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1.

Order of business

1.1

1.2

1.3

Including any notices of motion, hearing requests from ward councillors and
any other items of business submitted as urgent for consideration at the
meeting.

Any member of the Council can request a Hearing if an item raises a local
issue affecting their ward. Members of the Sub-Committee can request a
presentation on any items in part 4 or 5 of the agenda. Members must advise
Committee Services of their request by no later than 1.00pm on Monday 7
January 2019 (see contact details in the further information section at the end
of this agenda).

If a member of the Council has submitted a written request for a hearing to be
held on an application that raises a local issue affecting their ward, the
Development Management Sub-Committee will decide after receiving a
presentation on the application whether or not to hold a hearing based on the
information submitted. All requests for hearings will be notified to members
prior to the meeting.

Declaration of interests

Members should declare any financial and non-financial interests they have in
the items of business for consideration, identifying the relevant agenda item and
the nature of their interest.

Minutes

3.1

None.

General Applications, Miscellaneous Business and Pre-
Application Reports

4.1

4.2

The key issues for the Pre-Application reports and the recommendation by
the Chief Planning Officer or other Chief Officers detailed in their reports
on applications will be approved without debate unless the Clerk to the
meeting indicates otherwise during “Order of Business” at item 1

Pre-Applications

The Jewel (At Land East of Corbieshot) - Forthcoming application by Robertson
Living for application for residential development, associated access, roads,
landscaping and infrastructure works - application no 18/10006/PAN - report by
the Chief Planning Officer (circulated)

20A Inverleith Row, Edinburgh (At Royal Botanic Garden) — Forthcoming
application by Royal Botanic Garden for redevelopment and refurbishment of the
North East corner of the Royal Botanic Garden. Development comprises works
to listed buildings/structures. Construction of a glasshouse, research
glasshouses, education and support buildings and landscape works. Erection of
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4.3

4.4

4.5

4.6

4.7

4.8

polytunnels/temporary decent facilities, construction of access road and
associated development and demolition — application no 18/09704/PAN — report
by the Chief Planning Officer (circulated)

Applications

30 Canaan Lane, Edinburgh (At Land To Rear Of) — New dwelling house and
driveway accessed from Jordan Lane (as amended) — application no
18/04505/FUL - report by the Chief Planning Officer (circulated)

It is recommended that this application be GRANTED.

40 Craigleith Hill Avenue, Edinburgh EH4 2JN — Proposed single storey rear
extension with access to garden (in retrospect) — application no 18/08460/FUL -
report by the Chief Planning Officer (circulated)

It is recommended that this application be GRANTED.

6 Derby Street, Edinburgh EH6 4SH — Convert existing attic with dormer to front
and rooflights. Internal alternations with rear extension (as amended) —
application no 18/08318/FUL — report by the Chief Planning Officer (circulated)

It is recommended that this application be GRANTED.

Kellerstain Stables, Gogar Station Road, Edinburgh — Erection of new one-and-
a-half storey dwelling house on Land to the North East of Kellerstain Estate on
Land 40 Metres South Of Kellerstain Lodge, Gogar Station Road, Edinburgh -
application no 18/07199/PPP — report by the Chief Planning Officer (circulated)

It is recommended that this application be REFUSED.

2 — 3 Montgomery Street Lane, Edinburgh EH7 5JT — Change of use from two
existing lock ups and a meditation/yoga centre to form annex hotel
accommodation to 10 -18 Windsor St. The accommodation will comprise a one
bed and a two bed unit both with self-catering facilities — application no
18/09103/FUL — report by the Chief Planning Officer (circulated)

It is recommended that this application be GRANTED.

5 Warriston Road, Edinburgh, EH3 5LQ — Development of 11 new residential
flats including associated parking, infrastructure and landscaping (as amended)
— application no 18/02451/FUL — report by the Chief Planning Officer (circulated)

It is recommended that this application be GRANTED.
Returning Applications

5.1

These applications have been discussed previously by the Sub-
Committee. A decision to grant, refuse or continue consideration will be
made following a presentation by the Chief Planning Officer and
discussion on each item.

4 Mayfield Gardens, Edinburgh, EH9 2BU — Proposed change of use from a 7
bedroom guesthouse with ancillary private living quarters to a 13 bed 15 person
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HMO with associated works (as amended) — application no 18/07251/FUL —
report by the Chief Planning Officer (circulated)

It is recommended that this application be GRANTED.
Applications for Hearing

The Chief Planning Officer has identified the following applications as
meeting the criteria for Hearings. The protocol note by the Head of
Strategy and Insight sets out the procedure for the hearing.

6.1(a) Corstorphine Hospital, 136 Corstorphine Road, Edinburgh - application no

17/04137/FUL&17/03138/LBC — Protocol Note by the Head of Strategy and
Communications (circulated)

6.1(b) Corstorphine Hospital, 136 Corstorphine Road, Edinburgh — Redevelopment of

the former Corstorphine Hospital to form 76 residential apartments (including 44
new build apartments) and associated community hub, vehicular access, car
parking and landscape works (as amended) — application no 17/04137/FUL —
report by the Chief Planning Officer (circulated)

It is recommended that this application be GRANTED.

