasingly competitive global market.  
 

To fail to do these things will threaten the School’s international reputation, its 
academic standing, its recruitment prospects and, therefore, its future viability. 

 
With reference to findings gathered in the Estate-related reports and surveys 
described in the following sections, the school considers that the described estate 
problems are considerable and - if left un-remedied - will severely jeopardise the 
School’s ambitions in forthcoming years. 
 
The scale of these problems is highlighted later, but may be summarised by noting 
they are considered the greatest risk to the School’s long-term academic and 
financial sustainability. There are many examples of international peers and 
‘competitor organisations’ with estates that are far superior to the School’s. Indeed, 
in an Estates Options Appraisal commissioned by the School from Bond Bryan 
Architects in 2005, it was noted that, in their opinion, the greater majority of Higher 
Education Estates in the United Kingdom are of a better quality than the School’s. 
Furthermore, given increasing commitments to investment, both in Scotland and the 
remainder of the United Kingdom, an increasing proportion of the Further Education 
sector and the Secondary Education sector might be considered to be of a higher 
quality. 

 
The school believes – and has demonstrated in subsequent reports to the SFC - 
that in order to fulfil its mission and deliver a sustainable future, it needs to provide 
high quality buildings and facilities, not only to attract students, but also to provide 
the best possible environment for academic achievement.  The existing estate 
demonstrably falls well short of the required standard. 
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3.0 The Existing Estate 
 
3.1 Overview 
 

This section describes the School’s estate and the significant developments and 
responses to changing needs over time that have led to the current estate portfolio. 
It describes each building and its current use, and focuses in particular on the scope 
and findings of a range of surveys and reports from external consultants which have 
– in turn – been used to inform the ongoing Estate Strategy proposals. 

 
3.2 Historical Background 
 

The Glasgow School of Art is located in the Garnethill area of the City Centre, 
having originally been established in accommodation rented from Glasgow City 
Council, within property adjacent to the current McLellan Galleries. 

 
In 1899, the School transferred to Phase 1 of the new building being constructed on 
a site bounded by Renfrew Street to the north, Scott Street to the west, and 
Dalhousie Street to the east. This building was designed, (the result of an 
architectural competition), by Charles Rennie Mackintosh. In 1909 the School took 
occupation of Phase 2 of the building, designed and constructed under the 
supervision of Mackintosh. This building, naturally now known as the Mackintosh 
Building at Glasgow  School of Art (and described in further detail below), is Grade A 
listed, and was for many years, the only premises occupied by the School on 
Garnethill. 
 
As the School expanded, a number of diverse properties were purchased and 
leased adjacent to the Mackintosh Building. These included former residential 
tenements, independent villas, and the property of the original Glasgow Dental 
School, at the corner of Renfrew Street and Dalhousie Street. 
 
In 1936, the School acquired a new Assembly Hall, designed by Keppie Henderson 
and Partners, Architects, constructed on the north-east corner site bounded by Scott 
Street and Renfrew Street. This building, still in existence (Assembly Building), was 
linked to former tenement property on the north side of Renfrew Street which 
survived in use by the School until the major Estate development commencing in 
the early 1960s. Other properties were acquired in Blythswood Square, and 
occupied amongst others by the School’s Town Planning faculty until the Garnethill 
estate was expanded and reconstructed circa 1966 to 1979. 

 
The School has a long history of providing residential accommodation for its first 
year and overseas undergraduates, and a series of existing properties were 
purchased and converted into Student Hostels. These included Bilsland House, 
Gilbert Innes Hostel, and the JD Kelly Building. To provide more modern and better 
suited accommodation, the School procured a new Student Hall of Residence in 
1996: Margaret Macdonald House. This allowed the sub-standard Bilsland House 
and Gilbert Innes Hostel to be disposed of, and the J D Kelly Building to be 
converted to Academic teaching accommodation. 

 
The School’s major expansion of the mid-1960s to the late 1970s saw a number of 
purpose-designed buildings acquired by the School, based on a master plan by 
Keppie Henderson and Partners. This resulted in the Foulis Building, the Newbery 
Tower, and the Bourdon Building; which still form a substantial proportion of the 
campus, although their fitness-for-purpose has been assessed and severely 
questioned (see below). Due to funding restrictions, Phase 3 of this master plan was 
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never constructed, leaving the stone-built 1936 Assembly Building isolated between 
the concrete structures of the Newbery Tower and the Bourdon Building. 
 
As the School’s population expanded further in the 1980’s, the scarcity of 
acquisition opportunities in Garnethill resulted in a number of older buildings being 
brought into service as either academic space or student residential 
accommodation. Several of these have since been disposed of (e.g. the Old Girls 
High School, Bilsland House, accommodation in Fleming House and others), and 
others acquired. 

 
3.3 Estate Site Context 
 

The School does not operate from what is more commonly understood to be a 
campus, but rather has buildings scattered across a well-defined area of Glasgow 
City Centre: Garnethill.  
 
Garnethill is a closely-knit urban area with its own unique character, and a part of 
the city with which the School has become synonymous. It is located with Glasgow’s 
main central shopping area immediately to the South East and, while it has no fixed 
boundaries, extends to approximately no more than 500 metres by 300 metres. 
 
Garnethill itself is, at heart, a small inner-city residential district, centred upon a hill 
that slopes away in all directions. To the east is a rather mixed ‘transition zone’ of 
‘edge of city centre retail’, offices and small businesses. To the north and west 
Glasgow’s urban Motorway (M8) bounds the area; as a result the far reaches of the 
hill’s northern and western slopes are less attractive. Sauchiehall Street effectively 
defines the southern edge of Garnethill.   
 
There is a wide mix of building types in Garnethill which combine to add particular 
interest to the area. In addition to The Glasgow School of Art’s properties (described 
below), there is primary and secondary education offered by St Aloysius College, 
further education at Stow College, higher education provided at the Glasgow Dental 
School, commercial/ retail accommodation along the area’s fringes, religious 
buildings, social and leisure properties (e.g. Glasgow Film Theatre and numerous 
clubs), cultural buildings (e.g. McLellan Galleries and the Centre for Contemporary 
Arts)  and a predominant mix of tenemented private and social housing and hotel 
accommodation of various sizes and types.   
 
The area is designated as a Conservation Area, with planning controls under this 
classification managed by Glasgow City Council n consultation with Historic 
Scotland. There is also a number of Listed Buildings in the area, including those 
owned and operated by the School (see below).  
 
The density of the urban fabric, the protected nature of existing sites and the variety 
of accommodation types entails that opportunities for the School to acquire suitable 
property within Garnethill are rare. This has also been reflected in future estate 
strategy plans.  
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Map of Central Glasgow, centred on Garnethill; from Glasgow City Council – City Plan 
 

See 3.4.1 
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3.4 Glasgow School of Art - Existing Buildings  
 

The Glasgow School of Art’s estate presently comprises ten buildings in Garnethill, 
which are broadly unchanged since the acquisition in 1993 of the Barnes Building 
on West Graham Street (a former Glasgow Health Board laboratory building), which 
replaced structurally-unsound accommodation in the former Girls High School in 
Buccleuch Street. 
 
In addition, the School’s Digital Design Studio currently operates from leased 
accommodation in the House for an Art Lover, Bellahouston Park and leased 
accommodation has also been agreed for three years in the Glasgow City Council-
owned McLellan Galleries. 
 
Having recognised the existing estate poses the greatest risk to the School’s 
sustainability, a significant number of surveys, reports and appraisals have been 
conducted over recent years to gauge each buildings’ condition (in its own terms 
and in relation to a cohesive and coordinated estate strategy) and to consider 
means and costs to address the necessary estate development works. 
 
This has looked at wide-ranging issues such as structural condition and dilapidation, 
the inefficiencies brought about by the physical ‘scatter’ of accommodation, 
appropriate fitness-for-purpose of each building in terms of current and planned 
need, the inability of the current campus to house essential growth and the lack of 
essential facilities. 
 
Each study outcome has been used by the School to inform and test the future need 
and shape of an estate that effectively enables the planned and necessary 
academic, research and knowledge transfer activities.  
 
An overview of each element of the estate is given in this sub-section, and a 
description and summary of the studies which the Glasgow School of Art has 
commissioned to provide the context of its future needs and proposals immediately 
follow. 
 
It is essential when reading the general description of each GSA estate building that 
reference is also made to the Condition Surveys and costs, the Fitness for Purpose 
study, user analysis and the Space Utilisation survey and recommendations 
summarised in sections 3.10 – 3.13: each of which reinforces the need for change 
and improvement which was taken up in the Options Appraisal referred to in section 
5.0.  
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3.4.1 Summary Schedule of Existing Buildings 
  
A brief description of each building in the School’s estate is given in the following 
sub-sections. The table below collates and summarises the key points 

 
 Building 

 
Built Value * 

(£) 
GIA  
(m2) 

Listed 

 Academic    
3.4.2 Mackintosh Building 1899/1909  7,670 A 
3.4.3 Bourdon Building 1977  6,602  
3.4.4 Foulis Building 1968  3,353  
3.4.5 Newbery Tower 1972  3,873  
3.4.6 Assembly Building 1936  1,275 C 
3.4.7 Haldane Building 1887  2,827  
3.4.8 Barnes Building 1885/1965  2,841 B (part) 
3.4.9 JD Kelly 1898  2,260  
3.4.10 Richmond Building 1860  1,241  
 
Owned Academic Sub Total 
 

  31,942  

 Residential     
3.4.11 Margaret Macdonald House

 
1996  2,613  

 Leased Accommodation     
3.4.12 House for an Art Lover   705  
3.4.13 McLellan Galleries   3,838 A 
 
Leased Sub Total 
 

  4,543  

Total Gross Value (of Owned) and GIA  39,098 
 
* This is the base value and not Insurance Replacement Value – See Section 3.9 
 
The following map of central Garnethill locates the GSA’s estate buildings in this 
area: - 
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 Central Garnethill, showing The Glasgow School of Art’s existing buildings 
 

Overview of Buildings 
 
The majority of the School’s accommodation is on Renfrew Street.  
 
The first and most significant cluster is that group of buildings around The 
Mackintosh Building (1).  The other buildings in this group are the Bourdon Building 
(2), the Assembly Building (3), the Newbery Tower (4) and the Foulis Building (5). 
The scale of these buildings together with the Mackintosh Building is significant, and 
together they supply around 71% of the total gross internal floor area. 

 
 

1 Mackintosh Building 
2 Bourdon Building 
3 Assembly Building 
4 Newbery Tower 
5 Foulis Building 
6 Richmond Building 
7 JD Kelly Building 
8 Barnes Building 
9 Haldane Building 
10 Margaret Macdonald House 
11 McLellan Galleries )Leased) 

1 

2 
3 4 5 

6 

7 

8 

9 

10 

11 
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3.4.2 Mackintosh Building 
 

The original Glasgow Art School building (at 167 Renfrew Street) is now known as 
the Mackintosh Building. It is Grade A listed and acknowledged as one of the most 
significant buildings in Britain’s architectural heritage. It is also widely recognised 
internationally as one of the most important buildings of the early 20th century.  
 
The building was constructed in two phases (1889 and 1909).  Its external Walls are 
a mixture of stone and rendered brickwork.  Roofs are a mixture of slate and some 
low pitched roofs finished with lead or asphalt. Upper floors are mostly timber joists 
supported on steel beams. The building is recognised as the only fully fit-for-
purpose building in the School’s Garnethill estate (see below), its large, tall studio 
spaces continue to offer a good working environment for artists.  However a 
disadvantage at present is that access for disabled users onto the main ground floor 
level and to certain intermediate levels is limited (see DDA). 
 
Its architect Charles Rennie Mackintosh was a former student of the School and the 
building displays many of the ideas and art of that early 20th century artistic 
movement known as ‘The Glasgow School’; most of whose members were once 
Glasgow School of Art students.  The building is recognised as the finest work of 
one of the 20th Century’s great architects, not only for its striking and beautiful looks 
both inside and out, but for its technical and aesthetic innovation, its integration of 
decoration and structure, its spatial organisation, and its delivery of highly practical 
studio spaces with high ceilings and excellent north lighting. 

 
The cultural significance of the building nationally (and not just for GSA) can be 
summarised in the following passages: - 

 
• Glasgow School of Art is one of the cultural icons of twentieth century 

architecture 
• It represents Charles Rennie Mackintosh’s largest commission, illustrating his 

early and maturing design talents over its two construction phases. 
• It reflects Mackintosh’s complex intellectualism; with various reference having 

been made to his approach as Modernist, Historicist, Arts and Crafts exponent 
and Symbolist. 

• It is the world’s largest repository of Mackintosh furniture and fittings and the 
base for the Mackintosh Archive and Collection. 

• It has influenced building, interior and furniture design throughout the 20th 
century. 

• It is a major international visitor attraction attracting 22,000 visitors annually 
• Its original design embraced the then technically advanced integration of a 

heating system. 
• The building is the location from which internationally renowned and 

historically important designers, architects and artists emerged throughout the 
20th century. 

 
The Mackintosh Building is now the only public building designed by Charles Rennie 
Mackintosh which is still used for its original function; forming as it does the centre-
piece of the School’s campus on Garnethill and providing – amongst other 
accommodation – painting studios which are as suited to their purpose today as 
when designed over one hundred years ago. 

 
The School cannot conceive of a future that would not include the Mackintosh 
Building at its heart. 
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The Gross internal Area (GIA) of the Mackintosh Building is 7,670 sq m, however 
this is set to reduce to 7,400m2 on completion of the current Mackintosh 
Conservation and Access Project (see below), the works for which include the 
removal of post-CR Mackintosh accretions such as studio galleries/ mezzanine 
floors. 

 
The building predominantly houses the following core activities: - 
 
• Undergraduate Painting and Printmaking (the principal accommodation) 
• Interior Design 
• Historical and Critical Studies 
• Lecture and Seminar accommodation 
• Directorate 
• Central administration functions 
• Gallery space 
• Publicly accessible spaces for Mackintosh-related exhibition, display and retail 

(see Mackintosh Conservation and Access Project). 
 
The nature, design and acknowledged fitness-for-purpose of the building – with 
renowned and successful Studio accommodation – is such that no alternative uses 
are envisaged by the School. Nor would significant redevelopment be feasible in the 
future given its listed status. 
 
In building fabric terms the Mackintosh Building has benefited to a degree from its 
listed status, which has helped to secure funding from Historic Scotland, amongst 
others, for repairs to masonry, rendering, roof coverings and lead flashings etc. The 
Summers Inman Condition Survey of 2003 (3.10) noted that only isolated areas of 
deterioration were evident externally; with repairs recommended to sections of 
stonework pointing and minor repairs to windows and rainwater goods. 
 
Internally patches of water ingress were noted, which has damaged stonework, 
along with damages to internal plaster finishes and wall linings.  
 
The heating and electrical systems were noted to be generally at the end of their 
economic life. 
 
In addition to wider issues of improved public access, archive and collections 
display and management etc, the points above have been, or are being, addressed 
through the Mackintosh Conservation and Access Project described below and 
elsewhere in this document. 
 
Conservation and construction work is currently underway on the Mackintosh 
Conservation and Access Project (MCAP), which aims to address public 
accessibility issues, particularly to accommodate expanding numbers of visitors/ 
tourists and enhance their experiences of the building and the School’s archive and 
collections, with minimal disruption to the essential normal workings of the School. 
 
As part of this MCAP, there will be a new and larger Research Centre with, for the 
first time, environmental control, which will enable proper and appropriate care of 
the School’s valuable collections and archives. This will also enable significantly 
improved opportunities for research.  
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 Mackintosh Building 

 
Mackintosh Conservation and Access Project 
 
Whilst the external fabric of the Mackintosh Building has been largely secured over 
recent years, the interior requires considerable repair and conservation. It is 
intended that inappropriate additions to the building will be reversed and that 
important Mackintosh details will be restored. Conservation work and repairs are to 
be undertaken to damaged and degraded areas of the building fabric and sensitively 
integrated building services installation works are being implemented. Public 
accessibility to study the building is also recognised as crucial, therefore additional 
and enhanced public access is being offered to a number of key apartments, 
alongside the restoration of a number of rooms to their original use through the 
relocation of existing administrative functions to accommodation elsewhere on the 
campus (only possible on completion of the wider estate redevelopment strategy).  

 
With reference to the needs to widen access to the building’s heritage, attract, 
accommodate and inform visitors and improve conditions for the archive and 
collection generally - further important strands of the Conservation and Access 
project include works to provide a new base for the School’s Mackintosh Research 
Centre, the provision of a new Mackintosh Furniture Museum, Exhibition Area and 
retail outlet and the creation of environmentally controlled storage facilities for the 
School’s archive and collection artefacts. A Mackintosh Building Interpretation 
Centre is also to be provided on the site across Renfrew Street from the building. 

 
A more detailed description of the project’s aims, objectives, delivery strategy and 
costs is given in section 9.0.. 
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3.4.3 Bourdon Building 
 

The Bourdon Building was completed in 1977 to house principally the Mackintosh 
School of Architecture and what was planned to be the School’s new Assembly Hall. 
It has a total gross internal area (GIA) of 6,602m2. 
 
In planning terms it is unique in Garnethill (and rare in Glasgow) in that it takes 
advantage of two GSA sites immediately opposite one another to enable a ‘bridging’ 
structure over the road and maximise the potential floor plate areas. The success of 
this in urban design terms however is questionable and the city’s planning 
department have expressed support for estate proposals which would see its 
removal. In their Options Appraisal Report (which included consultation with the 
planners) Bond Bryan note that it has a “considerable visual presence that could be 
said to border on the oppressive. Designed in what was known as the ‘brutalist’ 
style, today most observers would say its weathered raw concrete appearance is a 
little too brutal.” 
 
