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Planning 
 
Although this report technically covers the financial year (1 April 2024 to 31 March 2025), from a 
practical standpoint, it also includes activities from the end of the financial year up until the June 
2025 AGM. 
 
Process 
As stated in the 2024 Annual Planning report, the approach by NTBCCs Planning committee 
underwent a change after the October 2023 AGM, adopting more of a shared responsibility 
amongst committee members for both assessing and also responding to applications, but without 
a nominated convener. Although the current process could arguably be improved further, it is 
pleasing that the Planning committee membership has been both quorate and consistent, 
supplemented by an ‘out of season’ transfer from Leith Central Community Council which was a 
bonus. 
 
Approach 
Given the sheer number of planning applications within NTBCCs area and the period available to 
provide comments, it hasn’t been possible to submit representations on all of the ‘significant’ 
applications within NTBCC’s area that we would have wished. Our focus has been on those 
applications that we assess as either being clearly contrary to the general views of residents or 
those that had generated a major response from local residents, following discussion at NTBCC 
meetings or highlighted through social media by NTBCC and/or other amenity organisations. 
 
Scope 
Also worth mentioning is that the role of the Planning Committee extends to monitoring and 
providing further response as necessary to those applications which have been appealed, either to 
the Council’s internal Local Review Body (LRB) or to the Scottish Government’s Planning & 
Environment Appeals Division (DPEA). This area too has seen an increase in activity, primarily due 
to planning consultants being increasingly willing to test (and essentially get a ‘second opinion’ on) 
the Council’s decisions by appealing applications that have been refused.  Unfortunately, this isn’t 
an option that’s available to objectors or community councils following approval of a particular 
planning application. 
 
Short Term Lets 
Although the total number of planning applications relevant to NTBCC’s area has continued to 
increase, the majority of this increase has been a mushrooming in applications for Short Term Lets 
(STLs) associated with recent adoption by the Council of licencing requirements for Short Term Lets 
(STLs) – either for retrospective planning permission or for Certificate of Lawfulness (CLEs). 
  
The legislative landscape for STL applications has changed, both at Scottish Government level 
through the revised National Planning Framework (NPF4) in February 2023 as well as Edinburgh 



 
Council’s more robust assessment of these applications following adoption of a Short Term Let 
Control Area (in September 2022 which NTBCC supported) and finally the long-awaited adoption 
of City Plan 2030 with more robust policies relating to STLs. 
 
Historically, although NTBCC initially submitted individual representations (typically objections) to 
many of these – this had become unsustainable due to the many hundreds of these applications 
being submitted and given the changing legislative position, we took the view that we should have 
confidence in the policies in place, both at Council level but also at Scottish Government level 
(DPEA) and agreed that we would not lodge further representations to any new /FULSTL 
application unless there was a specific reason to do so. 
 
NTBCC Influence – how to maximise?   
An important consideration given the experience over the previous 12 months has been on how 
best to ensure the maximum impact of the views expressed by the community council 
(representing as far as we can ascertain, the views of the community) and on how the Council 
treats and could give increased weight to submissions from NTBCC.   

As a first step, we have agreed that use of the ‘statutory consultee’ provision should be used more 
extensively which should allow NTBCC to maximise its influence on the planning process. 

We have also applied more scrutiny to the Council’s processes e.g., the Local Review Body and 
have formally submitted a complaint to the Council regarding its handling of a planning application 
appeal for the development of a site on Blenheim Place. 

Key submissions during the period include: 
 
Old Royal High School and Calton Hill Environs 
Following on from the initial application for relocating St Mary’s Music School to the old Royal High 
School (New Parliament House) which was lodged as an alternative option to the hotel proposal in 
late 2015, a new, amended application for a revised layout arrangements was lodged in May 2022 
reflecting concerns with the spiralling cost and economic viability of proceeding with the 
previously consented proposal. Whilst this retained the option for relocating St Mary’s Music 
School  which provided a long-term sustainable use for the old Royal High School which we 
continued to support, we along with others did raise minor concerns with the prominence of the 
proposed new school entrance pavilion at the rear of the Thomas Hamilton building as well as 
concerns relating to impact to local residents of the demolition of several later buildings. However, 
this application was approved and demolition of the various buildings on the site (as consented) 
was completed. 
  
In April 2024, a new application was brought forwards which removed the St Mary’s Music School 
relocation from the plans and now proposed a National Centre for Music in the eastern section of 
the main Thomas Hamilton building with publicly accessible performance spaces and a cafe in the 
western section of the building. We again expressed our strong support for this proposal which 
required less intervention to the Hamilton building. NTBCC also welcomed the extent, functionality 
and aesthetics of the proposed landscaping (rumoured at the time to be a design developed by 
Tom Stuart Smith which was later confirmed) which created harmony between the wider natural 



 
environment and the built environment as well as providing the potential for animating the space 
at certain times of the year – for the enjoyment of both Edinburgh residents and visitors. 
 
It’s clearly recognised by many residents that as the site has been vacant for many years and the 
former Royal High School building was in need of sensitive repurposing and an appropriate 
sustainable use to secure its long-term conservation and provide enjoyment to the wider public. 
We believe that this proposal will achieve that but in a manner which reinforces the essential 
heritage value of the site, rather than detracting from it. 
 
For completeness, there was a further listed building application in March 2025 for internal and 
external changes to the retained lodge building to incorporate a sub-station vs. the previous 
consented proposal as accomodation.    
 
On the subject of retaining wider views of Calton Hill, NTBCC also responded to a recent 
application to build a 5 bedroom, contemporary house on the former wooded area to the north 
west of Greenside Church.  Whilst we acknowledged that the Richard Murphy Associates proposed 
development was innovative and elegant in design if considered in isolation, this particular site 
was inappropriate for such a development. 
 
