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Dear Euan
APPLICATION REF: 15/02784/LBC | Retention and refurbishment of facade of Venetian Gothic warehouse
at 28 West Register Street, demolition of remaining building at 28-38 West Register Street and alterations
at roof level to create additional office accommodation at 28 West Register Street, to accommodate mixed
use development comprising grade A offices, class 1, 2 and 3 uses. | 15 - 17, 19 South St Andrew Street
28 - 48, 50 West Register Street Edinburgh EH2 2AU
APPLICATION REF: 15/02788/FUL | Mixed use development comprising: demolition of office + retail
buildings. Erection of mixed use development comprising Class 1, 2, 3, public house and hot food take
away uses at ground floor with Grade A offices (Class 4) above. Retention of facade of Venetian building +
alterations at roof level; five car parking spaces, associated cycle parking + public realm upgrade. | 15 - 19
South St Andrew Street, 28 - 50 West Register Street, Edinburgh EH2 2AU
APPLICATION REF: 15/02783/CON | Complete Demolition in a Conservation Area | 15 - 17, 19 South St
Andrew Street 28-48, 50 West Register Street Edinburgh EH2 2AU
The Association has studied the plans for the above proposal and wishes to make the following comments:
We are supportive of the re-use and restoration of the category A-listed former Royal Bank building at 4142 St Andrews Square (hereafter referred to as the A-listed building) and welcome the demolition of the link
bridge crossing West Register Street. However we are concerned by the attic storey development on this
already tall building which is both highly prominent when seen from other high viewpoints in the city, such
as the Royal Mile and impacts on the main façade composition by making the attic balustrade no longer the
skyline terminating feature. The visual effect of the new attic is to “fill in” the attic balustrade, which were it
to be done physically would be unacceptable. We recommend that the new attic glazing should slope back
at a pitch of 30 degrees or thereabouts so that the stone balustrade is still seen against a clear empty sky
at pavement level from across the Square. The council’s Skyline Report highlighted the importance of this
type of skyline detail at local level across the city and we are mindful that many roof-top additions over the
past decade have resulted in a loss of such detail and a dumbing-down of the richness that such features
contribute to the local street experience.
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With reference to West Register Street, Pevsner in ‘The Buildings of
Scotland (Edinburgh)’ begins by describing it thus: “the narrow zigzag West
Register Street, between Princes Street and St Andrews Square is a foil to
the grander spaces and has some good things of its own”. He goes on to
note the bank warehouse “is Venetian Gothic in a Ruskinian spirit and with
real feeling and style”.
There are other positive remarks about the distinctive character of the area
and its difference from other parts of the New Town. We share these
sentiments, and note the complimentary scale of these listed buildings and
the cobbled lanes to the two adjacent public houses of the Guildford and
Café Royal, which must rank as two of the architecturally most important public houses in Scotland. These
established uses and their tourism potential are key drivers in the regeneration of this area and it is of
paramount importance that their setting and atmosphere are not lost in a gentrification process which
destroys as much as it creates.
We are particularly concerned about the demolition of the category B-listed Victorian tenement at 38 West
Register Street (hereafter referred to as the Victorian building). We note the applicant’s Heritage Report
comments on its complimentary relationship with the Café Royal group and its urban design contribution. It
is a rather plain and unassuming Georgian-style sandstone tenement which acts as a foil to the exuberant
Venetian Gothic next door. In scale, as originally built without the mansard roof it is a very positive
component of the local urban design and being of a style and type not represented elsewhere in the
immediate neighbourhood its loss would be significant. The building contains cracks in its elevations but it
is noted that it could be underpinned and the masonry tied internally so it is not considered that its condition
is beyond repair or that this is the main driver for its demolition. Instead, the argument presented is
economic.
We have read the applicant’s Viability and Economic Assessment (V&EA) in detail, particularly Appendices
C and D which are the only real assessment of the existing buildings’ potential and alleged problems. We
find this assessment to be inaccurate, misleading and full of unsubstantiated claims and opinions which are
insufficiently robust to convince us that, as SHEP requires “demolition of the building is essential to
delivering significant benefits to economic growth or the wider community“.
For brevity we comment as follows on the V&EA for the Victorian building and for 28 West Register Street,
(hereafter referred to as the Venetian building) where demolition of the original internal structure and
façade retention is proposed:


The buildings are noted as not having castellated floor beams and therefore being incapable of
accommodating air conditioning. This statement ignores the advances in chilled ceilings, their
environmental benefits and their success in the retro-fitting of 1960s office buildings in the City of
London.



