Former Tynecastle High School, 17 McLeod Street, Edinburgh
Purpose built student accommodation
Proposed redevelopment of the former Tynecastle High School Site incorporating
partial demolition and change of use of school buildings and new build to form student
residential development with associated infrastructure and landscaping.

Development Background
• The former Tynecastle High School ceased being used
as a school in late 2009 with the school moving to a
state-of-the-art new school building across the road
from the original site in January 2010. The site has
now lain vacant for more than 10 years and, despite
maintenance, has slowly fallen into a derelict condition.
• In 2014 the site was acquired by the neighbouring
North British Distillery (NBD) and used for a short
period for informal parking.  NBD examined the possible
re-use of the buildings for community uses, however the
deteriorating condition of the buildings prevented that
from being realised. The site was marketed in 2020.
• Tynecastle Teague purchased the site in April 2021.
Tynecastle Teague is a subsidiary of S1 Developments,
a family-owned Edinburgh development company.
The primary focus of S1 Developments business is the
delivery of high-quality residential homes, including
over 350 affordable homes over the past 5 years.
Following acquisition of the property it has become
apparent that the site has a number of very specific
constraints that must be considered when assessing
its potential for residential development.

Site Constraints

Consideration of Heritage Assets
As highlighted, the former Tynecastle High School site
has been vacant for more than 10 years and, despite
maintenance, has slowly fallen into a derelict condition.
In our opinion, the open market is unlikely to encourage
residential development overlooking a distillery, next to
a stadium and adjacent to a busy approach road.

The buildings, and other associated features on the site,
are Category B Listed. Careful consideration must be given
to the suitability of the existing buildings for adaptive reuse. It is hoped that the original school building on McLeod
St can be retained, and restored, as an integral part of the
new development.

Proximity to NBD

Student Housing

The site shares a boundary with NBD to the immediate
west. The nature of the distillery operations will impact
amenity in terms of safety, air quality and noise. Any new
development must not compromise the neighbouring
established employment use through the introduction
of uses that give rise to amenity complaints. It is also
imperative that any new use is capable of being designed
in such a way so as to limit the impacts on the potential
users/occupants of the site.

The option of student development creates the opportunity
to retain the main listed building and boundary walls that
were identified in the original Council brief (Tynecastle
Development Brief 2004). The change from an education
campus to a student campus provides a modern re-use of
the existing building. This allows it to be retained as the
focal point within the street, with purpose-built student
accommodation located behind the original building
screening the industrial NBD uses to the west.

The site also sits next to, and partially within, the HSE
Consultation Zone for NBD. This places a restriction on the
extent of development along the western boundary and
prevents the existing buildings on the western boundary
from being developed for alternative uses. A single use will
make it easier to mitigate amenity impacts and ensure an
acceptable relationship can be accommodated between
existing and proposed uses.

Development Form

Proximity to Tynecastle Stadium
Tynecastle Stadium sits to the immediate south of the
site. Noise, light and traffic are likely to negatively impact
amenity on match days. These issues, and the relationship
with the Stadium, must be considered in determining
the proposed development form. Again, it is important
that the proposed development uses do not give rise to a
conflict with Heart of Midlothian Football Club which is an
important asset for the community.

Proximity to the Western Approach Road
The Western Approach sits to the immediate north of the
site and will impact both noise and air quality along the
northern edge. The steep embankment leading up to the
road, which sits 9 metres above the site, will also impact
daylighting to the northern edge.

Development zones to the north and west of the site
could be formed to compliment the retained existing
school building. New building within these zones would
be designed as subservient to the existing school building,
with the heights dropping down to tie in with the existing
building datum. Aside from providing accommodation, the
new buildings could serve a dual function within the wider
site strategy; acting as a buffer to NBD and the Western
Approach, and forming a new collegiate style courtyard at
the heart of the development.
Two large landscaped courtyards could be supplemented
by additional pocket parks and green planted strips
throughout the development. Contrasting with the existing
hard-landscaped surfaces, the new soft-landscaped outdoor
amenity space would reduce development density through
the centre of the site.