6.1(c) Corstorphine Hospital, 136 Corstorphine Road, Edinburgh — Redevelopment of

the former Corstorphine Hospital building to form 54 residential apartments -
application no 17/04138/LBC — report by the Chief Planning Officer (circulated)

It is recommended that this application be GRANTED.

Applications for Detailed Presentation

The Chief Planning Officer has identified the following applications for
detailed presentation to the Sub-Committee. A decision to grant, refuse
or continue consideration will be made following the presentation and
discussion on each item.

7.1(a) 30 Corstorphine Road, Edinburgh, EH12 6HP — Conversion of the former

nursing home, gate lodge and stable block to residential use, erection of two
residential blocks comprising 27 residential units, associated landscaping and
ancillary works — application no 17/05071/FUL — report by the Chief planning
Officer (circulated)

It is recommended that this application be GRANTED.

7.1(b) 30 Corstorphine Road, Edinburgh, EH12 6HP — Alterations to stable block and

7.2

removal of non-original extensions to former Tor Nursing Home. Alterations to
Torwood House to facilitate conversion to residential use (as amended) —
application no 17/05073/LBC — report by the Chief Planning Officer (circulated)

It is recommended that this application be GRANTED.

Springwell House, 1 Gorgie Road, Edinburgh - Change of use and conversion of
the original Springwell House buildings from vacant offices to 39 new residential
apartments. Demolition of some rear extensions and construction of 7 new town
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houses. Refurbishment of existing lodge house and construction of new
detached lodge house giving 48 residential units in total (as amended) —
application no 18/00892/FUL — report by the Chief Planning Officer

It is recommended that this application be GRANTED.
8. Returning Applications Following Site Visit

These applications have been discussed at a previous meeting of the
Sub-Committee and were continued to allow members to visit the sites. A
decision to grant, refuse or continue consideration will be made
following a presentation by the Chief Planning Officer and discussion on
each item.

8.1(a) 20 Charlotte Square, Edinburgh — Alteration and extension to offices, removal of
non-original dormers to front elevation (as amended) — application no
18/03695/FUL — report by the Chief Planning Officer (circulated)

It is recommended that this application be GRANTED.

8.1(b) 20, 21 and 22-23 Charlotte Square, Edinburgh — Demolition of existing non-
original rear extensions and dormers to front elevation, construction of new rear
extensions and new mansard roof at rear, installation of new rooflights, slim
double glazed windows and internal alterations (as amended) — application no
18/03413/LBC — report by the Chief Planning Officer (circulated)

It is recommended that this application be GRANTED.

Laurence Rockey
Head of Strategy and Communications

Committee Members

Councillors Gardiner (Convener), Child (Vice-Convener), Booth, Dixon, Gordon,
Griffiths, McLellan, Mitchell, Mowat, Osler and Staniforth.

Information about the Development Management Sub-Committee

The Development Management Sub-Committee consists of 11 Councillors and usually
meets twice a month. The Sub-Committee usually meets in the Dean of Guild Room
in the City Chambers on the High Street in Edinburgh. There is a seated public gallery
and the meeting is open to all members of the public.

Further information

A summary of the recommendations on each planning application is shown on the
agenda. Please refer to the circulated reports by the Chief Planning Officer or other
Chief Officers for full details. Online Services — planning applications can be viewed
online by going to view planning applications — this includes letters of comments
received.
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The items shown in part 6 on this agenda are to be considered as a hearing. The list
of organisations invited to speak at this meeting are detailed in the relevant Protocol
Note. The Development Management Sub-Committee does not hear deputations.

The Sub-Committee will only make recommendations to the full Council on these
applications as they are major applications which are significantly contrary to the
Development Plan.

If you have any questions about the agenda or meeting arrangements, please contact
Committee Services, City of Edinburgh Council, Business Centre 2:1, Waverley Court,
4 East Market Street, Edinburgh, EH8 8BG, 0131 529 4240, email
committee.services@edinburgh.gov.uk.

A copy of the agenda and papers for this meeting will be available for inspection prior
to the meeting at the main reception office, City Chambers, High Street, Edinburgh.

The agenda, minutes and public reports for this meeting and all the main Council
committees can be viewed online by going to www.edinburgh.gov.uk/meetings .

Webcasting of Council Meetings

Please note this meeting may be filmed for live and subsequent broadcast via the
Council’s internet site — at the start of the meeting the Convener will confirm if all or
part of the meeting is being filmed.

The Council is a Data Controller under the General Data Protection Regulation and
Data Protection Act 2018. We broadcast Council meetings to fulfil our public task
obligation to enable members of the public to observe the democratic process. Data
collected during this webcast will be retained in accordance with the Council’s
published policy including, but not limited to, for the purpose of keeping historical
records and making those records available via the Council’s internet site.

Generally the public seating areas will not be filmed. However, by entering the Council
Chamber and using the public seating area, individuals may be filmed and images and
sound recordings captured of them will be used and stored for web casting and
training purposes and for the purpose of keeping historical records and making those
records available to the public.

