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Proposed Redevelopment of Elgin House
20 Haymarket Yards, Edinburgh



Introduction

Aerial view of the site in the context of the city of Edinburgh

Welcome to this online exhibition which sets out emerging 
proposals to redevelop the site at Elgin House, 20 
Haymarket Yards, Edinburgh.

These online exhibition boards aim to provide you with an 
opportunity to view these emerging proposals and tell us 
what you think. 

The development will replace a low density, empty office 
building on a backland site with a high quality mixed-use 
development comprising an operationally zero carbon 
office building, and separate hotel building.

The proposals will locate approximately 1,400 jobs and hotel 
rooms next to the major public transport hub of Haymarket 
Station, two National Cycle Routes and Edinburgh’s tram, 
encouraging workers and visitors to travel sustainably in 
the city without a car. 

With a significant upgrade to the public realm and street 
frontage of Haymarket Yards, these proposals present an 
opportunity to transform the environmental quality of the 
area and the arrival experience to the city for rail and tram 
users whilst showcasing best practice in sustainable design.

Haymarket Station

Elgin House
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Site Location

Overview of the site in the context of Conservation Areas, Listed Buildings and World Heritage Boundary

Elgin House World Heritage Site Boundary

The application site is in an area of developed brownfield 
land and compromises an existing, vacant office building 
constructed in the 1990’s (Elgin House) located to the 
north of Haymarket Yards and forming part of a larger 
urban block. Haymarket Terrace is to the north, providing 
a mix of commercial, office, hotel, traditional residential 
tenements, and ground floor commercial uses. 

The existing building, Elgin House, is not listed nor is the 
site located  within the New Town Conservation area; 
the Coltbridge and Wester Coates Conservation Area 
boundaries lies 100-200 metres to the west and north-west. 
The site also sits outside the Edinburgh World Heritage Site 
boundary, situated to the centre of Haymarket Terrace 
approximately 80 metres to the north. 

There are also  two nearby landmarks - the Grade B Listed 
Caledonian Distillery and Chimney, and the Grade A Listed 
Haymarket Station entrance.
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Site History

Herdmans’ Flour Mills Aerial, Haymarket Yards 1951

The site today, 2021Haymarket Yards Goods & Mineral Depot c.1886

Herdmans’ Flour Mills Aerial, Haymarket Yards 1951

Historic maps of the area show that the site has been 
defined by its use as a railway goods yard in modern 
times. Until the latter part of the twentieth century, the 
architecture of the area was principally of industrial and 
manufacturing use, benefitting from direct access to the 
rail sidings and goods yards.  

Haymarket Goods Yard was built to the northwest of 
Haymarket station around the mid 1800’s, a later curved 
loading platform sat adjacent to the now demolished 
Haymarket Flour Mills. There were a variety of goods and 
mineral sidings, and a goods shed on the site. 

The yard remained in use as a coal yard after removal of 
redundant sidings in the 1980’s, and was subsequently 
completely cleared in the early 1990’s.

The yard was redeveloped in the 1990s with mid-rise 
business park style office buildings which do not seem to 
sit comfortably with the urban character of this part of the 
city centre.
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Site Today

Aerial view of site

The existing building on the site, which was developed in 
late 1990’s, comprises a 3 storey ‘U’ shaped office building 
with a 20 space car park oriented to the street. A triangular 
area of planting sits to the east side of the site, and contains 
an electricity sub-station.

The existing building and surrounding public realm feels 
out of character with the city centre of Edinburgh and does 
not seem to offer much to the quality of the streetscape of 
the area. 

The building is now significantly out of step with the 
current occupier demand for sustainable workplaces that 
are focused on wellbeing. 

Existing street quality is poor with no activation at ground floorThe existing building does little to create a sense of arrival at Haymarket

Existing cycle route currently feels unsafe and restrictedThe existing road offers a poor quality experience for pedestrians
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Planning Context and Current Applications

Elgin House

Consented Osbourne House 

The site in the context of consented and current planning applications

Submitted PBSA Scheme Submitted Rosebery House Underconstruction M&Gs Haymarket

The adopted Edinburgh Local Development Plan 2016 
(‘ELDP’) identifies the site as being within the ‘Urban 
Area’ and part of the City Centre Strategic Development 
Area (Haymarket Business District). Within this area, major 
development proposals have already been consented 
such as the ongoing development of the new Haymarket 
development which has marked a sea-change in perceptions 
of the wider Haymarket area [No.4].

A consented, but unbuilt, 7-storey purpose-built student 
accommodation (PBSA) proposal lies to the north of the 
site, with a current planning application to increase this 
density [No.2]. There is also a nearby current planning 
application for a high-density office redevelopment of the 
existing Rosebery House site to the east [No.3]. 

The proposals take account of the existing context, 
the evolving planning context and the Council’s policy 
objectives for a co-ordinated approach to development in 
the area around Haymarket Station. 

This approach follows a well established planning principle 
that higher density uses, such as offices and hotels should 
be clustered around public transport hubs to encourage 
more use of public transport and less reliance on the car. 
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Changing Demand for Workspace

The pandemic has not led to the demise of offices but it 
has caused every public and private organisation to re-
assess the kind of workspace they need and the kind of 
environment that will enhance the wellbeing of their staff 
in the world of new ways of working. These new priorities 
include:

• Proximity to Public Transport, Active Travel links and 
city amenities;

• High sustainability rating;
• Wellness and amenity for staff and,
• Flexible and adaptable space.

Edinburgh doesn’t currently offer this kind of workspace 
environment so the proposed office building will create 
a next generation workplace that is focused upon the 
positive wellbeing of it’s future occupants. 