The Bourdon Building is constructed with a cast in-situ concrete frame and its roofs 
are flat and finished in asphalt/ felt. External wall cladding is predominantly in fair 
faced (hammered) concrete, pre-cast panels and metal panels. In the years 
following its completion the Bourdon Building suffered from cracking and other signs 
of movement.  However in recent years tests suggest that the building appears now 
to have, at least temporarily, stabilised.  
 
However the building still suffers from serious deflection of its floor plates, which 
developed in its earlier years, which present serious problems with furniture, 
equipment and operations. The unusual glazing details to large sections of the 
curtain walling are at the end of their economic life and require constant remedial 
works. The Summers Inman Condition Survey (3.10) notes that there is significant 
deterioration of the cladding system which requires large-scale repair and/ or 
replacement. In addition the asphalt roof covering is observed to need complete 
renewal. 
 
The heating and ventilation systems, designed for large open areas, are now 
operating inefficiently in many parts of the building. 
 
The building still retains the Mackintosh School of Architecture as its primary 
occupant. However, the space designed as the Assembly Hall has had to be 
adopted as the School’s Library. This is the only example of an entire school 
occupying its own building (the Library has its own entrance off Scott Street). The 
Marketing and Development section have office accommodation on this site also. 
 
Also located in the basement levels of the Bourdon is the plant serving a district 
heating system, which provides LPHW heating to the Mackintosh, Foulis, Newbery, 
and Assembly buildings as well as the Bourdon itself. The Condition Survey in 2003 
noted that this is at the end of its economic life and the complete installations should 
be replaced. 
 
On a slightly more positive note, despite gloomy and unwelcoming entrances and 
stairwells the upper floors do provide flexible open plan studio space.  Unfortunately 
the library, sited within what was originally designed as an assembly hall, is not at 
all successful as the layout is very severely constrained by the restricted space, has 
a large number of stairs to accommodate different levels and the very little natural 
light in what is already a very cramped area (see also 2.5.7). 
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Bourdon Building (viewed from Newbery Tower) 

 
 
3.4.4 Foulis Building 

 
The Foulis Building was constructed in 1968 and currently serves part of the School 
of Design. Located here is accommodation for the Departments of Visual 
Communications, Product Design, Product Design Engineering, the Centre for 
Advanced Textiles and the School of Design offices. A small top-lit gallery space for 
exhibitions sits in the middle of the building at Ground Floor.  
 
The gross internal area (GIA) of the Foulis Building is 3,353m2. 
 
The building is constructed with a concrete structural frame and a mixture of 
lightweight metal cladding panels and facing brickwork.  
 
 In 1997 the building underwent a ‘refit’ to the rear area of the building and was 
extended, with an extra floor of studio space added. As highlighted in the Fitness-
for-Purpose Study conducted by RMJM (see section 3.11), the upgrade of this 
building has helped develop a better internal environment in some parts of the 
building than the bulk of the estate. However, a majority of its space is still of poor 
quality being served by 1960’s vintage heating, electrical and water systems.  
 
Curtain walling is single-glazed and in poor condition and well below acceptable 
standards of heat retention and energy efficiency. Summers Inman (3.10) observed 
that there is a clear distinction between the extended upper area of the Foulis 
Building and the original fabric; with significant repairs and replacements noted as 
necessary to the curtain walling cladding and windows. Some deterioration was also 
noted in sections of the newer extension.  
 



GSA Estate Strategy: December 2007: Revision 00 31 

Internally there is again a noted difference between the newer ‘extension’ elements 
and those of the original. In general however it was reported that the heating 
installation was at the end of its economic life.  

 

 
Foulis Building 

 
3.4.5 Newbery Tower 
 

The ten-storey (including basement) Newbery Tower building was constructed in 
1972 and principally serves the School of Design at present. Located in this building 
are the Departments of Textiles and Silversmithing and Jewellery.  
 
At Ground Floor level (raised from Renfrew Street pavement level on a stepped 
plinth) is also the School Refectory and Staff Club accommodation and a small 
Gallery/ Exhibition area.  
 
At Basement level the Newbery Tower connects with the Foulis Building (3.4.4) and 
houses School of Design wood, plastics and metal workshops and other technical 
areas. The Refectory Kitchen is also at this level.  
 
In total, the gross internal area (GIA) of the Newbery Tower building is 3,873m2.  
 
The building is constructed with a concrete structural frame and is predominantly 
clad in textured pre-cast fair-faced concrete panels, with copper cladding panels at 
spandrels and window areas. Bond Bryan observed of the Newbery Tower that it 
appears very run-down and needs refurbishment to its external fabric in order to 
maintain the structural integrity of the building.  
 
The Condition Survey (3.10) noted that the timber framed cladding and glazing of 
the tower requires substantial repairs and/ or replacement, as does the flat roof.  In 
building services terms, the complete heating, electrical and lift installations were 
noted to be at the end of their economic life. 
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In practical space use terms Bond Bryan also noted that “Its small-scale floor plates 
mean that some related departments and facilities are spread over a number of 
floors creating some operational difficulties. These result in significantly poor space 
utilisation as well as the significant efficiency of staff and students being spread over 
several floors instead of in a single space.”  
 
The building has very low energy efficiency, being single-glazed and lacking 
adequate structural insulation. Its curtain walling is also at the end of its useful life. 
Heating systems throughout the building are prone to failure, requiring substantial 
engineering input on a regular basis. Being constructed in the mid 1970s, the 
building contains significant quantities of asbestos cement, which whilst safe when 
undisturbed, severely limits the versatility of what is an already inefficient building.  

 

 
Newbery Tower from Renfrew Street 
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3.4.6 Assembly Building 
 

The Assembly Building was constructed in 1936, originally – as the name suggests 
– as the School’s Assembly Hall. Since this time however it has been colonised for 
academic use (housing the Mackintosh School of Architecture for a period up to the 
completion of the Bourdon Building (3.4.3)). More recently it has been adopted as 
the base for the Student Union’s (SRC) management and social activities.   

 
This building currently serves many functions and provides not only SRC 
administration facilities and a vibrant and popular bar, but also exhibitions spaces 
managed by the students themselves (considered vital in a visual arts based 
environment) and a well-respected and ‘in demand’ Club space, which plays a 
significant role in the cultural life of not only the GSA, but Glasgow as a whole. The 
prominence of the Club activities in a city-wide context is vitally important to the 
prominence and reputation of the School in the west of Scotland (and beyond), as a 
consequence of its needs and demands therefore it is also recognised to have more 
space than many other more traditional student union buildings. 

 
The gross internal area (GIA) of the Assembly Building is 1,275m2.  
 
The building is constructed with solid masonry external walls and a slate roof, and 
its internal floors are concrete. When constructed the building formed the end-piece 
of a continuous masonry street-frontage, the evidence of which still remains on the 
eastern corner of the façade.  

 

 
   Assembly Building (From Scott Street) 

 
In summarising various estate reports conducted, this building appears very 
rundown and provides a number of large, yet rather inflexible, spaces for the 
Students Union. In addition it has poor access arrangements for users with mobility 
difficulties (internally and externally), with no passenger lift. 
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Externally there are identified areas of deterioration which include eroded sandstone 
masonry and pointing. Windows, rainwater goods and joinery generally were also 
noted as in need of attention in the 2003 Condition Survey (see 3.10). Internally the 
building was noted as being below RICS B standard and in need of considerable 
works. 
 
In 2006 the Assembly Building was listed as Category C (S). 

 
Moving away from the central ‘hub’ of the School on Renfrew Street, the following 
pair of buildings is slightly more remote (being situated on the North East Corner of 
the Garnethill) and between them provide 18% of the School’s overall gross floor 
space. Neither of these buildings was designed for academic and/ or arts uses. 

 
3.4.7 Haldane Building 

 
The Haldane Building is located on the corner of Hill Street and Rose Street (see 
location map above) and was completed in approximately 1887. Its design and 
original use was for a Volunteer Drill Hall for the Territorial Army. This included 
equestrian accommodation and functions, resulting in the heart of the two-storey 
building being dominated by a wide concrete ramp linking the two floors.  
 
The Glasgow School of Art purchased the building in 1964 and carried out some 
internal conversion works. It currently houses the Ceramics Department (part of the 
School of Design) and overspill students from Sculpture and Environmental Art and 
Master of Fine Art accommodation (parts of the School of Fine Art). Also located 
here are Student Services, some Continuing Education spaces, Health and Safety 
and the Art Shop (recently relocated to make way for the Mackintosh Conservation 
and Access Project – see 3.4.2). 
 
The gross internal area (GIA) of the Haldane Building is 2,827m2.  

 
The building is of a traditional construction with massive external masonry (red 
sandstone) walls. An interesting feature is the large slate roof laid on an original 
timber and cast iron truss structure which spans across the entire width of the 
building (thus allowing the original 36m by 30m main drill hall to be column free. 
However this space has long since filled up with a labyrinth of studio spaces and 
workshops, mostly belonging to the ceramics department. As the Condition and 
other surveys and studies observe, much of the accommodation appears tired and 
is in need of repair. A Basement extends part way beneath the ground floor. 
 
The red sandstone rubble walling is in need of serious conservation works to avoid 
further deterioration. Much of the interior is taken up by ramps (from army needs) 
and it would be extremely difficult and expensive to address DDA issues beyond 
existing provisions. The large slated roof needs constant maintenance, with water 
ingress a particular problem during heavy rain or snow.    
 
The Conditions Survey in 2003 (see 3.10) concluded that the Haldane Building was 
below RICS B standard internally and externally, and highlighted significant 
problems with stone and stone pointing, deteriorating brickwork to the rear and 
problems of rain water ingress through failures in the original slate roof. Internally, 
there was noted to be significant penetrating damp at the lower levels, along with 
associated poor surface finishes. Both the electrical and the heating systems were 
summarised as being past their economic life. 
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      Haldane Building (from Hill Street) 

 
3.4.8 Barnes Building 
 

The Barnes building is on the north-most edge of Garnethill - on West Graham 
Street - and comprises two separate, distinct, but adjoining sections. The first was 
constructed in approximately 1885 as a Children’s Dispensary, providing healthcare 
for infants and mothers. This was greatly extended in 1965 by Greater Glasgow 
Health Board to form a five-storey clinical laboratory facility.  

 
Together they were purchased by the School in 1994 to replace the former Girls 
High School (which was vacated due to structural problems), and was converted to 
form predominantly studio space. It is currently occupied by the Departments of 
Sculpture and Environmental Art, Masters of Fine Art (MFA) and Electronic Media 
(all part of the School of Fine Art). There is also a range of Fine Art administration 
offices and a small, raked lecture theatre.  
 
The total gross internal area (GIA) of the building is 2,841m2. 
 
The earliest part of the building (which is listed as Grade B) is constructed in brick 
and stone, with roofs finished in slate. The 1960’s addition has an exposed concrete 
structural frame with a flat roof.  Internally the layout is considered confusing and 
the environment is generally very rundown.  Furthermore traffic noise on West 
Graham Road and less than inspiring neighbouring buildings means that this 
peripheral location has a much less attractive setting.  These mediocre 
surroundings, together with the steep steps that lead to the Barnes’ entryway, give 
the building a sense of being quite remote from the main group of buildings at 
Renfrew Street (even though on plan the distance is no more than 250 metres). 
 
The 1885 constructed part of the building suffers from poor structural conditions, 
requiring constant maintenance to slated flat roofs and internal spaces are 
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problematic in shape, rendering many of them completely unfit for purpose. The 
1965 constructed part of the building requires extensive upgrading to external walls, 
steel windows and its single glazing. Access facilities are inconvenient and the 
geographical location produces concerns for street safety.  
 
The Summers Inman Condition Survey (3.10) also referred to the external 
deterioration of the building; including the need for general replacement of the flat 
roof and roof-lights, stone and brickwork repairs, rendering repairs, the complete 
replacement of numerous windows and complete repair and redecoration of 
external joinery and metalwork. Internally the building was noted by Summers 
Inman as generally falling below RICS B standard, with failings particularly 
highlighted due to damp ingress, windows in need of overhaul and heating and 
electrical systems past their economic life. 

 

 
  Barnes Building (from West Graham Street) 

 
The third group of two buildings, described below provide 11% of the overall floor 
space and are arranged on a steep plot of land bordered by Renfrew Street, Garnet 
Street and Hill Street. 
 

3.4.9 JD Kelly Building 
 

The building now known as the JD Kelly Building sits on the junction of Hill Street 
and Garnet Street and was constructed in 1898 for the Glasgow Private Hospital 
Trust (later McAlpine Hospital). It was later extended in 1908 and provided a range 
of hospital wards, operating theatres, x-ray and other medical facilities.  
 
The property was purchased by the School in 1974 and was initially converted to 
residential hostel accommodation for GSA undergraduates. However, in 1995 it was 
further converted by the GSA for solely academic use.  
 
The gross internal area (GIA) of the JD Kelly Building is 2,260m2. 
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The building currently houses accommodation for First Year Design (School of 
Design) and the Department of Painting and Printmaking (part of the School of Fine 
Art). At Basement level and Ground Floor it connects to the adjacent Richmond 
Building (see 3.4.10). 
 
The building is traditionally constructed with a red sandstone masonry frontage and 
was designed to match the proportions and details of the tenemented residential 
accommodation of the urban block it completes. From Condition Surveys and other 
external appraisals it is noted be somewhat dilapidated and effective flexibility in its 
use and accessibility is restricted by its design.  
 
Summers Inman (see 3.10) have observed that the exterior fabric of the building 
requires a large amount of work to bring it up to even RICS B standard. This 
observation covers all major elements, including defects in the roof, parapets, large 
areas of cement rendering (rear elevation) and stonework. 
 
In terms of building services, the electrical installation is noted as being wholly 
inadequate and beyond its economic life; likewise the heating installation is 
recommended for complete replacement.  
 
The building was designed as a sanatorium hospital and required major conversion 
to attempt to operate it as academic studios. Much of the resulting space is unfit for 
purpose and considerable areas of the south façade require serious remedial works 
to concrete and brick elements. Access arrangements within this building are also 
difficult. 
 

 
    JD Kelly Building (from Hill Street) 
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3.4.10 Richmond Building 
 

The Richmond Building, on the corner of Renfrew Street and Garnet Street was built 
in approximately 1880; initially as two separate residential villas. These were later 
converted (circa 1900) by Glasgow Private Hospital Trust into ward accommodation 
– linked to the hospital building now forming the JD Kelly Building (3.4.9). Its use 
was further transformed by the hospital into nurses residential accommodation, 
before it was purchased by the Glasgow School of Art in 1970.  
 
The School currently uses the building to house its Department of Fine Art 
Photography.  
 
In space terms the Richmond Building is the smallest of GSA’s academic buildings, 
with a gross internal area (GIA) is 1,241m2.  
 
Its construction is traditional, with a mix of dressed blond sandstone cladding and 
rendered brickwork to external faces and pitched slate roofs.  
 
Survey findings (and general impressions) note the building to be in a state of 
considerable dilapidation and (by nature of its layout and structure) the interior 
spaces are gloomy and manifestly unfit for purpose. 
 
Summers Inman’s Condition Survey (3.10) summarises that the external condition 
of the building is below RICS B standard, and that significant work is required to the 
roofs, stonework cladding and pointing, rendering, rainwater goods and windows 
and doors. Internally – notwithstanding the general unsuitability of the spaces 
themselves – substantial works are required to ceiling and wall finishes throughout 
and there was evidence of rising damp and patches of dry rot.  
 

 

 
  Richmond Building (from Garnet Street) 
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The building services installations (heating and electrical) were further noted by SI 
to be beyond their economic life, with the recommendation that they be wholly 
replaced.  
 
The Richmond Building was never meant for its current use and the building is 
notably inflexible; being composed of mostly small spaces with load bearing cross-
walls between them.  Access to the building for disabled users from the principal 
entrance on Renfrew Street is poor, and once inside the circulation is domestic in 
nature and again arrangements for disabled users are very poor (and 
insurmountable). Water and electrical services are barely adequate for current 
practices, limiting any increase in operational efficiency. 

 
3.4.11 Margaret Macdonald House  
 

Margaret Macdonald House is the most recently constructed building in the GSA’s 
estate. It was completed in 1996 and was designed as a residential hostel for 
undergraduates. This remains the building’s sole function. 
 
The gross internal area (GIA) of the building is 2,613m2. 
 
The accommodation in the building comprises 116 student study-bedrooms, which 
are organised into 18 self-catering flats, with communal kitchen and dining/ social 
facilities.  
 
The building is traditionally constructed, with facing brick external walls and pitched 
roofs clad in concrete roof tiles. Due its fairly recent construction, the construction 
materials and details employed and the ‘domestic’ nature of use, the building is 
generally considered to be in a sound condition.  
 

 

 
Margaret MacDonald House 
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 Leased Accommodation 
 

The School currently leases two properties; space in House for an Art Lover (3.4.12) 
and McLellan Galleries (3.4.12). 

 
3.4.12 House for an Art Lover 
 

One of the School’s research centres, Digital Design Studio (DDS) currently 
occupies two floors of the House for an Art Lover in Bellahouston Park, on the 
South side of Glasgow (approximately three miles from the GSA ‘campus’ in 
Garnethill), which is leased from House for an Art Lover Limited.  
 
