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IntroduCtIon

Conservation Areas

Section 61 of the Planning (Listed Buildings and Conservation Areas) (Scotland) 
Act 1997, describes conservation areas as “...areas of special architectural or 
historic interest, the character or appearance of which it is desirable to preserve 
or enhance”. The Act makes provision for the designation of conservation areas 
as distinct from individual buildings, and planning authorities are required to 
determine which parts of their areas merit conservation area status

There are currently 39 conservation areas in Edinburgh, including city centre 
areas, Victorian suburbs and former villages. Each conservation area has its own 
unique character and appearance.

Character Appraisals

The protection of an area does not end with conservation area designation; rather 
designation demonstrates a commitment to positive action for the safeguarding 
and enhancement of character and appearance. The planning authority and the 
Scottish Ministers are obliged to protect conservation areas from development that 
would adversely affect their special character. It is, therefore, important that the 
authorities, other groups who have an interest in conservation areas and residents 
are aware of those elements that must be preserved or enhanced.

A Character Appraisal is seen as the best method of defining the key elements, 
which contribute to the special historic and architectural character of an area. 

It is intended that Character Appraisals will guide the local planning authority 
in making planning decisions and, where opportunities arise, preparing 
enhancement proposals. The Character Appraisal will be a material consideration 
when considering applications for development within the conservation area 
and applications for significant new developments should be accompanied by 
a contextual analysis that demonstrates how the proposals take account of the 
essential character of the area as identified in this document.

NPPG 18: Planning and the Historic Environment states that Conservation Area 
Character Appraisals should be prepared when reconsidering existing conservation 
area designations, promoting further designations or formulating enhancement 
schemes. The NPPG also specifies that Article 4 Direction Orders will not be 
confirmed unless a Character Appraisal is in place.



Queensferry C o n s e r v a t i o n  a r e a  C h a r a C t e r  a p p r a i s a l

3

Designation

The original South Queensferry Conservation Area was designated on 13 October 
1977, and amended in 2003. The Conservation Area is classed as outstanding for 
grant purposes by Scottish Ministers. 

Location and Boundary

Queensferry lies on the Firth of Forth, some nine miles west of the centre of 
Edinburgh.

The nucleus of the Conservation Area is formed by the historic old town. The 
Conservation Area also includes Ravel Bank, the heavily wooded area of the 
Hawes, and an area of land east of the rail bridge known as Gallondean which all 
contribute to the landscape setting of the town. 

The western boundary of the Conservation Area is formed by the Forth Road 
Bridge. From the bridge the boundary follows the southern line of the disused 
railway then runs along Hopetoun Road for a short distance before cutting across 
as far as The Loan behind the properties in Villa Road. The boundary then turns 
northwards as far as Station Road. The southern boundary is defined by Station 
Road, although 19-33 Station Road and St. Margaret’s Primary School are excluded 
from the Conservation Area. The boundary then turns southwards taking in 
Dalmeny Station before turning northwards following a line east of the railway, 
around the curtilage of the Forts and across Hawes Brae, returning to a point on 
the shore known as Long Rib east of the rail bridge.

A population estimate indicates that there are approximately 700-850 people 
within the Conservation Area. 
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HIstorICal.developMent

Origins and Development

Sources indicate that the settlement of Queensferry may date from prehistoric 
times and probably owes its name and existence to the ferry passage across the 
Forth. The Royal and Ancient Burgh of Queensferry was established in the 11th 
century by Queen Margaret (Canmore), wife of Malcolm III, King of Scotland 
from 1057-1093. By the early 14th century, Queensferry had emerged as one of 
four Burghs owing allegiance to Dunfermline Abbey and in 1576-7 was made 
into a “Burgh of Regality”. As such, it would have certain privileges of trading 
and customs. By the 1630s, Queensferry had become a flourishing seafaring 
town and in 1636 it became a Royal Burgh. Its leading burgesses were captains 
and shipmasters whose vessels were chartered, often by Edinburgh merchants, to 
carry cargoes such as timber, salt, fish and wine to and from other parts of Britain, 
Europe and Scandinavia. Their prosperity was reflected in the number of 17th 
century buildings, which were built at the time. 

