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almost unnoticeable in the overall view.  The built outline of the city against the Firth 
would become more varied as a result of the introduction of the proposed 
development.   

Assessment of Impact 

7.66 The following considerations have been taken into account in determining the impact 
of the proposed development on the visual amenity of the viewpoint: 

 The proposed development would introduce new buildings into the view which 
would cause intrusion vertically into the Firth of Forth. However, the potential for 
this is reduced because of the height of the viewpoint, and the viewer looks down 
onto the view; 

 New built development in the Leith Docks area is already under construction and 
is altering the built outline of the city against the Firth of Forth; 

 The role of the horizontal band of the Firth of Forth in the view would be slightly 
affected by the introduction of the tall building at Britannia Quay which forms part 
of the proposed development; 

 The key features of the central Edinburgh skyline are not visually prominent 
within the view; 

 Direct views to the Edinburgh World Heritage Site would not be affected, as the 
proposed development would be located peripheral to these views; 

 The viewpoint is one of the most important locations for viewing the city and its 
landscape setting for locals and visitors alike. 

7.67 Given the above considerations, it is concluded that the proposed development would 
have a minor adverse impact on the visual amenity of Viewpoint 7. This is due to 
Viewpoint 7 being a receptor with high sensitivity but the change to view in this 
direction would be minimal. The key horizontal component of the view would be 
slightly affected by the tallest building in the proposed development. 

Viewpoint 8: Calton Hill (Figures 7.28 to 7.30) 

The Viewpoint and Its Users 

7.68 The viewpoint is located next to the trig point on Calton Hill.  The view would be seen 
by most visitors to Calton Hill and is representative of the view northwards from the 
upper areas of Calton Hill.  The view is looking north and the viewpoint is located 
approximately 4km from the proposed development.  The viewpoint is located within 
the Edinburgh World Heritage Site. 

Existing Visual Amenity 

7.69 The view comprises an open panorama to the north, extending in a 180 degree view 
from Corstorphine Hill in the west to Arthur’s Seat to the east.  The view provides a 
clear overview of the northern section of the city in its landscape and seascape 
setting.  Landforms and tree groups on Calton Hill tend to focus the view towards the 
proposed development site. This forms a reasonably long section of the built horizon 
seen against the backdrop of the Firth of Forth.  There is a generally horizontal 
emphasis to the view. However, Chancelot Mill, the Imperial Grain Silo, dockside 
cranes, Ocean Point and the new development at Western Harbour under 
construction, together with the tops of several of the Leith multi-story blocks 
(especially Citadel Court and Persevere Court) break the built horizon against the 
Firth. Despite this, however, the Firth remains a strong horizontal component of the 
view.  A small section of the view comprises the northern section of the Edinburgh 
World Heritage Site but the main distinctive skyline features of the city centre are not 
visible or evident.  The view is a highly attractive cityscape which displays Edinburgh 
within its regional landscape context.   The sensitivity of visual receptors at this 
viewpoint is considered to be high. 
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Change to Visual Amenity 

7.70 The proposed development would introduce new buildings into the view which would 
add to the increasing built outline to the city against the backdrop of the Firth of Forth.  
The tall building at Britannia Quay would visually fragment the Firth of Forth by 
visually linking the built development of Edinburgh to the Fife coast.  This new 
building would visually diminish the continuity of the Firth of Forth as a key horizontal 
component of the view.  The built outline of the city against the Firth would become 
more varied as a result of the introduction of the proposed development.   

Assessment of Impact 

7.71 The following considerations have been taken into account in determining the impact 
of the proposed development on the visual amenity of the viewpoint: 

 The tall building at Britannia Quay would become another visual focus of the 
view, as it would visually break the built outline of the city against the Firth of 
Forth; 

 The role of the horizontal band of the Firth of Forth in the view would be reduced 
by the introduction of the tall building at Britannia Quay which forms part of the 
proposed development. This band would be cut into two distinct sections of water 
by the tallest building rather than seen as a single continuous body of water; 

 The key features of the central Edinburgh skyline are not visually prominent 
within the view; 

 Direct views to the Edinburgh World Heritage Site would not be affected, as the 
proposed development would be located peripheral to these views; 

 The viewpoint is one of the most important locations for viewing the city and its 
landscape setting for locals and visitors alike. 

7.72 Given the above considerations, it is concluded that the proposed development would 
have a moderate adverse impact on the visual amenity of Viewpoint 8. There would 
be an alteration to the horizontal layering to the existing view through the fragmenting 
of the Firth of Forth by the tall building at Britannia Quay. There is also the 
importance of the viewpoint in terms of its location, the numbers of viewers and their 
high sensitivity. 

