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The Site

This report on the Pre-Application Consultation
(PAC) process is submitted in support of a planning
application for the demolition of existing structures
and erection of 62 build to rent flats, and purpose-
built student accommodation development,
providing 279 student beds, excellent levels of
amenity space, landscaping and other works at
52/66 Salamander Street, Edinburgh. The
proposals have been developed with the benefit of
pre-application discussion and public consultation.

Info

Proposed mixed use
development
comprising purpose-
built student
accommodation,
residential (build to
rent), retail/ commercial
space and associated
works.

52/66 Salamander Street,
Edinburgh, EH6 7LA
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1.0 Introduction

1.1 This Pre-Application Consultation (‘PAC’) Report is prepared on behalf of Stephen G Dalton &
Son (‘Applicant’) who are seeking detailed planning permission for a mixed-use development
comprising of purpose-built student accommodation (PBSA), residential (Build to Rent), retail/
commercial and associated works at 52/66 Salamander Street.

1.2 The description of the planning application is as follows:

‘Demolition of the existing building and erection of mixed-use development including: residential
development (build to rent) and purpose-built student accommodation development with
commercial/retail floorspace (Class 1A) at street level and associated amenity space,
landscaping and cycle parking at 52/66 Salamander Street, Edinburgh, EH6 7LA’.

1.1 This PAC Report forms part of a suite of documents submitted with the planning applications as
outlined below. These supporting documents are in addition to the formal planning application
documents comprising the planning application form and certificates and the accompanying
plans, sections and elevations.

• Planning Statement

• Pre-application Consultation Report

• Design and Access Statement (Inc. Waste Management Plan, Building Adaptability and
Amenity Breakdown)

• Landscape Statement

• Noise Impact Assessment

• Air Quality Impact Assessment

• Transport Statement

• Flood Risk and Drainage Strategy

• Geo-environmental Report

• Sunlight and Daylight Assessment

• Ecological Assessment

• Statement of Energy

• Archaeological Assessment

1.3 As required by Regulations, this PAC Report is submitted in accordance with the requirements
of the Town and Country Planning (Pre-Application Consultation) (Scotland) Amendment
Regulations 2021 and advice in Circular 3 (Development Management Procedures 2022). It
follows the Town and Country planning (Development Management Procedure (Scotland)
Regulations 2013 (as amended) and the relevant provisions of the Town and Country Planning
(Scotland) Act 1997 (as amended).



Scott Hobbs Planning 2

1.4 PAC is a statutory requirement for major and national developments and is to be undertaken in
accordance with the procedures set out in sections 35A, 35B, 35C and 39 and regulations 4 to
7B.

1.5 The objective of PAC is to provide a process which enables communities to:

• be better informed about major and national development proposals; and

• have an opportunity to contribute their views to prospective applicants before a formal
planning application is submitted to the planning authority.

1.6 The purpose of the PAC process is to improve the quality of planning applications, to address
any misunderstandings, to highlight any issues of particular importance to the local community,
and to smooth the application process itself and ultimately improve development outcomes. It
promotes early and open negotiations and positive working relationships from the earliest stages
to provide an opportunity, where possible, for community views to be reflected in proposals and
to add value at the start of the process.

1.7 Key stages include:

• submitting a PAN to the planning authority.

• publishing a newspaper notice in advance of each public event – at least 7 days in
advance (8 days in advance was followed here).

• Holding a minimum of two physical public events regarding the proposals (two events
were held).

• Consulting relevant community councils.

• Making the planning application no earlier than 12 weeks from when the PAN was given
to the planning authority and no later than 18 months from the giving of the PAN.

• Submitting a PAC report (PACR) alongside the application for planning permission.