In the late 17th and 18th centuries the merchant fleet dwindled and the Burgh’s 
revenues fell. Fishing and herring salting brought intermittent prosperity. 18th 
century turnpike roads and fast stagecoach services, from 1765, brought more 
trade to the ferries and this resulted in demands for greater efficiency and better 
landings. During the latter half of the 18th century, innovations in agricultural 
methods began to change the face of the rural landscape. The former open field 
system gave away to an enclosed field system and many woodlands, tree belts 
and estate landscapes around the area, such as Dalmeny and Dundas Estates date 

CIRCA. 1854
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from this period. An Act of Parliament in 1810 introduced a Board of Trustees to 
take control of the ferry service. The Trustees were empowered to build new piers, 
buy new boats and generally to improve the quality of service. It is recorded that 
during the year 1810-11, four large sailing boats and four smaller yawls carried 
1,515 carriages, 4252 carts, 18,057 cattle and 25,151 sheep, plus an average of 
228 passengers per day. Sailing ships were gradually replaced with steam vessels, 
however, rail ferry links via Granton and Leith had captured much of Queensferry’s 
passenger trade by the mid 19th century. Another brief but significant boom came 
in the 1880s and 90s, with the construction of the Forth Rail Bridge, while the naval 
base at Port Edgar, commissioned in 1917, and the shale oil works at Dalmeny 

also benefited the town. Beyond the Burgh boundaries, the surrounding landed 
estates provided a steady source of trade and employment. Alternating periods of 
modest prosperity and gentle decay have left a richly varied townscape spanning 
four centuries.

Forth Rail Bridge

CIRCA. 1895
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From 1878, a rail steamer service linked Edinburgh and 
Dunfermline via the Trustees pier at Port Edgar. This seems 
to have been used by local traffic and in 1890 the opening of 
the Forth Rail Bridge made it redundant. The building of the 
bridge created a major boom in Queensferry- the workforce of 
4,600 men and tourists who came to see the work in progress 
brought trade and prosperity. A report on possible routes for a 
road bridge had been commissioned in 1929, but plans were 
not approved until 1947, with the bridge opening in 1964. The 
arrival of the Road Bridge brought an end to the Ferry passage 
at Queensferry.

The medieval core of The Queensferry Conservation Area, with 
it’s lang-rigg pattern, remains fairly intact. Later developments 
within the core include the Baronial Clydesdale Bank at No.35 
High Street, the Roseberry Memorial Hall built in the Scots 
Renaissance Style in 1894; and the municipal housing at Hill 
Court forming an L-plan at the corner of the High Street and 
The Loan, built in 1964 by Wheeler and Sproson Architects. 
Development continued to spread out from the medieval core 
with later 19th century buildings such as the flats and shops in 
Hopetoun Road and Villa Road, the 1920s Council development 
on Hopetoun Road and 19th century detached villas set in good 
sized garden ground on Station Road.The 1975 Local Government 
(Scotland) Act reorganised local authority boundaries and 
Queensferry’s status as a Royal Burgh was removed. 

Baronial Bank 
High Street

Victorian Villa



Queensferry C o n s e r v a t i o n  a r e a  C h a r a C t e r  a p p r a i s a l

9
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Spatial Structure

Queensferry is a coastal town on the south bank of the 
Firth of Forth. A combination of factors made it a good 
location for a seaport. The early part of the town is set 
within a bay; itself set back from the Forth between two 
promontories, the Binks to the west and the Craigs to the 
east, which help to provide a natural harbour and shelter.  
Its location is also at one of the narrowest points of the 
estuary before it broadens out eastwards to the sea. This 
made it the perfect place for crossing the estuary, rather 
than the approximate 60 mile journey round by land. From a distance, the early part 
of the town is only visible from the sea and the north bank of the estuary, as it is 
located on the shoreline at the foot of a steeply sloping bank. From Victorian times 
the town has expanded at the top of the slope, first along the main access roads 
and more recently along the North bank in a semicircle round the old town.

There are three road approaches from the landward side. 
The B924 to the west from the historic town of Linlithgow, 
the old road to the east from Edinburgh, past the former 
ferry pier and the new road to the south, at one time the 
connection to Kirkliston, but now serving Edinburgh and 
Glasgow traffic. The two former routes come in at each end 
of the Conservation Area, whilst the latter comes down to 
the middle of High Street. 