Viewpoint 9: Edinburgh Castle (Figures 7.31 to 7.33) 

The Viewpoint and Its Users 

7.73 The viewpoint is located on the upper viewing terrace adjacent to St. Mary’s Chapel 
and Mons Meg gun.  The view would be seen by most visitors to the Castle and is 
representative of the view northwards from the Castle.  Edinburgh Castle is one of the 
premier visitor attractions in Scotland.  The view is looking north-east and the 
viewpoint is located approximately 5km from the proposed development.  The 
viewpoint is located within the Edinburgh World Heritage Site. 

Existing Visual Amenity 

7.74 The view comprises an unbroken broad panorama over the north of Edinburgh, with 
the New Town in the foreground, the Royal Botanic Gardens and Inverleith Park 
beyond, views extend over the Firth of Forth and across to the coastline and hills of 
Fife.  The view is a highly scenic and attractive cityscape which displays Edinburgh 
within its regional landscape context.  There is a strong horizontal layering to the 
view, comprising the visual components of the built city, the Firth of Forth and the Fife 
coastline.  The coastal profile of the city against the Forth is already partially broken 
by Chancelot Mill, the Imperial Grain Silo, Citadel Court and Persevere Court and 
new high rise development at the Western Harbour of Leith Docks. However, these 
do not form key visual features of the view.  There is a strong impression of the 
gradual slope from the city centre to Leith and of the dense urban core of the city 
centre reducing as it spreads towards the Forth and the edges of the city.  There is no 
single visual focus to the view. Rather it is the totality and expansive nature of the 
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view which is important, and the ability to recognise the clear legibility of the separate 
components of the city fabric.  The island of Inchkeith is located on the visual axis 
from the viewpoint over the proposed development site.  The Edinburgh World 
Heritage Site forms a major part of the foreground and middle ground of the view.  
The sensitivity of visual receptors at this viewpoint is considered to be high. 

Change to Visual Amenity 

7.75 The proposed development would continue to alter the built profile of the city against 
the Firth of Forth by introducing new buildings along the coastline.  Whilst these new 
buildings would slightly increase the scale of the built edge to the city and generally 
reduce the visual extent of the Firth of Forth, the tall building at Britannia Quay would 
protrude into the Firth of Forth but would not visually connect with the Fife coastline.  
The High Buildings Policy Review identifies the key view of Inchkeith Island from the 
Castle ramparts and states that it should be safeguarded. The tall building at Ocean 
Terminal has therefore been situated within the area identified in this document as 
being outside this sight-line.  

Assessment of Impact 

7.76 The following considerations have been taken into account in determining the impact 
of the proposed development on the visual amenity of the viewpoint: 

 The tall building at Britannia Quay would partially break the horizontal emphasis 
of the Firth of Forth which would comprise a change to a key aspect of the 
existing view; 

 The slight increase in the mass and density of high buildings in the Leith Docks 
area would continue to increase the visual focus of this view; 

 The existing view is a scenically attractive cityscape of much diversity and 
interest; 

 The viewpoint is visited by a very large number of visitors, mostly tourists, 
specifically to experience the view; 

 The view is one of the most important in terms of viewing the Edinburgh World 
Heritage Site within its city-wide and regional context. The setting of the 
Edinburgh World Heritage Site would be affected through an alteration to its inter-
relationship with the Firth of Forth. 

7.77 Given the above considerations, it is concluded that the proposed development would 
have a moderate adverse impact on the visual amenity of Viewpoint 9. This is due 
to the alteration to the horizontal layering to the existing view through the breaking 
through into the Firth of Forth by the tallest building which would protrude into the 
stretch of water. There is an adverse impact on the setting of the Edinburgh World 
Heritage Site when seen from this viewpoint which is important in terms of its 
location, the numbers of viewers and their high sensitivity. 

Viewpoint 10: Seafield Road (Figures 7.34 to 7.36) 

The Viewpoint and Its Users 

7.78 The viewpoint is located on the north side of Seafield Road, at the point where it 
crosses the railway above the sea wall.  The view would be seen by motorists 
travelling north-west along Seafield Road and by pedestrians using the adjacent 
footpath.  The view is looking north-west and the viewpoint is located approximately 
2km from the proposed development. 