The leased area totals 705m2. 
 
Despite an attractive setting, this building is severely constrained in terms of its 
layout, infrastructure and accessibility. For example although the DDS uses very 
powerful computing facilities which generate significant heat it is not possible to 
install air conditioning equipment because of the building’s listed status. The 
building is already occupied in excess of its reasonable occupancy capacity and as 
DDS plans to expand its academic, research and commercial activities substantially 
over the next two years its current location is considered not fit-for-purpose in light 
of the centre’s objectives. 

 
3.4.13 McLellan Galleries 
 

To accommodate essential expansion of student numbers (particularly at post-
graduate level and in research), the School has negotiated the lease of the 
McLellan Galleries from Glasgow City Council for the period from October 2006 to 
July 2010.  
 
Located adjacent to the Mackintosh Building, the Galleries now accommodate 
Master in Fine Art (MFA) post-graduate students, Master in Research (MRes) post-
graduate students, Critique spaces, and life-drawing studios. 

 
The Galleries also serve as essential decanting space for the School’s Mackintosh 
Research centre, who are temporarily housed here during the construction phase of 
the Mackintosh Conservation and Access Project. The School’s considerable 
archive and collections have also been decanted here during the above contract 
works and an HLF-funded paper conservation studio has been established to work 
on repairs to the collection.  

 
The gross internal space of the Galleries is 3,838 sq. m 

 
3.5 Ownership 
 

With the exception of the two leased properties referred to above, the School owns 
all of the properties comprising its estate (3.4.2 – 3.4.11).  
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3.6 Existing Space Provision (GIA/NUA) 
 
To summarise total space provisions in the GSA estate: - 
 
Gross Internal Area (GIA)  
 
Total non-residential GIA of properties owned by the School  31,942m2 
Total Residential GIA        2,613m2 
Total GIA of GSA owned accommodation   34,555m2 
Total GIA of currently leased accommodation     4,543m2 
 
Total GIA of all accommodation      39,098m2 
. 
Net Usable Area (NUA) 
Total non-residential NUA of properties owned by the School   22,377m2 
Total Residential NUA         2,363m2 
Total NUA of GSA owned accommodation   24,740m2 
Total NUA of currently leased accommodation     3,370m2 
 
Total NUA of all accommodation      28,110m2 
 
It should be noted that the Mackintosh Building contains historically significant 
spaces, and spaces that provide visitor/ heritage functions and which have no 
academic or support purpose (e.g. Furniture Museum, Retail area, specialist archive 
storage etc). On completion of the Mackintosh Conservation and Access Project 
(3.4.2), this will amount to 1,207m2 (NUA) and 1,757m2 GIA). This places us at a 
disadvantage with other institutions in comparing space efficiency. 

 
3.7 Statutory Listing and Controls  
  

A number of the buildings in the School’s estate are included on the statutory list of 
listed buildings under the following categories: - 
 
Grade A  Mackintosh Building  (see 3.4.2) 
Grade B  Barnes Building (East wing) (see 3.4.8) 
Grade C (S)  Assembly Building  (see 3.4.6) 
 
The entire estate (excluding DDS accommodation at House for an Art Lover (see 
2.1.11) is located in the designated Garnethill Conservation Area. 
 
The McLellan Galleries building leased from Glasgow City Council (2.1.12) is also 
listed as Grade A. 
 
It should be noted the Glasgow City Council (in conjunction with West 
Dunbartonshire Council) are currently preparing a UNESCO bid to have the 
School’s Mackintosh Building (and Hill House in Helensburgh) designated as a 
World Heritage Site. 

 
NB - Category A listing means that the building is of ‘national or international 
importance, or a fine example of a period, style or building type’.   
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3.8 Legislative Compliance 
 
3.8.1 Disability Discrimination Act (DDA) 

 
Many of the GSA buildings were constructed before consideration of access for 
people with disabilities, and have consequently been particularly difficult to modify. 
However, over the past ten years or so, the School has taken considerable effort to 
incorporate facilities to comply with the DDA, with enabling expenditure in excess of 
£250,000.  
 
An Access Audit was carried out for the School by the Joint Mobility Unit: Access 
Partnership in December 2000. This Audit was funded by the then SHEFC and has 
been used by GSA to plan and inform access enablement works since. 

 
A summary of each building in relation to DDA requirements is detailed in Appendix 
2.  
 

3.8.2 Gender Equality Duty; Race Relations Act; International Students; 
 

The Glasgow School of Art has established the Diversity and Equity Group, chaired 
by the Director, Professor Seona Reid, with membership from Heads of Department 
and senior academics. The group was formed to replace, co-ordinate and take 
forward the work of the several committees within the School who previously 
addressed specific areas, including gender, race relations, fair selection and 
diversity on a singular basis.  
 
The Group has produced policy and performance standards agreed by the Board of 
Governors, and meets regularly to progress and uphold the requirements of 
legislation in these areas. 
 
The Estate Manager is a member of the Group, and is responsible for reporting and 
taking action on all relevant aspects of the estate, including fair selection of staff, 
implementation of estate-related legislation (including procurement via OJEU 
notification), and ongoing consideration and provision of facilities for international 
students in areas of religious observance, accommodation, prayer rooms, etc. 

 
3.9 Existing Property Insurance Replacement Valuations 

 
Current Insurance Replacement Values for the School’s estate, based on 
revaluations carried out in 2006, are as listed below: - 

 
Building Value (£) Fees (£) VAT (£) Total (£)
  
Mackintosh 32,070,000 8,114,000 7,032,200 47,216,200
Bourdon 9,412,000 1,601,000 1,927,275 12,940,275
Foulis 4,602,000 691,000 926,275 6,219,275
Newbery 7,280,000 1,456,000 1,528,800 10,264,800
Assembly 3,948,000 593,000 794,675 5,335,675
Haldane 5,425,000 814,000 1,091,825   7,330,825
Barnes 3,447,000 431,000   678,650 4,556,650
Richmond 2,252,000 338,000 453,250 3,043,250
JD Kelly  4,999,000   875,000 1,027,950 6,901,950
M. Macdonald House 3,647,000 548,000 734,125   4,929,125

Totals 77,082,000 15,461,000 16,195,025 108,738,025
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3.10 Condition Surveys 
 

To help inform the development of its estate strategy and determine the current 
condition of the School’s estate in detail, the GSA commissioned a full Condition 
Survey of its Garnethill properties (excluding Margaret Macdonald House) in 2003. 
 
This survey – which was funded with assistance for the then Scottish Higher 
Education Funding Council (SHEFC) – was carried out by the chartered building 
surveying firm Summers Inman.   
 
In the extensive reporting of survey findings Summers Inman costed the works 
necessary to return all of the School’s academic properties to RICS Category B – 
that is, in good condition, operational, with only minor defects. 
 
At 2003 prices, the estimated cost of the necessary works were summarised as: - 
 
Building Cost (£) Cost/ m2 (£) 
  
Mackintosh Building £3,749,654 487 
Bourdon Building £3,194,888 482 
Foulis Building £1,579,438 469 
Newbery Tower £2,412,322 652 
Assembly Building  £   970,786 758 
Barnes Building £1,911,912 670 
Haldane Building £1,749,992 617 
Richmond Building  £1,106,137 888 
JD Kelly Building £1,730,423 763 
  
Total Costs to RICS B £18,405,552 578 

 
The above costings are inclusive of VAT and consultant fees, but exclude statutory 
fees, decant and temporary accommodation costs and any replacement fixtures and 
fittings.  
 
As part of the estate strategy exercise, option appraisal and Full Business Case 
development described in sections 5 and 7, the survey cost estimates were updated 
to current prices (then 4Q 2005) and further development costs such as decant, 
inflation projections through the proposed phasing strategy and optimism bias were 
factored in. This took the equivalent out-turn cost to approximately £38 million when 
incorporated into a viable timescale to allow the work to be carried out.  
 
A further update, based on costs at 2Q 2007 has further extended the estimated 
out-turn cost of refurbishing the existing estate to RICS B at £40.8 million. 

 
Analysis of the estimated costs reveals that around 7% relates to improving access 
for disabled users; around 10% for repairs to the exterior of buildings; 16% for 
repairs to the interiors; and 67% for repairs to mechanical and electrical systems.  
This emphasis on Mechanical and Electrical systems is relatively consistent for all 
buildings.  In summary, whilst the buildings are far from suitable for disabled users, 
and the buildings’ fabric is in need of major repairs, the electrical wiring, heating and 
ventilation systems are both inadequate by modern standards and also at the end of 
their useful lives.  This is a matter for considerable concern since continued reliance 
on such systems over, say, the next 10 to 15 years, may result in regular system 
failures and users experiencing constant turmoil.   
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3.11 Fitness for Purpose Review 
 
The Glasgow School of Art commissioned architects RMJM Scotland Limited to 
conduct a Fitness for Purpose analysis of its non-residential estate in Garnethill. 
This study, completed and reported to the School in January 2004, was funded by 
SHEFC. 
 
The Review made separate assessments for each building in each of the criterion 
listed below and – in addition to RMJM’s professional assessment - included a 
thorough review that involved the questioning of building users and estates staff.   

 
• Location 
• Age 
• Space (Quality of) 
• Teaching Environment (Quality of) 
• Amenities 
• Adaptability 
• Accessibility 
• Research Use 
• Overall Effectiveness 

 
All nine buildings were classified under the four criteria of a) Generally Acceptable, 
b) Acceptable, c) Generally Inadequate and d) Inadequate.  

 
The overall conclusions of the survey were as follows: - 

 
Generally acceptable: (An even number inadequate and good assessments) 

 
• The Mackintosh Building 

 
Generally less than acceptable: (More inadequate than good assessments) 

 
• The Foulis Building 

 
Generally inadequate: (The majority of assessments were considered inadequate) 

 
• The Bourdon Building 
• The Newbery Tower 
• The Assembly Building 
• The Haldane Building 

 
Inadequate: (All assessments were considered inadequate) 

 
• The Barnes Building 
• The JD Kelly Building 
• The Richmond Building 

 
Within each category above, all the buildings are listed in order of Fitness of 
Purpose. Therefore, for example, the Bourdon building was considered to be a 
better building than the Haldane Building. 

 
Although the JD Kelly and Richmond buildings appear at the bottom of the list, 
RMJM noted that, as the second group of buildings on Renfrew Street, their 
physical location is better than that of the more outlying Haldane and Barnes 
buildings.   
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This is important later when considering sites for reuse via redevelopment. 

 
In terms of area percentages, RMJM’s findings concluded: - 

 
Grade 1 Acceptable   18% 
Grade 2 Generally Acceptable  10% 
Grade 3 Generally Inadequate  38% 
Grade 4 Inadequate   34% 

 
 Together with the Condition Survey findings and cost estimates described in 3.10 

above, the Fitness for Purpose study outcome was used to inform the School’s 
ongoing and future estate strategy. 

 
In relating their findings to RICS B refurbishment costs, RMJM noted that:  

 
 “The sum of money now required to repair [the] estate to a serviceable level is 
substantial and, if spent, would deliver few utilisation improvements or running 
cost benefits.  It would in our view result in an estate substantially unfit for its 
purpose and would represent poor value for money”. 

 
3.12 User Survey and Feedback on Estate 
 

In assessing the current estate and preparing options for potential redevelopment, a 
series of surveys and consultations were held in 2004/ 2005 with staff and students 
of the School. 

 
Inevitably, given the numbers of people, a wide variety of views were expressed.  
However a number of themes repeatedly emerged, which are outlined below, and 
these support the other related findings of the Fitness-for-Purpose and Condition 
surveys: - 

 
• There appeared to be a wide-ranging degree of dissatisfaction with the 

existing buildings.  This was particularly strongly held by international students 
who were very disappointed with conditions and made frequent unfavourable 
comparisons with facilities abroad. These views were most strongly expressed 
in relation to Richmond, JD Kelly and Barnes buildings.   

 
• Most students were happy to stress that good staff did their very best to make 

up for the environmental deficiencies and that the overall experience was 
satisfactory. There was also general satisfaction with the concept of dedicated 
Studio space and several students mentioned this was a prime reason for 
applying to the Glasgow School of Art since not all institutions offered it. Staff 
who worked in some buildings stated that they often felt embarrassed by 
conditions. 

 
• Some people felt isolated from central facilities. Generally those who worked 

within anything other than the cluster of buildings around the Mackintosh 
Building felt isolated.  Phrases like, “we are in our own little world,” and, 
“feeling cut off,” were regularly used, and students also commented on the 
lack of easy access to the library, students union or refectory facilities from 
outlying sites. 

 
• Students want to feel that they are part of a creative community. Many stated 

they had chosen Glasgow School of Art because of the relatively small 
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specialist nature of the institution and they understood that the school aspired 
to being a close knit creative community. In particular the Architecture 
students said that they had an expectation that they would be exposed to 
ideas and even learn interdisciplinary skills from others by attending the 
School. In essence self-selection means that many who apply to the School 
are searching for this kind of experience, rather than exposure to one teaching 
department within a large university setting.  However the general view was 
that the existing buildings militated against this approach.   

 
3.13 Space Utilisation Studies 

 
A space utilisation survey across the whole estate was carried out by Stellae 
Timetabling and Space Consultants in 2003 and its findings were reported in 
January 2004. The key conclusions of this study, which would be used to inform the 
School’s future estate strategy were that: - 

 
• Teaching space is dispersed among a number of properties and, as a 

consequence, specialist space is duplicated (or worse) 
 

• Non-teaching spaces are also duplicated, resulting in enlarged total space 
provisions 

 
• Teaching spaces, many of which have been created in converted properties 

(ostensibly designed for purposes other than education and the creative arts – 
see 3.4) represent a poor fit between room capacity and teaching group size, 
which results in decreased occupancy levels and reduced space utilisation. 

 
• The survey produced frequency rates for core teaching space of 54% 

 
• The survey produced occupancy rates for core teaching space of 32% 

 
Stellae concluded that the only way to achieve improved space utilisation would be 
through a redeveloped estate with significantly reduced scatter and fewer buildings. 
They further deduced that a new estate should achieve a space saving target of 
18% from the current area (with the exception of the Mackintosh Building). 
 
This target was used by the GSA a benchmark for assessing its future estate space 
needs (see later sections). As defined in the Full Business Case (and Amended 
FBC) for the estate redevelopment it has been demonstrated that a 23% saving in 
space for like-for-like activities was achievable in a redeveloped estate. 
 
Ongoing Estate Utilisation Surveys 

 
At present the School is not equipped to undertake full, regular and ongoing survey 
space utilisation surveys. However, the Estates Management team have analysed 
the booking records from academic year 2006/ 2007 for the Mackintosh, Bourdon 
and Barnes Building lecture theatres, the Mackintosh Room, and the two Barnes 
seminar rooms: these are all the facilities that are currently booked out centrally. 

 
The following results are based purely on the ratio of times booked against the total 
time available for use, 9.00am-6.00pm Monday – Friday. They are recognised as a 
basic, but informative form of utilisation study: - 

 
Mackintosh Lecture Theatre booked over 3 terms; 
Term 1 - 84%   Term 2 - 85%    Term 3 - 71%      Year Average - 80%  
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Barnes Lecture Theatre booked over 3 terms 
Term 1 - 64%   Term 2 - 67%   Term 3 - 62%       Year Average - 62% 

 
Bourdon Ground floor theatre booked over 3 terms 
Term 1 - 72%   Term 2 - 55%   Term 3 - 51%       Year Average - 59% 

 
Average over all three lecture theatres (Time booked) - 67% 

 
A similarly basic count-up of the bookings for the seminar rooms produced the 
following totals across the session; 
 
Mackintosh  Room      76%   
Barnes large seminar room  73% 
Barnes Round seminar room 62% 
 
Average over all three centrally booked seminar rooms (Time booked)   70% 

 
In developing its estate strategy, the School has sought has to address the 
efficiencies and improved space utilisation by significantly increasing the proportion 
of its estate that will be centrally managed. 

 
An important factor to be considered in assessing space utilisation at the Glasgow 
School of Art is the School’s policy of maintaining a dedicated Studio space for most 
students. This has proven to be academically successful, essential and is to be 
retained. 
 
In line with the School’s academic and estate strategies, Stellae also acknowledged 
the importance of dedicated studio spaces to students and they concluded that, in 
many ways, dedicated space becomes not only a place to work but also a space 
within which projects, and the ideas they represent, reside and grow. Students’ work 
fills these spaces, and each space becomes not only a store for the artists’ or 
designers’ work, but a display space allowing criticism of work, the sharing of ideas, 
and a reference point where individual students can pick up instantly on their earlier 
thinking and project development. 
 
In its space use study, Stellae observed the utilisation of dedicated studio space 
was 22%. That is to say the average studio was at least part occupied 62% of the 
time, and when in occupation an average of 35% of spaces were occupied. This 
would be equivalent to a large studio for 20 people being in use for 25 hours of the 
40 hour week and, when in use, having an average of 7 people within it. 

 
Stellae observed that, whilst the result for dedicated studio space initially seemed 
modest, it was, in their experience, difficult to achieve utilisation rates above 25% 
within most specialist space in higher education. Furthermore the measurement of 
daytime activity did include the demand, from many students, to work in the 
evenings (particularly close to degree shows).   
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3.14 Land Disposal Valuations 
 

To help consider estate strategy options, the School employed estate surveyors 
GVA Grimley in 2005 to assess the land values in its estate.  