The approach roads pass down the bank and braes to the bowl 
and bay around which the historic core is located. Opposite 
the foot of The Loan there is one of the few set-backs from 
the building line in front of 1 High Street which, though 
small, still provides a sense of arrival commensurate with 
the historic core’s scale. Here a ‘T’ junction is today more 
apparent than used to be the case, especially to the west 
where earlier plans show closely clustered development 
probably associated with the harbour and the Priory. At this 
end of the High Street are a hotel, the former Town Hall and 
at one time a Malthouse.

Frontage to Forth

Architectural 
Variety

High Street 
Set-Back
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Development along the High Street follows its linear pattern and reflects 
the curve of the bay. The gentle curve in the street is emphasised especially 
on its south side by raised pavements and in the almost completely regular 
building line, broken only by the Town Hall and the Black Castle. On the 
north or seaward side, the building line is interrupted by wider breaks, 
nowadays for car parking where early plans indicate gardens, giving an 
awareness of the lower plane of the beach. These different levels following 
the coastline, give the High Street a strong ‘sculptural’ character.  This 
is reinforced when access is made through buildings to the garden slopes 
and trees beyond.

To the south, the narrow rigg ownership pattern radiates back from the 
High Street up the banks in places to the former railway line. Some of these 
riggs are divided into small garden courts, sometimes three or four deep, 
while others still retain early development stretching back along them. 
This is particularly prevalent on those plots that back on to Hawthornbank. 
The plan of 1896 shows intense infilling of the riggs perhaps because of 
the close connection at first to the harbour and then the railway. Today, 
possibly only the better buildings remain but still reflect intimate groupings 
of spaces and development, narrow access ways and a townscape charm 
achieved possibly more by chance rather than by design. 

After passing the harbour, the north side of the High Street only allows 
enough space for frontage development though where space does permit 
there are small rear courts and storage barns. Much of the development to 
this side not only fronts the High Street but also has returning gable ends 
to the coastline, a feature common to many Scottish fishing villages. The 
Local Plan policy recommending no backland development is supported so 
that the present integrity of structure along the High Street is maintained. 
When viewed from the harbour, historic development stands above a sea 

wall, which apart from beach access points, forms a continuous 
line around the beach and which, especially with the tide right 
up to it, gives a consistent base line in contrast to the varying 
levels of roofs and tree lined skyline beyond.

Gable End

High Street

View from Harbour
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Slightly separated from the historic core, by park and woodland 
and another small bay to the east, is Queensferry’s famous 
Hawes Inn; The Hawes Pier and some detached development, 
appearing like Edwardian grand villas, a number of which 
have now been converted to hotel use. It is important that this 
separation remains intact as it allows the woodland to almost 
reach the water’s edge, provides amenity and acts as a visual 
break between these areas of different character.  

The recent streetscape improvements also show what 
important features the various circulation routes can be in an appreciation of the 
town’s spatial character. The sinuous building line is reflected by the street and 

particularly by the whinstone kerbs, which etch a darker 
line between pavement and road surface. Steps reach up 
to the terraced pavements which in turn give on to the 
wynds and closes that lead under or through the frontage 
buildings gradually decreasing in width as they pass along 
the garden courts or out to the lanes behind. In places the 
wynds, at right angles to the High Street, cross right over 
it giving almost direct access from the sea to the landward 
edge at the brae and go on further to join up with Stony 
Croft, the walkway next to the former railway. The Back 
Braes and Hawes Inn walkways connect the later Victorian 
development and Dalmeny Station right into the historic 
core.

Later development lines the main approach, Kirkliston Road, 
which from the south is bounded by detached villas. These 
are more modest than those within the Conservation Area, but 
demonstrate the popularity of the town in the Victorian era. 
Along Kirkliston Road, Station Road and into Stewart Terrace 
there remains a clearly identifiable and strongly coherent 
spatial pattern of well-spaced detached villas, all named on 
the Ordnance Survey maps, set in plots that are generous in 
size and rectangular in shape. These villa plots stand out from 
both the narrower but often longer plots of the historic core 
and from the smaller and denser pattern of later 20th century 
suburban development. Along this route there is also a small 
park, the original Victorian primary school, now community 
centre, and two churches. 