Existing Visual Amenity 

7.79 The view comprises a partially enclosed view over mixed use commercial units and 
infrastructure facilities; with an open panorama over the Firth of Forth to the distant 
coast of Fife.  Large scale commercial sheds, street lights and industrial lighting 
columns, and the earthwork embankments of the Seafield Sewage Works form key 
features of the view. These embankments tend to restrict the view to the foreground 
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and middle ground.  The view has a semi-industrial character, typical of the locality, 
and large volumes of traffic will frequently form a major feature of the view.  The 
skyline profile of Calton Hill is just visible above the industrial roofscape but does not 
form a major feature of the view, and much of the general extent of the city is not 
apparent.  The earthwork bunds of the sewage works restrict views along the coast 
towards the proposed development.  In contrast, the simple, open view over the Firth 
tends to draw the eye, due to the expansive scale of the water, but this is oblique to 
the main direction of the view.  Despite the close proximity of the Firth, the view is not 
generally attractive.  The sensitivity of visual receptors at this viewpoint is considered 
to be low. 

Change to Visual Amenity 

7.80 The proposed development would introduce new buildings into the view which would 
form new skyline features. However, large sections of the proposed development 
would be screened from view by existing intervening buildings and associated 
structures of the Seafield Sewage Works.  The changes to the skyline profile would 
be located where existing lighting masts already form strong vertical features in the 
view. 

Assessment of Impact 

7.81 The following considerations have been taken into account in determining the impact 
of the proposed development on the visual amenity of the viewpoint: 

 Whilst the proposed development would create new skyline features in the view, 
these would not become a new visual focus. This is due to their proximity to 
existing vertical components of the view which exceed the proposed development 
in height; 

 The eye would still tend to be drawn away from the proposed development 
towards the Firth of Forth; 

 The key features of the central Edinburgh skyline are not visually prominent 
within the view; 

 Much of the proposed development would be screened from view by intervening 
buildings and structures; 

 The existing view is not considered to be generally attractive, and the sensitivity 
of viewers is considered to be low. 

7.82 Given the above considerations, it is concluded that the proposed development would 
have no impact on the visual amenity of Viewpoint 10. Although there would be a 
change to the view, the key visual characteristics of the view would be retained and 
no features would be affected, therefore the change would neither be adverse or 
beneficial. 

Viewpoint 11: McKelvie Parade, Trinity (Figures 7.37 to 7.39) 

The Viewpoint and Its Users 

7.83 The viewpoint is located on the sea front walkway of McKelvie Parade adjacent to 
Lower Granton Road. It is representative of views experienced by motorists and 
pedestrians using Lower Granton Road eastwards and by local residents in the 
northern part of Trinity.  The view is looking east and the viewpoint is located 
approximately 2km from the proposed development. 

Existing Visual Amenity 

7.84 The view comprises a partially framed vista along the coastline. This view opens and 
extends across the Firth of Forth to the Fife coast as a broad panorama.  Existing 
tenements along Lower Granton Road direct the view towards Leith Docks as their 
skyline roofscape leads the eye to the centre of the view.  The stone wall along the 
walkway also directs the eye into the centre of the view.  From this location, the 
western breakwater of Leith Docks forms a strong horizontal element, from which 
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clearly defined existing buildings (and various others under construction) extend to 
give some vertical emphasis to the view.  These high buildings form a distinctive 
junction between coast and sea.  The sensitivity of visual receptors at this viewpoint 
is considered to be medium. 

Change to Visual Amenity 

7.85 The proposed development would introduce further new buildings into the view which 
would form new skyline features.  The development proposals currently under 
construction at Western Harbour would considerably alter the visual composition of 
the view, increasing the scale and massing of buildings in this location.  The 
proposed development in combination with the development proposals under 
construction would form a new visual focus to the view. 

Assessment of Impact 

7.86 The following considerations have been taken into account in determining the impact 
of the proposed development on the visual amenity of the viewpoint: 

 The proposed development, in combination with the development proposals 
currently under construction, would form a new visual focus to the view. They 
would be located in the centre of the view where existing components of the view 
would draw the eye and they would introduce a new vertical emphasis; 

 Much of the proposed development would be screened from view by proposed 
development; 

 The proposed development, in combination with the development proposals 
currently under construction, would tend to form a continuous wall of built 
development along the western breakwater of Leith Docks; 

 The nature of the view would alter independently of the proposed development 
due to the scale and location of development proposals currently under 
construction. 

7.87 Given the above considerations, it is concluded that the proposed development would 
have no impact on the visual amenity of Viewpoint 11. This is due to the existing 
view being materially altered as a result of the introduction of committed development 
proposals currently under construction. The Edinburgh Harbour development would 
be of similar scale and nature to those projects already committed. 