1.8 This PAC report demonstrates that consideration has been given to the views expressed by the
community, council, and statutory and non-statutory consultees. It also demonstrates that
appropriate Pre-application engagement measures have been carried out which exceed the
requirements of the Proposal of Application Notice (‘PAN’) and City of Edinburgh Council
(‘CEC’), whilst meeting legislative Scottish Government PAN requirements. It will illustrate:

• who was consulted,

• what steps were carried out to comply with the minimum statutory requirements and
those of CEC,

• evidence to demonstrate that the required actions were taken,

• the steps taken to explain the nature of the PAC,

• the nature of the comments received, and issues raised during the PAC, and

• consideration given to amending the proposal to incorporate views expressed by the
community, the planning authority, and other statutory and non- statutory consultees.
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1.9 The PAC process involved the notification of key parties including:

• Leith Harbour and Newhaven Community Council

• Leith Links Community Council

• Cllr Adam McVey

• Cllr Chas Booth

• Cllr Katrina Faccenda

• MSP Ben Macpherson

• MSP Deidre Bock

• City of Edinburgh Council

1.10 In person consultation events were held on 20th September (3-7pm) and 18th October (3-7pm)
at Leith Library, 28-30 Ferry Road, Edinburgh, EH6 4AE, where members of the Applicant Team
were available to provide instant feedback.

1.11 As detailed at Section 2 of this PAC Report, statutory pre-application consultation regarding the
proposed development was carried out by the Applicant Team, in accordance with the Town
and Country Planning (Development Management Procedures) (Scotland) Act 2013.

1.12 In addition, best practices have been adopted by the Applicant team involving comprehensive
pre-application consultation with the City of Edinburgh Council, Leith Harbour and Newhaven
Community Council and Leith Links Community Councils. This consultation is detailed at
Section 3.

1.13 The PAC Report concludes that the pre-application consultation process has been a successful
and positive experience and has exceeded the statutory minimum required for the proposed
development.
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2.0 The Proposal of Application Notice (PAN)

1.14 The Proposal of Application Notice (‘PAN’) was submitted to CEC on 7th August 2023, for:

• Proposed mixed use development comprising built student accommodation, residential
(build to rent), retail/commercial space and associated works.’

1.15 As required by legislation, the PAN provided the following information:

• The description of the proposed development,
• The postal address of the site,
• A location plan showing the outline of the site,
• Detail as to how the prospective applicant may be contacted or corresponded with; and,
• Details of the proposed public consultation event and newspaper advert.

1.16 A copy of the PAN is attached in Appendix 1. All local ward councillors were also notified on 7th

August 2023.

1.17 The PAN was validated on the 8th August 2023 (reference 23/03571/PAN), the proposed pre-
application consultation was satisfactory and no other notification or notification was required.

1.18 A public notice was also published in a local newspaper, the Edinburgh Evening Times, on 13th

September, and a public notice for the second consultation event appeared in the Edinburgh
Evening News on 11th October 2023 to advertise the public consultations in accordance with
statutory requirements. A copy of this public notice is attached as appendix 5.

1.19 These public notices included the following information:

• description and location of the proposed development,
• details as to how (including by what electronic means) further information may be

obtained concerning the proposed development,
• the date and place of the public event,
• a statement explaining how, and when by, persons wishing to make comments to the

prospective applicant relating to the proposal may do so, and
• a statement that comments made to the prospective applicant are not representations

to the planning authority and there will be an opportunity to make public comments to
the planning authority once the planning application has been submitted.

1.20 A press release was also issued and, as a result, details of the proposal appeared in:

• Urban Realm
• The Herald (Online)
• The Herald (Print)
• Cockburn Association
• Scottish Construction Now
• Scotland Housing News
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TOPIC SUMMARY DESIGN TEAM RESPONSE

Overall
Impression

Mixed. Some clear support and also
clear objection.

All responses are noted.

Appealing
Aspects of the
Development

The redevelopment of the scrapyard
and provision of open green spaces.

The provision of housing and
affordable housing.

The use of materials that reflects the
industry of the area.

The commercial and retail spaces.
The design / appearance of the
buildings.

The car free aspect of the
development.

The proposals have been designed to
accommodate a mix of uses that
complements the location and delivers
sustainable development in an area of
key regeneration. It is hoped that the
development will be a clear benefit to
the locality and be an improvement on
the existing use.

Un-appealing
Aspects of the
Development

Introduction of students to the area
and possible anti-social behaviour.
Not adding any infrastructure to the
area.

The proposed design is
unimaginative.

Loss of sunlight.

Lack of green space.