Close : High Street

Hawes Inn 

Villa
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With its hilltop location, wooded surroundings inland and 
views out to sea there remains an almost intact vision still 
of the Victorian seaside suburb, and this part of its structure 
and character extend almost unbroken all the way from 
Queensferry’s main access point to the edge of the wooded 
banks around its historic core.

The Conservation Area boundary stretches to Station Road 
in the south and over a considerable extent of woodland to 
the west up Hawes Brae. This helps to protect the strong 
woodland setting and also gives a setting commensurate 
in scale to the Rail Bridge. 

St. Margaret’s

Carmelite Friary

Hawes Brae Steps to Station

View to Rail Bridge



Queensferry C o n s e r v a t i o n  a r e a  C h a r a C t e r  a p p r a i s a l

�5

townsCape

The approach from the west is under the Road Bridge and that from the east 
through the woodland and under the Rail Bridge, both bridges having the additional 
characteristic of forming gateways into the area. From the south St. Margaret’s 
Church and the Parish church and manse on either side of the top of the Loan 
also function as a gateway. Arrival at the west end of High Street provides the 
main intrusive element in the street’s character with the 1960’s deck access style 
system built housing at the corner. Despite other less intrusive 
development round the corner at the police station and recent 
sea front housing next to the harbour, it is the positive elements 
of townscape, historic buildings and glimpses of the sea and 
harbour that prevail. One of the first closes at this corner leads 
down to the harbour with its mixture of mainly recreational 
craft and the occasional fishing boat, often being tagged by 
squawking gulls and protective terns trying to defend their 
eggs laid on the harbour wall. From the end of the pier, the 
historic core can be seen in context and reveals a character that still exists 
to a larger extent than may at first seem apparent from the top of the Loan.

The use of setts in the High Street has softened the visual impact of the road 
surface, with their natural shades of stone blending well with those of the natural 
stone of the buildings. The subtle changes of level and road narrowing to slow 
traffic at natural pinch points also help to make the road surface an integrated and 
unobtrusive element in the street’s character. Elsewhere it is important to retain 
existing natural materials, for example the cart wheel track stones in Brewery 
Close. The restricted heights of closes and wynds often give more private views 
behind the public facades into decorated halls and stairways or through to gardens 
beyond.

Passing down the approach roads and along the High Street, there are significant 
views to the two landmarks of the Bridges, category A listed buildings which 
need to be maintained and enhanced. Within the town the former Town Hall 
clock tower acts as a focal point both along the High Street but also in the many 
views down into the town from the surrounding hillside.

At first glance most of the buildings in the historic core have a fairly uniform 
appearance and an underlying coherence provided by the restricted palette of 
materials, rubble and dressed sandstone, render and slate roofing; the largely 
continuous building line; the uniformity of building type; narrow frontages;  the 
mainly 2 to 31/2 storey height; the similar void to solid relationships and similar 
window sizes. On closer inspection, the gentle curve in the High Street and the 

Rail Bridge 
from Harbour

Town Hall
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angles of the radiating wynds never give a straight or perpendicular view, the eye 
is drawn on through the street. It is difficult to distinguish which buildings are 
flatted, except possibly those over shops and which are town houses. Interest is 
created by the narrow frontages which set up a rhythm along the street in which 

the subtle variation of heights expose parts of gables reinforcing an 
image of vertical planes. Not one material or colour dominates any 
length of frontage showing that with a restricted palette interest is 
developed whilst character is maintained. This is best demonstrated 
by an almost exclusive use of slate, yet the varying forms and angles 
give wonderful roofscapes visible from high vantage points such 
as the bridges and the hill behind.

Along the High Street frontages, the raised terraces are strong 
features that draw attention. These are supplemented by gable 
windows, chamfered corners leading down into as yet invisible 

closes, an interesting pediment or doorway detail reflecting the area’s connection 
with the sea, original cast iron signs and sensitively designed railings.