 
Given the character of Garnethill, and its Town Planning context (see 3.13), it was 
advised that the best potential capital receipts on disposal would be achieved if sites 
were sold for residential use.  

 
GVA Grimley suggested a range of potential values on the basis of residential use.  
The mid point of this range for each site (excluding the Mackintosh, which the 
School will not consider disposing of, and whose future potential use – and 
therefore value – is restricted by its listing) is indicated below. These prices were 
noted as essentially cautious assessments and are at 2004/5 levels. 
 
Building 
 

     Value £ m 

Barnes Building 
Haldane Building 
Richmond Building 
JD Kelly Building 
Bourdon Building 
Assembly / Newbery / Foulis 

 
To support the Full Business Case and the estate redevelopment strategy described 
in following sections, a more detailed valuation of the Barnes and Haldane Buildings 
was commissioned. This corresponded with the initial findings and estimated: - 
 
 
Building 
 

     Value £ m 

Barnes Building 
Haldane Building 

 
Feasibility studies are currently ongoing (November 2007) to assess development 
and sales strategies that will improve on the estimate values above. 

 
3.15 Planning Review 
 

In 2005 the School commissioned GVA Grimley to conduct a planning review.  The 
key conclusions of this study are as follows: - 

 
• The statutory development plans covering the Garnethill area; the Glasgow & 

Clyde Joint Structure Plan and the Glasgow City Local Plan are both relatively 
up to date and should be regarded as of primary importance. This plan 
recognises that tertiary education plays a key role in the economic, social and 
physical development of the city centre. 

 
• The city plan states that the council will encourage tertiary education 

institutions to prepare campus development plans. Garnethill is identified as a 
largely residential area, but such areas may contain education facilities and 
public buildings. 

 
• All the buildings within the School’s Garnethill estate lie within the Central 

Conservation Area (see 3.7). Within conservation areas development control 
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is generally tighter and development should seek to enhance the character of 
that area. 

 
• Three of the School’s buildings are listed (see 3.7), not including the leased 

McLellan Galleries. In addition a significant number of other properties on 
Garnethill are listed.  This includes several properties very close or adjacent to 
the School’s buildings; including another Category A listing (St Aloysius 
Church on the corner if Hill Street and Rose Street).  Development likely to 
affect the character and setting of an existing listed building undergoes 
additional scrutiny in the form of a ‘listed building application’ and this must be 
borne in mind for any estate developments. 

 
• There is an automatic presumption in favour of the retention and preservation 

of listed buildings. In addition listing can affect interior details of buildings as 
well as the exterior. Applications to demolish existing listed buildings will be 
rejected unless it can be demonstrated that every effort has been made to 
keep them (detailed arguments regarding economic obsolescence and/ or 
structural decay must to be prepared). 

 
The School recognises that these points have a number of implications.   

 
Firstly that obtaining consents for new development on Garnethill within a 
conservation area and adjacent to a number of listed buildings can never be a 
straightforward process. Nevertheless the council should be open to the 
consideration of applications for good quality modern solutions, although this may 
incur abnormal cost implications.   
 
The School has established and will maintain regular dialogue with city council 
planners to discuss and review estate strategy issues and proposals. 

 
3.16 Collaboration and Co-location 
 

The School’s current and proposed estate requirements do not include a number of 
facilities common to HEI’s, but which will continue to be provided through 
collaborations with other institutions. These include sports and recreation facilities 
which are provided through an arrangement with the University of Glasgow; and the 
majority of the School’s student residence accommodation which is currently rented 
from the University of Glasgow. 
 
Discussions have also taken place between the School, Glasgow Caledonian 
University and Strathclyde University regarding a cooperative approach to crèche 
facilities.  

 
3.17 Running Cost Analysis 

 
Estate running costs are administered and monitored by the Estates Management 
team, reporting to the Director of Finance and Resources. 
 
On the basis that running costs comprise all aspects of expenditure relating to the 
estate, the best available information can be tracked through the Estate 
Management Statistics (EMS) returns submitted annually. The most informative 
return is considered to be the Total Property Costs entry.  
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The latest (2005/ 2006) return under this heading is broken down below: -. 
 
Total Property Costs (Non-residential) - 2005/2006 
 
Item (£)  
  
Rateable Value 753,400 * See note below 
Rates paid 69,013  
Insurance premiums paid 54,361  
Service charges 0  
Energy costs  280,330  
Water and sewerage costs   88,503  
Repair and maintenance 352,187  
Grounds maintenance 2,647  
Cleaning costs 197,077  
Internal estate management 81,089  
External estate management 0  
  
Total Annual Property costs £1,878,607 * See note below 

 
By comparison with previous years the total annual property cost for 2004/ 2005 
was £1,947,693, and for 2003/ 2004 was £1,630,377 (due to lower rates, insurance, 
energy, water, cleaning & staff costs). 
 
* Note - The Rateable value included above is an artificial substitute employed by 
EMS in place of rent, to give some value to the worth of buildings, so the direct  
running cost last year (2005/ 2006) was in effect £1,878,607 minus £753,400, = 
£1,125,207. 
 
Rateable value for 2004/ 2005 was also £753,400, so the direct running costs for 
that year were £1,947,693 minus £753,400 = £1,194,293. 
 
Note that, under EMS, total property costs do not include janitorial, security, mailing, 
telephony etc (see further below). 

 
Benchmarking Estate Running Costs with other institutions 

 
Estate running costs must be benchmarked on a ‘per square metre’ basis, as all 
institutions have different areas. The following table serves to illustrate the 
constituent running costs for 2005/2006 for the Glasgow School of Art, compared 
with the median results for the its peer group of the UK Art and Design Institutions 
and the median results for all UK Higher Education Institutions. All these figures are 
taken from the national 2007 EMS database which uses 2005/6 data.  
 
The percentages shown are how GSA’s expenditure compares as a percentage of 
its peer group and all UK HEI’s. Favourable variances (i.e. lower costs) are shown in 
green and unfavourable in red. 
 
It is noted that only in water/ sewerage costs does the GSA spend more than the 
median, and in all other cases the GSA’s expenditure is lower and, in some cases, 
significantly so. 
 
To address and improve this position further the GSA has actively taken steps to 
reduce its water and sewerage charges by changing pumps and other water 
efficiency measures (see Section 4.6.5). 
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Item 

 
GSA 

Art and 
Design 

Peer 
Group 

Compare All UK 
HEI’s 

Compare 

Total Property Costs / m² NIA 80.79 96.49 84% 107.00 76%
Overall Operating Costs / m² 
NIA 

41.94 54.74 77% 62.00 68%

Rateable value / m² NIA 32.40 32.00 101% 35.00 93%
Rates Paid / m² NIA 2.97 2.96 100% 3.14 95%
Insurance Premiums Paid/ ² NIA 2.34 4.11 57% 2.28 103%
Energy Costs / m² NIA 12.06 13.36 90% 15.88 76%
Water/Sewerage Costs / m² NIA 3.81 1.33 286% 1.85 206%
Maintenance Costs / m² NIA 15.26 18.83 81% 27.00 57%
Cleaning Costs / m² NIA 8.48 12.95 65% 11.76 72%
Energy Costs per 100 KW/h 3.11 4.41 71% 3.99 78%

 
Cleaning and Security as part of Running Costs 
 
Cleaning costs are included in the running costs listed above. Security and 
porterage costs are also a joint reporting line within EMS. For 2005/ 2006, this 
amounted to £300,183 for non-residential accommodation, compared with £251,928 
for the previous year.  
 
Residential accommodation costs in the past academic year (2005/ 2006) were 
£34,959. 
 

3.18 Maintenance Costs 
 

Maintenance programmes, both planned and reactive, and their associated costs, 
are administered and monitored by the Estates Management team under the 
Estates Manager, reporting to the Director of Finance and Resources. 
 
For reference, total Maintenance costs for Non-Residential properties (including 
grounds maintenance) as reported in the 2005/ 2006 EMS return totalled £354,834. 
 
The corresponding total Maintenance costs for the School’s Residential property 
(including grounds maintenance), as reported in the 2005/ 2006 EMS return totalled 
£77,619. 
 
Therefore total Maintenance Costs for 2005/ 2006 were £432,453. 

 
3.19  Energy Costs 
 

Energy use and cost management are administered and monitored by the Estates 
Management team, reporting to the Director of Finance and Resources. 
 
Measures are being taken to reduce energy use across the estate where 
practicable, however to a large extent, the effectiveness of this – and potential 
efficiencies in energy use – is severely restricted by the age and condition of the 
School’s estate buildings. For reference, the Total energy costs, as reported to EMS 
statistics for the academic year 2005/ 2006 were: - 
 
Non-Residential accommodation £280,330 
 
Residential accommodation      £9,921 
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3.20 Survey Conclusions and Estate Weaknesses 
 
3.20.1 Space Availability 
 

Every building within the campus, and the House for an Art Lover, is currently 
working to maximum capacity (or above), with student expansion to date being 
shoe-horned into existing studios. All possible conversions and re-arrangements to 
create new space have been explored and implemented. In particular, support 
space, offices, research facilities and essential storage facilities are not available to 
meet the demands, and enquiries are now being directed off-campus on a 
temporary basis. The fact that many of the properties were designed and built for 
totally different purposes compounds the difficulties of realising space that is fit for 
purpose. 

 
3.20.2  Duplication of Facilities 
 

Due to the geographic spread of the existing estate, and the fragmentation of a 
number of core faculties within several buildings, duplication of essential elements 
of support such as workshops and staff facilities are unavoidable. This ‘scatter’ 
leads to recognises inefficiencies and scope for improvement. The current campus 
also demands the maintenance and operation of four separate boiler-houses and 
numerous plant-rooms. 

 
3.20.3  Lack of Critical Mass 
 

With the heart of the School being the Mackintosh Building, supported by the core 
buildings on Renfrew Street and Scott Street, the experience of long-range 
detachment in the Barnes and Haldane |Buildings mitigates against the essential 
identity of one campus, one institution. Whilst the School’s reputation worldwide is 
that of a vibrant, exciting centre of excellence, the reality of the scattered 
components of the campus is detrimental to efficiency, operation, student 
experience and academic output. 

 
3.20.4  Unsuitability of Existing Buildings 
 

As the Fitness-for-Purpose and Condition surveys highlight, many of the existing 
buildings were designed and constructed for totally different purposes to their 
current use, and in others, the rigid design philosophy of the time has left a legacy 
of lack of versatility to address the changing academic needs of the twenty-first 
century. For example: - 

 
Kelly    A private nursing hospital, built 1907 
Richmond   1880s villas, converted to nurses home 
Barnes   1880s Childrens clinic, with ‘60s laboratories 
Haldane   1880s Army Drill Hall 
Bourdon  Designed as open plan studios, with Assembly Hall, now 

compartmented and housing the School library. Rigid structure, 
incapable of expansion. 

Newbery/ Foulis Small floor-plate tower with ad hoc infill buildings at lower 
levels. 
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3.20.5  Other Estate Management Issues 
 

The geographic spread of ten buildings demands the maintenance of no less than 
twelve main points of entry to School premises, with resultant extensive electronic 
and human resources to ensure safety and security. The collection and delivery of 
mail, parcels, cleaning materials and equipment to such a scattered layout is 
extremely labour-intensive and time-wasting. Students, staff and visitors also spend 
much unproductive time making their way between widespread buildings 

 
3.21 Existing Estate Summary 
 

In summary, this section has described the School’s estate in general terms and 
looked at each building and its current uses and constraints in turn. It has referred to 
statutory compliances and highlighted the restrictions on effective adaptability as a 
result of the buildings’ ages, construction and internal limitations. 
 
The School recognises that its current estate imposes a significant risk to the 
School’s long-term academic and financial sustainability and is incapable of 
supporting the School’s plans for essential growth in student numbers. These views 
have been informed, supported and validated by a wide range of external surveys 
and reports, including detailed studies of Fitness-for-Purpose, Condition, Space 
Utilisation and Value.  
 
The reported estate condition prompted a detailed evaluation of the School’s Estate 
and a coherent strategy for its future development. This led to the commissioning of 
an Options Appraisal and Full Business Case, supported by the Board of 
Governors. The current proposed strategy is described in following sections. 

 
As regards the Digital Design Studio, which has never been part of the Garnethill 
campus, it is clear that significant additional space is also required for its planned 
expansion. This appraisal and implementation of this is described in sections 6 and 
8.  
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4.0 Estate Management 
 
4.1 Introduction 
 

This section describes the practices and priorities undertaken by the School in 
planning, implementing and monitoring the effectiveness of its estate management. 

 
4.2 Operational Strategy for Current Estate 
 

Whilst the Estate Redevelopment Strategy developed in response to the estate’s 
problems highlighted in previous sections (and described in following sections) 
seeks to provide a new estate for the School, including the disposal of properties, 
the existing estate is professionally managed to ensure that it continues to offer the 
best possible facilities to academic departments and support departments alike, 
within the limitations of the buildings themselves and the available budget. 
 
The School’s Estate Department operates a Building Maintenance Policy, the aim of 
which is to institute procedures that examine the nature of each required estate 
activity and to ensure that maximum benefit and value for money is provided for any 
given expenditure. The Estates Office, managed by the Estates Manager, will not 
implement substandard work to save cost, but will make value judgements based on 
professional experience to ensure that funds are spent wisely.  Where major 
building elements are coming to the end of their useful lives, detailed research is 
implemented to determine an acceptable course of remedial action if, by straight 
replacement, any new building elements will not extend the building’s life. 
 
Any major expenditure on buildings is also considered in the context of the wider 
Estate Redevelopment Strategy, to ensure value for money over the projected 
remaining period of the relevant building’s life.   
 
The Estates Office is responsible for a wide range of activities across the ‘campus’, 
including the following (which are not in order of priority): - 
 
• Respond to emergencies concerning properties and services. 
• Structural stability and condition of buildings 
• Wind and waterproof performance 
• Provision of safe environments for staff, students, visitors and public 
• Repair and maintenance to all properties and estate assets 
• Performance of all building engineering assets, i.e., central boiler plants, air 

handling systems, heating, lighting, power, water services, drainage etc 
• Provision and maintenance of all statutory systems, including fire alarm and 

detection systems, security and access systems, Lift maintenance,  water 
quality, gas certification etc 

• Asbestos management, protection and removal 
• Alterations and upgradings to properties, (particularly in learning and teaching 

areas) 
• Development of physical modifications for access, toilet availability and other 

reasonable adjustments to comply with Disability Discrimination Acts 
• Provide priority attention to residential repairs in Margaret MacDonald House 
• Provide and manage cleaning and replenishment services, janitorial, 

porterage and security services, mail distribution and despatch services, 
Reception and Telephonist services, and central bookings services for 
teaching accommodation and School vehicles. 
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• Plan and execute building projects, including alterations, up-gradings, re-
modelling of space, provision of new facilities, etc. 

 
Annual Review 
 
The Estates Office conducts an overview of the entire estate on an annual basis, to 
ensure that available finance and resources are targeted fairly and effectively 
across all areas of activity. Proposed major repairs and maintenance activities are 
researched to achieve maximum benefit, efficiency and value for money. This 
annual overview informs and shapes the Estate Programme for the year ahead, and 
is projected, where necessary, into following years. The Estates Office draws 
planning information for its Programme from a number of sources, including: - 

 
• The School’s four year Strategic Plan (see 2.0) including the annually 

reviewed Annual Plan. The Estates Activity Plan for each year is constructed 
to support the Objectives and Strategies of the School as a whole, insofar as 
Estates assets can be engaged to achieve that. 

 
• Academic and Support Department strategies published within the School’s 

Strategic Plan, which require alterations, upgradings and new facilities within 
learning and teaching areas, to support academic goals. 

 
• Affordability of financial resources requested by Estates Office and made 

available by the Directorate, and the overall targeting of these resources for 
the financial year. 

 
• Academic Recruitment targets, including overseas numbers, adjustments to 

existing undergraduate courses, implementation of new postgraduate courses, 
and special initiatives such as the student intake from the new overseas joint 
course. 

 
• Estates Office annual buildings and services condition appraisals, to identify 

and eliminate recurring building defects and breakdown, such as water 
ingress, loss of heating services, ventilation, hot water etc. Includes 
deterioration of building components such as doors, windows, interior and 
exterior paintwork. 

 
• Minor capital projects when approved by the Directorate, e.g. provision of 

disabled lift and ancillary access bridge in School Library; Upgrading of 
Student Refectory, Staff Lounge, kitchens and serveries. 

 
• Programmes for special financial provisions such as SFC grants for 

infrastructure, DDA, LTIF, SRIF, research grants and other initiatives. 
 

• Planning discussions with the Directorate, Heads of Schools, Heads of 
Academic departments, and Heads of Support departments. 

 
• Recognition of new or amended legislative requirements such as DDA, 

Asbestos Management, Working at Height, Building Regulations (Scotland) 
Act etc. 
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4.3 Estate Maintenance Priorities 
 

As described elsewhere ,it has been concluded by the Board that the most effective 
way of dealing with the essential estate redevelopment is to rebuild on strategic 
core sites, and to dispose of outlying buildings (see following sections for detail). 
This in turn demands that maximum research is carried out to ensure that works to 
the existing buildings are effective, fit for purpose, provide value for money in 
relation to the length of the planned use of that building, and consolidate the 
remaining expected life-cycle of that building. 
 