Any information presented by individuals to the Council at a meeting, in a deputation
or otherwise, in addition to forming part of a webcast that will be held as a historical
record, will also be held and used by the Council in connection with the relevant
matter until that matter is decided or otherwise resolved (including any potential
appeals and other connected processes). Thereafter, that information will continue to
be held as part of the historical record in accordance with the paragraphs above.

If you have any queries regarding this, and, in particular, if you believe that use and/or
storage of any particular information would cause, or be likely to cause, substantial
damage or distress to any individual, please contact Committee Services
(committee.services@edinburgh.gov.uk).
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Wednesday 9 January 2019
Report for forthcoming application by

Robertson Living. for Proposal of Application Notice

18/10006/PAN

At Land East Of Corbieshot, The Jewel, Edinburgh
Residential development, associated access, roads,
landscaping and infrastructure works.

4.1
Item number
Report number
Wards B17 - Portobello/Craigmillar

Summary

The purpose of this report is to inform the Development Management Sub-Committee of
a forthcoming planning application in respect of a full planning application for major
residential development, associated access, roads, landscaping and infrastructure
works.

In accordance with the provisions of the Town and Country Planning (Scotland) Act 1997,
as amended, the applicants submitted a Proposal of Application Notice on 19 November
2018.

Links

Coalition pledges
Council outcomes

Single Outcome Agreement
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Recommendations

1.1 It is recommended that the Committee notes the key issues at this stage and
advises of any other issues.

Background

2.1 Site description

The application site is approximately 2.4 hectares in area and is located within The
Jewel area to the east of Edinburgh.

The site includes part of the Jewel road to the north. The site is west of Asda
superstore retail development, north of the railway lines and east of residential
development at Corbieshot. It consists of grass, bushes and trees with a multi-user
path along its south and eastern boundary and connecting to Corbieshot. There are
also a number of informal paths. There is a change of levels within the site with an
embankment adjoining the eastern boundary to the retail development.

2.2 Site History

There is no relevant planning history for this site.

Main report

3.1 Description Of The Proposal

An application will be submitted for full planning permission for residential
development, associated access, roads, landscaping and infrastructure works.

No further details have been submitted at this time.
3.2 Key Issues

The key considerations against which the eventual application will be assessed
include whether:

(a) the development would be acceptable in principle having regard to the
development plan;

The adopted Edinburgh Local Development Plan (2016) designates the site as open
space. A small area to the north part of the urban area.

Any application will need to be assessed taking into consideration these
designations.
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(b) the design, scale and layout are compatible with the character of the area;

The proposals should comply with the LDP design policies and meet the
requirements of the Edinburgh Design Guidance, unless there are material reasons
for non-compliance to be considered. The proposals will need to address the levels
on the site and the site's frontage to The Jewel.

(c) transport issues such as access, parking including cycle parking, road
safety and access to public transport are acceptable;

The proposal should have regard to the transport policy of the Adopted LDP and
Designing Streets. The proposals will be required to keep the multi-user path routes
and connections on the site. Transport information will be required to support the
application.

(d) there are any other environmental factors that require consideration;

The applicants will be required to submit sufficient information to demonstrate that
the site is capable of accommodating the development. This site is within a coal
mining referral area and therefore site investigation assessment would be required.
The applicant would be required to demonstrate that there is sufficient infrastructure
capacity. In order to support the application, the following documents will be
submitted.

— Air Quality Impact Assessment;

— Design and Access Statement;

— Flood Risk Assessment and Surface Water Management Plan;
— Landscape and Visual Impact Assessment;

— Mining Report;

— Noise Impact Assessment;

— Phase 1 Habitat and Protected Species Survey;
— Pre-application Consultation Report;

— Planning Statement;

— Site investigation assessment;

— Sustainability statement;

— Transport Assessment; and

— Tree Survey.

3.3 Assessment
This report highlights the main issues that are likely to arise in relation to the various
key considerations. This list is not exhaustive and further matters may arise when

the new application is received, and consultees and the public have the opportunity
to comment.

Financial impact

4.1 The forthcoming application may be subject to a legal agreement.
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Risk, Policy, compliance and governance impact

5.1 Provided planning applications are determined in accordance with statutory
legislation, the level of risk is low.

Equalities impact

6.1 This is a pre-application report. When a planning application is submitted it will
be assessed in terms of equalities and human rights.

Sustainability impact

7.1 A sustainability statement will need to be submitted with the application.

Consultation and engagement

8.1 Pre-Application Process
There is no pre-application process history.
8.2 Publicity summary of representations and Community Council comments

The Proposal of Application Notice was sent to the Community Council, Local Word
Councillors and Neighbourhood Partnership.

A public meeting was held on 10 January between 2.30pm and 7.30pm at Hays
Business Centre, in Craigmillar.

Leaflets were dropped to properties adjacent to the site. Posters were displayed
informing the public of the date/time of the public event and details of the proposed
development.

The public event was advertised in Edinburgh Evening News.

The results of the community consultation will be submitted with the application as
part of the Pre-application Consultation Report.

