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ABSTRACT KEYWORDS

Several properties in the Merchant City are not qualified as listed Group value; listed building;
buildings but are designated shortly after restoration. This contro- preservation policies; urban
versial phenomenon reflects legislation issues of listed buildings on conservation; adaptive reuse

the one hand and restoration issues with built heritage on the
other. An investigation incorporating the review of existing preser-
vation policies, archival research, and detailed case studies, com-
plemented by on-site inspections, has led to the identification of
a key concept: ‘Group Value.” Researchers notice the growing lim-
itation of the listed system or preservation policies, yet few have
analysed this phenomenon in specific cases with historical context.
This paper will elaborate on the formation of the concept of ‘group
value’ and provide a theoretical lens for understanding the crisis
and opportunities of ‘group value’ in the adaptation of historic
buildings.

Introduction

Group value as a criterion for listed building designation could be found in the England
official document.

The extent to which the exterior of the building contributes to the architectural or historic
interest of any group of buildings of which it forms part, generally known as group value. The
Secretary of State will take this into account particularly where buildings comprise an
important architectural or historic unity or a fine example of planning (e.g. squares, terraces
or model villages) or where there is a historical functional relationship between the buildings.
Sometimes group value will be achieved through a co-location of diverse buildings of
different types and dates.’

The relevant regulation in Scotland appears in the primary legislation for architectural
preservation, Planning (Listing Buildings and Conservation Areas) (Scotland) Act 1997,
with an indirect explanation.

In considering whether to include a building in a list compiled or approved under this section,
[F2Historic Environment Scotland] may take into account not only the building itself but also
—(a)any respect in which its exterior contributes to the architectural or historic interest of any
group of buildings of which it forms part.?
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The designation of listed buildings adheres to a central principle that considers the
surroundings of historical buildings as integral components of heritage.® This notion is
not only reflected in Scotland'’s preservation policies but also deeply interwoven with the
conservation movement and urban planning theory across European countries. The term
‘group value’ is commonly regarded as an essential ‘code’ within the mechanism of listed
building consent administered by planning authorities. This term is integral in assessing
the collective significance of buildings that contribute to the historical or architectural
character of an area. While planning authorities use this term operationally, this paper also
aims to evaluate the relevance and application of this value in contemporary society from
an academic perspective. Furthermore, the terminology encapsulates practical issues in
conservation-related urban planning that need addressing, such as the balance between
preserving historical integrity and accommodating modern urban needs.

This research adopts an integrated approach, utilising both qualitative and quantita-
tive methodologies, to investigate the notion of group value. It elucidates the theoretical
underpinnings of this concept, situating them within the broader context of historical
developments. The study further illustrates these principles through an in-depth case
study analysis. The selection of Ingram Square and the Italian Centre satisfied all the
criteria that express how the physical restoration is attached to group value and embodies
the paradoxical situation of the notion.” Both sites situated in the historical core of
Glasgow, inherit the topographical legacy of the industrial era while integrating new
developments through regeneration initiatives dating back to the 1980s. This investiga-
tion examines the relationships that exist between inner-city revitalisation, the adaptation
of urban built heritage, and the critique of heritage values within contemporary con-
servation policies. Ultimately, the paper seeks to advance the discourse on group value by
exploring the challenges and opportunities this concept presents for urban development
and the conservation of built heritage, thereby extending the theory of built heritage
adaptation.

Historical Background and Architectural Conservation Movement

Figuratively, group value represents a ‘by-product’ that has emerged from the historic
confrontation within the architectural conservation movement. This movement has
a storied history that can be traced back to its early motivations, centred around preser-
ving individual buildings with significant architectural or historical importance.” The field
expanded in two primary directions as it developed. Firstly, the movement extended its
reach vertically, shifting from basic preservation to encompassing the intrinsic qualities of
heritage. This broader scope emphasises maintaining not only the structural integrity but
also the historical transformations, original layers, and any elements that convey the
building’s ongoing narrative, thereby preserving its complete historical essence.
Secondly, the movement also expanded horizontally, broadening the concept and
boundaries of heritage itself. Early efforts in architectural conservation focused on indivi-
dual buildings of specific historical or architectural merit. Over time, this focus expanded
to include broader cultural landscapes and complexes, adopting a more inclusive per-
spective of heritage that extends beyond isolated structures.