A significant priority for the School is to ensure that sufficiently qualified and 
experienced Estate management and staff are recruited to deliver estate services 
successfully. Sufficient resources are also to be provided to ensure that priorities 
can be effectively set, planned, implemented and reviewed. In this respect, 
successful appointments have been made over the last two years to fill the new 
posts of Maintenance Manager, Facilities Manager, and Cleaning Services 
Manager, whose combined experience is producing quality responses to the 
manifest problems of the existing estate.  
 
Estates work is prioritised in the following order: - 

 
• Works to maintain or secure conditions of Health and Safety. 
 
• Works to secure appropriate living conditions for the student residents of 

Margaret MacDonald House 
 
• Works to ensure that wind and watertight conditions are achieved across the 

whole estate, to minimise damage from water ingress 
 
• Compliance as far as is feasible with the requirements of the Disability 

Discrimination Act 
 
• Works to maintain a satisfactory learning, teaching and research environment 

for all students and staff 
 
• Other building maintenance, repair or capital works which meet the Building 

Maintenance policy requirements, as referred to within the Operational 
Strategy for Current Estate, above.  

 
A range of specific elements of work can only be carried out at relevant times in the 
annual calendar, e.g. Degree Show preparation work, exhibitions support and early 
summer overhaul of Margaret MacDonald House for summer tourist trade. This 
must be planned continually into the Estate priority works programme. 
 
To assist in the implementation of the operational estates strategy, The Estates 
Office invests in an important range of initiatives, including the following: - 
 
• Appointment of appropriately-qualified and experienced staff at Manager, 

Supervisor and Operative levels 
 
• Staff training and development in specialist and craft areas through 

attendance at college courses, professional seminars, national workshop 
sessions and familiarisation visits to other HE institutions. 
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• Research and purchase of appropriate equipment for all Estates teams to fulfil 
their tasks safely, economically, and effectively. 

 
• Support and implementation of the School’s policies in equality and diversity, 

sustainability, value for money, career development, etc. 
 
4.4 Facilities Management Strategy 
 

Facilities Management within the School is an integral part of the Estates Office 
organisation, under the direction of the Estates Manager, and organised on an 
operational level by the Facilities Manager. Services involved include Cleaning and 
Domestic Services, Janitorial and Security Services, Telecommunications and 
Reception Services, Estates Health and Safety, Customer Services including 
assistance for disabled persons, and a range of contacted facilities, including lift 
maintenance, window cleaning, fire extinguisher servicing, security alarm and CCTV 
operations, and water quality treatment. 

 
Facilities management responsibilities include the following: - 

 
• Management and development of staff 
• Setting standards for services provided 
• Evaluating levels of service and customer satisfaction 
• Agreement of budgets with Estate Manager 
• Consultations with customer base to inform services 
• Ensuring quality presentation of bookable resources, (Lecture theatres etc) 
• Seeking best value for money for contracted-in services fit for purpose 
• Setting in place, co-ordination of related services to meet required standards 
• Reviewing the operation, suitability and customer reaction to services. 
• Liaising with GSA Enterprises and External Affairs to resource events. 
• Ensuring that Help-desk requests for FM support are adequately dealt with 

 
The daily operation of the Glasgow School of Art is extremely varied and wide-
ranging, particularly as a result of a widely-dispersed estate of ten separate 
buildings in Garnethill, all requiring FM co-ordination. Although fundamental, the 
student activity of the School is a major influence on the FM role, be it through 
requests for assistance or advice, for installations and interventions, or for additional 
cleaning services as a result of activities such as charcoal sketching by the whole of 
Fine Art First Year students. 
 
An essential specialism of the Estate Office’s Facilities Management operation is 
therefore to be prepared for the unexpected, and to be able to respond to a wide 
variety of requests, demands and emergencies, all as part of a day’s work. 

 
4.5 Procurement and Best Value for Money 
 

The School complies with the requirements of tendering for public contracts via the 
Official Journal of the European Union, and conforms with the financial thresholds 
set for works and services. Recent tendering processes completed by the School 
via OJEU are: - 
 
• Campus Cleaning and Domestic Services 
• Appointment of Project Design Team for the Mackintosh Conservation and 

Access project 
• Appointment of the Principal Contractor to execute the several works of the 

Mackintosh Conservation and Access project. 
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• All necessary pre- and post-appointment notices as required by the 
procurement regulations have been issued and published. 

 
It is expected that the procurement of project Design teams and Contractors for new 
Estates Capital Projects will follow the same OJEU procedures to obtain best value 
for money. 
 
Where practical the School also aims to adopt two-stage tendering processes which 
evaluate quality as well as cost and thereby attains best value-for-money in each 
circumstance. Cost and quality assessments are weighted according to the 
particular needs and sensitivities of each project. This route follows Scottish 
Government procurement guidelines and has been used on the Mackintosh 
Conservation and Access Project tenders. It is proposed this will also be employed 
in the future estate development works. 
 
Minor works projects within the existing Estate are issued to an approved list of 
contractors, generally on the basis of Contract Drawings, Specifications and 
Invitations to Tender. Where appropriate, external cost consultants are engaged to 
prepare and issue full bills of quantities to accompany contract drawings. On the 
basis that contractors are generally pre-qualified through previous successful works 
for the School, best value for money is obtained via the lowest correct tender. 
(recent example being the extensive partitioning works in the McLellan Galleries, 
with tenders ranging from £29K to £38K) 
 
Where continuity of specialist works are vital across the ten disparate buildings that 
make up the Garnethill Estate, and any works in leased accommodation, best value 
for money is generally obtained by the appointment of Single Source Suppliers from 
a list of approved professional contract specialists. Works in this category include 
Fire Alarm maintenance across the campus, Gas installation certification, Building 
Engineering plant maintenance and Building Management System servicing. In 
these areas, negotiated costs are agreed based on minimum annual inflation. Such 
services, including lift maintenance, fire extinguisher maintenance, etc, are re-
tendered every four years, to ensure continuing market connection and best value 
for money. 

 
4.6 Estate Management Performance 
 

The following section outlines practices and procedures adopted or planned for 
adoption by Estates Management. 

 
4.6.1 Space Utilisation 

 
Bookings for centrally-bookable spaces, (lecture theatres, conference rooms, 
seminar rooms), are recorded and analysed to inform the overall utilisation and 
availability of the assets. 
 
An updated space utilisation survey for teaching and specialist space is planned 
within the next twelve months. 
 
The future estate (see proposals in following sections) will be designed to include 
maximum versatility and multi-tasking operational use wherever possible, to ensure 
maximum attainable utilisation of space across the campus. 
 
A procedure and resources will be established for regular and frequent reviews of 
space utilisation across the new estate and any issues or proposals for improving 
space use based on the findings will be addressed. 
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4.6.2 Maintenance of Learning and Teaching Facilities 
 

The maintenance programme pre-plans all significant maintenance and upgrading 
of learning and teaching facilities, which is usually executed during summer months, 
outwith term times. Academic staff are consulted on their needs during planning 
periods, and take part in post-occupancy debriefing once the facilities are handed 
back to academic use. 
 
Routine repairs and reactive maintenance are recorded, implemented and assessed 
via the Estates Maintenance Helpdesk database. 
 
The proposed new estate will be designed to include strong, robust materials, 
finishes and systems, to facilitate cyclical maintenance and eventual refurbishment. 

 
4.6.3 Monitoring Estate Expenditure 
 

The Estate budgets are entered on the School’s Aggresso finance programme.  
 
Cost centres and reporting lines are agreed between the Estates manager and the 
Finance Manager (both reporting to the Director of Finance and Resources). 
Ongoing scrutiny of the budget expenditure is undertaken by the Estates Manager 
and the Finance Accountant on a monthly basis.  
 
The Estate Office produces its own monthly expenditure accounts in order to 
provide additional operational details. Each monthly expenditure account is added 
to the Estate’s overall expenditure statement to provide a running total expenditure 
to date. 
 
Consolidation and reconciliation meetings are held each quarter, involving Estates 
management and Finance management. 

 
4.6.4 Energy efficiency 
 

Given the age and condition of the estate’s buildings (see 3.0) and in the absence of 
meaningful and cost-effective opportunities to upgrade old structures such as single 
glazed curtain walling, energy efficiency across the existing campus is principally 
measured by reductions in energy consumption. Additional efficiency measures also 
introduced are energy rectification systems to buildings, new efficient electric motors 
and pumps to plan rooms, energy-efficient light bulbs to replace tungsten, reduced 
run-times for central boiler plant, and a stringent lighting switch-off scheme. 
 
The School’s proposed future estate (see later redevelopment proposals) will be 
designed, constructed and operated to ensure the lowest possible usage of energy 
through heat conservation, natural ventilation, movement-controlled lighting, 
combined heat/power systems, with heat pumps, solar facilities and all other 
practical energy-saving measures. Meters and load centres will be centrally located 
within Estates offices, to ensure day-to day supervision and management of energy-
using systems. 
 
As noted, the GSA is actively addressing energy (and therefore energy cost) 
savings and monitors performance. This will be continually reviewed. As a 
comparison of success to date, the energy consumption (in Kw/hrs) for non-
residential properties in 2004/ 2005 was 9,621,052; compared with the 
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corresponding figure for 2005/ 2006 of 9,001,040 (figures from EMS returns). This 
shows a 6.5% reduction in the year. 

 
4.6.5 Water and Sewerage Charges 
 

Water and sewerage costs are expensive and rising. For every cubic metre of water 
purchased, there is an almost equal cost to dispose of the same water to Scottish 
Water’s sewerage system. Therefore, for every cubic metre saved there is a double-
cost benefit to the School. The School’s poor performance on water and sewerage 
costs is highlighted in Section 3.16. 
 
Water efficiency measures recently introduced by Estate Management and now in 
place include new heating pumps to eliminate leakage, friction taps, waterless 
urinals, renewed tank valves, etc. 
 
In the proposed future estate, water efficiency will be built-in by centralised water 
services, the use of grey water systems, efficient distribution and control equipment.  
 
As a comparison, water consumption for non-residential buildings in 2004/ 2005 
was 36,574m3; whereas the more recent comparable figure for 2005/ 2006 was 
34,006m3 (figures from EMS returns). This shows a 7% reduction in the year. 

 
4.7 Key Performance Indicators 

 
The School will continue to review and benchmark outcomes by implementing 
existing Key Performance Indicator procedures, and will enhance these in line with 
estate efficiency, effectiveness and cost needs and recognising recommendations in 
the Audit Scotland Report, ‘Estate Management in Higher Education’ (September 
2007). 
 
Benchmarking across the sector as a whole will continue to be reviewed with Estate 
Management Statistics (EMS), Space Management Group reports (SMG) and other 
HE guidelines and recommendations.  
 
Examples of significant KPI’s which the School will continue to adopt and improve 
are: - 
 
• Continual review of estate performance and target requirements against the 

School’s Strategic Plan (see 2.0) 
 
• The total income of gross internal area (GIA) per m2. 

 
• Capital expenditure and planned maintenance as a percentage of estate value 

(insurance replacement value) 
 

• Total estate costs as a percentage of the GSA’s total income. 
 

• Space utilisation across the estate and percentage uses of teaching rooms. 
 

• Total net usable area per student for all non-residential accommodation 
 

• Utility, servicing and maintenance costs, measured per m2 of gross internal 
area. 
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• Backlog maintenance expenditure requirements to meet statuary compliance 
(e.g. DDA). 

 
Sustainability and environmental Impact measures across the estate will also be 
assessed and proposals for improvement examined. The School may employ its 
own internal research centre, the Mackintosh Environmental Architecture Research 
Unit (MEARU), to assist and advise in this field. 

 
Consideration is intended to be given to implementing Quality Management 
processes and procedures covering estate management practices, with a view to 
continual performance planning, monitoring, reviewing and improvement.  

  
4.8  Estate Development Management 
 

Working in parallel with the Estate Management team, the School has established 
an internal Estates Development team to administer the delivery of planned major 
capital projects. Under the Director of Estates Development (reporting to the 
Director of Finance and Resources), the projects and proposals currently managed 
by the team are: - 
 
• Garnethill Estate Redevelopment 
• Mackintosh Conservation and Access Project 
• Digital Design Studio Relocation  
 
A reporting and management structure for estate management roles is illustrated 
below: - 
 
 

Administrative
Assistant

Estate Development
 Project officer

Director of
Estate Development

Secretary

Maintenance
Team

Maintenance
 Manager

Facilities
Team

Facilities
Manager

Residence
Manager

Estates
Manager

Director of Finance
& Resources
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4.9 Strategy for Funding Estate Redevelopment 
 

The School has laid out in sections 7.6 – 7.8 how it expects to fund the capital cost of 
the Garnethill estate redevelopment. Although this requires a very substantial 
contribution from the Funding Council, the School has no other assets it can realise, 
or capacity to borrow, in order to fund a higher proportion of the capital cost. Yet 
without such a substantial investment in its estate of the size proposed the School is 
not sustainable. 

 
The School has considered other options of procuring the estate redevelopment 
which would reduce the capital contribution required from the Funding Council. This 
proposal envisaged one of the development sites being funded by a financing 
arrangement (to be funded by the Council) over a 30 year period on a lease basis 
with ownership transferring to the School at the end of the period. This proposal is 
laid out in the School’s revised FBC of June 2007. 

 
As regards the Digital Design Studio (DDS) – see sections 6 and 8, the School 
currently rents the premises from The House for an Art Lover at Bellahouston Park. 
There is only just sufficient space on the Garnethill campus for the planned student 
growth on that site, and in any case, any additional accommodation for the DDS on 
Garnethill would add further to the capital cost. Furthermore, the Options Appraisal 
process for assessing the best option available to the DDS, concluded that a location 
at the Digital Media Campus on Pacific Quay would be the best location for the 
expanded DDS. A developer has been found who will build a development on Pacific 
Quay, within which DDS can get a suitable space, tailored for its needs. A favourable 
15-year lease, with a 1½ years rent free concession over the first 4 years has been 
negotiated, with provision for a break in the lease at 5 and 10 years, if the School 
were to so wish. The detailed DDS Growth Business Plan financial projections have 
demonstrated that the rent level is affordable to the DDS and the GSA overall. 

 
The School recognises that it must plan to meet the full lifecycle costs of its estate. 
The School has performed a full review of lifecycle costs and their affordability for the 
proposed Garnethill estate redevelopment (see section 7.8).  

 
As regards the new DDS location, the lease provides for the maintenance of the 
building to be included within a capped service charge (subject to RPI indexing) 
which is affordable and included within the financial forecasts referred to above. 
There is no requirement to allow for a capital cost of building replacement as it is 
intended that DDS will continue in the foreseeable future to rent premises, funded by 
its commercial research and consultancy income, in addition to its teaching and 
research council activities. 
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5.0 Estate Strategy – Garnethill Options Appraisal 
 
5.1 Overview 

 
On the evidence and recommendations collated from the outcomes of the various 
surveys, reports and consultations described in the previous sections of this Estate 
Strategy – which combined to highlight that the poor condition and unsuitability of its 
buildings were the greatest single risk to the long-term academic and financial 
sustainability of the School - the GSA Board recognised that significant steps must 
be explored and planned to improve its ‘campus.’ 
 
In 2004 Bond Bryan, an architectural practice specialising in education, was 
commissioned to prepare a range of potential options for the future of the School’s 
estate and to test and appraise these against needs and opportunities. From this 
exercise came – in 2005 – an Options Appraisal report which examined the current 
estate, its context, suitability and adaptability, opportunities for change and a series 
of costed potential estate redevelopment scenarios for consideration.  
 
The Options Appraisal Report (which was funded by the then SHEFC) was issued 
to the School for consideration by the Governors and Executive.  
 
The scope of the Estate Options Appraisal was all the Schools current buildings in 
Garnethill, with the exception of Margaret Macdonald House, the residential block 
owned and operated by the School. Digital Design Studio accommodation was also 
excluded (and was subject to a separate estate strategy exercise – see below).  

 
During the course of Options Appraisal Bond Bryan set out to: - 

 
• Consider the strategic context within which Glasgow School of Art operates 
• Examine the performance of the existing estate 
• Identify key objectives for the future estate 
• Consider the future space requirements of the School 
• Research opportunities available to the School 
• Identify the ideal physical characteristics of the future estate 
• Develop a range of options for consideration 
• Make an assessment of the options 
• Identify a preferred solution 
• Identify risks relating to the preferred solution 
• Identify important next steps following completion of this study 

 
5.2 Site Opportunities 
 

The performance assessment of the School’s existing sites indicates quite clearly 
that to maximise the capability of the sites to meet the School’s current and future 
needs, complete redevelopment will be necessary. 
 
The Option appraisal indicated that the Barnes and Haldane sites are too remote 
from the core campus to develop as part of the critical mass of the institution. The 
Richmond/ JD Kelly site has landmass potential which can only be economically 
realised by the clearance of the site, to accommodate a major new building. 
 
The Bourdon Building site has potential to accommodate substantial additional 
resources, but the Bourdon Building itself is incapable of serious enlargement.  
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The 1930’s Assembly Building is isolated amongst 1970’s buildings which make 
inefficient use of the site area, and which have been developed piecemeal over a 
number of years.  
 
The potential for land acquisition by the School was also explored, but the findings 
from this were that (as noted previously) vacant and suitable sites in and around 
Garnethill are scarce and no potential and available new sites were found. 