Background reading/external references

e To view details of the proposal of Application Notice go to

e Planning and Building Standards online services

e Planning quidelines

e Conservation Area Character Appraisals

e Edinburgh Local Development Plan

David R. Leslie
Chief Planning Officer
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PLACE
The City of Edinburgh Council

Contact: Catriona Reece-Heal, Senior Planning Officer
E-mail:catriona.reece-heal@edinburgh.gov.uk Tel:0131 529 6123

Location Plan

© Crown Copyright and database right 2015. All rights reserved. Ordnance Survey License number 100023420

END
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Wednesday 9 January 2019
Report for forthcoming application by

Royal Botanic Garden. for Proposal of Application Notice

18/09704/PAN

At Royal Botanic Garden, 20A Inverleith Row, Edinburgh
Redevelopment and refurbishment of the North East corner
of the Royal Botanic Garden. Development comprises
works to listed buildings/structures. Construction of a
glasshouse, research glasshouses, education and support
buildings and landscape works. Erection of
polytunnels/temporary decent facilities, construction of
access road and associated development and demolition.

4.2
Item number
Report number
Wards BO5 - Inverleith

Summary

The purpose of this report is to inform the Development Management Sub-Committee of
a forthcoming planning application in respect of an application in principle for the
redevelopment and refurbishment of the north east corner of the Royal Botanic Garden.
Development comprises works to listed buildings and structures; the construction of a
glasshouse, research glasshouses, education and support buildings and landscape
works; and erection of temporary decant facilities.

In accordance with the provisions of the Town and Country Planning (Scotland) Act 1997,

as amended, the applicant submitted a Proposal of Application Notice on 6 November
2018.
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Links

Coalition pledges
Council outcomes

Single Outcome Agreement
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Recommendations

1.1 It is recommended that the Committee notes the key issues at this stage and
advises of any other issues.

Background

2.1 Site description

The proposed application is approximately 5.143 hectares in area and is located on
the north eastern side of the Royal Botanic Garden of Edinburgh. The Garden is an
Inventory listed, Historic Gardens and Designed Landscape. The site is further
included in the Inverleith Special Landscape Area.

The area of the park affected by the proposal is occupied by a group of glasshouses
and outbuildings to the north east. These include the category 'A' listed greenhouse
(listed 4 June 2003) (LB ref; LB49216) and the category 'A' listed Palm House (listed
14 December 1970) (LB ref; 27914). The category 'B' listed Lecture Hall, classrooms
and offices building at 20A Inverleith Row (listed 4 June 2003) (LB ref: 49213) lies at
the site entrance on Inverleith Row. A category 'B' listed memorial to Sir Charles
Linneaus is located at the centre of the group of greenhouses.

The remainder of the site is landscaped and contains a number of trees and shrubs,
which form part of the wider, Royal Botantic Gardens landscape. Residential
properties are located to the north and east of the site boundary. These include the
category B listed, terraced dwellings on Inverleith Row to the east and the category
'B' and 'C' listed dwellings on Inverleith Place Lane to the north.

The southern section is included within a Local Nature Conservation Site, as
designated in the Edinburgh Local Development Plan.

This application site is located within the Inverleith Conservation Area.
2.2 Site History
Applications within PAN Site

16 January 2012- Planning permission granted for erection of new Alpine House
granted (application number 11/03888/FUL).

13 January 2012 - Listed Building Consent Granted for erection of new Alpine House
(application number 11/03873/LBC).

Other Applications at site of Royal Botanic Garden
4 November 2004 - Planning permission and listed building consent granted for new

visitor facility with studios, exhibition space and biodiversity garden, shop and cafe
granted (application numbers 04/02106/GDT and 04/2016/LBC).
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3 February 2010 - Listed building Consent Granted for alterations to Botanic Cottage
to form cafe, offices and reception and alterations to external landscaping, including
formal seating area at East Gate. (application number 09/02758/LBC).

24 August 2011- Planning permission granted for new glass house (application
number 11/0225/FUL).

29 August 2013 - Planning permission granted for erection of new Botanic Cottage
(application number 13/00645/FUL).

3 August 2017 - Amendment to application number 13/00645/FUL for erection of
new Botanic Cottage (application number 17/01129/FUL).

A number of planning applications have also been granted for a range of temporary
installations and structures on site, including those relating to seasonal events.

Main report

3.1 Description Of The Proposal

A planning application, with associated Listed Building and Conservation Area
Consent applications, will be submitted for full planning permission (major) for
residential development for the redevelopment and refurbishment of the north east
corner of the Royal Botanic Garden. The proposed development comprises of works
to listed buildings and structures; construction of a glass house; research
glasshouses, education and support buildings and landscape works; erection of poly
tunnels and temporary storage facilities, construction of access road, with associated
development and demolition works.

No further details have been submitted at this time.
3.2 Key Issues

The key considerations against which the eventual application will be assessed
include whether:

a) the development would be acceptable in principle having regard to the
development plan;

The adopted Edinburgh Local Development Plan (2016)(LDP) designates the site as
part of the Inverleith Special Landscape Area and Inverleith Conservation Area. The
site is also designated as a Local Biodiversity Site and is an Inventory listed, Historic
Garden and Designed Landscape.

Any application will need to be assessed taking into consideration this/these
designations.
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b) the impact on the historic environment would be acceptable;

The proposals will require to have special regard to the desirability of preserving the
listed buildings and their setting and any features of special architectural or historic
interests they possess. They will also be required to have special regard to their
impact on the setting of listed buildings in the surrounding area.