The noise and disturbance from
construction.

Lack of provision of car parking.

Essential shops, and facilities
preferred.

The loss of views.

The universities are not close the
site.

Student accommodation is needed in
the city and the proposals have sought
to promote a mixed-use scheme.

The site is well connected to
universities via public transport.

A full suite of technical reports is
submitted with the application to
assess the impact of the proposals.

The developments, when completed,
would be managed, allowing for
control of any anti-social behaviour on
site.

The proposals will provide
contributions in line with Council
Action Programme.

The proposals further allow space
within the development for inclusion of
the Leigh Connections cycle route.

Mix of Uses Mix appears appropriate.

Some concern that there is no need
for PBSA development.

The addition of student property and
flats will bring a renewed energy to
the area.

The provision of commercial / retail
is welcomed.

Mix is out of balance.

The proposals should provide owner
occupier accommodation.

Through discussion with CEC
planners the proposed mix of student
accommodation and residential
development has been discussed and
is in accordance with the adopted
LDP.

The retail / commercial units proposed
provide active frontage to Salamander
Street and Place.

Building
Materials

Mixed responses re: does the
development fit Leith’s industrial
heritage.

The proposed use of brick and metal
cladding has been carefully
considered to reflect the historic
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Can sustainable alternative
materials be sourced.

Additional materials could be used to
break up massing.

Alternate views that no cladding
should be used.

Material is cheap and boring.

‘Swift nest bricks’ are welcomed.

industrial character of Leith and former
metal recycling use of the site.

Brick can also be sourced in Scotland
with no requirement for imported
stone. Brick weathers more robustly in
proximity to the sea.

Scale and
Massing

Proposals should avoid a long block
fronting Salamander Street that
could worsen air quality. The
proposals are too high. The height is
acceptable but massing too great.

Proposals should match adjacent
buildings.

The scale and massing has been
developed to reflect the prevailing 5-7
storey character of the area. The 8-
storey element proposed at the
junction of Salamander Street, Place
and Bath Street has been designed to
deliver a distinctive development that
landmarks the site at this junction.

Additional
Comments

Concern over the impact on traffic in
the area, noise and vibrations.

Proposals would only gentrify the
area.

Mitigation required during
construction of the site, particularly
in relation to traffic, HGV movements
and pedestrian safety. Sustainability
needs to be given more
consideration, including ASHP, PV
Panels, Green Roofs.

Proposals should be for 35%
affordable in line with City Plan 2030.

Traffic from construction will be
considered prior to any
implementation of development. A
Construction Traffic Management Plan
can be prepared in response to a
condition requiring one which will set
out detail of traffic movements and
mitigation measures to limit noise, dust
and other possible impacts from the
development.

The proposals will seek to deliver
100% electric facilities and include low
carbon and zero carbon technologies
including solar panels, and air source
heat pumps.

Blue/green roofs are also proposed as
part of the development.

Affordable housing provision is being
provided in line with adopted policy at
25%.
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Meetings with Councillors and Community Council

3.16 On 14th September members of the applicant team discussed the project with Rob Munn,
assistant to Deidre Brock MP, on site. Then, on the later date of 25th September, members of
the applicant team met Ben Mac Pherson MSP on site.

3.17 On 25th September the applicant team discussed the overall project with Leith Links Community
Council - Leith Harbour and Newhaven Community Council were also invited and attended.

3.18 A meeting was held online between Leith Harbour and Newhaven Community Council on 26th
September 2023 with members of the applicant team in attendance.

3.19 The following bullet points summarise these discussions:

• concern that there is a lot of student accommodation already in the area, and

• concern over the scale and massing of the building, particularly the gap between
building blocks proposed as public amenity space.

3.20 The applicant team presented to Leith Chamber of Commerce on 19th September 2023 and
received a letter of support as attached in Appendix 11.

3.21 Further to the meetings with various community councils, the applicant team presented the final
designs to the Cockburn Association on 2nd November 2023.

Summary

3.22 The Applicant and design team have sought to respond to all of the questions received during
the consultation process.

