
                                                                               15 December 2015 
Head of Planning 
Department of City Development 
City Development – Planning & Strategy  
Waverley Court 
4 East Market Street  
Edinburgh EH8 8BG 
	

Full Planning  Permission for change of use from office (Class 4) to purpose 
built student accommodation with ancillary reception and social hub, Class 1 
retail and associated landscape, public realm, access and parking. 
At Site 56 Metres West Of 160 Dundee Street Edinburgh 
	

REFERENCE NUMBER: 15/05422/FUL 

Case Officer Eileen McCormack 0131 529 3609 eileen.mccormack@edinburgh.gov.uk 

Dear Ms McCormack, 

                         Tollcross Community Council wish to object to this proposal for 

another student residence in this area, particularly on the basis that there is an over 

concentration of students in the vicinity and it is an inappropriate site. 

1. The UK has seen an increase of 46% in Full Time student numbers between 1999 

and 2012 so it is not surprising that there is an increasing demand for student 

accommodation. Many UK cities have had to come to terms with strategies to 

disperse student accommodation so as not to create large demographic distortions 

within their cities. These distortions have had important social and economic 

consequences for the areas concerned. The 20011 census showed 57579 students 

in Edinburgh, representing 12.1% of the population. The student population tends to 

be concentrated in certain localities with 39 of Edinburgh’s census data zones 

exceeding 30% of students in 2011 and some these same zones have seen 

increases since 2011. 

2. Local Concerns 
For over a decade now, local people have been buying into development plans and 

master plans which have stated that the aim of development in the Fountainbridge 

area is to create a new community where people can live and work. What we should 

be seeing is mixed-use development that blends a combination of residential, 

commercial, and cultural uses, where those land uses are physically and functionally 

integrated, where there are active street level floor frontages and pedestrian 



connections to the surrounding area. Family, social and affordable housing should 

predominate, not student housing, apartment hotels or flatted blocks for commercial 

tourist type letting. Unfortunately this vision of a new Fountainbridge has not 

materialised. So far we have seen the building of hotels, apart-hotels, a school and 

many student residences. This means that the new population of Fountainbridge is a 

transient one and not forming a sustainable community.	 The area is at risk of 

becoming more a student campus, almost a student ghetto more than what it should 

be, a permanent residential urban community. Granting permission for another 

student residence can only make this situation worse. 

Local opinion is not against students and acknowledges the vital role of higher 

education in Edinburgh.  However, when the concentration of students in residential 

areas reaches a certain level it is felt to be a distorted demography which 

undermines community cohesion. There is ample evidence around the UK for the 

problems that this causes. 
	

3. Planning Guidance 
Edinburgh City Council has produced planning guidance to prevent these over 

concentrations. The aims are stated in Policy HOU 10 of the current LDP, Policy 
Hou 8 of the soon to be adopted LDP and in non-statutory guidance and draft 

guidance. The Policies state that Planning permission will be granted for purpose-

built student accommodation where:  

a) the location is appropriate in terms of access to public transport and university 

and college facilities; and  

b) the proposal will not result in an excessive concentration of student 

accommodation in any one locality.  

The guidance and draft guidance qualify these rules. The preference is for student 

housing to be in or adjacent to main campuses or failing that with good transport. 

The draft guidance strengthens the requirement to be adjacent to main campuses. 

The guidance also requires the percentage of students in a data zone not to exceed 

30% but this is relaxed in the draft guidance but in the case of this development’s 

non proximity to a main campus, the 30% rule would apply. The draft guidance also 

requires general housing on developments of greater than 0.25 hectares which this 

is. 

4. Over concentration of students 



We believe that the propose development would result in a substantial 
overconcentration of students in this locality.   The spirit of Policy HOU 10 is 
encapsulated in  b) the proposal will not result in an excessive concentration of 
student accommodation in any one locality. A locality is obviously larger than a 
census data area. The area around the proposal starts with a high base percentage 
of students as the local tenement flats are largely HMOs with many let to students. In 
addition, the dedicated student housing has recently been increasing rapidly. The 
following student blocks are (or have been consented) in this southwest wedge of 
the city.  

- 314 at IQ 114 Dundee Street 
- 321 at IQ 69 Grove Street 
- 778 at Bainfield Street (Napier),  
- 240 at Canal Point, West Tollcross  
- 202 at Mansion House 129 Fountainbridge   
- 265 at Riego Street (Napier) 
- 96 at Morrison Circus (Napier) 
- 106 at Wright’s Houses Bruntsfield 
- 180 at West Park Place  
- 234 at Unite Lady Lawson Street 
- 252 at Unite Chalmers Street  
- 302 at Knightsbridge Drysdale  
- 168 Warrender Park Crescent 
- 155 West Bryson Road Napier 
- 327 125A Fountainbridge 

 

This represents a total of 3940 (plus 216 proposed) = 4156 in designated 
residences.  

Even when a much more local area is examined, it will still represent an over 
concentration. The developer has addressed the issue of overconcentration with 
errors and partiality to such an extent that it can only be described as dishonest. I 
reproduce the developers table below.  

 



 

The column for S01008652 (the development) omits the proposed 216 students 

despite being labelled as including it. 89 can hardly include 216. Therefore the final 

percentage would be 38.8% for the development data zone and not 15.6%. 

The developer has decided that the locality is formed by 3 arbitrarily chosen census 

data zones (S01008648, S01008650, S01008652) with low student numbers. The 

data zone map shows this to be an absurdity. The data zone sharing the longest 

boundary with the development zone is actually S01008651 which has 1488 

students or 72.6%. In fact, seven data zones abut the zone of the development but 

the developers have cynically picked two. Four of the other five contain more 

students than the ones they have chosen. Continuing along the main road into 

Fountainbridge from Fountainbridge library, the five data zones are S01008651, 

S01008658, S01008659, S01008663 and S01008665, whose student percentages 

are 73%, 34%, 38%, 37% and 39% respectively. 

There is no doubt in the minds of many local people that the sensible limit for student 

numbers has already been surpassed in the Fountainbridge area and a further 

development is unwarranted. 



5. Location 
The application points out that the proposal is 1 Km from the Napier Merchiston 

campus. The other main campuses such as King’s Buildings, Queen Margaret’s 

University, Herriot-Watt, Edinburgh Napier Craiglockhart and Sighthill, Edinburgh 

College and the Scottish Agricultural College are all substantial distances away. In 

fact most students in Edinburgh do not study close to this area. One aspect of Policy 
HOU 10 is to Decrease the need for travel with students located on or adjacent 
to campuses. Being in or adjacent to main campuses is stressed in the soon to be 

adopted Policy Hou 8. Locating student residences around the city, rather than 

concentrating them all within small areas would help this process as well as reducing 

over concentration of students in the centre. There are far more student residences 

in this area than the educational facilities of the area warrant and far too few 

residences in areas where they are needed if they are to meet the location criteria. 

 

It is for the above reasons that we ask that this application is rejected. 

 

                         Yours Sincerely, 

 

 

                        Paul Beswick (for Tollcross Community Council)  

	

	

	

	

	

	

	


