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Watkin Jones Group is one of the United Kingdom’s leading construction and development companies and is 

recognised in Edinburgh for projects such as Abbeyhill and Sugar House Close student residences. Projects 

throughout the UK have defined the company as a producer of high quality buildings, designed for living. 

Watkin Jones is highly experienced in delivering new developments, ranging from homes to commercial, 

industrial and mixed use schemes and has successfully delivered more than 34,500 beds throughout the UK 

since 1999.



Project Description

The proposal is a residential development with an equal split of 

student accommodation and flatted dwelling floor space. 

The site is currently occupied by a storage and distribution 

warehouse with an ancillary office on Iona Street. The proposals 

include the demolition of the warehouse and office building, 

with a relocation of the business within Leith. 

The site is located in the urban area to the east of Leith Walk 

and is surrounded by residential uses. It is not within a 

Conservation Area and there are no listed building within the 

immediate context. 

The student accommodation will have a mixture of cluster and 

studio bedrooms with dedicated amenity throughout the 

building. The flatted accommodation will also have an 

appropriate mix of flats in line with the Edinburgh Design 

Guidance, including flats for families with private gardens. The 

proposal has a generous provision of open space (30% site 

area) with soft and hard landscaping both within the site and on 

Iona Street. It should also be noted that the 25% affordable 

housing policy will be met on-site and not through commuted 

sums. 

Site area: 5377sqm / 0.53 Ha / 1.33 Acres 

Floor area: Approx. 15,000sqm 

Client: Walker Commercial Properties Limited and Watkin Jones 

Group ltd

Architect: Manson 

Engineer: Etive Consulting Engineers 

Landscape Architect: HarrisonStevens 

Transport Engineer: ECS Transport 

Archaeologist: AOC Archaeology 

Ecologist: Nigel Rudd Ecology 

Daylight/Sunlight: Malcolm Hollis 

Acoustician: RMP 



Context Description

The site is located north of the city centre between Easter Road 

and Leith Walk and is approximately 0.6 miles from the bottom 

of Leith Walk and 1 miles from Waverley Station. The 

surrounding urban grain is predominantly tenement buildings 

in a perimeter form. Flatted accommodation is common in the 

area with shared gardens and mostly on-street parking.  



Site Area 

5377sqm / 0.53 Ha / 1.33 Acres 



Conservation Areas

The site is near the Leith Walk Conservation Area and to a 

lesser extent the Pilrig Conservation Area. Amenities such as 

supermarkets, play parks and gyms are within close walking 

distance to the site. Leith Walk itself provides an excellent living 

and working environment to be enjoyed by new residents. 



LDP Map 

The map shows the site within close walking distance of public 

open space to the north east. The site is not allocated for 

housing but is within the urban area where there is a priority 

for delivering housing. 

The tram safeguard route and Leith/Leith Walk Town Centre are 

to the west of the site, highlighted in purple. Dalmeny Street 

Park is situated to the north east of the site. An improvement 

plan is currently being prepared by Friends of Dalmeny Street 

Park. 



Student Concentration  

There are approximately 50,000 students living in Edinburgh 

and only 18,000 purpose-built bedspaces. There is shortfall in 

student accommodation throughout Edinburgh and the Local 

Authority encourage students to be dispersed throughout the 

city to ensure an overconcentration of students in any locality is 

avoided. 

The council guidance on student accommodation shows the 

site in an area with a low student concentration. This data is 

based on the 2011 census. 

The data can be updated by including all of the new student 

and housing development in the area, resulting in a more 

accurate and up to date record of the population composition. 

Since 2011 there have been three notable residential projects 

within the surrounding data zones; 

Shrubhill 376 units x 1.5 = 564 people 

Destiny Student, Murano Street = 276 people  

Liberty Village, Leith Walk = 293 people 

Including the above projects and the proposed development 

there is a 24.5% concentration of students in the locality. This is 

not an excessive concentration of students and does not create 

an imbalanced society. 

Previous planning guidance stated anything over 30% was 

considered excessive. The previous guidance also defined a 

locality as the census zone in which the site is located. In terms 

of assessing the proposal against previous guidance the 

student population in the census zone would be 24.1%. The 

proposal therefore complies with previous and current 

planning guidance. 

The concentration of students in the ward zone is roughly 16%. 



Active Travel

Zero parking for residents. Two spaces are provided for visiting 
maintenance staff. 

Watkin Jones operate with a strict no-car policy. The use of cars 
is prohibited and is written into the lease agreement. 

The site is situated within a proposed Controlled Parking Zone 
(CPZ) and permits will be introduced to reduce commuter 
parking pressures. 

The CPZ is anticipated to be implemented in Q2 2021. 

100% cycle provision for student accommodation. 