The building includes winter gardens with internal trees 
and green landscaped roof terraces,  which offer a range 
of places to meet colleagues or relax during breaks, whilst 
targeting EPC A and BREEAM ‘excellent’ accreditation. 

Users will be encouraged to cycle to work with the 
incorporation of a dedicated secure cycle parking and 
changing facilities which, adjacent to the entrance lobby, 
gives priority to cyclists over car users. 

Cycle store is located next to the Entrance Lobby putting cyclists first New expanded cycle lane adjacent to the hotel encourages active travel 

Communal roof terrace provides green space and views of the cityOffice winter gardens provide a social focus in the workplace
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Active Travel and Public Transportation

The site is approximately 200m west from the recently 
refurbished Haymarket Station and is easily accessible to  
Edinburgh’s City Centre core. 

Transport links to this site via public transport are 
exceptional, with around twenty-six bus services a short 
walk from the site. Edinburgh Tram Line 1, the Edinburgh 
to Glasgow main railway line, the City of Edinburgh Council 
Core Path 21, and two National Cycle Networks (NCN1 and 
NCN76) connecting the New Town, West End, Roseburn 
Path and West Edinburgh pass immediately to the front of 
the site. 

There is also a City Centre to West cycle link (CCWEL) 
proposed as a new strategic active travel corridor passing 
along Haymarket Terrace to the north of the site.

Aerial view showing site connectivityConnections to Edinburgh cycle network and public transport system
[photography by Tony Marsh]

Elgin House

Page 7 www.20haymarketyards.co.uk



Public Realm and Landscape

The proposed improvements to the public realm and landscape 
will create a new ‘place’ and encourage safer active travel

Visible Cycle Store 
with direct access 
to entrance lobby

Entrance lobby

New Expanded
Cycle Route

Hotel / Cafe Soft landscape with 
street trees and 
diverse planting

Creation of low 
speed environment

Integrated 
sustainable (SUDS)
drainage

Widened public realm 
route to facilitate 
walking / cycling

Tram Route

Train Platform

Servicing Access
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Emerging Proposals

View from a Haymarket Station Platform showing how the building will enhance the sense of arrival to the city from the west

The design proposals seek to enhance the context of 
Haymarket Yards with a high quality, contemporary, 
intervention which embodies sustainable design and will 
significantly improve perceptions of the city for travellers 
arriving from the west by train. They will turn a backland 
site into a new, confident, frontage that addresses the tram 
and cycle routes at Edinburgh’s western transport hub.

The greening of the public realm, the planted roof terraces, 
and the all year round winter gardens within the office 
building will emphasise that this is a new kind of office 
environment, one which is focused on sustainability, 
wellbeing and amenity for office workers.   
   

Proposed public realm and landscape to the street frontage
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Emerging Proposals 

The new public realm and active frontages of the office and hotel 
will significantly improve the streetscape of Haymarket Yards 

The enhanced cycle route will improve active 
travel connections to Haymarket Terrace 

The proposals will significantly improve the public realm 
of Haymarket Yards by creating an active street frontage, 
including a cafe, a widened cycle route, as well as a safer, 
low speed, environment for pedestrians and cyclists.

The public realm is designed to bring green landscape into 
the streetscape and encourage active travel.
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Local View - Haymarket Terrace

View showing the massing of the proposals in the existing context View showing massing of the proposals in the context of the Rosebery House planning application

The planning application will include a full Townscape and 
Visual Impact Analysis (TVIA) which will assess the proposed 
development in the context of the Protected Skyline and 
local views, similar to the adjacent examples.
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Sustainability

The buildings will embody the highest levels of sustainable 
design. The office building will be targeting BREEAM 
‘Excellent’ or above and operationally zero carbon. 

The buildings will adopt extensive energy efficiency 
measures and renewable energy strategies (without any 
gas) to play a role in achieving Edinburgh’s drive towards 
becoming a net zero carbon city by 2030. 

As the existing building does not meet current market 
demands, the materials of the existing building will be 
recycled during demolition and, where possible, re-used in 
the construction of the new buildings. 

The location of approximately 1,400 jobs and hotel rooms 
next to the major public transport hub of Haymarket 
Station, two National Cycle Routes and Edinburgh’s tram, 
will encourage office workers and hotel visitors to travel 
sustainably in the city without a car. 

This will result in a significantly lower transport carbon 
footprint compared with other locations in the city which 
are not so well served by public transport.

Winter Gardens

Building will be
Net Zero in Operation

Landscaped roof terraces 
provides planting for bio-
diversity and wellbeing 

‘Blue’ roof

Adjacent to tram and rail hub, as 
well as two national cycle routes

Extensive Cycle Parking 
provision adjacent to entrance 

Features of the sustainable design
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Next Steps

March ‘22
Planning Application

November ‘22
Planning Permission Issued

November ‘21
Virtual Exhibition

Timescales

This virtual exhibition takes place ahead of a likely 
application for Detailed Planning Permission in Spring 
2022.

Subject to planning approval in November 2022, 
completion of the development will be in 2025.

Comments

If you wish to make any comments on these proposals 
then please use the comments section on the project 
website below:

www.20haymarketyards.co.uk

Contact:  Julia Frost, Scott Hobbs Planning

Email:   consultation@scotthobbsplanning.com

  with the subject ‘20 Haymarket Yards’ or  
  call Julia on 0131 226 7225.

Paper copies of the website content can be provided on 
request.

The deadline for return of feedback forms is: 
Tuesday 14th December 2021.
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