73-77 Trongate, Glasgow: Sustainability Scoping Study

73-77 Trongate is constrained in the first instance by its very size. It is
not a large building and has little scope for expansion. At approximately
5,600 square feet, the floor area lends itself to small commercial, retail,
restaurant and office projects, but is not ideally suited for conversion for
residential or hotel use. The building is confined on either side by the
gables of adjoining buildings - the Tron Theatre to the east and a large
tenement built in 1896 to the west. To the rear, it is bounded by a
relatively narrow lane which acts as a fire escape route from the Tron
Theatre.

The principal frontage of the

building faces north while the rear

wall — which is blank — faces south.

This is to a degree overshadowed

by the buildings in the immediate

vicinity.

Alterations to the principal building

frontage will be restricted by the

Category ‘C’ listed nature of the property. Merchant City THI's
involvement as a funding partner will be dependent on the original
shopfronts being restored as faithfully as possible. Otherwise, however,
it has been assumed that alterations may be possible to the rear of the
building, provided these do not encroach on the building line or
contravene Building Standard requirements.

Glasgow City Council are anxious
that the Trongate recovers
something of the vibrancy it once
had as a major shopping
thoroughfare, to which end the City
Plan seeks to encourage the
retention of active ground floor
uses. Ideally, retail provides the
sort of activity and animation which
encourages footfall in an area, and
with the exception of the Tron Theatre Box Office and its adjoining
screen wall, Trongate is largely characterised by shops at ground level
with a mixture of uses on upper floors. There are a number of
handsome tenements built by the City Improvement Trust where the
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upper floors are in residential use. Elsewhere, in other building types,
there is evidence, however, that lack of demand from commercial users
for upper floors has put property (such as that at 73-77 Trongate) at risk
of deterioration. This opens up the possibility of mixed use as part of re-
development, and gave rise to three scenarios that were investigated as
part of this study.

Provided the ground floor frontage onto Trongate is relatively
transparent and animated — even to the extent that it is interactive or
serves a display purpose — the conversion of the building into office
space is a possibility, since the Trongate does not provide what is
considered prime retail space as it nears Glasgow Cross. An open
frontage will be essential, however, if change of use is to be considered
by Glasgow City Council.

The whole building can be usefully converted into office space. Access
should be possible from both front and rear provided an agreement can
be reached with the Tron Theatre over the use of the rear lane. The
partial basement can be used for a variety of functions which do not
require natural light, such as storage or toilets. The ground floor will of
necessity require to be developed with functions to the front of the
property which do not require privacy or complete quiet, although the
rear of the building will be more peaceful. The upper floors have real
potential to be converted to provide a well lit, attractive office
environment.

An alternative to single occupation of the building is mixed use, the most
appropriate in the instance of 73-77 Trongate being retail at ground and
basement level with offices occupying the upper floors. Either a single
large shop unit could be created at ground level or two smaller units,
depending on demand in the area. The entrance to the offices could be
located at either side of the frontage, or even in the centre. An arcade-
type entrance — where shop units and offices alike are entered from a
single covered outside/inside space was also a possibility considered by
the study group. The building may have had as many as three separate
entrances in the past, setting a precedent for a series of matching
access points to the ground and upper floor accommodation.

The mixed use scenario was not investigated by the study group beyond
preparing a set of proposals. The office space generated by only the
upper floors would not provide the scale of accommodation required by
an organisation such as Forward Scotland, while the retailer with whom
design discussions were held had indicated an interest in the whole
building. That said, the mixed use option would suit small retailers and
small office organisations and would be a viable use for the building.
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