Although the design had been modified from the initial proposal to overcome concerns raised by 
Historic Environment Scotland (HES) with regards to impact on the setting of Greenside Church and 
the vista along Blenheim Place to Calton Hill, the modifications did not go nearly far enough. We 
therefore objected to the proposal. Although this was refused by delegated authority, a 
subsequent appeal to the Council’s Local Review Body resulted in the refusal being overturned and 
the application approved. We had significant concerns about the level of scrutiny exercised by the 
LRB and the apparent casual setting aside of objections from Edinburgh World Heritage, NTBCC 
and the local residents’ association & have now submitted a formal complaint on how this appeal 
was conducted. Whilst we understand that overturning this decision may not be possible without a 
Judicial Review, we hope that this may help to ensure a more robust process is adopted for similar 
appeals in the future. 
 
We also have objected to the latest proposal for change of use of 7 Baxter’s Place, Greenside, to 6 
serviced apartments (25/00469/FULSTL). This property has a long and controversial planning 
history which NTBCC have been involved with for a number of years. Although the majority of the 
property was granted permission in 2015 for conversion to residential flats from the former 
Edinburgh Football Social Club, the current applicant maintains that although the property has 
been converted, this use had not been adopted & as such, the current LDP ‘Loss of Residential 
Housing’ policy isn’t applicable. This application is currently awaiting assessment. 
  
A few other applications where we were involved include: 
- Objecting to the latest proposal for demolition of a warehouse at 21 McDonald Place and 

erecting a 4 storey flatted development. This was refused by committee in February 2025 but has 
now been appealed to DPEA. The application attracted 92 objections from local residents and 
NTBCC also submitted an objection. We continue to support local residents there and recently 
attended the Scottish Reporter site visit. 

https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?keyVal=SC6RZHEWIJG00&activeTab=summary
https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?activeTab=documents&keyVal=SQWHFBEWN5000
https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?activeTab=documents&keyVal=SFXOXIEWK4000


 
 
- We objected to a proposal for an inappropriate glazed extension at 95 Princes Street – the 

application attracted over 90 objections. The application was refused by delegated authority & 
subsequently appealed to the LRB (25/05336/FUL) and the associated listed building consent 
appealed to DPEA. The LRB agreed to continue their determination pending the conclusion of the 
Listed Building appeal. 

 
- We objected to a proposed modernisation of the former Trotter’s Opticians shopfront at 44/44A 

George Street. The application was refused and a subsequent application has now been lodged. 
 
- We submitted representations (Neutral stance) for proposals to removal several unsightly BT 

kiosks and replace with more sympathetic kiosks on Frederick St and South St Andrew Street. 
There had been previous applications by BT for large Street Hubs incorporating large digital 
advertising screens which were clearly out of keeping with the Conservation Area and World 
Heritage site which we had opposed but this proposal was less intrusive and carried additional 
benefits including a defibrillator. 

 
NTBCC also received requests for a number of pre-application presentations. 

i. Refurbishment and extension of office (Class 4) and associated public realm, landscaping 
and cycle parking (as amended). 59 Leith Street Edinburgh (current Baillie Gifford building) 

 
We attended several site visits at the request of the applicant for proposals to undertake a 
significant refurbishment of the Calton Square office block – currently occupied by Baillie 
Gifford until late 2025. Whilst strongly welcomed retaining the use of the building as Grade 
A office space along with the sensitive considerations of the impact of any change to the 
wider heritage views of Calton Hill, we did express concern as to the potential impact of the 
major construction activity there both on local residents and the wider operation of a busy 
transport hub at Picardy Place. We reinforced this comment in our submission to the 
planning application (24/03604/FUL) but maintained a neutral stance. The application was 
determined as ‘Minded to Grant’ subject to a legal agreement in November 2024. 

 
ii. Rationalisation of the Royal London estate in Edinburgh (Pre-application)   

We received a presentation on plans for the existing empty office building on the corner of 
Thistle Street and North St David Street adjacent to St Andrew Square from Morgan 
Architects on behalf of Royal London. Proposal is to for extensive refurbishment and 
modernisation to current ESG standards to serve as Royal London’s Scottish headquarters. 
We welcomed the retention of the building in office use given the trend to conversion to 
hotel use in the surrounding area but again highlighted concerns on construction 
management. An application is expected imminently. 
 
We also plan to attend a further presentation for the former Royal London offices on 
Henderson Row (the former Edinburgh Northern Tram Company depot for its cable trams 
that was redeveloped in the early 1990’s, retaining the facade on which a plaque tells the 
building’s story. For interest, the cable-hauled trams that were in use operated from the 
1880’s to 1921 operated by gripping on to a continuously moving cable located within a 

https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?activeTab=documents&keyVal=SHFE8NEWFRF00


 
groove between the rails. A small section of cable tram track survives at Waterloo Place, 
close to its intersection with North Bridge and Leith Street. 
 
More details on the proposal when available. 
 

With regard to applications categorised as ‘Householder’ developments, we continue to support 
local residents where appropriate in submitting comments to these developments. 
  
We continue to scrutinise the weekly Planning Lists that are sent to us as well as increasingly, those 
applications that are appealed to the Scottish Government’s Environment & Planning Appeals 
Division (DPEA) – (the Scottish Reporter) and will support concerns raised by local residents on 
either these planning applications that are brought forwards or subsequent appeals. 
 
Richard Price - On behalf of the NTBCC Planning Committee June 2025 


