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2nd Public Consultation Event – November 2015 

Redevelopment Proposals Dundas Street / Fettes Row / Eyre Terrace 

The outline proposals for the development of land owned by RBS in Fettes Row, Dundas Street and 

Eyre Terrace as presented at the 2nd Public Consultation for a residential-led development has been 

further discussed by the New Town & Broughton Community Council (NTBCC) Planning Committee 

and also circulated to the full Community Council. In addition, we are aware of the comments 

submitted separately by various resident’s groups and community groups who would be directly 

affected by the development. 

 

Firstly, using the format of the questionnaire which was used at the consultation, NTBCC are broadly 

in favour of the Preferred Development Option shown on Exhibition Boards from Event 2 especially 

the “finger block” concept forming a crescent mirroring the curve of Royal Crescent. This does 

preserve some open aspects from key viewpoints from within the New Town. This is clearly 

preferable to the “linear block” approach (Concept 2) & an improvement on the linear finger blocks 

shown in Concept 1. Regarding the proposed development on the currently-designated open space 

adjacent to Eyre Place & 113 Dundas Street, we accept that completion of the urban blocks in these 

areas does maintain some consistency with the New Town layout generally and given that 

permission in principle has already been granted for the Eyre Place open space, we have reluctantly 

accepted the loss of this open space (albeit currently inaccessible to the general public). We are 

supportive of the proposals regarding increased permeability of the site from Dundas Street and 

Fettes Row.  

 

With regard to the “good” features of the development, we are in favour in principle with the 

increased permeability that the proposed development provides in terms of additional accesses / 

exits from King George V Park (KGVP). We are also supportive of the proposal regarding increased 



 
permeability of the site from Dundas Street and Fettes Row. The provision of the Urban Square and 

Entrance Square also helps to integrate this development with the surrounding area and provides 

some homogeneity with the existing open spaces of  KGVP. We also acknowledge that the 

importance of the presence and form of the existing trees bordering Fettes Row / Royal Crescent 

appears to have been recognised.   

 

In terms of general improvements, NTBCC have some concerns, perhaps due to the lack of detail on 

the proposal at this early stage or perhaps due to a lack of understanding of the material as 

presented regarding traffic flows and vehicle access to the development.  We also have some 

concerns as to the heights of the proposed finger blocks in some areas. Understandably, there are 

also concerns expressed by the proposed heights of key buildings within the development and the 

impact both on existing residents (mainly in Fettes Row) and the potential over-shadowing  of KGVP 

(figuratively if not literally). 

 

As you are aware, we had previously submitted comments to you on the PAN for the land bordering 

Eyre Place, Eyre Terrace and subsequently to the Planning Permission in Principle (14/01177/PPP) 

granted consent in February 2015. 

 

As the site is  within the New Town Conservation Area and forms part of the northern boundary of 

the Edinburgh World Heritage Site (although just over  it), any development of the site must 

preserve or enhance the special character or appearance of the New Town Conservation Area. 

The proposed site, given its size, central location and adjoining a precious open space within the 

New Town, offers a unique opportunity to add real value to the area whilst allowing the current 

owner to meet its business objectives. 

 

On further reflection, NTBCC believe that the key potential concerns for the overall development 

would be : 

(1) The impact of traffic from the new development and the exit onto Eyre Place. 

 

(2) The proposed heights of the main blocks  especially those fronting  Fettes Row and to a 

lesser extent the proposed form of those buildings  

 

(3) The overall 'planning gain' for the public in general from this development, given that 

despite various mitigating measures as discussed earlier,  the proposed plans are seen as  

detrimental to the amenity afforded by the current King George V Park  

 

Impact of Traffic Volumes -  we have already discussed by email the technical data that you have 

regarding traffic volumes and the comparative data on the volume of existing traffic by time period 

throughout a normal working day generated from the existing RBS car park capacity vs. the expected 

provision of parking in the proposed development. Whereas it is currently unclear to some residents 

whether the volume of traffic generated from the existing site meets current guidelines, they clearly 



 
have concerns regarding the ability of Eyre Terrace / Eyre Place  to accommodate 100% of the traffic 

flow from the new development and whether a second entrance  and /or exit is required. 

 

NTBCC would as a starting point, use the existing traffic volumes as a valid comparison. You have 

stated that the transport consultant appointed by yourselves has undertaken an initial assessment 

on traffic volumes. Based on a flatted development of around 350 units (the current planning basis), 

the proposed development would generate 69 and 64 two-way vehicle trips in the morning (AM) 

and afternoon (PM) peaks, respectively. Whereas the current equivalent vehicle trips generated 

from the RBS car park is 128 in both the AM and PM peaks – representing roughly a 50% reduction in 

traffic volume. We agree that if this is indeed the case then the conclusion that one vehicle 

access/exit could be sufficient to accommodate the vehicle numbers at peak times from the new 

development. In light of the continuing concern regarding the impact of traffic on Eyre Place, we 

would encourage you to provide a more wide-ranging and comprehensive traffic assessment in the 

next stage. This could include both relative traffic data and a comparison with similar developments 

elsewhere in terms of absolute traffic flows. We agree that the amenity of the overall development 

would be improved by limiting the traffic flow through the development and  not having to provide a 

further vehicle access / exit point from the development to, for example, Dundas Street. 