Historically, architectural conservation debates and practices before the 20th century
were primarily concerned with individual buildings, relying heavily on archaeological and
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architectural expertise. The shift towards what is now known as ‘scientific restoration’
introduced a more methodological and interdisciplinary approach, moving away from
a binary view of preservation versus destruction towards a scientifically informed
methodology.® The divergence of the conservation movement beyond the Villoet stylistic
restoration and Ruskin-Morris conservation starts interweaving with other disciplines,
such as urban planning theory, modern architecture movement, etc.” This interdisciplin-
ary engagement results in a shift of paradigms as one domain interacts with another.
When planning-based conservation ideas conflict with the authenticity of individual built
heritage conservation, a paradoxical situation involving the concept of group value arises.

Values in Heritage Management

Before discussing cases that illustrate the concept of group value, it is essential to
acknowledge the theoretical advancements that have shaped this notion. Foremost
among these is the systematic evaluation of monuments’ values by Alois Riegl, particu-
larly in his seminal conservation text, The Modern Cult of Monuments: Its Character and
Its Origin’ (1903).2 The insight of this context is he combed through the criteria of heritage
values and introduced the monument’s value in the present-day (Gegenwartswerte)
vision. He advocated for an interpretation of monuments not only based on objective
heritage criteria but also through the perceptions of contemporary observers. This
approach redefined heritage terminology and influenced the methodologies of heritage
restoration, particularly in how values are assessed under diverse circumstances.

Group value is not a term explicitly used by Alois Riegl nor is it included in any of his
texts from that period. Accordingly, group value represents a distinct category within
Alois Riegl’s framework of heritage values. It neither aligns with the recollection values
(age value, historical value, and intended commemorative value) nor the present-day
values (use value, art value, newness value, and relative art value). Instead, group value
integrates the concept of static value within dynamic physical interventions, character-
istically reflecting a postmodern approach linked with legislative management in heritage
conservation.

However, Riegl did explore the interrelationships between individual parts and the
collective whole, which are crucial in determining the heritage value of an area. In the
same year that he published his seminal work on heritage value, Riegl’s recommendations
for the conservation of Diocletian’s Palace in Split on the Dalmatian coast illustrate this
approach.’ His analysis assessed the contributions of individual buildings to the over-
arching value of the site, taking into account a broad spectrum of heritage values.
Notably, Riegl supported the demolition of certain buildings that represented only ‘age
value,” highlighting his readiness to prioritise the collective significance over individual
components. This aspect of Riegl’s work reflects a form of comparative thinking integral to
heritage value assessments.

From a contemporary societal view, Gibson and Pendlebury’s interpretation of built
heritage value further emphasises its relative nature. They contend that value is not
intrinsic to the fabric, object, or environment itself; instead, these entities are imbued
with meanings that are culturally and historically specific, with such significances being
externally imposed. Consequently, the attributed value is dependent on the prevailing
value frameworks that are characteristic of the specific time and place.'® Therefore, the
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concept of group value emerges from the evaluation of the interrelationships among
multiple values of individual historic buildings within a group, considered within
a contemporary context. It should be noted that while it is essential to formulate
contemporary values concerning the historic environment, this does not necessitate
compromising the ethics of preserving values related to historicity.

International Charters and National Heritage Concept

Alois Riegl’s essay was primarily motivated by his desire to articulate strategies for
managing the ever-growing antiquities after he was appointed to the Austrian
Monuments Commission.'" The value system proposed by Riegl significantly influenced
the legislative framework, promoting the concept of universal heritage value. This idea
was synchronously integrated into international preservation policies, which increasingly
focused on expanding the boundaries of heritage conservation, thereby facilitating the
development of group value. For instance, the Athens Charter'? of 1931 advocated for the
restoration of historic monuments to include their surroundings; this concept was further
elaborated and expanded by the Venice Charter of 1964.