 
  
  
  
  

The sense of enclosure created by either modest building heights or by their 
elevation on to the terraces is amplified by the continuity of frontages in relation to 
the narrow proportions of the street. The buildings given the time they were built 
in the 18th century or perhaps earlier in some cases, could not have long spans 
and are, therefore, relatively shallow in depth. This results in regular contrasts of 
enclosure to openness even looking down very narrow wynds or through some 
very low close entrances. To one side the open sea, a provider but also a danger, 
and to the other an almost exotic atmosphere of well tended and stocked gardens 
walled in behind the terraced houses to the street and by the hill behind. In early 
summer the perfume of blossoms and lilac trees, some thirty feet high; are carried 
up by warm sea breezes to the walkway behind. The gardens act as man made 
refuges or sanctuaries of peace, contrasting with the potential and uncontrollable 
threat of storm and tide on the sea.

Roofscape

Architectural Details



Queensferry C o n s e r v a t i o n  a r e a  C h a r a C t e r  a p p r a i s a l

�7

To the east end of the High Street, buildings on the south side of the 
street are set back as the Craigs promontory is approached and the 
Seals Craig Hotel, with its frontage addressing the bay to the east, also 
terminates the view along the High Street and correspondingly protects 
it from cold easterly winds. This change in siting and frontage create a 
small space at this end of the street and  a pinchpoint, almost a gateway, 
as the street curves out of the built-up section to the open bay beyond. 
The Hotel’s turreted corner, with its dummy arrow slits, guarding the 
entry into the town’s core reinforces the image of a gateway.

From here, the conservation area opens out to the undeveloped bay 
between The Craigs and the Hawes Pier, to the wooded brae above and 
to the rather sterile appearance of the esplanade car park. This sterility is 
compensated by the frequent activity of transport and people coming to 
take a boat trip, water sports enthusiasts or just those out for a drink or an 
ice cream while watching the trains crossing the famous Rail Bridge, as 
much a wonder today as it must have been when built. The Inn complex 
has an unfortunate appearance to the front as though it has been painted 
over too many times. The view to the rear with its different planes and 
roof profiles reveals more interest than the frontage. Immediately adjacent 
to it is a rubble stone barn, now workshop but up until recently a garage. 
The removal of the forecourt canopy and pumps and repair to the barn, with the 
conversion of its two small wings to craft galleries, is a successful transformation 
that contributes to the townscape quality.

This sense of activity along the High Street contrasts with the peace and quiet 
of the villa area on the ridge above. The regular spacing of the slated roofs 
appear above the trees on the skyline as if to echo the contrast through their 
built form against that of the seemingly random juxtaposition of forms in the 
historic core below. From a later period, the villas are built in a more sombre 
and formal dressed stone and with more attention to detailing of entrances, 
bay windows, intricate dormers and front gablets which project out on 
exposed decorative trusses. Others are in an Arts and Crafts style with white 
render, coloured woodwork and, in one case a high timber observation tower, 
giving a rather less formal, ‘seaside air’ than their Victorian counterparts. 
While important in themselves it is important not to see them in isolation. As 
stated previously, there is an intact villa suburb that should be given greater 
protection and which also makes a wider contribution. This is particularly 
evident in the way larger gardens allow a greater degree of larger species 
of mature trees and other planting to act as a general setting for the main 
approaches and as a backdrop to the historic core, allowing it to be appreciated 
without modern intrusion.

Seals Craig 

Roofscape

Architectural Variety
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Architectural Character

The architectural form and character of Queensferry is rich and varied with many 
fine historic buildings dating from its origins as a medieval burgh and following 
through several periods including Georgian and Victorian, to the present day. 
The materials are traditional: stone and harl, slate and pantiles, timber windows 
and doors. The roofscape is important with its variations in form and features, 
such as crow-step gables, a variety of dormer styles and chimneys with cans. The 
shoreline setting embraces the riverfront buildings and the historic settlement is 
framed within the Victorian rail bridge and the 1960’s road bridge. 