Viewpoint 12: Blackford Hill (Figures 7.40 to 7.42) 

The Viewpoint and Its Users 

7.88 The viewpoint is located on the summit of Blackford Hill, adjacent to the trig point.  
The view would be experienced by all visitors to the summit of the hill and is 
representative of the general views obtained from the north side of the hill.  Blackford 
Hill is a popular attraction for local people on the south side of Edinburgh.  The view 
is looking north and the viewpoint is located approximately 6km from the proposed 
development. 

Existing Visual Amenity 

7.89 The view comprises an expansive panorama over much of the city of Edinburgh, and 
which gives a clear impression of the city in its landscape context.  The distinctive 
skyline features of Arthur’s Seat, Salisbury Crags and Edinburgh Castle form key 
focal features. They rise above the general mass of the city, and extra emphasis is 
given to their outlines as they are seen against the backdrop of the Firth of Forth and 
the distant Fife coastline.  The majority of existing high buildings around Leith are 
hidden by Calton Hill, and the dockland makes little contribution to the view.  The 
Firth of Forth is visually fragmented by a series of built features in the core of the city.  
The distinctive roofscape profile of key buildings along the Royal Mile, backed by 
Calton Hill, is partially compromised by the tall buildings around George Square, 
which intrude very close to the skyline profile and mask much of the intervening built 
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character of that part of the city.  The sensitivity of visual receptors at this viewpoint is 
considered to be high. 

Change to Visual Amenity 

7.90 The proposed development would introduce new buildings which would form new 
skyline features on the city profile between Edinburgh Castle and Arthur’s Seat.  
However, some of the proposed development would be screened by intervening 
buildings and Calton Hill.  The two tallest buildings (at Britannia Quay and Ocean 
Terminal) would further visually fragment the Firth of Forth by protruding into the Fife 
coastline, but no more so then surrounding buildings. 

Assessment of Impact 

7.91 The following considerations have been taken into account in determining the impact 
of the proposed development on the visual amenity of the viewpoint: 

 The proposed development would slightly alter the skyline profile of the Royal 
Mile by introducing new features into the background which would alter how the 
existing elements of the profile are experienced; 

 However, the skyline profile of the Royal Mile is already partially compromised by 
other existing buildings in the view which reduce the visual primacy of key 
elements of the skyline profile; 

 The proposed development would further break the through the line of the Firth of 
Forth, although this is currently a characteristic of this view; 

 The sensitivity of visual receptors is considered to be high. 

7.92 Given the above considerations, it is concluded that the proposed development would 
have no impact on the visual amenity of Viewpoint 12. Although the receptor has a 
high level of sensitivity the new development does not materially reduce the visual 
importance of existing key features in the view. There would not be any detriment to 
the character of the city’s visual identity. 

Effect on City-Wide Visual Amenity (without mitigation) 

7.93 In order to consider the likely effect of the proposed development on the city-wide 
visual amenity of Edinburgh, a series of viewpoints have been identified which are 
considered to be representative of the range, nature and type of views which are 
available within the city of Edinburgh.  Of the seven viewpoints which have been 
assessed, the following visual impacts have been identified: 

 No occurrence of major adverse impact; 

 Two occurrence of moderate adverse impact; 

 One occurrences of minor adverse impact; 

 Three occurrences of no impact; 

 No occurrence of beneficial impact. 

7.94 The analysis of the existing city-wide visual character of Edinburgh has identified the 
importance of elevated viewpoints within the city. These viewpoints provide viewers 
with the opportunity to appreciate the three dimensional composition of the city, its 
special landscape setting and the visual connection between the city and its 
surroundings, particularly the Firth of Forth.  Consequently, these locations form very 
popular viewpoints.  Equally, it has also identified that more elevated city centre views 
would look out over the site to the Forth of Forth and beyond to Fife, and that most of 
these views would characteristically be formed of several horizontal layers, 
comprising buildings, sea, the Fife coast and the sky. The centre of Edinburgh is also 
designated as a World Heritage Site and this would constitute a material 
consideration in assessing the overall effect of the proposed development on the city-
wide visual amenity of Edinburgh. 
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7.95 Of the six viewpoints selected for the assessment of effect on city-wide visual 
amenity, four comprise important popular elevated viewpoints.  Assessment of these 
viewpoints has indicated that the proposed development would have a moderate 
adverse impact on the visual amenity on two of these selected viewpoints and a 
minor adverse impact and no impact on the visual amenity of the other two 
viewpoints.  These viewpoints represent the key elevated locations within the city 
which locals and visitors utilise to gain an impression of the city and its surroundings, 
and consequently they are visited by large numbers of viewers.  They are also either 
located within the Edinburgh World Heritage Site or provide important views of, and 
over, the World Heritage Site.  The introduction of the proposed development would 
alter the visual relationship between the city and the Firth of Forth, by intruding into 
the distinctive horizontal layering to views from the city to the Firth of Forth with new 
buildings which would in some instances visually connect Edinburgh to the Fife coast.  
The proposed development would also continue to add to the overall changes to the 
key skyline profile of the World Heritage Site from specific viewpoints. These impacts 
would affect the character and legibility of the city’s identity and its relationship with 
the Firth of Forth. 