 
5.3 Outcome and Recommendation 

 
Following a detailed analysis of the GSA’s current estate and future needs, eight 
estate development options were evaluated in detail (with outline cost 
assessments). On the basis that ‘do nothing’ was not a valid option in itself, these 
ranged from the ‘minimum’ option of upgrading the existing estate to RICS B 
standard (see Condition Survey – section 3), through a number of redevelopment 
options on existing sites or sites which might be available adjacent to the School, 
and finally a ‘split site’ arrangement which maintained the Mackintosh Building but 
relocated the remainder of the School to a nominal brown field site elsewhere in the 
city. 
 
In each case, quantitative assessments (including space considerations and NPV 
evaluations) and qualitative testing involving discussions and surveys with principal 
stakeholders (including city planners, staff and students) were completed. The 
combined findings of the appraisal analysis exercise noted that the preferred option 
(which was option 3B in the appraisal report) was to fully redevelop the sites 
immediately surrounding the Mackintosh Building and the western sites of the JD 
Kelly and Richmond Buildings: the Barnes and Haldane sites being disposed of at 
the end of the development process.  

 
5.4 Estate Redevelopment Strategy Approval 

 
The findings and recommendations of the Options Appraisal exercise were 
presented to the School and considered by the Board of Governors.  
 
Option 3B was subsequently approved by the Board as being the most effective 
strategic solution to the School’s needs, and – on this basis – the strategic decision 
was taken to prepare and submit a detailed Full Business Case to seek to secure 
the necessary funding contribution from the Scottish Funding Council (SFC) for the 
implementation of this redevelopment proposal.  
 
Section 7 defines the Garnethill Estate Redevelopment Strategy resulting from the 
detailed Options Appraisal process. 
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6.0 Estate Strategy – Digital Design Studio Options Appraisal 
  
6.1 Introduction 
 

As one of the Glasgow School of Art’s key research centres, Digital Design Studio 
(DDS) is a world leader in advanced 3D digital imaging and user interface 
technologies.  
 
Established in 1997, DDS currently occupies two floors of the House for an Art 
Lover in Bellahouston Park, on the South side of Glasgow, which is leased from 
House for an Art Lover Limited. However, this building is constrained in terms of its 
layout, infrastructure and accessibility and – as DDS is expanding and plans to 
further expand its academic, research and commercial activities over the next two 
years and beyond – is considered not fit-for-purpose to assist enabling the centre’s 
(and therefore the School’s) objectives. 
 
Indeed the current premises are being occupied above their reasonable capacity 
due to the volume of research and commercial contracts being achieved at the 
DDS. As a result, it was considered vital to find suitable additional accommodation 
as soon as possible. 

 
6.2 Options Appraisal 
 

In 2002, a Growth Strategy paper was prepared by Strategem (funded by Scottish 
Enterprise) which outlined the potential for the DDS to significantly expand its 
research and academic portfolio. This report (which noted the need to develop 
critical mass in the research centre and recognised the also the Creative Industries 
Strategy) consequently also highlighted the need to secure new premises for DDS 
that would effectively support the planned expansion.  
 
In 2004, the GSA appointed Aedas Architects to carry out an estate study for DDS 
which focussed on the built requirements for its expansion and evaluated a range of 
options which might deliver this. This culminated in the Feasibility and Concept 
Study of September 2004.  
 
Through Scottish Enterprise’s involvement at the initial stages, a potential site was 
identified for relocating the Digital Design Studio to the emergent Digital Media 
Campus earmarked for development at Pacific Quay on the south bank of the River 
Clyde. The Aedas study therefore included an Options Appraisal which compared 
DDS-specific scheme for this site, based on a feasibility design and costs, along 
with a range of alternative site-types.  
 
The Digital Media Campus site was considered appropriate to DDS as it promoted a 
hub for small–medium scale IT, digital, media and related companies and thus 
offered the potential of excellent synergies with like-minded organisations and the 
adjacent new headquarters buildings for the BBC, Scottish Media Group (SMG) and 
the Glasgow Science Centre.  
 
Alternative options included moving to a speculative Business Park building within 
Glasgow, a speculative industrial estate building in Glasgow, a converted historic 
building in Glasgow, adopting and fitting out a city-centre office-type building and 
remaining at its present location in House for an Art Lover (‘Do Nothing’ option). 
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Based on then current growth plans, a detailed schedule of accommodation and 
outline specification of technical needs was prepared for DDS and these were used 
to help evaluate the various options.  
 
A list of twenty attributes for DDS’s future estate needs was mutually drawn up by 
the School and Aedas and used along with an agreed scoring and weighting 
system, to evaluate the options against one another. The attributes used for 
measurement covered a range of functional, cultural and locational performance 
factors, including for example, capital costs, running costs, DDA compliance, 
synergies with adjoining bodies, public visibility, environment and amenities, 
security and expansion capability etc. This process is detailed in full in the 
subsequent report, but it highlighted three options for further appraisal: the 
speculative industrial unit, the speculative business park unit and – scoring by far 
the highest – the relocation to the Digital Media Campus on Pacific Quay.  
 
One option rejected at an early stage was the relocation of DDS to the School’s 
main estate in Garnethill. This was discounted on the basis of a) lack of space at 
Garnethill (and the prospect that – with growth in student numbers generally - this 
situation would worsen) and b) the preferred academic and commercial synergies 
and collaborations offered by locating alongside other digital, IT and media based 
companies.  
 
The Feasibility and Options exercise was based on projected gross internal space 
requirements of between 2,250m2 and 2,700m2 (for alternative DDS growth 
scenarios), for which Aedas proposed a stand-alone new-build scheme for the 
Pacific Quay option. 
 

6.3 Outcome and Recommendation 
 

The conclusion and recommendation from the Options Appraisal exercise described 
in 6.2 above was that DDS’s future aims and objectives would be best served by 
relocating to Pacific Quay, within the Digital Media Campus, in a new and distinctive 
purpose-designed building. This building would best be delivered through entering 
into a long-term lease agreement with a developer prepared to procure the building 
on DDS’ behalf, and with the support of Scottish Enterprise Glasgow.  

 
6.4 Further Developments 
 

Since the completion of the exercise described above, the School has carried out 
further detailed analysis and planning for the DDS’ academic and commercial future 
and revisited the implications of this on estate requirements. 
 
Reduced academic growth aspirations, focussing only on postgraduate levels, has 
resulted in a now reduced space requirement of approximately 1,386m2.  
 
Coupled with this, the School considered it more appropriate and achievable, as 
well as more affordable and representing better value for money, to enter into a 
long-term lease agreement with a developer to rent space in a shared media 
building on the Digital Media Campus site, rather than construct a bespoke, stand-
alone building.  
 
Advanced discussions have been held with a developer willing to undertake such an 
agreement and – with DDS as its anchor tenant (a move supported by SEG) – to 
construct space specifically designed to accommodate DDS within a larger hub 
development. 
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On the premise that a move to Pacific Quay remained the best option for DDS, a 
costed Business Plan was prepared for DDS on this basis and put before the Board 
for approval in 2006.  
 
This was approved and negotiations were advanced with a developer to provide 
bespoke DDS ‘estate’ space within new-build premises at the heart of the Digital 
Media Campus. 
 
Section 8 describes the strategy for delivering this agreed requirement. 



GSA Estate Strategy: December 2007: Revision 00 68 

7.0 Estate Strategy - Garnethill Campus Redevelopment  
 

7.1 Review of the Current Estate 
 

The current GSA estate (see section 3) is scattered across nine academic buildings 
in Garnethill in the centre of Glasgow and – as outlined above - is severely 
inadequate in the following ways:- 

 
• It offers extremely poor quality, inflexible and inefficient accommodation 
• It is largely unfit for purpose  
• It lacks even basic facilities  
• It cannot accommodate planned growth in postgraduate and overseas 

students or in research and knowledge transfer activity.   
 

The lack of quality, efficiency and fitness are evidenced by: - 
 

• A Conditions Survey by Summers Inman which concluded that £18.5m (at 
2003 prices) would be required to bring the buildings to RICS B serviceable 
condition.  

 
• A Fitness for Purpose Study by RMJM which concluded that seven of the nine 

buildings were “inadequate” or “generally inadequate” with only the Grade A 
listed Mackintosh Building considered fully fit.  

 
• A report by RMJM which concluded that an investment of £18.5m (£38m at 

out-turn prices) to bring the existing estate up to “sound” condition with no 
improvements in efficiency or effectiveness in meeting the School’s strategic 
objectives could not be considered value for money.  

 
“a 21st Century learning environment for Glasgow School of Art will only 
now be achieved through a major property rationalisation and the 
development of new state-of-the-art accommodation” 

 
• A space utilisation study by Stellae which concluded that space efficiency 

could be improved significantly, but only in a redeveloped estate. The current 
‘scatter’ results in specialist space being duplicated (or worse) and in the 
creation of teaching spaces in converted properties which represent a poor fit 
between room capacity and teaching group size.  

 
The estate lacks basic facilities – suitably sized lecture theatres (the largest seats 
120 and is the 100 year old Mackintosh Lecture Theatre), adequate catering 
facilities and informal learning areas for students and staff, seminar rooms, 
postgraduate work rooms or common room, digital print or reprographic space, 
project spaces or student counselling rooms – that are provided in other higher 
education institutions as a matter of course, whatever their size.  
 
The current estate has no capacity to house the planned growth in postgraduate 
and overseas students.  Postgraduate students are planned to grow by 250 
students to 22% of total students by 2015 from its current 9%; and overseas 
students are planned to grow by 275 students to 21% of total student population by 
2015. Overall students will increase by 400 from 1,591 in 2005/6 to 1,991 on 
Garnethill by 2015. 
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The current estate has no capacity to house planned growth in research and 
knowledge transfer activity: some existing research centres like Centre for 
Advanced Textiles have already outgrown their existing accommodation; some, like 
the Mackintosh Environmental Architecture Research Unit, have plans to expand 
but no possibility of doing so, and emergent centres – e.g. Glasgow Urban Lab and 
Centre for Creativity, Innovation and Design - are equally constrained. 
 
In an increasingly competitive education market, the GSA is failing to keep pace 
with the facilities, accommodation, postgraduate academic programmes and 
research activities offered by its partners and competitors. To continue to do so is 
dangerous and threatens the School’s future viability – if the GSA wishes to remain 
a world class institution, urgent steps must be taken to radically improve and 
expand its campus. 

 
7.2 Aims and Aspirations of Estate Redevelopment 
 

Having considered the opportunities that new developments might offer, the school 
considers that the following must be taken into account when establishing a new 
space model: - 

 
Future education should continue to be ‘practice based’ and first and foremost 
delivered through the studio system with dedicated space allocated to students in 
simple, adaptable “industrial” spaces. 
 
• This should be underpinned with excellent centralised facilities allowing the 

effective and often shared delivery of historical and contextual studies across 
disciplines.  This should include both small and large seminar spaces and 
significant lecture facilities. 

 
Exhibition spaces, essential facilities for art, design and architecture education 
and research, should be configured for maximum adaptability and public 
access 
  

• In the future, information technology will be everywhere. Therefore, although 
there is some limited requirement for dedicated, most particularly specialist, 
information technology facilities, most will be absorbed into other areas. 

 
• Future development should encourage greater contact and synergies between 

academic disciplines. 
 

• Workshops facilities should, wherever practical, be centralised and shared so 
as to achieve maximum efficiency. 

 
• Bespoke facilities must be provided for an expanded research and outward 

facing, professionally presented, knowledge transfer provision. 
 

• There should be a highly accessible student and learning support services 
closely aligned to other learning services, such as the library. 

 
• High quality accessible social and refectory facilities must be provided 

together with a students’ union space which retained the famous Club and 
housed social and support activities 

 
• Wireless Informal learning spaces should be scattered across the campus 
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• Future development should contain a range of excellent and accessible 

facilities so the School can host conferences and also participate in the wider 
social and cultural life of Glasgow. 

 
7.3 Full Business Case  

 
A Full Business Case (FBC) based on the preferred option – and approved by the 
Board (see section 5) was developed by the School, with consultant advice and 
input from financial advisors Quayle Munro, cost consultants Turner and Townsend 
and architects Bond Bryan. The FBC, which included a cost/ NPV comparison with 
the ‘minimum’ option available (refurbishment to RICS B), and a similar 
refurbishment project which allowed for minimal growth only (22 students only) was 
submitted to the Scottish Funding Council in March 2006.  
 
Since this time the SFC has acknowledged that the GSA’s estate solution could only 
be achieved through new-build development rather than refurbishment and that 
academic delivery needed to be studio-based. Discussions on the School’s space 
and estate funding needs have been ongoing since March 2006, with an Amended 
FBC being issued by the School in June 2007, based on reduced space needs (see 
below). 
 
In evaluating options and detailing the preferred option for the Full Business Case, 
reference was made to Treasury guidance in the Green Book, including the prudent 
recognition of Optimism Bias.  
 
The potential use PFI/PPP procurement was also considered in the FBC and the 
implementation strategy has been described, which seeks to procure all services 
and building contract works on a competitive value for money basis (see also 
Procurement and value-for-money in section 4). 

 
7.4 Vision for a Redeveloped Estate 
 

The School‘s vision is to create the UK’s premier campus for creative education and 
research in the visual disciplines. (See diagram above). 
 
The urban campus will be developed on three of the School’s existing sites in 
Garnethill: two clustered around the Grade A listed Mackintosh Building on Renfrew 
Street and the third on the corner of Renfrew Street and Garnet Street, disposing of 
two outlying properties (Barnes and Haldane). 
 
The new urban campus will address the issues and needs highlighted in the 
previous reports, surveys and consultations to provide: - 

 
• A high quality environment for learning, teaching and research which attracts 

and retains the best students and staff and enhances the School’s national 
and international reputation 

 
• Fit for purpose learning and teaching environments which optimise the 

potential for flexibility and innovation in the delivery of learning both now and 
in the future, including informal peer-to-peer and group learning spaces. 

 
• The essential facilities for learning, teaching, research and knowledge transfer 

which the estate currently lacks 
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• Space for growth in student numbers and in research and knowledge transfer 
activity necessary for academic and financial sustainability 

 
• Greater integration of academic and technical functions to create optimum 

conditions for cross the GSA synergies, inter-disciplinary developments and 
the cross fertilisation of ideas so vital to a creative learning community 

 
• Greater space efficiency and utilisation (see below) 

 
• Exemplar accessibility solutions 

 
• Operational cost effectiveness and affordability 

 
• The studio – robust, adaptable and supporting a variety of creative 

environments for both individual and collective work – will remain at the heart 
of the learning process, with dedicated space for individuals and groups. The 
studio will be a place where students and staff can work, study, contemplate 
and meet: a place of visible learning, a laboratory and a home base, which 
supports personal identity and a sense of ownership. Appendix 1 describes 
the vital role played by studio space in art and design education. 

 
• The new urban campus will form a consolidated, cohesive and identifiable 

presence in Garnethill, continuing the School’s historic connection with the city 
and the world-renowned Mackintosh Building.  

 
• The campus will support the School’s continued engagement with the 

communities and industries of Glasgow, building further the School’s role as 
the artistic hub of Glasgow, a driver for the creative economy and a prominent 
national venue.  

 
• The campus will be socially and ecologically responsible. It will be designed, 

built and maintained with minimal environmental impact and with long-term 
sustainability – environmental, financial and academic – as a key objective. 

 
• The visibility of outward facing research centres promoting knowledge transfer 

and commercial services will be enhanced; public access to exhibition space 
improved; conference facilities will not only serve the needs of the School but 
will also be available for wider use. 

 
7.5 Space Requirements 

 
The original Full Business Case presented to the Funding Council in March 2006 
established a space requirement of 25,462m2 net (37,444m2 gross) for a 
redeveloped estate.  Considerable effort during 2006 enabled us to reduce net 
space needs by 8% without adversely affecting academic and business needs 
 
The required area of the proposed estate is now 23,534m2 (net usable area, NUA) 
and 34,609m2 (gross internal area, GIA). This assumes a target Balance Space 
allowance at 32% of GIA. 
 
It is noted that - on a like-for-like basis - the net space required for current student 
numbers has been reduced by 23.4% under the current proposal, an improvement 
on Stellae’s target space figure for a redeveloped estate. 
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With essential growth the total net usable space of the proposed new estate is now 
only 1.2% higher than the existing estate, despite this now providing 
accommodation for 25.1% planned growth in student numbers as well as essential 
new facilities which the School currently lacks. 
 
At 11.21m2, the net usable space per student in the redeveloped estate decreases 
by over 27% from the GSA’s current EMS figure and over 20% from the actual 
existing figure. 
 
In preparing its FBC and supporting documents, the School has conducted a 
number of studies to identify and propose realistic space norms for its core 
academic and support activities and has benchmarked these successfully with a 
range of Scottish, UK and international institutions and reports, including recognition 
of guidance and case studies in Space Management Group publications. 

 
7.6 Development Costs 
 

The total cost of delivering the project over an eight year period, allowing for three 
construction phases of two years (see implementation proposals below), is 
estimated at £66.7 million at 4Q 2005 prices (current costs as per the original FBC). 
 
The projected out-turn cost of this implementation strategy is £104.5 million (again 
at 4Q 2005 prices). 
 
These costs are ‘gross costs’ which include contingency allowances, professional 
and statutory fees, decant and migration costs, FF + E, demolition costs, VAT and – 
in the case of the out-turn figure – inflation projections and optimism bias at 18% of 
full cost including fees, Vat and inflation. 