Key buildings and structures are:

• The Forth Rail Bridge dominating views into and out of Queensferry,   
category A listed and is being considered for World Heritage Site status 
in   its own right. The Forth Road Bridge constructed between 1958-64 
designed by Mott, Hay and Anderson, consulting engineers in association 
with Freeman, Fox and Partners and Sir Giles Gilbert Scott, Son and Partners, 
consulting architects. A large superstructure, the 20th century interpretation 
of the rail bridge, spanning the Forth, has been listed category A. Both of  
these structures are  of interest in themselves but the juxtaposition of the  
two define a key part of the unique sense of place of Queensferry.

• St. Mary’s Kirk at the West end of the High Street. Originally, the church of 
a Carmelite Friary, believed to have been founded as early as 1330, but the  
present building cannot be dated before 1441. Built of stone with a mix of  
stone and Scotch slates. It is listed category A.

• The Old Parish Church (former) situated in The Vennel off the High Street.  
A plain rectangular Kirk of 1633 with an interesting collection of gravestones 
and tablets in the cemetery. Category  B listed.

• Tolbooth Tower at the West end of the High Street, harled with stone   
dressings, dating from the 17th century but remodelled circa 1720 with the  
Jubilee Clock incorporated in the pyramidal slate roof c.1887.

• Rosebery Memorial Hall, adjoining Scots Renaissance style by Sydney  
Mitchell and Wilson opened in 1894 with well, dated 1817 with lion’s head 
on north face of wall to High Street.
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• Plewlands House, situated at the west end of the High Street and corner of  
The Loan circa 1641 owned by The National Trust for Scotland, a 3-storey 
L-plan house with polygonal turnpike stair tower, adapted internally for  
housing by Basil Spence in 1956. 

• The Black Castle at No.38-40 is situated on the original building line:   
 dated 1628 on the east dormer pediment. 2-storey building with attic   
 harled with painted window margins, crowstepped gables.

• Clydesdale Bank, No.35 High Street: 2-storey Baronial style building circa  
 1860 with ground floor cast iron frontage with cb-iron columns.

• East, West and Mid Terrace- all exhibit elements of architectural delight  
 and merit, in particular, 

• East Terrace

• No.2, St.Annes: Early 18th century 2-storey, 3-bay house with central door  
 and bowed dormers, colour washed stucco, painted with margins around  
 windows.

• No.11, St. Helens: Late 18th century 3-storey Georgian house, 3-bay with  
 central doorway with delicate arch patterned fanlight.
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Activities and Uses

The patterns of activity, which define Queensferry, are as varied as the townscape. 
The High Street still has a retail function, and people carry out daily regular 
activities such as buying newspapers here, although the main supermarket for the 
town is situated on the site of the former distillery on The Loan. A further layer is 
added by tourists and day-trippers. The main attraction for tourists is the view of 
the bridges. The high ground behind the High Street to the south, such as Ravel 
Bank, Stoney Croft and the land behind The Hawes Inn are all used for informal 
recreation such as dog walking, walking and running. The Gallondean to the west 
has a coastal path, giving access to Cramond, which is popular with walkers.

The Hawes Pier is used by boat trippers to the islands in the Forth and the Harbour 
is used for private boat moorings. The Forth itself is a busy shipping channel, and  
provides a range of watersport activities. Dalmeny Tank Farm is situated in the 
Forth and linked by pipeline to the tanker terminal at Hound Point.

 Natural Heritage

Queensferry Conservation Area has a substantial amount of natural heritage. The 
sea front is home to a large number of important species, many of which have 
been identified in Edinburgh City Council’s ‘Edinburgh Biodiversity Action 
Plan’. Scottish Natural Heritage (SNH) is currently in the process of designating 
the Firth of Forth as a Special Protection Area (SPA) under the requirements of 
an EC Directive on the conservation of Wild Birds. In practice this means that 
it will be a requirement of the Council to consult with Scottish Natural Heritage 
on any development proposal along the Edinburgh coastline which could affect 
the SPA. 

Woodlands, trees and hedgerows are also important features contributing to 
landscape quality and amenity and are an important part of the diversity of wildlife 
habitats within the rural area. Their retention is crucial to the maintenance of that 
quality and diversity. Shelterbelts are an important feature in the landscape. 