The concept of a historic monument embraces not only the single architectural work but also
the urban or rural setting in which is found the evidence of particular civilization, a significant
development or a historic event.'®

The expansion and unification of built heritage boundaries have drawn critiques from
scholars, touching on issues from material authenticity to agency, politics, and ethics.
Miles Glendinning notes that the concept of national heritage spreads in individual
properties and influences the assessment of the relativity of heritage values by national
authorities.'* Critically, ossification tends to occur when value systems rigidify into
legislative guidelines or management methodologies. Much of the criticism directed at
value-based legislation points to inherent limitations, particularly the subjectivity of
stakeholders and potential biases within the managing authorities tasked with
evaluation.'® Although economic and social values are widely recognised as benefits of
built heritage, the prevailing approach and decision-making process from various sectors
often subsumes built heritage within cultural heritage without sufficiently addressing the
material conditions in terms of sustainable lifespan. This method results in distinctive
patterns in conservation or adaptation processes, where structures are often modified,
become obsolete, and ultimately remain preserved in a state of arrested decay.'®

The expansion of protection also raises the question of which parts or spaces truly
qualify as ‘heritage.’ This issue related to heritage authenticity has been further explored
in international heritage documents. The NARA Document on Authenticity, which builds
upon the Venice Charter, asserted a form of cultural relativism. This document extends the
criteria for assessing heritage authenticity to include technique, location, spirit, and
tradition, thus moving beyond the earlier charter’s focus primarily on materiality.'” The
document proposed the concept of ‘progressive authenticities’, suggesting that the
historical modifications that sites undergo over time can be considered authentic. As
David Lowenthal noted, ‘Authenticity is in practice never absolute, always relative.”'® Put
another way, the dynamic processes that are taking place in places of built heritage pose
a challenge to the conventional definitions and standards of authenticity.
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Legislative Approaches of Group Value in Glasgow

The development of group value legislation in Glasgow has progressively been shaped
by strengthening national policies on built heritage preservation. Beyond the initial
listing system, the 1967 Civic Amenities Act introduced the concept of conservation
areas, defined as ‘areas of special architectural or historical interest, the character or
appearance of which it is desirable to preserve or enhance.”® This policy evolution
signifies a shift from a focus on individual monuments to a broader, planning-based
approach to conservation, aiming to manage changes strategically at the master plan
level. However, the implementation of this preservation framework has attracted
criticism for eliciting confrontational viewpoints and lacking practical ‘user-
friendliness.’?°

Group value emerges as a practical response to the escalating crisis in values amidst
the rapid expansion of the urban fabric requiring preservation. This concept transitions
from focusing solely on individual buildings to encompassing adjacent spaces, from
groups of historic buildings to entire urban blocks or inner city areas. The aim is to
legitimise buildings that may lack individual historical or aesthetic value but are crucial
due to their contributions to a significant historical environment or because they repre-
sent unique memories, specific architectural styles, or historical narratives, thereby sup-
porting the integrative protection of the entire historic environment. Hence, from the
conservation-based planning aspect, group value bridges the gap between the rationa-
lisation of conservation and the conceptualisation of place.

Planning-Based Conservation and Conservation-Based Planning,
Assemblage Theory

Whether planning-based conservation or conservation-based planning, both could
summarised in the assemblage theory, which gathers various dimensions of the
assemblage with the materiality of buildings and places that constitute the practice
of conservation planning.?' Pendlebury pointed out the conservation-planning assem-
blage seeks to establish value-based and dynamic norms that remain flexible in deal-
ing with heritage conservation. The idea represented the status of built heritage in the
current agenda of urban development and articulated the theoretical foundation of
preservation policy in the United Kingdom. Still, within the assemblage conservation
theory, protecting integrity beyond individual buildings while considering the impact
of external factors often clashes with the foundational goal of preserving heritage
authenticity.