The contribution the proposals make to the special character and appearance of the
Inverleith Conservation Area will also require to be demonstrated, in compliance with
the provisions relevant Local Development Plan policies. This will necessitate the
provision of sufficient information to justify the proposed demolition of any unlisted
buildings.

c) the design, scale and layout of the proposed development are compatible,
within the character of the area;

The proposals will come forward as a detailed application. A Design and Access
Statement will accompany the application. The proposals will be assessed under the
relevant design policies of the LDP, as well as the Edinburgh Design Guidance.

d) the proposals safeguard the site's landscape setting and natural heritage
values;

The proposals will be required to submit sufficient information to demonstrate how
any detrimental impacts on the Inventory recorded, Historic Garden and Designed
Landscape, or component features which contribute to its setting, will be avoided, in
compliance with relevant LDP policy.

The proposals will be further required to demonstrate how it is intended to safeguard
or enhance the special character and essential qualities of the Inverleith Special
Landscape Area, in accordance with the provisions of relevant LDP policy. This will
necessitate an assessment of the potential impact of the proposals on the existing
landscape and its surroundings and on wider views across the city.

e) there are any other environmental factors that require consideration;

The application will be expected to include sufficient information to demonstrate that
neighbouring amenity will be safeguarded.

f) access arrangements are acceptable in terms of road safety and public
transport accessibility;

A Transport Statement will be required to demonstrate that the proposals are
acceptable from a road safety perspective.
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In order to support the application the following documents will require to be
submitted:

— Design and Access Statement;

— Planning Statement;

— Pre-application Consultation Report;

— Heritage Statement;

— Landscape and Visual Impact Assessment;
— Landscape Design and Planting Schedule;
— Daylight and Sunlight Assessment;

— Drainage Strategy;

— Surface Water Management Plan;

— Tree Survey and Protection Plan;

— Protected Species Report;

— Sustainability Statement; and

— Transport information.

3.3 Assessment
This report highlights the main issues that are likely to arise in relation to the various
key considerations. This list is not exhaustive and further matters may arise when

the new application is received, and consultees and the public have the opportunity
to comment.

Financial impact

4.1 The forthcoming application may be subject to a legal agreement.

Risk, Policy, compliance and governance impact

5.1 Provided planning applications are determined in accordance with statutory
legislation, the level of risk is low.

Equalities impact

6.1 This is a pre-application report. When a planning application is submitted it will
be assessed in terms of equalities and human rights.

Sustainability impact

7.1 A sustainability statement will need to be submitted with the application.

Consultation and engagement

8.1 Pre-Application Process

Pre-application discussions took place on these proposals.

Development Management Sub-Committee — 9 January 2019 Page 6 of 8 18/09704/PAN



8.2 Publicity summary of representations and Community Council comments

The proposal of application Notice was sent to Stockbridge Community Council and
Local Ward Councillors and the MSP on the 2 November 2018. Community
Consultation events are being held at the Royal Botanic Garden on 22 November
2018 and at the Fletcher Building on Inverleith Row, on 10 January 2019.

The event was advertised in the Edinburgh Evening News on 12 November 2018.
The applicant has also advised that posters will be displayed around the Royal

Botanic Garden site and on neighbouring buildings. Events will also be advertised on
social media and leaflets to residential properties will be distributed.

Background reading/external references

e To view details of the proposal of Application Notice go to

Planning and Building Standards online services

Planning guidelines

Conservation Area Character Appraisals

Edinburgh Local Development Plan

David R. Leslie

Chief Planning Officer
PLACE

The City of Edinburgh Council

Contact: Carla Parkes, Senior Planning Officer
E-mail:carla.parkes@edinburgh.gov.uk Tel:0131 529 3925
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Location Plan
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END
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Wednesday 9 January 2019

Application for Planning Permission 18/04505/FUL

At Land To Rear Of 30, Canaan Lane, Edinburgh

New dwelling house and driveway accessed from Jordan
Lane (as amended)

Item number 4.3
Report number

Wards B10 - Morningside

Summary

The principle of a house is acceptable in this location and the proposal has no significant
impact upon the character or appearance of the conservation area. The application
complies with local development plan policies and non-statutory guidelines. No other
considerations outweigh this conclusion.

Links
Policies and guidance for LDPP, LHOUO1, LHOUO3, LHOUO04, LDESO01,
this application LDESO03, LDESO05, LTRA02, LTRAO03, LENOS6,
LENO3, LEN12, NSG, NSLBCA, NSGD02, OTH,
CRPMON,
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Application for Planning Permission 18/04505/FUL

At Land To Rear Of 30, Canaan Lane, Edinburgh

New dwelling house and driveway accessed from Jordan
Lane (as amended)

Recommendations

1.1 Itis recommended that this application be Granted subject to the details below.

Background

2.1 Site description

The site lies on Jordan Lane at the point where the lane narrows from 10 metres to 5
metres, such that the stone boundary wall on the west end of the site largely closes the
vista when viewing down the lane from Morningside Road. The site extends to 432
square metres and currently forms the southern end of the garden attached to the
subdivided villa at 28/30 Canaan Lane. Ground on the site slopes, rising by around
700mm from Jordan Lane to the rear edge of the site.

