
 

 
 

The Community Council represents the views of local residents to Edinburgh City Council 

 

From :  Richard Price – NTBCC Planning Convenor 

2 Bellevue Terrace 

Edinburgh 

EH7 4DU 

         19th October 2020 

 

Kenneth  Bowes, 

Planning Officer, 

The City of Edinburgh Council, 

Waverley Court, 

Edinburgh, EH8 8BG   

 

Dear Mr. Bowes, 

20/03661/CON Complete Demolition in a Conservation Area.  34 Fettes Row Edinburgh EH3 6RH  

 

The New Town & Broughton Community Council (NTBCC) had requested an extension to the main 

applications for this proposal (covering both 20/03034/FUL & 20/03661/CON – which was 

accepted), in order to finalise the community council’s position on these applications at their recent 

virtual monthly meeting on 12th October. From that discussion, it was evident that there remained a 

divergence of views within the community but with a number of residents who had expended 

considerable time and effort looking in more detail at the large volume of documents lodged with 

this application becoming increasingly concerned at what was proposed.  

 

 The concurrent application (20/03034/FUL) specifically covering the redevelopment proposal, 

which is also necessary to support demolition of non-listed buildings within a Conservation area  is  

covered by a separate representation by NTBCC.  

 

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

New Town, does offer a unique opportunity to add real value to the area, whilst still allowing the site 

to be developed such that the current owners can achieve sufficient value. As such, NTBCC, along 

with many residents, are supportive of an appropriate development scheme for the site which 

directly abuts the Edinburgh World Heritage site. The site also resides within the New Town 

Conservation Area. This appropriate redevelopment would include demolition and replacement of 

some of the buildings on the site that clearly have little or no architectural merit and do not make a 

positive contribution to the Conservation Area, in fact the opposite may be true.   

 



 

 
 
However, NTBCC does not feel that the case for the complete demolition of all buildings on the site 

has been fully explored or the necessary reasoning behind the proposal for complete demolition 

being included in the accompanying documents. This reasoning would include more detail   

specifically stating what steps have been taken to explore options for re-purposing the existing 

buildings options and why retention of some (or all) of them is not possible. 

  

In general, from the various responses received by NTBCC, we would support the view that the 

adaptation, repurposing and hence reuse of existing buildings should be explored in more depth , 

given the increasing focus  on sustainability and being consistent with concerns with respect to  

climate change and the current Council-agreed targets relating to Edinburgh becoming a carbon-

neutral city by 2030. 

 

However, we would  acknowledge and accept that new building standards (which would be 

applicable to new development) should ensure  a higher level of operational energy efficiency in the 

future  (which may not be fully achievable if the existing building(s) were to be repurposed), but 

there is a significant impact from embodied carbon relating to the buildings themselves. This is a 

complex analysis.  However, we are aware that the adaptation and reuse of existing buildings is now 

promoted by many professionals as preferable to demolition and rebuilding on the basis that costs 

and embodied energy use are likely to be reduced 

 

We note that essentially the main documents lodged in support of the complete demolition consist 

of a ‘Design & Access Statement’ (in 28 parts), a ‘Heritage and Townscape Assessment (with 

appendices)’ and a ‘Planning Statement’.  

 

The Planning Statement (at section 1.4) states “The purpose of this Planning Statement is to describe 

the proposed development, assess it against the relevant statutory requirements, development plan 

policies and material considerations and, drawing on the range of assessment work undertaken, 

present supporting justification for the development proposed.” 

 

Whilst the Planning Statement is a useful summary of the proposed development, it does not 

provide a clear justification for the complete demolition that is being proposed. 

 

With regard to current Edinburgh Council LDP policies – we refer to Env 5 ‘Conservation Areas – 

Demolition of Buildings’,  Env 2 ‘Listed Buildings – Demolition’ which is referenced under Env 5 and 

the footnotes for Env 6 ‘Conservation Areas – Development’. 

 

Env 5 states :   

‘Proposals for the demolition of an unlisted building within a conservation area but which is 

considered to make a positive contribution to the character of the area will only be permitted in 

exceptional circumstances and after taking into account the considerations set out in Policy Env 2 

above.’ 



 

 
 
 

‘Proposals for the demolition of any building within a conservation area, whether listed or not, will 

not normally be permitted unless a detailed planning application is approved for a replacement 

building which enhances or preserves the character of the area or, if acceptable, for the landscaping 

of the site.’ 

 

NTBCC take the view that the first paragraph of this policy is very relevant as a consideration for this 

application. We note that it includes the phrase ‘permitted in exceptional circumstances’  and  

furthermore, requires reference to the considerations  as set out in Policy Env 2, which state::  

 

“Proposals for the total or substantial demolition of a listed building will only be supported in 

exceptional circumstances, taking into account:  

a) the condition of the building and the cost of repairing and maintaining it in relation to its   

importance and to the value to be derived from its continued use 

b) the adequacy of efforts to retain the building in, or adapt it to, a use that will safeguard its 

future, including its marketing at a price reflecting its location and condition to potential 

restoring purchasers for a reasonable period. 

c) the merits of alternative proposals for the site and whether the public benefits to be 

derived from allowing demolition outweigh the loss.” 

 

We would therefore have expected more details in the lodged documents regarding paragraph b), 

especially in respect to the existing building at the northern end of Dundas Street.  We accept that 

demolition of the current ‘link’ building and perhaps the adjoining building to the south permits the 

opening up of the site to allow access from Dundas Street eastwards which on balance, we could 

support and although there are residents who have developed a fond regard for the Datacentre, 

repurposing the Datacentre from offices to residential, due to the building geometry, could be 

difficult. However, NTBCC would see merit in (and support) retention of the northernmost block, 

abutting the Applecross development, which in turn would ensure retention of the current railings 

and mature trees in fronting of that building, which we believe, consistent with the requirements in 

Env 5, make a positive contribution to the character of the (Conservation) area.  

 

Retaining the majority of the existing trees within the development site boundary along Dundas 

Street along with the five trees adjacent to the Applecross development those would, in our view, 

also provide a more consistent, relevant and subservient streetscape leading to the entrance of the 

World Heritage site at Fettes Row / Dundas Street junction.  

 

In summary, therefore, we remain  unconvinced that the necessary case has been made for the 

complete demolition of all buildings on site and would urge Edinburgh Council to press for further 

justification in this regard. We continue to take the view that retention of some buildings on the 

development site would be beneficial and would support wider Council commitments as highlighted 

earlier.  



 

 
 
 

The New Town & Broughton Community Council therefore cannot support this proposal as currently 

presented.  

 

We trust that these comments are useful in the determination of this application. 

 

Yours, 

 

Richard Price, NTBCC Planning Convener  

On behalf of the New Town & Broughton Community Council  