Part of the Site of Special Scientific Interest designated at the foreshore 
in Queensferry and at Hound Point has been identified for its geological 
importance.
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stateMents.oF.essentIal.CHaraCter

• A strong medieval core forming a linear pattern alongside the Forth 
with definitive original lang-rigg patterns.

• A unique setting within the Forth framed by the Forth Rail and Road 
Bridges sited on a narrow shelf between the Forth and the steep 
rising land to the south.

• Open views ‘down’ from the rail and road bridges which emphasise 
the importance of the roofscape with its varied interest in materials 
and form.

• A continuous sea frontage with harbour and pier, giving extensive 
views in and out of the settlement. 

• Woodland and open space to the south and east, enveloping the 
original village with a green swathe.  

• The wider rural hinterland.

• The old settlement pattern of stone built houses with their lang riggs 
behind are very much in evidence particularly to the south of the 
High Street.

• Distinctive raised terraces i.e. East, Mid and West Terrace, with 
original cast iron railings and shops set below houses. 

• Strong Scots vernacular character with the use of pantiles, and 
features such as crow steps and harled margins around windows 
and openings.

• Traditional gabled frontages to the harbourside.

• The narrow winding medieval High Street with closes and wynds 
branching off.

• Key buildings which are particular to the sense of place such as 
Rosebery House, St. Margaret’s Kirk, Plewlands House, the Black 
Castle and the Hawes Inn.

• The wider villa area with large villas in spacious garden grounds 
surrounding the medieval core.
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opportunItIes.For.enHanCeMent

Queensferry has many strengths and a rich character which gives it a special sense 
of place. It is defined by its unique topography and setting on a shelf between 
the Forth and the steeply rising land behind, set between the Forth Rail and Road 
Bridges, with the wider surrounding rural hinterland. However there are some 
aspects which can be identified as areas for further improvement. 

• The Hawes Pier: the area around the Hawes Pier is the main place of arrival 
from the east and for coach parties. It is also the departure point for boat trips 
to the islands in the Forth. Improvements might include the replacement of 
seating, and the rationalisation of parking provision. A detailed study of the 
area is required to identify possible improvements for both the visitor and  
resident.  

• Poor Woodland Management: there are several sections of recreational land, 
which contribute to the character of the conservation area. Ferry Glen is 
proposed for Local Nature Reserve Status and the Council is in the process 
of acquiring it. Abutting Ferry Glen, the cycle track and surrounding land is 
used for both active and passive recreation. Both these areas would benefit 
from a programme of woodland management and repair.

• Traditional Street Surfaces: there is evidence in some parts of the conservation 
area of original traditional street surfaces, such as cart track stones in Brewery 
Close which are not formally recorded. These materials are an important 
part of the history of Queensferry and it is important that they are identified, 
documented and retained where possible.

• Repair and Maintenance: the character of a conservation area is maintained 
through good and regular upkeep of the built fabric. This can be achieved 
through the provision of proper advice from the council and specialist  
contractors and where available, grant aid. 
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General.InForMatIon

Statutory Policies Relating to Queensferry

The Queensferry Local Plan, Written Statement, March 1986, identifies the original 
boundaries of Queensferry Conservation Area, which was designated in 1977.

Within the Conservation Area to the East end, there is a Countryside Policy Area 
and an Area of Great Landscape Value.

Within the Countryside policy area the objective of the plan is to protect the 
countryside from development and maintain its rural character. This places a 
general presumption against any development that is not related to agriculture and 
outdoor recreation. Consequently, in the case of the wider environs around the 
Queensferry Conservation Area, the emphasis is on ensuring that new development 
does not alter the rural character of this group of properties.

The original designation of the Edinburgh Green Belt was in 1957, with the  
following objectives:

• To limit the further expansion of the City; 

• To prevent the merging of built-up areas;

• To preserve and enhance the landscape setting of the Capital, and

• To prevent the loss of agricultural land to development.

The designation, ‘Area of Great Landscape Value’ has no statutory significance, 
but local authorities were encouraged to designate, to highlight the need for 
careful planning in their vicinity. Within these areas landscape qualities should 
be safeguarded and recreational and wildlife interests promoted.  