From Canaan Lane the site is wholly screened by existing buildings and landscape
features. As seen from Jordan Lane the site is enclosed by a high, random rubble
stone wall. The tops of small outbuildings are visible over the wall as is the roof of the
main villa at 28/30 Canaan Lane. A number of immature trees lie behind the wall, the
most significant of which is a silver birch in the south-west corner.

The site is flanked by a four storey tenement to the west and a modern, chalet-style
bungalow to the east. Jordan Lane has two diverse characters: a strong tenemental
form to the north-west for a length of around 150 metres; and an otherwise small-scale,
almost rural, character to the south and parts of the north-east, interspersed with some
new-build elements.

This application site is located within the Morningside Conservation Area.

2.2 Site History

There is no relevant planning history for this site.
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Main report

3.1 Description Of The Proposal

The application proposes a three bedroom bungalow (with a small concealed basement
area). The house has a footprint of 214 square metres and a total floor area of 232
square metres. The proposal largely has a flat membrane roof, but the central section
has a low pitch with southern aspect, accommodating solar panels. Walls are a mix of
smooth render and natural stone.

The enclosing rubble boundary wall will remain, but a new vehicle access gate is
formed within the wall at the south-east corner.

Scheme 1

The proposal was amended to include more stone on the eastern side and make
adjustments to design and layout. Ground levels were also clarified.

3.2 Determining Issues

Section 25 of the Town and Country Planning (Scotland) Act 1997 states - Where, in
making any determination under the planning Acts, regard is to be had to the
development plan, the determination shall be made in accordance with the plan unless
material considerations indicate otherwise.

Do the proposals harm the character or appearance of the conservation area? If they
do, there is a strong presumption against granting of permission.

Do the proposals comply with the development plan?

If the proposals do comply with the development plan, are there any compelling
reasons for not approving them?

If the proposals do not comply with the development plan, are there any compelling
reasons for approving them?

3.3 Assessment
To address these determining issues, the Committee needs to consider whether:
a) housing is acceptable in principle;

b) the development preserves or enhances the character and appearance of the
conservation area;

c) the scale, form and design are acceptable;
d) parking and access are adequate;

e) impact on trees is assessed,;
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f) impact on neighbouring amenity is acceptable;
g) amenity of the proposed house is acceptable;
h) the setting of any neighbouring listed building is compromised; and
i) comments are addressed.
a) Housing Use
LDP policy Hou 1 considers sites suitable for housing use.

The site lies in a wholly residential area within the urban area. A residential infill is
acceptable in principle subject to other policy requirements being met.

Densities in the area have two separate characteristics: the tenemental densities to the
west vary from 40 to 50 units per hectare; densities of the houses on Jordan Lane vary
from 10 to 15 units per hectare.

The density of the proposal equates to 23 units per hectare, which is comparable to
surrounding densities and within acceptable limits for this area. Policy Hou 4 on
Housing Density is not compromised, and the proposal does not constitute
overdevelopment of the site.

b) Impact on Conservation Area

LDP policy Env 6 states that development will be permitted which preserves or
enhances the character and appearance of the conservation area.

Morningside Conservation Area Character Appraisal states that Canaan Lane and
Jordan Lane “contain a more varied architectural mix of buildings ranging over
traditional village dwellings, Georgian villas, and tenements”.

Jordan Lane (where the house will be built) has two distinct characters: tenemental to
the north-west; and low-scale, village type character in the remainder. The site lies at
the junction between these two characters, but adopts the lower, village scale.

The only part of the building visible in public views will be a 300mm upstand above the
boundary wall, appearing over a length of around 4 metres.

The very low profile means that the bulk of the building will remain almost totally
unseen from any public viewpoint, unless the vehicular entrance is open. If the latter
were the case, a glimpse view of the east side of the proposed house would be visible
over a distance of around 3.5 metres. The visual impact of this very low building would
be minimal, and there would be no appreciable impact on the appearance of the
conservation area.

The loss of boundary wall (this same 3.5 metre length) is minimal and the overall
character of the boundary wall is retained.
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In terms of the character of the conservation area, large houses in extensive grounds
are an essential part of the spatial pattern of the area, particularly to the east of the site.

Although pitched slated roofs predominate in the wider area, flat roofs are common on
the modern buildings within the wider area, and now form part of the evolving
character.

Overall the proposed new house preserves the character and appearance of the
conservation area and complies with policy Env 6.

c) Scale, Form and Design

LDP policy Des 1 considers design quality and context. This seeks new development to
be compatible with its surroundings.

LDP policy Des 4 considers the impact of the new development on the setting of
existing buildings.

The height of the southern wall is such that the roof level solar glazing will not be visible
from pedestrian eye-level. The panels will be visible from first floor windows on the
opposite side of the street, but private views are not protected in planning policies. The
proposed hole in this wall (3 metres) is not significant in terms of loss of historic fabric.
The character of the lane is maintained. Incorporation of the bulk of the wall addresses
policy Des 3 of the LDP which considers incorporation of existing features.