3.23 In general, the response to the proposals has been limited.

3.24 Comments received in respect of design have been seriously considered by the design team
and have shaped the final proposals. The proposal now includes a façade retention to protect
to better reflect its previous use.

3.25 Further details of design development, including the design response to the consultation
process, is provided within the accompanying Design and Access Statement.
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4.0 Other Key Stakeholders

4.1 The submission of this planning application follows extensive stakeholder engagement beyond
the statutory requirement for major applications.

4.2 Pre-application engagement has been undertaken with CEC, which has followed the Council’s
formal pre-application enquiry protocol.

Pre-application discussions

4.3 A request for pre-application advice was originally submitted to CEC on 3rd July 2023 (ref
23/02906/PREAPP). The submission of the application for detailed planning permission follows
ongoing pre-application discussions with Karen Roberston, Lesley Carcus and other officers of
the council.

4.4 A total of five pre-application meetings and discussions have been held with CEC; each off the
back of new or amended information provided to the Council.

4.5 The table below details the meetings held and summary of attendees.
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Date of Meeting Attendees

19th July 2023 CEC Planning Officers

Architect - 56Three

Agent – SHP

6th September
2023

(Attended Site Visit)

CEC Planning Officers

Architect - 56Three

Agent – SHP

29th September
2023

CEC Planning Officers

Architect - 56Three

Agent – SHP

SEPA Officers

CEC Transport Planner

CEC Senior Active Travel Planner

19th October 2023 CEC Planning Officers

Architect - 56Three

Agent – SHP

CEC Environmental Health Officer

Representatives from the Applicant’s Technical Consultant Team

2nd November
2023

CEC Planning Officers

Architect - 56Three

Agent – SHP

4.6 The feedback from CEC throughout the pre-application process has been thoroughly
considered by the client team and has informed final design.

Summary

4.7 The feedback received from stakeholder engagement has been thoroughly considered by the
Applicant and client team.

4.8 It is the Applicant’s intention to continue to engage with key stakeholders during the council’s
decision-making process.
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5.0 Conclusions

5.1 The statutory minimum 12-week PAN consultation period for the development began on 8th
August 2023 enabling an application for planning permission to be submitted after 30th October
2023.

5.2 This PAC Report summarises the engagement activity throughout the pre-application
consultation period. In accordance with statutory and City of Edinburgh Council requirements,
community and stakeholders have been given the opportunity to view the proposal and make
their comments known.

5.3 Feedback has been limited despite extensive promotion/advertising.

5.4 Extensive background research and assessment was carried out prior to presenting the
proposed development to the community. Following discussion and receipt of responses to the
consultation process full consideration has been given to expressed preferences for the site.

5.5 The applicant considers that the PAN process has been thorough and positive. The proposals
seek to redevelop and improve the existing site and have been designed sensitively considering
the context of the surrounding area.

5.6 As submitted to City of Edinburgh Council, the proposal has taken a balanced view of all
representations submitted to the Applicant during the pre-application consultation process and
it is considered that the process overall has resulted in an improved development which will
have a positive impact on the local area.
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Appendix 2- Location Plan
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Appendix 3- PAN Cover Letter





Scott Hobbs Planning 19

Appendix 5- Public Notices

Advert for Consultation Event 1



Scott Hobbs Planning 20

Advert for Consultation Event 2
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Appendix 6- Website Context



Scott Hobbs Planning 22



Scott Hobbs Planning 23



Scott Hobbs Planning 24

Appendix 7- Exhibition Boards

Exhibition Boards Consultation Event 1-
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Exhibition Boards Consultation Event 2
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Appendix 8- Feedback Forn (Blank Form)
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Appendix 10- Media Coverage

Scottish Construction Now- Residential-led proposals unveiled for Edinburgh scrapyard site |
Scottish Construction Now
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The Herald Online- Edinburgh: Leith Trainspotting scrapyard student flats plan | The Herald
(heraldscotland.com)
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The Herald- In Print
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Scottish Housing News- Residential-led proposals unveiled for Edinburgh scrapyard site | Scottish
Housing News
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Urban Realm- Leith Street to regenerate a lost appendage : October 2023 : News : Architecture in
profile the building environment in Scotland - Urban Realm
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