The Council is in the process of replacing the Queensferry Local Plan with 
the Rural West Edinburgh Local Plan. The finalised version of the Rural West 
Edinburgh Local Plan, identifies parts of Queensferry Conservation Area as being 
situated within designated parts of the Green Belt, an Area of Great Landscape 
Value, a Designed Landscape, a Site of Special Scientific Interest (SSSI), a Site 
of Interest for Nature Conservation, an Area of Significant Open Space, the Guest 
House Area and Protected Retail Frontage.
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The Local Plan contains advice on:

• The classes of permitted development within the conservation area;

• The preservation or enhancement of a conservation area where    
 development is proposed;

• The protection of listed buildings;

• The protection of open space;

• Development within Edinburgh’s Green Belt; and

• Design and amenity criteria for development within Edinburgh’s Green  
 Belt.

Supplementary Guidelines

The Council also produces supplementary planning guidance on a range of 
development control issues. These are contained within the Development Quality 
Handbook.

The Role of the Public

It is essential that property owners accept their maintenance responsibilities.  The 
emphasis should be on the repair rather than replacement of original features, 
as these contribute to the Conservation Area character as a whole. Alterations 
or additions if acceptable should be sympathetic to the original style and of an 
appropriate scale.
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Implications of Conservation Area Status

Designation as a conservation area has the following implications:

• Permitted development rights under the Town and Country Planning (General 
Permitted Development) (Scotland) Order 1992 are restricted. Planning 
permission is, therefore, required for stonecleaning, external painting, roof 
alterations and the formation of hard surfaces. The area of extensions to 
dwelling houses, which may be erected without consent, is also restricted to 
16m2 and there is additional control over satellite dishes.

• Under Article 4 of the Town and Country Planning (General Permitted 
Development) (Scotland) Order 1992, the planning authority can seek approval 
of the Scottish Executive for Directions that restrict permitted development 
rights. The Directions effectively control the proliferation of relatively minor 
alterations to buildings in conservation areas that can cumulatively lead to 
erosion of character and appearance. Development is not precluded, but such 
alterations will require planning permission and special attention will be paid 
to the potential effect of proposals. Queensferry Conservation Area is currently 
covered by one, for the following range of permitted development classes: 

 1 enlargement, improvement or other alteration of a dwelling house

 3 provision or alteration of buildings or enclosures within the curtilage  
  of a dwelling house

 6 installation, alteration or replacement of satellite antennae

 7 construction or alteration of gates, fences, walls or other means of   
  enclosure

 30  development by local authorities

Additionally, the following classes of permitted development are proposed  
for inclusion in the Article 4 Direction for Queensferry in the Finalised Rural  
West Edinburgh Local Plan:

 33 works carried out by a planning authority within their own district

 38 water undertaking

 39 development by gas suppliers

 40 development by electricity undertakers
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• Special attention must be paid to the character and appearance of the 
conservation area when planning controls are being exercised. The 
Memorandum of Guidance on Listed Buildings & Conservation Areas 1998 
is the document to which all planning authorities are directed by Scottish 
Office Development Department Circular No 13/1998 in their consideration 
of conservation and listed building consent matters. Most applications for 
planning permission for alterations will, therefore, be advertised for public 
comment and any views expressed must be taken into account when making 
a decision on the application.

• Within conservation areas the demolition of unlisted buildings requires   
 conservation area consent. 

• Alterations to windows are controlled in terms of the Council’s policy.

• The Council also runs a Conservation Grant Scheme. Such grants are normally 
dependent on comprehensive repair and restoration of original features and 
priority is given to tenemental housing and prominent listed buildings.  
Competition for grants is very strong and applications are assessed in terms 
of the merit of the building and its wider setting, the nature and urgency of 
works proposed, and the real need for assistance from public funding.

• Trees within conservation areas are covered by the Town and Country 
(Scotland) Act 1972, as amended by the Town and Country Planning (Scotland) 
Act 1997. The Act applies to the uprooting, felling or lopping of a tree having 
a diameter exceeding 75mm at a point 1.5m above ground level, and concerns 
the lopping of trees as much as removal. The planning authority must be given 
six week’s notice of the intention to uproot, fell or lop trees. Failure to give 
notice renders  the person liable to the same penalties as for contravention of 
a Tree Preservation Order.
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