 
7.7 Estate Development Cost Affordability 
 

Within the School’s revised FBC submitted to the Funding Council in June 2007, 
this capital cost was proposed to be met as follows: 
 
Contribution from GSA                                                                            £22m 
Requested capital contribution from Scottish Funding Council                £83m 
 
Total                                                                                                    £105m 
 
The School plans to provide its contribution referred to above, as follows: - 
 
Contribution funded by formulaic LTIF over the project development period        £7m 
Fund-raising                                                                                                           £8m 
Borrowing by the School (funded by part of the surplus generated by growth)     £5m 
Proceeds from sale of sites no loner required                                                       £2m 
 
Total Contribution by the School                                                                     £22m  

 
7.8 Estate Lifecycle Cost Affordability 

 
With consultant input from the RICS’ Building Cost Information Service (BCIS), the 
School has recently completed and submitted to the SFC (November 2007) a 
detailed paper, ‘An Affordable Estate’ to demonstrate that the proposed estate is 
affordable and sustainable in terms of life-cycle and maintenance costs across the 
life of the estate as a whole.  
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This document established that the appropriate lifecycle % that should be applied to 
the School’s estate IRV to establish the required annual investment in maintenance, 
refurbishment and to fund replacement of the estate at the end of its useful life, was 
between 2.08% and 2.83% p.a. 
 
The School has determined that 2.83% of the expected IRV of its proposed 
Garnethill redeveloped estate, equivalent to £2.1m p.a. can be afforded as follows: 
 
Current Expenditure on lifecycle expenditure (per annum)  £0.6m 
Formulaic LTIF                                                             £0.7m 
Proposed SSI Enhanced LTIF (estimated amount)            £0.5m 
Additional contribution from growth planned               £0.3m 
 
Total available to fund lifecycle costs (per annum)                £2.1m 

 
7.9 Environmental Sustainability 
 

One further key objective, related to the maintenance and running costs of the 
estate, the comfort and well-being of staff, students and visitors and the care of the 
environment as a whole is the provision of an environmentally responsible and 
sustainable solution to the estate strategy.  
 
The School is committed to investigating exemplar solutions wherever practicable 
and affordable and proposes to involve input from The Mackintosh School of 
Architecture’s environmental research centre (MEARU) to focus on this major issue 
and to validate solutions as they are proposed by design team members. 
Consequently the School of Architecture will also wish to regard any developments 
within the estate as significant opportunities for research. A Working Group has also 
been established within the School to explore environmental issues in the future 
estate and to assist in ensuring the Project Brief adequately describes responsible 
sustainability requirements. 
 
The School recognises that sustainability is not merely about limiting harmful 
emissions, vital though this is; it is about creating healthy environments that support 
users’ physical and psychological well-being.  It is also about creating buildings that, 
because they are sufficiently robust externally, and flexible internally, are likely to 
have an extended life thus avoiding the environmental damage caused by a regular 
30-year cycle of replacement. At this strategic stage, it is necessary to ensure that 
any proposals ensure that individual sites are not overdeveloped: as 
overdevelopment tends to create discomfort and rooms without good daylight or 
ventilation. 
 

7.10 Proposed Implementation Strategy 
 

It is essential that the School can continue to function effectively and efficiently 
during the estate redevelopment process. For this reason, the implementation 
strategy must recognise business continuity and the necessary phasing and decant 
arrangements to enable this.  
 
The preferred implementation strategy, on which detailed financial modelling has 
been carried out, is to complete the works over three consecutive phases. Each 
phase will be two years long and we anticipate a two year period will be necessary 
to fully brief and procure the design and construction teams. This translates to an 
eight year project period from commencement to occupancy of the final phase. 
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The School has considered – and continues to explore - alternative procurement 
routes to the three-phase, ‘traditional’ implementation strategy described above 
(and in the Full Business Case). These include: - 

 
a) The potential to merge phases 1 and 2 and complete the redevelopment of 

two sites concurrently 
 
b) The potential to enter into an agreement with a developer, who would be 

responsible for the delivery of one building, which would be rented to the 
School on a 25-30 year repair and insure basis and revert to the School’s 
ownership at the end of this period. 

 
Both these headline alternatives offer a range of advantages and disadvantages. 

 
a) Benefits of developing two sites at the same time include: 

 
• Reducing the timescale of the overall project and long-term, detrimental 

impact on the School 
• Reducing inflationary and optimism bias pressures. We estimate out-

turn costs will be reduced by £7 million from £104.5m to £97.5m. 
• Providing a more immediate ‘impact’ for the estate and the quicker 

delivery of good quality accommodation for students and staff.  
• Reducing decant timescales and (potentially) costs 
• Reducing the duration of construction work for the residents of 

Garnethill. 
 

Negative aspects of this proposal are: 
 

• The difficulty of sourcing sufficient suitable decant space to temporarily 
re-house a major part of the School’s activities, students and staff for the 
first construction period. 

• The substantially increased workload on academic and other staff in 
developing the detailed design brief for two phases concurrently 

• The high risk of not get the design ‘right first time’ – that is, we lose the 
opportunity for continual refinement and improvement afforded by 
increased phases. 

• The significant difficulty of raising the GSA’s financial contribution in a 
much shorter timescale 

• The impact of concurrent major construction developments in Garnethill. 
 

b) The benefits of procuring one building through a long-term rent and insure 
lease include: - 

 
• With the developer meeting all fees and construction costs for one site, 

the direct capital cost of delivering only two buildings reduces the 
current project cost to the School to £49.1 million (£71.7 million out-turn) 

• Cost, time and quality risks will be transferred for a substantial portion of 
the estate. 

• Two sites can be developed concurrently (with the corresponding 
advantages and disadvantages noted above) 

• Decant provision can be factored into the ‘developer deal’ 
 

Negative aspects of this proposal are:- 
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• Capital costs must be supplemented with the annual rental costs of the 
developer-led building, which have been estimated by Quayle Munro 
(following a confidential market-testing exercise) at £1.35 million per 
annum net (£1.59 million p.a. including VAT) over a 30 year rental 
period.  

• The School cannot afford this cost and could only consider this option if 
the Scottish Funding Council met the additional revenue costs. 

 
From discussion with potential developers we consider there to be sufficient 
market interest to make this option viable. 

 
7.11 Programme 
 

As with all estate management projects, construction works must be programmed in 
rhythm with the academic calendar to ensure academic and business continuity and 
to minimise disruption to students and staff. With advice from consultants, we have 
based all time and cost assumptions on each phase being on–site for two academic 
years, and for a two-year briefing, competition, design and contractor selection 
process in advance of phase 1. 
 
In broad terms, and excluding defects periods etc, this makes the overall project 
programme effectively eight years over three phases, or six years over two phases, 
with the base date set on funding approval from the Funding Council. 
 
Assuming confirmation of a suitable funding contribution from the SFC in late 2007/ 
early 2008, a first phase site start in summer 2010 is considered feasible at the time 
of writing this report. This would project forward to the site completion of the three-
phase strategy in mid 2016.  

 
7.12 Risk Assessment 
 
7.12.1 The School recognises that significant risks are inherent in delivering this (and any) 

redevelopment strategy – and has taken steps to assess and quantify these. The 
following sub-section outlines the process undertaken and risks identified. The 
comparative evaluation of these is described and summarised below. 

 
Two approaches to risk assessment were taken. The first of these was a 
comparative review of the risks associated with delivering the three options under 
consideration. The second was a detailed review of general project risks and how 
these might be quantified, mitigated and/or managed. 

 
7.12.2 Comparative Risk Analysis 
 

To summarise and evaluate the results of the comparative risk analysis process for 
the estate strategy, the following table identifies the key risk headings considered 
across each option and evaluates these using the scoring mechanism below. It 
should be noted that the assumption in this analysis, given the backlog maintenance 
obligations, is that one of the projects/options must proceed: i.e. there is no ‘do 
nothing’ option. 
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OPTION 1A OPTION 1B OPTION 3B 

Refurb to RICS 
B 

Refurb with 
limited growth 

Estate 
Redevelopme

nt KEY RISK 

Combined 
Score 

Combined 
Score 

Combined 
Score 

Educational: - 

Disruption 
Failing to meet Expectations 
Failing to Achieve Growth  

 

9 
9 
9 

 

9 
6 
6 

 

9 
3 
3 

Construction /Development:   

Planning  
Site Conditions 
Site Management  
Contamination 
Adjoining Properties  
Utilities  
Legal 
Programme Delay 
Cost Escalation  
Temporary Decant  

 

3 
6 
4 
4 
4 
6 
2 
6 
6 
2 

 

3 
6 
4 
4 
4 
6 
2 
6 
6 
2 

 

6 
6 
4 
4 
6 
6 
3 
4 
4 
2 

Financial Risk 

Financial Sustainability 

 

9 

 

6 

 

0 

Total 79 70 60 

 Probability (P) Impact (I) Combined 
Score 

 
Scoring 

1 – Low 
2 - Medium 
3 – High 

1 – Low 
2 - Medium 
3 – High 

P x I 

                    
The conclusion from this appraisal was that Option 3B (the preferred option for 
estate redevelopment) had the most favourable risk profile, although this will need 
to be carefully managed as the project proceeds. 

 
7.12.3 Project Risk Analysis 

  
A detailed Risk Register has been created as the output from a risk workshop held 
at the School, which involved the Executive Group, senior managers, lecturers, 
student representatives and external consultants assisting with the FBC. 

 
This full risk register for the estate strategy was issued as an annex to the FBC and 
has been used to inform the decision making process, project delivery and financial 
analysis. It will form a live document to assist in managing the project moving 
forward.  
 
An outline of the risks assessed and evaluated during the appraisal process 
includes: - 
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Educational Risks 
 
• Disruption as a result of the project 
• Failure to match staff/ student expectations 
• Failure to achieve anticipated growth in activity 

 
Development and Construction Risks 
 
• Statutory approval risks: i.e. Planning consents 
• Site Conditions 
• Construction Site Management  
• Contaminated Ground and Hazardous Materials 
• Adjoining Properties 
• Underground utilities 
• Legal Title/ Issues 
• Programme Delay 
• Cost Escalation 
• Temporary Decant Accommodation 
• Disposal of Existing Sites 
• Financial Risks 
• Risks to the financial sustainability of the School 

 
7.13 Improvements Gained in the Proposed Estate Redevelopment 

 
When delivered, the estate redevelopment proposals advanced by the School and 
presented in its FBC (Amended in June 2007), will positively respond to and take on 
board sector benchmarks, KPI factors and recommendations from each of the 
recent major surveys commissioned (see 3.0). On full completion it will result in the 
following significant estate improvements: - 

 
• On a like-for-like basis, the net space required for current student numbers 

has been reduced by 23.4%. 
 
• The total net space of the proposed new estate is now only 1.2% higher than 

the existing estate, despite this now providing accommodation for 25.1% 
planned growth in student numbers as well as essential new facilities which 
the School currently lacks. 

 
• The space proposed in the new estate improves on the target space 

requirement for a new estate as originally advised by external space 
consultants, Stellae (see 3.0), allowing space for growth. 

 
• At 11.21m2, the net usable space per student in the redeveloped estate 

decreases by over 27% from the GSA’s current EMS figure and over 20% 
from the actual existing figure. 

 
• By improved efficiencies and reduced scatter in a new estate, the provision of 

space for workshops and specialist technical areas will decrease by over 43% 
from current, despite the 25% increase in student numbers. 

 
• The net studio space per student will decrease by 12.4% in a redeveloped 

estate, from 5.87m2 (current) to 5.14m2 per student, despite planned growth 
having a greater proportion of postgraduate students, with higher space 
norms. 
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• With reference to Space Management Group recommendations, the School 

has sought to maximise utilisation by increasing the proportion of its estate 
that is centrally managed. The proportion of the estate that will be ‘timetabled’ 
has increased by 42%. 

 
• Lecture Theatre and Seminar Room space proposals have been tested by an 

independent space consultant, Stellae, on the basis of a full academic year’s 
teaching timetable. The findings are that this will exceed the target utilisation 
of 40% across the full academic year (at 46%), with a peak of 62%. 

 
• The relationship between Teaching Space and Balance Space has improved 

with Teaching Space increasing from 47% in the current estate to 51% in the 
proposed estate. 

 
• Efficient office proposals in the proposed estate have produced a 31% 

reduction in net administrative space from the existing estate, despite an 
increase in staff numbers to accommodate 25% student growth.  

 
7.14 Post Occupancy Evaluation 
 
 A system of procedures and measures will be established by the Estates 

Management team to ensure that data on space use, building performance and user 
satisfaction factors are gathered and reviewed on an ongoing basis in the future 
estate and that proposals for improvement in any estate-related field based on the 
feedback from these evaluations are investigated, reported to senior management 
(along with implementation plans and any corresponding costs) and approved as 
appropriate.  

 
7.15 Temporary Accommodation Strategy 
 
 The School recognises that a vital component for the successful delivery of its 

planned estate strategy is the sourcing, design, fitting out, decanting to and 
maintenance of, suitable and affordable temporary accommodation. This space is 
required to ensure Business Continuity throughout the delivery programme and the 
management of risk to the GSA’s academic status and reputation. 

 
 Potentially suitable decant accommodation is actively being sourced, with a view to 

securing rental over the necessary period (determined by the estate construction 
periods adopted) as soon as possible after the Estate Redevelopment Strategy is 
agreed and the project formally given the go-ahead.  

 
 The importance of suitable, effective and efficient decant space to the reputation of 

the School (and the amenity of students, staff and other users) is such that the 
design and fit-out of temporary accommodation is viewed by the GSA as a vital and 
significant element of the estate strategy, and as such will be treated as a key 
component in the delivery of the estate strategy and will be procured, managed and 
evaluated accordingly 
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8.0 Estate Strategy - Digital Design Studio Relocation 
 

8.1 Introduction 
 

As noted in section 6, the Digital Design Studio (DDS) was established by the 
Glasgow School of Art in 1997 as an integrated postgraduate and research unit, and 
has since become firmly established as a world-class research centre for state-of-
the-art real-time three-dimensional visualisation and interaction technologies.  
 
The present DDS accommodation, in leased premises at House for an Art Lover 
(HAL), Bellahouston Park, Glasgow (see 3.4.12), imposes severe physical 
operational constraints; with, for example, all available shared support 
accommodation such as meeting and seminar rooms now converted for office and 
research use.  
 
The physical constraints of HAL have been recognised to be seriously limiting the 
growth potential of the DDS, potentially damaging the future sustainability and 
viability of the Studio from both an academic and commercial perspective. Such is 
the estate provision and constraints at HAL that there is also a risk that potential, 
significant research commissions and their corresponding income will be lost – or 
have to be declined – which in a competitive, global research environment carries 
significant risk of lost opportunities.  
 
Section 6 notes the recognition that action needed to be taken to address DDS’s 
estate needs in line with its academic and commercial aspirations, and describes 
the Options Appraisal exercise undertaken to evaluate the optimum direction for its 
estate strategy.  

 
8.2 Outcome of Options Appraisal 
 

Reiterating the outcome described in section 6, the estate strategy agreed by the 
School for DDS was to relocate to new premises within the newly evolving Digital 
Media Campus at Pacific Quay, Glasgow.  
 
This site offered the potential of co-location, collaboration, visibility and synergies 
with like-minded and focussed digital and media companies.  
 
As GSA-owned, new-build accommodation of the relatively small scale required was 
not considered effective or affordable, the optimum procurement route for DDS 
space was agreed to be through a long-term lease agreement with a developer 
willing to provide specifically designed accommodation within a larger media-
orientated business development on the preferred site.  

 
With assistance from Scottish Enterprise Glasgow, the School was brought into 
contact with Downtown Space Company Limited (DSCL), who proposed to erect, 
manage and operate such a facility. From this negotiations were commenced aimed 
at securing bespoke DDS space as an anchor tenant on a key Digital Media 
Campus site.  

 
8.3 Current DDS Estate Strategy Proposal 

 
Internally the School has prepared a detailed Schedule of Accommodation for DDS’ 
proposed space needs and technical requirements. This is currently managed by 
the Estates Development team, who liaise with DDS on a day-to-day basis through 
a DDS project representative.  
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Total space needs for the relocated DDS have been identified at 1,344 – 1,386m2 
(including a 10% circulation allowance). This space need is also based on location 
within a larger, shared building, and therefore needs not take account of primary 
circulation (common areas, stair cores, lifts etc), toilets or plant spaces.  
 
The developer DSCL has employed a Project Manager and Design Team to deliver 
the building (speculatively titled ‘The Hub’) and the School is also liaising closely 
with this team to coordinate issues and ensure that DDS’ needs are specifically 
designed and delivered.  
 
At the time of writing this report, agreements on the lease has recently been 
concluded to secure shell space in The Hub building for DDS for a period of 15 
years (with appropriate break periods to protect the School’s interests). This shell 
space will be sufficient for DDS’ academic and commercial needs once fit-out is 
procured and completed (see below). 
 
The Hub has recently commenced on site (see site map below) and is due for 
completion in February 2009, with DDS taking occupancy (initially for fit-out works) 
immediately thereafter.  
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In conjunction with specialist technical and laboratory spaces in the DDS 
accommodation, the DDS is also currently negotiating a potential Joint Venture with 
an international engineering consultancy to collaborate and share fit-out and rental 
costs on a state-of-the-art Sound Laboratory. With this in mind, the necessary 
structural and construction issues have been agreed with the developer. 
 

8.4 Programme 
  

The developer’s current build programme is scheduled for completion and hand-
over of the shell space to the GSA/DDS on 15 February 2009. Fit-out works will 
commence immediately thereafter, with the target of occupation for the start of Term 
3 in the academic year 2008/ 2009. 
 