Pend from Iona Street into the site allows bin collection and fire 
trucks to access the site. 

More open space in lieu of parking. 

Significant reduction in vehicle trips compared to the existing 
site use. 

Contributions to tram network, as the network will benefit the 
proposed residents. 

Two “Just Eat” cycle racks less than 0.2 miles from the site 

Enterprise car club location with 0.2 miles. (Dalmeny St / 
Murano St). 

Close walking distance to supermarket (Lidl) and local shops 
and amenities on Leith Walk. 

Site currently has a high frequency and number of van and HGV 
movements 

Excellent bus links from Leith Walk and Easter Road 

LDP Transport Map shows area of high accessibility. (note map 
was produced prior to tram link extension to Granton.) 

‘Just Eat’ Bikes

Enterprise Car ClubCGI of Leith Walk Trams 



Boundary Conditions 

The site is bound by car parking on the south and west with the 

existing warehouse building forming the site boundary. A 

substantial rubble stone wall forms the boundary to the east 

with the shared gardens of the neighbouring tenements on the 

opposite side of the wall. At present, the only access into the 

site is from Iona Street as the site is enclosed on three sides. 

Demolishing the warehouse and landscaping the site 

boundaries will result in significant betterment to the 

neighbouring residents. 

View A: Iona Street View B: Albert Street Car Park View C: Looking toward S Sloan St Flats 

View D: Albert Street flats  View E: View through pend from 
Buchanan Street 

View G: View into site from Iona Street 

View F: Southern boundary



Iona Street Residential Proposal 

Sustainable Design

• Intensive green roof 

• Energy Efficiency – all building envelopes and associated fabric are designed to offer a high level of thermal performance

• Energy System – a centralised heating system will be utilised, using a low and zero carbon technology

• Water Saving – water saving devices will be utilised, with potential to include rainwater harvesting

• Currently reviewing the use of photovoltaic panels on the roof to provide clean electricity to residents 

• 100% cycle parking provision 

• The proposal is sustainably located in terms of access to current and future modes of public transport



Form 

The site layout and form of the building sits comfortably within 

the urban context as the ground-scraping warehouse has been 

removed and the new layout creates new and improved spaces 

between buildings. 

The project is not conceived as a stand alone object, but a 

response to the context with the goal of creating high quality 

spaces between buildings. 

The plan approach has been to; 

• Strengthen the Iona Street frontage 

• Maximise sunlight reaching open space 

• Create distinct spaces between buildings 

• Improve the public realm on Iona Street 

• Improve the existing boundary conditions 

• Maintain suitable distances from existing buildings 



Layout

This dynamic layout lends itself to the allowing the maximum 

amount of sunlight to reach the garden spaces of the existing 

and proposed properties. 

The student accommodation is located in the western half of 

the site and the general market and affordable is located to the 

east of the site. 

Access into the student accommodation is at the north west 

corner of the building. There are multiple access points into the 

housing with some of the flats having main doors onto Iona 

Street. 

The spaces between the buildings are high quality with shared 

surfaces, mature landscaping and footpaths. 

The layout creates three district spaces between the existing 

and proposed buildings with a large area of open space to the 

south east of the site. 





Plan Description 

As you progress through the site new courtyard spaces have 

been sensitively designed. The courtyard buildings splay, step 

down and open up to a large south facing green open space 

which benefits from the existing mature trees to the east.  

The design significantly improves the outlook and amenity of 

existing neighbouring residents with the creation of quality 

well-proportioned landscaped green open spaces in place of 

the existing mass of industrial corrugated roofing and 

overbearing masonry walls built hard to the boundary.

The building has been designed to be legible with clearly 

designated access for the future residents, vehicular traffic and 

servicing.









Solar Study

The shadow study has been undertaken at the spring equinox 

(21st March) as required in the Edinburgh Design Guidance. The 

diagrams show the existing and proposed gardens receive good 

levels of sunlight as a result of the building layout. 

The sections at the bottom of this slide show the 25 degree rule 

tests. The building intersects with the 25degree line on Iona 

Street and Buchannan Street. Further analysis of the daylight 

and sunlight will be conducted by Malcolm Hollis.



Landscape 

HarrisonStevens prepared the concept landscape plan for the 

site and have focussed on maximising the areas of greenspace 

on the site. 

Family flats are provided with large private gardens and a 

communal drying green on the eastern boundary.

A large central area provides seating and amenity space for the 

residents to enjoy. The open space provision exceeds council 

policy. 

New landscaped boundaries are formed to the west and south 

with tree planting and robust timber fences. 

Flowing paths through the courtyard and around the buildings 

lead directly to main door flats on the ground floor and external 

seating areas.



















Thank you for your time 