Group values here serve as a cohesive force within this assemblage perspective,
enhancing the unity of heritage preservation and fostering intangible connections
among objects. Nonetheless, the concept of group value raises critical issues regarding
ambiguity in the discourse on preservation and restoration. These theoretical uncertain-
ties often manifest as stark paradoxes in built heritage practices. There is often
a divergence between the conceptualisation of practices and their actual implementation,
and the notion of value-based authenticity may not consistently align with value-based
legislation. This misalignment is further exemplified by the differences between the
signifier and the signified within the framework of group value.
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Group Value in Heritage Conservation

Alongside legislative development, the selected cases also shared a contextual back-
ground. By the 1980s, Glasgow urgently needed to transform and re-conceptualise
its former heavy industrial centre. This regeneration strategy aligns with the con-
servation-planning concept previously discussed. Drawing on experiences from ear-
lier comprehensive redevelopments, transportation reorganisation, and slum
clearance, revitalising the inner city became a pivotal aspect of urban regeneration.
The physical renovation of Merchant City in the 1980s relied heavily on intervention
by the public sector since the city (district) council owned nearly half of the vacant
properties.””> The adaptive reuse of existing Victorian industrial heritage sites has
been identified as a key strategy for the revitalisation of the area and the attraction
of new residents. Within this framework, the contested concept of group value
becomes apparent, influencing both the processes of restoration and the designa-
tion of buildings.

Ingram Square

Ingram Square is a typical case that could manifest the concept of group value. It stands
out as one of the most significant regeneration projects within Merchant City, where the
block-based transformation of historic warehouses demonstrates an innovative approach
to adapting a collection of built heritage within the urban landscape. Additionally, this
project represented the first instance of establishing a novel partnership model between
the public sector (District Council, Scottish Development Agency) and the private sector.??
The whole project was operated by Yarmadillo Ltd, a company established by Kantel Ltd,
SDA (Scottish Development Agency) and District Council (City Council). The design part
was taken by Elder & Cannon Architects, including both the restoration of existing
structures and the addition of new buildings.

The site originally encompassed 14 structures, including three former warehouses and
a department store, along with several vacant lots. Among these, the most notable is the
Baronial-style Houndsditch warehouse, situated at the corner of Brunswick and Ingram
Street (Figure 1). This building is a prominent landmark for the site, occupying nearly one-
third of the block. The warehouse was designed by John Baird and Robert William Billings.
John Baird was charged with the plan to rebuild behind the facade, and R.W. Billing was
explicitly responsible for the facade.?* Another significant feature is the warehouse on
Brunswick Street (known as 104 Brunswick Street), also designed by R.W. Billings, which
displays architectural details similar to the facade of the Houndsditch building.”®

The adaptation process was threefold: refurbishing the existing host structure, insert-
ing new buildings enclosing the courtyard, and redeveloping the semi-public space. The
construction process is organised into eight distinct phases, with each progressing
independently.?” In addition to adapting existing structures like the Houndsditch and
Nova buildings, four new buildings designed by Elder & Cannon have been placed to fill
gaps and enclose the block.?® The reconstruction approaches the block as a unified whole,
establishing new circulation paths and introducing a new courtyard within the existing
block. This intervention not only integrates the new design vocabulary into the original
site but also reconfigures the spatial relationships into a ‘concentric ring’ arrangement.
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Figure 2. Private courtyard newly established for exclusive use by tenement residents.

This approach effectively opens up the previously enclosed inner block, creating more
flexible pathways that improve airflow and lighting (Figure 2).

The tension between restoration and preservation manifests at each stage of the
design process, creating a discontinuity between approaches that treat the site as an
integrated block and those that aim to preserve the diverse values of individual historic



8 X. LU

buildings. Observations from the site reveal that the architect deliberately distinguishes
between the ‘old’ and ‘new’ through distinct choices in materials, forms, and tones. For
instance, the grey-yellow bricks of new constructions are visually distinct from the dull red
brick of the Nova building and the polished ashlar of historic warehouses (Figure 3). This
delineation by the architect and planner establishes clear boundaries for each building’s
exterior, while the interiors are more connected through a reorganised layout and the
arrangement of new semi-public spaces. Although the block-level restoration introduces
beneficial new semi-public spaces and fosters closer relationships among individual
buildings, it often comes at the cost of sacrificing layers of the past that merit careful
preservation.

The restoration process from its inception embraced a vision of unification, aiming to
elevate the diverse values of each building onto a common platform, despite the unique
evidential, historical, aesthetic, and communal values inherent to each historic structure.?’
The intervention goes beyond simply establishing a physical connection among the
individual historic buildings on the site; it also considers the unity of the site’s historical
significance and its overall development.