The School recognises that academic and business continuity is essential and will 
therefore prepare and implement a detailed mobilisation plan, including contingency 
arrangements, to ensure downtime is avoided and/ or planned, agreed and 
minimised.  

 
8.5 Procurement of Consultancy and Contractor Services 
 

In line with best practice and Scottish Government procurement guidelines, the 
School will seek to procure fit-out design consultancy and contractor services on 
‘value-for-money’ principles. 
 
In all cases selection will be on a competitive basis and the selection processes will 
involve an evaluation of both quality and cost for all tender submissions. These will 
each be scored and agreed on an appropriate quality/ cost weighting.  

 
8.6 Post Occupancy Evaluation 
 

Similar to the Garnethill Estate Redevelopment strategy (see section 7) a system of 
procedures and measures will be established by the Estates Management team to 
ensure that data on space use, building performance and user satisfaction is 
gathered and reviewed on an ongoing basis and that proposals for improvement are 
investigated, reported to senior management (along with implementation plans and 
any corresponding costs) and approved as appropriate. 



GSA Estate Strategy: December 2007: Revision 00 82 

9.0 Estate Strategy – Mackintosh Building 
 
9.1 Overview 
 

The significance of the Mackintosh Building as the ‘jewel’ in the Glasgow School of 
Art’s estate and its cultural and historic significance is outlined in section 3 of this 
paper. This earlier section also briefly describes the School’s current Mackintosh 
Conservation and Access Project (MCAP).  
 
The MCAP is a further vital component in the GSA’s estate strategy and this section 
describes the scope, processes, progress to date and programme for this project, 
which is currently in site and has a total project cost of approximately £8.6 million. 

 
9.2  The Mackintosh Building 

 
The Mackintosh Building at 167 Renfrew Street is Grade A listed and acknowledged 
as one of the most significant buildings in Britain’s architectural heritage. Completed 
over two phases (1899 and 1909), It is also widely recognised internationally as one 
of the most important buildings of the early 20th century. Its cultural significance can 
be summarised in the following passages: - 

 
• Mackintosh’s building for the Glasgow School of Art is one of the cultural icons 

of twentieth century architecture 
• It represents Mackintosh’s largest commission, illustrating his early and 

maturing design talents over its two construction phases. 
• It reflects Mackintosh’s complex intellectualism; with various reference having 

been made to his approach as Modernist, Historicist, Arts and Crafts exponent 
and Symbolist. 

• It is the world’s largest repository of Mackintosh furniture and fittings and the 
base for the Mackintosh Archive and Collection. 

• It influenced building, interior and furniture design throughout the 20th century. 
• It is a major international visitor attraction. 
• Its original design embraced the then technically advanced integration of a 

heating system. 
• The building is the location from which internationally renowned and 

historically important designers and artists emerged throughout the 20th 
century. 

 
The Mackintosh Building is now the only public building designed by Charles Rennie 
Mackintosh which is still used for its original function; forming as it does the centre-
piece of the School’s campus on Garnethill and providing – amongst other 
accommodation – painting studios which are as suited to their purpose today as 
when designed over one hundred years ago. 

 
9.3  The Aims of the Project 
 

Mackintosh’s building draws visitors from all over the world to explore and admire 
the innovative and highly creative design programme and the considerable 
originality and ingenuity of its architectural detailing. They are also drawn to study 
the School’s fine historical collections.  
 
The School needs to conserve these valuable assets, while encouraging people to 
share the extraordinary building and its collections, explaining their importance and 
value, furthering their understanding and ensuring visitors’ enjoy the best possible 
experience. The School accepts the challenge of running the building for its original 
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purpose whilst welcoming more visitors. The Mackintosh Conservation and Access 
Project is therefore essential to: - 

 
• Conserve and protect the building fabric, and restore its original features,  
• Increase access to enhance the visitor experience and learning, 
• Improve the care, exhibition and access to the School’s archives and 

collections, 
• Meet future visitor demand (expected to rise to approximately 33,000 p.a.), 
• Manage visitor access to a successful and continually working art school. 

 
To achieve these aims the project embraces a number of critical and diverse 
strands: - 

 
 The refurbishment and conservation of the Mackintosh building, including the 

reinstatement of original features and volumes. Whilst the external fabric of 
the Mackintosh Building has been largely secured over recent years, the 
interior requires considerable repair and conservation. Inappropriate additions 
(accretions) to the building will be reversed and important Mackintosh details 
will be restored. Conservation work and repairs are to be undertaken to 
damaged and degraded areas of the building fabric. 

 Putting rooms back to their original use wherever practicable. This aim is to be 
delivered in conjunction with the School’s wider proposals for the 
redevelopment of its Garnethill estate, with the Mackintosh Building at its core. 
This includes the reinstatement of lost Studio spaces and the opening up for 
public view of historic spaces which are currently privately occupied. 

 Providing suitable new furniture and exhibition galleries, retail areas and an 
Interpretation Centre to enhance the visitor experience. In conjunction with 
this an Interpretation strategy is to be delivered which successfully informs 
and educates visitors. 

 Integrating new, efficient and sensitively designed mechanical, electrical and 
public health systems within the building. 

 Providing a new base for the Mackintosh Research Centre, with enhanced 
operational, access and research facilities, including suitable environmentally 
controlled storage spaces for the School’s archive and collections.  

 Repairing and conserving artefacts from the School’s archive and collections, 
including records, artworks on paper, textiles and plaster-casts.  

 
The Mackintosh building is currently central to a bid for World Heritage Site status 
being sponsored by Glasgow City Council, and is central to a suite of policies for 
heritage conservation in Garnethill. 

 
9.4 Procurement Processes 
 

The School has appointed a team of suitably experienced external consultants to 
design and administer the delivery of all elements of the project, including 
construction-related, conservation and interpretation elements.  
 
All construction related works, including conservation, new spaces, re-establishment 
of spaces and fit-out are being undertaken by a Design Team, directly 
commissioned by the School following an EU compliant, value-for-money based 
selection process. 
 
This process was undertaken as a two stage ‘Restricted’ route, with all tenderers 
shortlisted for stage two evaluated on quality as well as cost, and a significant 
weighting towards quality given the sensitivity and importance of the Mackintosh 
Building. 
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A similar EU-compliant Restricted process was adopted for the main contractor 
selection; with tender sums weighted and evaluated with appropriate experience in 
working successfully in listed buildings. 
 
In all cases the principal funder, the Heritage Lottery Fund, has approved the 
selection routes and their resulting appointments. 

 
9.5 Internal Management and Reporting 
 

The School has established a clear project management and internal 
communications framework to ensure it effectively plans, communicates, 
implements and monitors its obligations as Client throughout the project. 
 
Coordinated on a day-to-day basis by the Estates Development team, a series of 
cross-School monitoring, progress and focus groups have been established to 
monitor progress and address issues and actions as they arise, The principal group 
(the Mackintosh Project Group) is chaired by the Director of the School and the 
project as a whole is reported to the Estates Committee and Board of Governors. 
 
A project Execution Plan and change procedures have been prepared by the School 
and adopted generally to assist communications and general project management. 

 
9.6 Project Programme 
 

A number of primary factors have influenced the development of the project 
programme to date, and progress is continually monitored to ensure that the risk 
factors surrounding these are sufficiently controlled. 
 
Among the factors which have generated the current programme are: - 

 
• The need for adequate design and development time to prepare a high 

quality, achievable scheme. 
• The funding processes and timescales necessary to deliver project income. 
• The periods necessary for selection and tender processes in line with 

legislation and value-for-money recommendations and guidelines. 
• The fundamental need to maintain academic delivery throughout the project 

delivery programme, and to minimise disruption to other Glasgow School of 
Art activities and business. This in particular has generated the need to 
procure the construction works over four phases, focussed on summer works 
programmes. 

• The timing of the School’s Garnethill Estate Redevelopment project; which will 
house the Window on Mackintosh interpretation Centre after phase 4. 

 
It is planned that works within the Mackintosh Building itself, including specialist 
conservation works and fit-out works will be completed at the end of phase 3 (see 
below). This milestone will ensure that activities are completed in the building’s 
centenary year; which can be coordinated with fund-raising, educational and 
exhibition-based activities. 
 
The principal break-down of construction work phases is as follows: - 

 
• Phase 1 July – December 2007 (approx 6 months) 
• Phase 2 July – September 2008 (approx 3 months) 
• Phase 3 July – September 2009 (approx 3 months) 
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• Phase 4 Dependent on completion of the new building proposed to the 
North of Renfrew Street through the Garnethill Estate 
Redevelopment Project (see 7) 

 
In each case works have been planned to commence immediately following the 
Degree Show, held annually at the end of term 3 and will finish prior to the start of 
term 1 in the following academic year. 
 
Work sequences – in broad terms - have been allocated for each phase in the 
tender information to be issued to prospective contractors, however the construction 
works programme must be expanded in detail by the selected contractor and 
approved by the Director of Estates Development prior to commencing each phase 
(see below).  

 
9.7 Funding 
 

The project is entirely funded through contributions form a range of funding bodies 
and benefactors and without recourse to Scottish Funding Council input. 

 
To date (end November 2007), over £7.6 million has been secured towards the £8.6 
million total project costs, with a funding strategy and Campaigns team in place to 
secure the remainder.  
 
The principal contributors are noted below for reference: - 
 
Heritage Lottery Grant  £4,466,000
Glasgow City Council £500,000
Scottish Enterprise Glasgow £245,000
Strathclyde ERDF £627,095
Hugh Fraser Foundation £300,000
Monument Trust £250,000
Historic Scotland £500,000
Gannochy Trust £200,000
Garfield Weston Foundation £250,000
Bellahouston Bequest Fund £50,000
 
Construction-related project costs are monitored and reported by the appointed 
Cost Consultant and an internal group, headed by the Director of Finance and 
Resources, monitors project costs generally. 

 
9.8 Decant and Temporary Arrangements 

  
A key management and control element of the project, which is recognised as vital 
to its overall successful delivery, is the need to plan, secure and implement 
temporary arrangements for staff, students and historic artefacts in order to safely 
and effectively carry out the works. This is being achieved in a number of ways, 
dependent on the timescale and access needs required. 
 
The governing principle which has been adopted – and to which all contractors are 
required to operate – is that the School is a live higher educational institution, and 
that academic delivery for undergraduate and postgraduate courses must therefore 
be maintained at all times. The main means for ensuring this is the programming of 
works in academic areas outwith the regular teaching year (i.e. summer works 
programmes – see above). Beyond this however, it has been – and will be - 
necessary to decant teaching and support staff for short periods.  
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The Mackintosh Research Centre, together with the School’s archive and 
collections have been decanted externally to the nearby McLellan Galleries; which 
has been leased until 2010 from Glasgow City Council (see section 3). The decision 
for this has been taken, a) to manage the risks inherent of working around artefacts 
on site, b) to accommodate the planned off-site conservation programme and c) to 
enable business continuity for the Mackintosh Research Centre. 

 
9.9 Feedback and Evaluation 
 

The phased nature of the works will enable feedback and ‘lessons learned; from 
each stage of the works to inform and lead to continual improvements in 
subsequent stages. 
 
A process for gathering, coordinating and communicating feedback will be managed 
by the Estates Development team. 
 
Post completion evaluations will also be undertaken to gauge the success of the 
project, to report to and inform funders and to inform the wider estate strategy 
needs and development processes. 
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APPENDIX 2 
 

Legislative Compliance with Disability Discrimination Act 
(See Section 3.8.1) 
 
Mackintosh Building 

 
• Lift upgraded to DDA standards.  
• Street access arrangements co-ordinated to utilise the East Entrance directly off 

Dalhousie Street, with level access to the lift.  
• Co-ordinated external signage and Assistance call button radio-linked to manned Main 

Reception provided.  
• New male and female accessible toilets provided.  
• Specialist evacuation chairs located at East and West staircases.  
• Loop induction audio systems at Reception and in Lecture Theatre. 

 
NB – The Grade A listing of the Mackintosh Building places considerable restrictions on the 
wider introduction of accessible measures. The works planned under the Mackintosh 
Conservation and Access Project are designed to place public/ visitor spaces at accessible 
locations. This will include (for example) the relocation of the Mackintosh Furniture Museum 
from inaccessible space off a west stair landing, to level access space off Dalhousie Street.  

 
Bourdon Building: General 

 
• Constructed with access ramp from street level.  
• Lifts modified to DDA standard.  
• Unisex wheelchair accessible toilet provided. 
• Specialist evacuation chairs provided at escape stairs.  
• Loop induction audio systems in lecture theatres.  
• Contrast colour scheme incorporated to aid visually impaired users. 

 
Bourdon Building: Library 

 
• Constructed with access ramp from street level.  
• New passenger lift installed to provide access from ground floor to intermediate 

mezzanines and first floor of Library.  
• Unisex wheelchair accessible toilet provided.  
• Specialist evacuation chairs provided at escape stairs.  
• Loop induction audio system at issue desk.  
• Wheelchair access through turnstile security incorporated.  
• Contrast colour scheme incorporated to aid visually impaired users. 
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Assembly Building 
 

• Access ramp installed from street level to main foyer.  
• Unisex wheelchair-accessible toilet provided.  
• Management procedures set in place to assist access to first floor facilities (this listed 

building has no lift provision). 
 

Newbery Tower 
 

• Access ramp installed from street level.  
• Automatic entrance doors installed.  
• Lifts modified to DDA standard.  
• Unisex wheelchair accessible toilet provided.  
• Specialist evacuation chairs provided to escape stair.  
• Contrast colour scheme incorporated to aid visually impaired users. 
 
Foulis Building 

 
• Electrically-assisted doors installed at street level.  
• Wheelchair platform lift installed in foyer to access ground floor.  
• Lift modified to DDA standard.  
• Unisex wheelchair accessible toilet provided.  
• Specialist evacuation chairs provided to escape stairs.  
• Contrast colour scheme incorporated to aid visually impaired users. 

 
Richmond Building 

 
This building is geographically challenged by major level changes from street level, and it is 
viewed as impractical and uneconomic to make significant alterations at this stage 
(particularly in relation to wider estate strategy plans). Management arrangements are in 
place to provide facilities for any students and/ or staff with access difficulties likely to be 
located in this building meantime. 

 
JD Kelly Building 

 
This building adjoins the Richmond Building and is faced with similar geographic challenges. 
Proposals have been presented to the city council for the introduction of an access ramp from 
street level to the main door, but this was rejected on the basis of visual interference within 
the context of Garnethill Conservation Area.  
Under the proposed estate strategy this site is earmarked for redevelopment, at which time 
street level access (and greatly improved internal access provisions) will be made available.  
 
In the meantime, management arrangements have been put in place to provide facilities for 
any students and/ or staff with access difficulties likely to be located within this building 
meantime. 

 
Barnes Building    

 
Access to this building is currently restricted by internal steps at the main entrance from street 
level to ground floor level.  

 
• An external wheelchair lift is currently being replaced and the internal passenger lift has 

been overhauled for DDA compliance.  
• Unisex wheelchair accessible toilet provided.  
• Loop induction audio system in lecture theatre.  
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• Specialist evacuation chairs provided at escape stairs.  
• Contrast colour scheme incorporated to aid visually impaired users. 

 
This building is scheduled for eventual disposal under the future estate strategy described 
elsewhere. 

 
Haldane Building    

 
This building is structurally and spatially complex, involving multiple levels and stepped level 
changes. It also has no internal lift.  

 
• Enabling ramps have been installed where practicable to assist accessibility.  
• Unisex wheelchair accessible toilet provided.  
• Specialist evacuation chair provided at escape stair.  
• Electric vehicle provided for disabled access to first floor (utilising the historic ramp 

between levels).  
• Contrast colour scheme incorporated to aid visually impaired users 
• Student Services offices incorporate ramped access for wheelchair use. 

 
This building is scheduled for eventual disposal under the future estate strategy described 
elsewhere. 

 
Margaret Macdonald House;   Halls of Residence 

 
Being constructed in 1996, this building is generally compliant with DDA legislation. Level 
access and Ground floor residential accommodation for disabled students is provided within a 
suitable purpose-designed flat, including kitchen, shower room and toilet design.  
 
Adjacent car parking space has been set aside for disabled use and ease of entry.  

 
Digital Design Studio (House for an Art Lover);    

 
This leased property has wheelchair access to all levels and is provided with suitable disabled 
toilet facilities. 
 
As noted elsewhere in the estate strategy, DDS plan to relocate to new accommodation. This 
is currently being designed as DDA compliant and the suitability of this (and fit-out works) will 
be reviewed as the works proceed on site. 

 
McLellan Galleries;    

 
This leased property has wheelchair access to all levels and is provided with suitable disabled 
toilet facilities. 
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APPENDIX 3 
Proposed Project Delivery Structure 
 
The management and reporting structure for Estates Development Projects is illustrated 
below: - 
 
 Board of  
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External 
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Seona Reid 
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Cathy Randall 
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Peter Trowles 
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Rachel Murphy 
Susannah Waters 

Jan Mackenzie 
Stuart Miller 

DDS Project 
Team 

Seona Reid 
Paul Anderson 
Eliot Leviten 
Ian Johnston 

Doug Pritchard 
David Miller 
Stuart Miller 

Colin Watson 
 

Estates  
Committee 

Director 
Seona Reid 

Director of Finance 
and Resources 

(Eliot Leviten) 