Although stone-built, the existing Victorian villa (28/30) is not a listed building, and is
currently screened from public view by the high southern boundary wall. A single storey
building will not impact upon its setting in any public view.

In terms of streetscape, the only visible changes will be: the breach in the existing
stone wall at the south-east corner of the site (onto Jordan Lane); and a 300mm
upstand where a very small section of the southern wall and roof will appear just above
the existing wall. The gate element was amended to add a solid gate here, which will
retain the sense of enclosure. The visual change to the streetscape will be minimal and
acceptable.

In terms of spatial pattern the proposal is not considered to be too close to its flanking
neighbours.

The height and form are such as to be largely hidden from view; the spatial pattern fits
with the pattern on the north side of Jordan Lane; the proposal retains the enclosing
stone wall, which is the only element of interest within the site boundary; materials and
detailing are appropriate. The density is also appropriate.

The proposal will have a minimal impact on its surroundings and on the appearance of
the wider area.

The design is of acceptable quality and meets the requirements of policies Des 1 and
Des 4.
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d) Car Parking

LDP policy Tra 2 considers car parking.

Current guidelines now seek a maximum of one parking space to serve a house of this
size and this is what is proposed. Policy objectives are met. It is noted that the former
(and currently unused) vehicle access within the southern boundary wall to the west is
sealed over as a dummy door, retaining its existing appearance, but will not re-open as
a vehicle access.

The majority of objectors were concerned regarding impact upon on-street parking and
upon vehicle movements, especially in the context of a recent development on the
south side of Jordan Lane, which has removed the informal turning area. This issue is
unconnected to the current application and outwith the applicant's control. It is noted
that the adjacent carriageway has double yellow lines, so on-street parking is not
possible.

Regardless of the difficulty of turning on the lane, the current application has no further
impact on this, and can accommodate the parking generated by the new house. The
proposal therefore complies with policy Tra 2.

The house also has ample room for cycle storage both internally and externally, and
complies with policy Tra 3.

The additional traffic (one additional car) is not significant in terms of the existing lane
usage.

e) Trees

LDP policy Env 12 considers impact upon trees.

Three immature trees are removed along the southern boundary.

Of these, the only tree of significance is an 8 metre silver birch in the south-west corner
of the site. This tree does not require removal due to the development (and would fall
within the proposed garden of the new house). However, the applicant seeks to remove
this tree at the same time and replant an equivalent as the existing tree is leaning

significantly and is too close to both the boundary wall and neighbouring tenement.

The current tree is in a raised bed, and adjacent garden ground has been lowered. This
appears to have undermined the root system and the tree now leans into the garden.

The tree is to be replaced by an identical tree (silver birch - heavy standard) which will
be replanted further from the boundary wall and tenement, to provide a better long-term
future for the tree, without prejudice to adjacent structures.

In this context, the tree work is acceptable. A condition is added to ensure replanting is
done within an appropriate period.
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f) Impact on Amenity

LDP policy Des 5 and the Edinburgh Design Guidance consider impact upon
neighbouring amenity.

As a single storey building the building has no effect on neighbouring daylight, and
privacy issues are resolved by existing boundary walls and the proposed new internal
boundary between the site and the existing villa.

Neighbouring amenity is unaffected and complies with policy Des 5.

The garden of the remaining property will reduce to around 90 square metres on the
south side (plus an unaltered area to the north). This remains acceptable for the
amenity needs of that house, and, although smaller than other gardens on Jordan
Lane, is comparable to other new developments in the wider area.

g) Amenity of the Proposed House

LDP policy Des 5 and the Edinburgh Design Guidance consider the amenity of the
occupiers of the proposed house.

The house is generously proportioned with good open aspects. Daylight levels will be
acceptable. The garden is split into two areas of around 50 square metres each,
together totalling around a quarter of the site. Garden ground will be adequate for
amenity needs, in compliance with policy Des 5.

h) Impact on the Setting of Listed Buildings

LDP policy Env3 considers impact on the setting of listed buildings.

Although most buildings on the south side of Jordan Lane are listed, the existing south
boundary wall acts as a foil between the new building and these listed buildings.

As this wall will remain, the proposal has no impact on the setting of any listed building
in any public view.

i) Public Comments

One neutral comment considered the design "sympathetic" and one support letter
considered the application would provide good sized family accommodation.

Reason for objection were:
Material Objections

— overdevelopment - addressed in section 3.3 a).

— too close to existing buildings - addressed in section 3.3 c).

— compromise to existing character/ out of character - addressed in section 3.3 b).
— impact on trees - addressed in section 3.3 e).

— loss of a section of stone wall - addressed in section 3.3 b).

— loss of sunlight/ daylight - addressed in section 3.3 f).
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— impact on parking/ no visitor parking - addressed in section 3.3 d).
— impact on the setting of listed buildings - addressed in section 3.3 g).
— privacy and overlooking - addressed in section 3.3 f).

Non-Material Objections

— structural impact on neighbouring buildings - this is a structural issue rather than
a planning matter.

— continual disruption by developments on the lane/ noise from construction - this
is not a reason to resist the proposal.