In this case, group value refers to the description of the interconnectedness among the
multiple values of individual buildings following restoration, and further, it embodies the
intangible impacts arising from the physical connections established on the site by
designers or planners. It is noteworthy that the situation at Ingram Square markedly
differs from that of palace complexes (such as Diocletian’s Palace in Split) or other groups
of buildings initially constructed with an intrinsic connection that extends beyond mere
topographical settings.

The designation of buildings as listed within Ingram Square clearly highlights the
impact of group value and reflects the city’s conservation-planning vision. Almost all
the buildings in Ingram Square are listed.*® Besides two historical warehouses with
Billing’s facade being issued before the redevelopment in 1970, the rest were issued
after or during the restoration.>’ Moreover, except for the warehouses at the corner of
Ingram and Candleriggs Street, which are in relatively poor condition, all other buildings
fall under Category B, the same classification as the Billing warehouses. It may seem
questionable that all these buildings on the site are assigned the same level of value.
Nevertheless, this uniform listing highlights a strategic decision to preserve the block as

Figure 3. Newly constructed corner building attached with another Billing’s facade.
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an integrated whole. In this context, group value acts as a crucial factor that elevates
buildings that might not individually qualify for listing.

Italian Centre

The adaptation of the Italian Centre is another representative case that illustrates the crisis
and opportunities of the group value concept. The host structure was constructed
between 1823 and 1840 to serve as warehouses, commercial and domestic buildings.
[4] The building group was mainly around 3-4 stories with polished ashlar facades and
remained consistent in classic style with richly detailed motifs, including bands, pilastered
cornices, 4-pane glazing, pediments, etc (Figure 4). Half the side that faces Ingram Street
was designed by William Brun, a highly regarded Scottish architect, marked as one of the
leaders of Edinburgh neoclassicism.>? Before reunification, these properties were mainly
owned by the City Council (Glasgow District Council). Similar to Ingram Square, the
redevelopment of this project also represents the model in that the private sector
cooperates with the public sector. The conversion is led by the development company-
Classical House and financially supported by the Scottish Development Agency (SDA).
Page & Park is appointed as architects in charge of the design part.

The most distinctive manipulation of this project is reforming the courtyard, the
intervention referred to as subtraction, removing the partially existing host struc-
ture to open up the courtyard. The new courtyard is composed of three principal
elements: firstly, a sunroom designed in a half-octagon shape, complemented by
‘L’-shaped walkways affixed to the inner walls, which introduce additional complex-
ity and enrich the semi-public characteristics of the space. Secondly, the incorpora-
tion of an exposed metal balcony structure, paired with textile-like installations on
the freshly painted walls, adds a layer of textural interest. Lastly, an ensemble of
sculptures and a strategically placed fountain with accompanying staircases create
an interactive design that serves not only decorative and metaphorical purposes
but also engages viewers and directs movement within the space (Figure 5). The

Figure 4. Refurbished facade with the sculptures on the roof.



Figure 5. Courtyard.

architectural additions are integrated with the preserved elements of the existing
structure. Externally, the original textural details at the ground and upper levels
have been removed, creating a clean, unified facade. Damaged architectural fea-
tures, such as pediments, string courses, and window frames, have been
replaced.®® The renovated elevation harmonises with the preserved staircases and
cross walls. The entire roof is newly built; one side is reformed with new elements
to offer extra space, and the other is constructed with a new storey to balance the
height’s overall rhyme.**

The assemblage approach is clearly present in this restoration, with significant changes
to spatial identity. The group value is fully integrated into the original value system before
being absorbed into the newly restored unit. As a result, there is uncertainty regarding the
changes in historical, aesthetic, and other values as the project progresses. This integra-
tion process sacrifices the authentic connections between individual components and the
overall structure. Specifically, the intervention makes it challenging to differentiate
between the old and new elements. This difficulty is symptomatic of the blurred bound-
aries between historicity and modernity, which are manifested in both the spatial config-
urations and the material choices. The confrontation and discontinuity of interior and
exterior are more dramatic in this case compared with Ingram Square.