Proposed Re-development

Single User Control
The site constraints make it difficult to identify uses that
create sufficient value to retain and convert the original
parts of the former Tynecastle High School. A PBSA
operator, as a single user, has the ability to introduce
control measures that will ensure that the amenity and
safety can be maintained. Issues with noise, smells and air
quality are easier to mitigate with a single point of control,
allowing an operator to control, for example, window
opening and ventilation.

Economic Impact
The development could provide c.500 student beds.
S1 Developments have commissioned a detailed analysis
on the potential positive impact the development can
have on the local economy. Current figures suggest an
average spend of £9,204 per annum, per student, exclusive
of accommodation and tuition fees (National Union of
Students (2013) Student contributions to the UK
economy, pg 13).

Community Ties
We are keen to engage with the local community and have
already met with a number of local charities / community
groups to understand how the development can best serve
the local area. We would like to incorporate a dedicated
community space into the scheme. The proposed
community space would face directly onto McLeod St,
providing both an active frontage to the street and
a simple point of access for the potential end user.

Car Free
A student scheme affords the opportunity to make the
development completely car-free, thus reducing impact
on local traffic and air quality.

Addressing Student Demand
The City of Edinburgh Council’s Locality and ward data
profile identify student levels as being low (at 14.8%)
below the level of 15.8% for the city as a whole. Even
with the addition of recently granted and planned
accommodation the proposed development will not
create an unsustainable concentration of student
accommodation.
*ward boundary to be updated / confirmed

The development will serve the city’s colleges and
universities and address demand that remains acute.
Around 35% of Edinburgh’s students can access
purpose-built university or private sector accommodation.
This means that around 65% of students must obtain
accommodation elsewhere. This shortfall places significant
pressure upon traditional family housing stock. With fulltime student numbers across Edinburgh projected to rise
by 14% to 2021/2022 the proposal will serve to alleviate
this by providing bespoke managed accommodation
(Edinburgh Demand Study 2017, pg 17).
In the Council’s Student Housing Guidance, it is recognised
that “Historically the increasing number of licensed HMOs
has led to the loss of larger flats, which might otherwise
have been occupied by families with children. This has
resulted in:
• A rapid turnover of population;
• Less stable communities; and
• Properties left vacant for extended periods
in the summer.”
For this reason, it is the Council’s stated preference “that
student needs are met as far as possible in well managed
and regulated schemes as these have reduced issues of
antisocial behaviour.” (Student Housing Guidance 2016,
pg 4).

About S1 Developments:
S1 Developments (of which Tynecastle Teague is a
subsidiary) is a family business owned by Edinburgh born
and bred brothers Dan and Shane Teague. The primary
focus of the business is the development of high-quality
residential homes in the city centre. One of our largest
current developments, The Ropeworks in Leith Links, is
providing 350 affordable homes and other residential
developments are in the pipeline for Leith and Polwarth,
with 25% affordable being delivered in both (around 98
affordable housing units in total).  
Whilst the primary focus is on residential homes, we
appraise each site in isolation and adapt our approach
accordingly. In situations where site constraints limit our
ability to provide the requisite quality of housing, we have
opted to pursue student development as an alternative
(accounting for less than 10% of our development
portfolio since we started in 2007).
We fully recognise that the right development in the right
location can serve to address community needs and local
issues. When it come to the former Tynecastle High School
we are very active on this front and continue to explore
opportunities presented, both on site and elsewhere within
the local community. To date we have been encouraged
by early dialogue with local bodies and are developing
ideas as to how the development can play a positive part
in restoring this site and contributing positively to the
local area.

GDCC does not accept this statistic for a number of
reasons, including the area being assessed not being
appropriate and the age of the census data.