7.96 Two viewpoints have been identified where the proposed development would not be 
noticeable due to the intervening screening effect of existing buildings.  Given the 
relatively intensely developed nature of much of Edinburgh, there will be many 
locations through the wider city where the proposed development would not be visible 
from street level, as it would be entirely screened by existing buildings.  Also, given 
the specific topographical variations throughout the city, there will be many locations 
where natural landscape features and the general ridge and valley topography would 
result in no part of the proposed development being visible.  These aspects of the 
visibility pattern of the proposed development are clearly indicated on the ZVI maps, 
Figures 7.4 to 7.6. 

7.97 Within many parts of the city, the proposed development would have no impact on 
visual amenity due to the screening effects of existing buildings and topography. 
However, from the crucial elevated locations within the city which form very popular 
locations for viewing the city and its surroundings, the proposed development is 
considered to result in moderate and minor adverse impacts.  Given the importance 
of these viewpoints in terms of numbers of viewers and their relationship with the 
Edinburgh World Heritage Site, it is concluded that the proposed development would 
have a moderate to minor adverse impact on the city-wide visual amenity of 
Edinburgh and which would be considered as significant. 

Assessment of Effect on Local Visual Amenity 

7.98 This section considers the impact of the proposed development on selected 
viewpoints within the local vicinity, as well as on the general local visual amenity of 
the study area.  These considerations are used to determine the overall effect of the 
proposed development on local visual amenity. The impacts on the selected 
viewpoints are detailed below. 

Viewpoint 13: Rennies Isle, Victoria Quay (Figures 7.43 to 7.45) 

The Viewpoint and Its Users 

7.99 The viewpoint is located on the public walkway on the west side of the Water of Leith, 
immediately to the south of the former swing bridge.  The view is representative of the 
general views obtained by users of this section of the riverside walkway and by local 
residents.  The view is looking north-east and the viewpoint is located approximately 
0.2km from the proposed development.  The viewpoint is located within the Leith 
Conservation Area. 

Existing Visual Amenity 

7.100 The view comprises an enclosed vista formed by historic and contemporary built 
development on both sides of the Water of Leith.  Victoria Bridge forms the main focal 



Edinburgh Harbour  Outline Planning Application 
  Environmental Statement 

Forth Properties Ltd - 67 - Buro Happold Ltd 

feature of the view due to is colour and form which contrasts with the adjacent 
modern residential developments.  Beyond the bridge, the outlines of cranes and ship 
masts indicate the location of the docks although few of the dock buildings are visible.  
The development site forms a central focus in this view, firstly because the Water of 
Leith and the sweep of the building line leads the eye to this point and secondly 
because it reveals the link between Leith and its waterfront. The sensitivity of visual 
receptors at this viewpoint is considered to be medium. 

Change to Visual Amenity 

7.101 The proposed development would introduce new buildings into the view which would 
form a new section of the built skyline.  These buildings would be seen as a new 
backdrop to Victoria Bridge, which would only partially be seen as a skyline feature.  
The proposed development would generally increase the enclosing character of built 
development around the viewpoint, and would raise the general level of the built 
skyline over the Leith Docks area.  

Assessment of Impact 

7.102 The following considerations have been taken into account in determining the impact 
of the proposed development on the visual amenity of the viewpoint: 

 The visual importance of the focal feature of Victoria Bridge would be reduced by 
the introduction of the proposed development. Its distinctive form would no longer 
be skylined to good effect but would be partially backclothed by the proposed 
development; 

 The general sense of the viewpoint being visually and physically enclosed by 
buildings would be further increased by the introduction of the proposed 
development, which would increase the general built skyline backdrop on the only 
section of the existing view where there is any visual connectivity with the 
waterfront; 

 A large proportion of the proposed development would be screened from view by 
existing intervening buildings. 

7.103 Given the above considerations, it is concluded that the proposed development would 
have a moderate adverse impact on visual amenity of Viewpoint 13, this is a local 
visual impact. There would be a material alteration to the main focal feature of the 
view which would be to the detriment of the character of the locality. Leith’s 
connection with its waterfront would also be partially reduced.   