As discussed in the case of Ingram Square about the designation of list building, this
project appears to have a similar controversial phenomenon- except for one historic
warehouse that was listed in the 1970s before the redevelopment, the rest part of the
block is listed during the stages of the redevelopment (1987).>® Group value serves as the
‘binding agent’ after restoration, addressing the value crisis that emerges when new
interventions are incorporated within historic structures. Although the transformation
and intervention strategies fundamentally rely on the original structural system’s proto-
type. Preservation efforts, however, are limited to facades and segments of the original
historic fabric, with the majority of the block being newly constructed. Consequently, in
terms of material authenticity, the listing designation focuses on the new unit as a whole
rather than on the individual historic buildings separately.
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Conclusion

The block-based adaptations adhere to a rational methodology that integrates scientific
conservation principles with urban development strategies, effectively incorporating new
constructions within existing historical contexts. These adaptive reuse projects have
received positive assessments in public evaluations, attributed to the enhanced quality
of space, economically viable approaches, contributions to area regeneration, and the
revitalisation of the block’s image.

Both cases illustrate the concept of group value in block-level restoration and the
inherent tensions between urban development and conservation. This conflict arises
within the context of inner-city regeneration, which seeks to reconceptualise and redefine
urban historic spaces. In these cases, the concept of assemblage conservation is shaped
by a decision-making process that incorporates various dimensions, including social,
political, and economic factors. From a contemporary viewpoint, built heritage conserva-
tion is predicated on the principle that preservation extends beyond mere maintenance
to encompass the revitalisation of heritage assets. However, it remains crucial to preserve
the authentic boundaries of built heritage, aligning with the original goals of the con-
servation movement. Given that the value of heritage is inherently comparative, it is
essential to discern the various values and their associated material aspects throughout
each stage of the design and implementation process.

Preservation policies, particularly in historic urban quarters, have faced criticism for
potentially stalling development by ‘freezing’ areas. The concept of group value intensi-
fies this tension between preserving the existing historic environment and enabling
future transformations. From a sustainability perspective, group value plays a beneficial
role in managing urban historic environments. However, the designation of buildings
based on group value often obscures the distinction between old and new structures,
suggesting a need for more precise definitions and conservation strategies. Physical
interventions through adaptive reuse not only transform intangible values but also
influence the listed status of buildings. Buildings associated with group value frequently
receive designations at the same level as the area’s most historically significant structures.
This raises a fundamental question: What aspects of heritage should we prioritise for
preservation? The phenomenon of group value introduces inherent challenges in evalu-
ating the historic environment.

If the preservation of historic buildings became the preservation of contemporary-
historic buildings, that would only pause the opportunity from the future and dispossess
the rights of next-generation planners, architects and citizens. Similarly, if individual
buildings are initially constructed as a collective, it is logical to recognise this pre-
restoration group value in order to secure the multiple values inherent in the historical
space. However, it would be inappropriate to use group value as a corrective measure for
historic or aesthetic values that have been compromised during restoration. Furthermore,
interventions involving newly formed group-built heritage should consider the dynamics
of development, material obsolescence, functional changes, and their impact on the
authenticity of group value.

Managing change does not necessarily imply limiting it. While radical interventions
may occasionally be necessary to preserve built heritage, identifying values post-
restoration and understanding both the signifiers and signified elements of group value
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are essential. This comprehensive evaluation helps determine how interventions affect
both the intrinsic and attributed values of the heritage site, guiding more effective
preservation strategies.
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Added 15/12/1970; 115-137 (ODD NOS) INGRAM STREET AND 118-128 (EVEN NOS) BRUNSWICK
STREET, Category B, Date Added 15/12/1970.

Historic Environment Scotland. “170-176 (Even Nos) Ingram Street (Lb32746).”

Glasgow City Archive, “Refurbishment, Italian Centre, Glasgow,” 39-42.

Glasgow City Archive, Cruickshank, Dan. “Glasgow renaissance,” 27-30.

The Italian Centre buildings’ record: 19 JOHN STREET AND 45-49 (ODD NOS) COCHRANE
STREET, Category B, Date Added 03/07/1987; 9-17 (ODD NOS) JOHN STREET AND 47
COCHRANE STREET, Category B, Date Added 03/08/1987; 170-176 (EVEN NOS) INGRAM
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STREET, Category B, Date Added 03/07/1987; 162-168 (EVEN NOS) INGRAM STREET, Category
B, Date Added 21/08/1970.
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