It is noted that cast iron columns of the Venetian building are not to current standards and would
need to be encased in concrete. This statement ignores the alternative methods of fire protecting
such frames by using intumescent paint and sprinkler systems, again as used to great effect in the
former warehouses of London Docks.



There is a comment that floor loadings are inadequate for modern standards. Again this ignores the
potential in our world of ‘paperless’ offices to locate paper filing in areas of strengthened floors, such
as the former lightwell. This has been done successfully on many retro-fitted office schemes.



There is a comment, considering alternative uses for both the Victorian building and the Venetian
building that if they were separate they would need fire stairs within their limited floor plans,
rendering their development uneconomic. This ignores the existing lightwell to these buildings
which could be infilled for such purposes. In considering this alternative versus the proposed
scheme, that, of course, does infill the courtyard area. Hence a comparison is not being made on a
like-for-like basis.
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Considering alternative uses for the Venetian building, such as a hostel, it notes that such uses are
incompatible with Grade A offices, a very subjective comment which ignores the fact these buildings
would have entrances on different streets and ignores the new budget hotels in the vicinity such as
Motel One and Travelodge.



Considering residential use for the Victorian building it notes that the outlook would be poor. This
ignores the fact that the proposed building would have the same outlook, or that the residential use
could be for holiday-let apartments where such matters have much less importance than location.



Perhaps most significantly, in the summary of key economic benefits it presumes that a Grade B
office development (if there is such a designation!) would be more likely to attract a user from within
Edinburgh and that a Grade A development is more likely to attract new businesses to the city,
using this to weight an argument for demolition. There is absolutely no evidential basis for this
claim at all; Grade A office developments at the Gyle attracted occupiers like John Menzies and
Scottish Provident to move from within Edinburgh. Office space at slightly cheaper rental is as likely
to attract new users to the city as high cost premium accommodation, particularly if the competitor
city is northern English or Glasgow where rents are lower. This type of statement is highly
misleading and unreferenced to any data.

Our conclusion is that a robust case for the demolition of these buildings has not been made and that they
fail to satisfy the SHEP test. Furthermore we disagree that retaining the buildings would detract from
inward investment or economic growth. The Local Plan encourages mixed uses in order to create a
vibrant, economically successful city centre and there can be no better way to support those uses than in
different buildings. This could also contribute to a more successful development for the applicant in not
being reliant on a single market, such as the much-referenced Waverley scheme which foundered on not
adapting to other uses when the office demand slumped.
We see no convincing or compelling reason to demolish the Victorian building.
We are opposed to the demolition of the rare, especially in Edinburgh, original cast-iron structure and
façade retention of the Venetian building. Façade retention does not save heritage but rather acts as a precursor to its loss, as we saw recently in St Andrews Square. We support the policy that listed buildings
should be retained in their entirety.
We are supportive of the redevelopment of the 1960s and 1970s buildings on the rest of the site to create
office space, if this is part of an overall mixed-use scheme. However we are very concerned by the height
of the new development as shown on visuals from viewpoints on Market Street. The council’s Skyline
Study identified the importance of local views and vistas from high ground in every part of the city centre.
We are concerned that only two vistas have been considered in
the study, from the Castle and from Calton Hill. Both of these are
higher than the development and give a reduced idea of its
impact. We believe the key views to consider are from North
Bridge near the Scotsman building, from the Royal Mile at various
pends and St Giles Street, from the Mound and from Ferry Road,
over the playing fields towards the Castle. This is a very sensitive
location and we attach a photograph of the impact of the recentlyapproved Travelodge extension at South St Andrews Street,
which compromises the sky space around the Melville Monument
and the missing Forsyth Sphere from numerous viewpoints.
Generally, we support the Skyline Study’s principle that building heights should mirror Edinburgh’s dramatic
topography and not mask it, with every building going to the height of its neighbours.
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In summary then,
 we comment on the A-listed building proposals that the attic storey should slope away from the
parapet to allow it to be seen unchanged against the sky.
 We object to the demolition of the Victorian building as a robust case for its essential demolition
has not been made.
 We object to the internal demolition of the Venetian building as a robust case for that essential
demolition and façade retention has not been made.
 We object to the height of the new development replacing the 1960s and 1970s buildings for its
impacts on local and wider views and the setting of local skyline features of interest.

Yours sincerely

Marion Williams
Director
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