Effect on Local Visual Amenity (without mitigation) 

7.104 In the LD OPA ES, in order to consider the likely effect of the proposed development 
on the local visual amenity of Edinburgh, a series of viewpoints were identified which 
were considered to be representative of the range, nature and type of views which 
were available within the local vicinity of the proposed development.  Of the six 
viewpoints which were assessed, only one has been identified for this OPA which is 
impacted by the new development. This was concluded as having a moderate 
adverse impact. Of the other five viewpoints it was identified in the LD OPA ES that 
two experienced a minor adverse impact and there were three occurrences of no 
impact. In this EIA all of these viewpoints would experience no change as the 
buildings within the application boundary would not be seen at all. 

7.105 The analysis of the existing local visual character of Edinburgh has identified the 
importance of the richly diverse townscape character of the area resulting from its 
historic development and the mix of different uses tightly grouped within a small area.  
It has also identified the scale of the site and its location not only on the edge of Leith 
but also on the edge of Edinburgh, and that it tends to produce a ‘low wall’ of 
development along the coast which restricts views from the local area over the Firth 
of Forth to Fife.     

7.106 There is the screening effect of existing buildings in reducing the detailed extent of 
theoretical visibility of the proposed development over the local area of the proposed 
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development site.  This indicates that many areas in close proximity to the proposed 
development would have no inter-visibility with the proposed development, and this is 
verified by the detailed assessments undertaken in the LD OPA ES. 

7.107 Considering the above factors, it is concluded that the proposed development would 
have a minor adverse impact on local visual amenity as many views would not be 
affected. This would be considered as not significant. 

Views Through and Out of the Site 

7.108 Key views out of and through the site have been identified in the Supplementary 
Planning Guidance (ref 7.3) and the development aims to retain and enhance these 
views by creating areas and corridors of open space between the buildings.  

7.109 Through the site, views have been considered in relation to the enhancement of 
existing features. For example, views to the Martello Tower have been opened up 
from the core retail and leisure area at Ocean Terminal. These views are described in 
further detail in the Townscape Character chapter (Chapter 6), where impacts due to 
the proposed development are identified in terms of connectivity (which encompasses 
visual connectivity). 

7.110 Views out of the site have also been considered, with clear lines of sight out of the 
development over the Firth of Forth to Fife.  Currently, views towards the skyline 
features of central Edinburgh tend to be restricted by the tight grouping of buildings, 
along the boundary of the site and within the historic heart of Leith. Key existing views 
have however been retained, for example in the LD OPA ES it was identified that 
there would be clear views along Constitution Street which will be retained and 
extended. 

Viewpoint 14: Harbour Masters Office (Figures 7.46 – 7.48) 

The Viewpoint and Its Users 

7.111 The viewpoint is located within the docks, but outside the Edinburgh Harbour 
application site. The viewpoint is from the Harbour Master's Office to the north of 
Western Harbour. The views from this location are currently only experienced by dock 
workers who have access into this restricted area. It is envisaged that when this area 
is developed as part of the wider Leith Docks development the view would be opened 
up to residents and the wider public. 

Existing Visual Amenity 

7.112 The view is extensive and looks back through the docks towards the city of 
Edinburgh. In the foreground is an open expanse of water within the Western Harbour 
and in the middle ground are buildings that surround the dock, for example Ocean 
Terminal, Chancelot Mill and the Western Harbour development. Elements of the city 
can be seen in the background, for example the top of Arthur's Seat, Edinburgh 
Castle and the Pentland Hills behind the castle. The sensitivity of visual receptors at 
this viewpoint is considered to be medium, for although it is experienced by few 
viewers it is an expansive view of the dockland environment with the backdrop of the 
city, including clear views of Edinburgh Castle. Once the wider docks are developed, 
the sensitivity of the viewpoint will be increased. 

Change to Visual Amenity 

7.113 The proposed development would introduce new buildings into the view which would 
mainly be seen in front of existing buildings, for example Ocean Terminal would be 
obscured and Chancelot Mill and the Western Harbour development would be 
partially screened. Backdrop features within the city centre would be retained so the 
top of Arthur's Seat would still be visible and also Edinburgh Castle with the backdrop 
of the Pentland Hills.  The proposed development would generally increase the built 
development at the southern edge of Western Harbour, and would increase the 
general mass of buildings within the Leith Docks area.  
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Assessment of Impact 

7.114 The following considerations have been taken into account in determining the impact 
of the proposed development on the visual amenity of the viewpoint: 

 The visual importance of Edinburgh Castle and the rest of the city skyline places 

the docks in its wider context and offers a perspective of the city not experienced 

anywhere else to the north of the city; 

 The extent of views to the city skyline is reduced by existing buildings and so only 

glimpses are afforded; 

 The middle ground of the view would change and some dockland buildings, like 

Ocean Terminal and Chancelot Mill would be wholly or partially obscured. 