  

We note your comment regarding multiple vehicle access points normally being required for 

emergency vehicle access to residential sites. You stated that as “this site will have frontages on to 

Dundas Street, Royal Crescent and Eyre Place in addition to Eyre Terrace, there will be ample 

opportunities for the emergency services to gain access to the wider development or access the 

units on these frontages”. As this is not an area of expertise within the community council, we would 

assume that this would be confirmed with the relevant emergency services as part of the next stage 

in the planning process. 

 

Proposed heights of the main blocks especially those fronting Fettes Row – we acknowledge and 

support the statements regarding the southern treeline edge (“presenting an opportunity to the 

development rather than a hindrance”) and maintaining the existing treeline could enhance the 

development along this edge. We support the concept of setting the new build structures back from 

the street edge with the principal elevations facing the street. However, we share the concerns 

raised by others (Fettes Row Association [FRA]) on the proposed heights of these buildings even with 

the higher elevations being set back enough to allow natural light into the buildings.  The references 

in the text of the Exhibition board material are perhaps understandably vague at this point. 

However, as the Preferred Development Option proposes  discrete blocks , then, as we understand 

it, the proposal would be for the new building fronting Fettes Row to be 6 storeys high which is 

above the height of the chimneys of the existing Fettes Row pavilion block (even though the ground 

level  naturally falls as one goes north from Fettes Row). This 6th storey would take development 

above pavilion level by a full storey.   

 

 

 



 
 

This would also appear to be approximately one to one and a half storeys higher that the existing 

“ziggurat” RBS building. Currently, this building in Fettes Row comes up to the cornice level of the 

terrace.  Furthermore, due to its stepped back form, it does not overwhelm the street.  

 

We would have a strong preference for  the maximum height to be limited to either the height of 

the existing RBS “ziggurat” building or at worst, no higher than the parapet height of the terrace 

blocks opposite in Fettes Row .  We note that although there is some stepping back of the proposed 

new build at higher elevations, we would question whether there is an opportunity to mirror more 

the form of the Ziggurat building is, giving south-facing balconies/terraces. 

 

We recognise that the impact of extra height blocks would be somewhat  mitigated bysetting back 

the new building from the current office block building line.  

Although the level of detail shown on the Exhibition boards regarding the residential blocks 

overlooking the park is outline only, we note that the proposed housing blocks are set back a 

reasonable distance from the boundary edge of the park, with landscaping indicated.  We 

support the expressed desire of the FRA that the final application is specific in stipulating a 

minimum space designated as a buffer zone.   

Overall 'planning gain' for the public and local residents from this development – there are many 

aspects of the proposal which are a significant improvement vs. the existing. As we indicated 

previously, NTBCC support improving pedestrian permeability of the site and there are many aspects 

of this proposal that we support in this regard – for example, the improved connectivity of both the 

development and the King George V Park to Dundas Street and Fettes Row as well as the provision 

of the Urban Square and Entrance Square which also help to integrate this development with the 

surrounding area and provides some homogeneity with the existing open spaces of  KGVP.  

We appreciate, recognise and acknowledge the steps taken to maintain the importance of the 

presence and form of the existing trees bordering Fettes Row / Royal Crescent and along with the 

Fettes Row Association; we welcome the proposed path running parallel to Fettes Row and Royal 

Crescent inside the tree line. 

However, despite the mitigating measures above, the proposed plans are still seen as detrimental to 

the amenity afforded by the current King George V Park due to the loss of “green” views from within 

the Park and looking towards KGVP. An aspect worthy of consideration as the plans are further 

development could be the provision of “living” or sedum roofs for the housing at car park level, for 

both environmental and aesthetic reasons which would help in lessening the impact of the new 

build. 

 

 



 
 

We would again take the opportunity to raise the suggestion from the local community to explore 

the opportunity of providing an extension or additional Medical Centre within this development as 

the current facility on Eyre Place is at or above its maximum capacity. This would be very beneficial 

to the local community. 

Finally, we note the concerns expressed by the FRA regarding stability of existing buildings on Fettes 

Row and Royal Crescent. Whilst this may not be a material planning concern, it is clearly of concern 

to many local residents. We raise it at this stage such that the most benign construction techniques 

could be incorporated into the engineering design to minimise the structural impact on their 

properties of construction activity on the north side of the street. As you may be aware, there has 

been some history regarding land instability from the construction of the existing buildings from the 

piling employed at that time with its resultant vibration. As we understand it, substantial 

reinforcement of the embankment was required to secure the foundations of the Fettes Row office 

block and the terrace opposite as well as stabilising work on one of the existing buildings (15 Royal 

Crescent).  

In relation to community engagement, again, we would thank the development team for the 

opportunity presented by this early consultation with the community and look forward with 

anticipation to the final Public Exhibition and potential discussion at the New Town & Broughton 

Community Council before the final plans are submitted. 

As we have stated previously, the proposed site, given its size, central location and adjoining a 

precious open space within the New Town, offers a unique opportunity to add real value to the area 

whilst allowing the current owner to leave a lasting legacy to the area. 

 

Yours, 

 

Richard Price 

On behalf of the New Town & Broughton Community Council 