7.115 Given the above considerations, it is concluded that the proposed development would 
have a low adverse impact on the visual amenity of Viewpoint 14, as there would be 
a material alteration to the openness and character of the dockland environment as 
new buildings are positioned on the southern side of Western Harbour. However, key 
components of the backdrop, which place the docks in its overall context would not 
change. 

7.116 Considering all of the above factors, it is concluded that the proposed development 
would have a minor beneficial impact on views through and out of the site and 
which would be considered as not significant. This results from key views through 
and out of the site being retained and from the dockland area being opened up to a 
wider audience for these views towards the city from the north. 

Residual Impacts 

7.117 The identified impacts of the selected viewpoints have been recorded and range from 
moderate adverse to minor beneficial.  

7.118 Successful design resolution could result in the reduction of impacts. For example, 
the taller buildings could be a beneficial addition to the city, which would offset some 
of the adverse impacts that have been described earlier in this chapter. If the design 
was deemed to be of a high quality it would have the ability to be able to compliment 
existing features on the Edinburgh skyline and redefine the location of Leith and also 
provide a prominent entrance feature as boats enter the Firth of Forth.  

7.119 Open space and public realm creation could open up the waterfront to a wider 
audience and provide new views through the development and out into the wider city 
or into the Firth of Forth.  

Summary of Impacts and Mitigation 

7.120 The assessment of effect of the proposed development on visual amenity without any 
mitigation can be summarised in Table 7.1 and as follows 

 There would be a minor adverse impact on the regional visual amenity; 

 There would be a moderate to minor adverse impact on the city-wide visual 
amenity; 

 There would be a minor adverse impact on the local visual amenity; 

 There would be a minor beneficial impact on the visual amenity through and out 
of the site. 

7.121 Possible successful design resolution could result in the reduction of impacts. 



E
d
in

b
u
rg

h
 H

a
rb

o
u
r 

 
O

u
tl
in

e
 P

la
n
n

in
g
 A

p
p

lic
a
ti
o

n
 

 
 

E
n
v
ir
o

n
m

e
n
ta

l 
S

ta
te

m
e

n
t 

F
o

rt
h

 P
ro

p
e

rt
ie

s
 L

td
 

- 
7

0
 -

 
B

u
ro

 H
a

p
p

o
ld

 L
td

 

T
a

b
le

 7
.1

  
S

u
m

m
a

ry
 o

f 
E

n
v

ir
o

n
m

e
n

ta
l 

Im
p

a
c

ts
 –

 V
is

u
a

l 
A

m
e

n
it

y
 

Im
p

a
c

t 
R

e
s

id
u

a
l 
Im

p
a

c
t 

V
is

u
a

l 
A

m
e

n
it

y
 

D
e

s
c

ri
p

ti
o

n
 

S
ig

n
if

ic
a

n
c

e
 

C
ri

te
ri

a
 

M
it

ig
a

ti
o

n
 M

e
a

s
u

re
s

 

D
e

s
c

ri
p

ti
o

n
 

S
ig

n
if

ic
a

n
c

e
 

C
ri

te
ri

a
 

L
o

c
a

ti
o

n
, 
s
c
a

le
 a

n
d

 

h
e

ig
h

t 
o

f 
p

ro
p

o
s
e

d
 

b
u

ild
in

g
s
 i
n

 r
e

la
ti
o

n
 t

o
 

h
o

w
 t
h

e
y
 a

re
 v

ie
w

e
d

 
in

to
, 
o

u
t 

a
n

d
 t
h

ro
u

g
h

 
th

e
 s

it
e

. 

V
a

ry
in

g
 d

e
g

re
e

s
 o

f 
im

p
a

c
t 
fr

o
m

 

e
a

c
h

 v
ie

w
 p

o
in

t.
  

A
t 

a
 r

e
g

io
n

a
l 

s
c
a

le
 t
h

e
 i
m

p
a

c
t 
w

o
u

ld
 b

e
 m

in
o

r 
a

d
v
e

rs
e

, 
a

t 
c
it
y
-w

id
e

 s
c
a

le
 o

f 
im

p
a

c
t 
w

o
u

ld
 b

e
 m

o
d

e
ra

te
 t

o
 

m
in

o
r 

a
d

v
e

rs
e

 a
n

d
 o

n
 a

 l
o

c
a

l 
s
c
a

le
 t
h

e
 i
m

p
a

c
t 
w

o
u

ld
 b

e
 m

in
o

r 
a

d
v
e

rs
e

. 
 T

h
e

 i
m

p
a

c
t 

th
ro

u
g

h
 

a
n

d
 o

u
t 
o

f 
th

e
 s

it
e

 w
o

u
ld

 b
e

 
m

in
o

r 
b

e
n

e
fi
c
ia

l.
 

m
o

d
e

ra
te

 –
 

m
in

o
r,

 +
/-

v
e

, 
D

, 
P

, 
L

T
, 
 

A
s
 t
h

e
 d

e
ta

ile
d

 d
e

s
ig

n
 o

f 
th

e
 b

u
ilt

 

e
n

v
ir
o

n
m

e
n

t 
ta

k
e

s
 p

la
c
e

s
 a

tt
e

n
ti
o

n
 s

h
o

u
ld

 
b

e
 p

a
id

 t
o

 t
h

e
 s

h
a

p
e

, 
c
o

lo
u

r 
a

n
d

 s
ty

le
 o

f 
b

u
ild

in
g

s
. 
 T

h
e

s
e

 e
le

m
e

n
ts

 c
o

u
ld

 a
s
s
is

t 
in

 
b

re
a

k
in

g
 u

p
 t
h

e
 m

a
s
s
 a

n
d

 c
o

lo
u

r 
c
o

u
ld

 
h

e
lp

 t
h

e
 b

u
ild

in
g

s
 s

it
 b

a
c
k
 w

it
h

in
 t
h

e
 

s
k
y
lin

e
. 
 

A
s
 t
h

e
 k

e
y
 b

u
ild

in
g

s
 a

re
 d

e
s
ig

n
e

d
, 
th

e
 

c
o

lo
u

r 
a

n
d

 s
ty

le
 o

f 
th

e
 t

a
lle

s
t 

b
u

ild
in

g
s
 

s
h

o
u

ld
 b

e
 c

a
re

fu
lly

 c
o

n
s
id

e
re

d
. 

 T
h

e
 

c
o

lo
u

r 
w

o
u

ld
 h

e
lp

 t
h

e
 b

u
ild

in
g

s
 s

e
t 

b
a

c
k
 

in
to

 t
h

e
 s

k
y
lin

e
, 

w
h

ile
 t
h

e
 t

a
ll 

b
u

ild
in

g
s
 

c
o

u
ld

 b
e

c
o

m
e

 a
n

 i
m

p
o

rt
a

n
t 

a
n

d
 e

n
d

u
ri
n

g
 

s
y
m

b
o

l,
 m

a
rk

in
g

 t
h

e
 a

rr
iv

a
l 
in

to
 t

h
e

 c
it
y
 

fr
o

m
 t

h
e

 c
o

a
s
t,
 f

ra
m

in
g

 t
h

e
 e

s
p

la
n

a
d

e
 

a
re

a
. 
 

 

P
o

s
s
ib

le
 s

u
c
c
e

s
s
fu

l 
d

e
s
ig

n
 

re
s
o

lu
ti
o

n
 c

o
u

ld
 r

e
s
u

lt
 i
n

 t
h

e
 

re
d

u
c
ti
o

n
 o

f 
im

p
a

c
ts

. 
  

D
, 
P

, 
L

T
, 
+

v
e

  

 M
a

jo
r,

 m
o

d
e
ra

te
, 

m
in

o
r,

 n
e

g
lig

ib
le

 

+
v
e
 o

r 
–
v
e
  

(p
o
s
it
iv

e
 o

r 
n
e

g
a

ti
v
e
) 

D
, 
I,
 S

, 
C

  
(d

ir
e
c
t,
 i
n

d
ir

e
c
t,
 s

lig
h
t,
 c

u
m

u
la

ti
v
e
) 

P
, 
T

 
 

(p
e
rm

a
n

e
n
t,

 t
e

m
p

o
ra

ry
) 

S
T

, 
M

T
, 
L

T
 

(s
h
o
rt

-t
e
rm

, 
m

e
d

iu
m

-t
e
rm

, 
lo

n
g
-t

e
rm

) 

  



Edinburgh Harbour  Outline Planning Application 
  Environmental Statement 
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Conclusions 

7.122 It can be concluded that at this outline application stage the size and massing of the 
proposed buildings are generally responsive to views looking into, through and out of 
the site. From most of the viewpoints the heights of the tallest buildings do not appear 
to compete for attention in relation to existing buildings which surround the 
development and instead blend into the overall scene.  

7.123 The building mass in the area would change and the built environment against the 
coastline would increase in scale. However, this would not adversely affect a majority 
of views and recent committed development has already altered and will continue to 
change the appearance of Leith and its dockland from regional, city wide and local 
viewpoints. 
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