— the proposal will set a precedent- each case is decided on its own merits.

— neighbouring sheds receive support from the boundary wall - this is a legal
matter but there is no proposal to remove this wall.

— recent developments have changed the character of the lane - this is addressed
in terms of the character of the area.

— noise from construction - this is not a planning matter.

— there are other developments on the lane — the planning authority can only
consider the current application.

Conclusion

The principle of housing is acceptable and the proposal will have no significant impact
upon the character or appearance of the conservation area. The application complies
with local development plan policies and non-statutory guidelines. No other planning
considerations outweigh this conclusion.

It is recommended that this application be Granted subject to the details below.

3.4 Conditions/reasons/informatives
Conditions:-

1. A detailed specification, including trade names where appropriate, of all the
proposed external materials shall be submitted to and approved in writing by the
Planning Authority before work is commenced on site; Note: samples of the
materials may be required.

2. The proposed silver birch shall be planted within one calendar year of works
commencing on site, to the specification shown on the approved drawings.

Reasons:-
1. In order to enable the Planning Authority to consider this/these matter/s in detail.
2. In order to preserve the sense of landscape within the streetscape.

Informatives
It should be noted that:

1. The development hereby permitted shall be commenced no later than the
expiration of three years from the date of this consent.
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2. As soon as practicable upon the completion of the development of the site, as
authorised in the associated grant of permission, a 'Notice of Completion of
Development' must be given, in writing to the Council.

3. No development shall take place on the site until a '‘Notice of Initiation of
Development' has been submitted to the Council stating the intended date on
which the development is to commence. Failure to do so constitutes a breach of
planning control, under Section 123(1) of the Town and Country Planning
(Scotland) Act 1997.

Financial impact

4.1 The financial impact has been assessed as follows:

There are no financial implications to the Council.

Risk, Policy, compliance and governance impact

5.1 Provided planning applications are determined in accordance with statutory
legislation, the level of risk is low.

Equalities impact

6.1 The equalities impact has been assessed as follows:

The application has been assessed and has no impact in terms of equalities or human
rights.

Sustainability impact

7.1 The sustainability impact has been assessed as follows:

This application meets the sustainability requirements of the Edinburgh Design
Guidance.

Consultation and engagement

8.1 Pre-Application Process

There is no pre-application process history.

8.2 Publicity summary of representations and Community Council comments
The application was advertised on 31 August 2018.

40 representations were received 38 of which were in objection. The objections

included comment from AHSS and ClIr Ross. These are assessed in section 3.3 i) of
the assessment.
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Background reading/external references

e To view details of the application go to

Planning and Building Standards online services

e Planning quidelines

e Conservation Area Character Appraisals

e Edinburgh Local Development Plan

e Scottish Planning Policy
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Statutory Development
The site lies in the Morningside Conservation Area as

shown in the Local Development Plan (LDP).

Plan Provision

Date registered 21 August 2018

Drawing numbers/Scheme 1,233

Scheme 2

David R. Leslie

Chief Planning Officer
PLACE

The City of Edinburgh Council

Contact: Stephen Dickson, Senior Planning Officer
E-mail:stephen.dickson@edinburgh.gov.uk Tel:0131 529 3529

Links - Policies

Relevant Policies:

Relevant policies of the Local Development Plan.

LDP Policy Hou 1 (Housing Development) sets criteria for assessing the principle of
housing proposals.

LDP Policy Hou 3 (Private Green Space in Housing Development) sets out the
requirements for the provision of private green space in housing development.

LDP Policy Hou 4 (Housing Density) sets out the factors to be taken into account in
assessing density levels in new development.

LDP Policy Des 1 (Design Quality and Context) sets general criteria for assessing
design quality and requires an overall design concept to be demonstrated.

LDP Policy Des 3 (Development Design - Incorporating and Enhancing Existing and

Potential Features) supports development where it is demonstrated that existing and
potential features have been incorporated into the design.
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LDP Policy Des 5 (Development Design - Amenity) sets criteria for assessing amenity.

LDP Policy Tra 2 (Private Car Parking) requires private car parking provision to comply
with the parking levels set out in Council guidance, and sets criteria for assessing lower
provision.

LDP Policy Tra 3 (Private Cycle Parking) requires cycle parking provision in
accordance with standards set out in Council guidance.

LDP Policy Env 6 (Conservation Areas - Development) sets out criteria for assessing
development in a conservation area.

LDP Policy Env 3 (Listed Buildings - Setting) identifies the circumstances in which
development within the curtilage or affecting the setting of a listed building will be
permitted.

LDP Policy Env 12 (Trees) sets out tree protection requirements for new development.
Relevant Non-Statutory Guidelines

Non-statutory guidelines 'LISTED BUILDINGS AND CONSERVATION AREAS'
provides guidance on repairing, altering or extending listed buildings and unlisted
buildings in conservation areas.

Non-Statutory guidelines Edinburgh Design Guidance supports development of the
highest design quality and that integrates well with the existing city. It sets out the
Council's expectations for the design of new development, including buildings, parking,
streets and landscape, in Edinburgh.

Other Relevant policy guidance

The Morningside Conservation Area Character Appraisal emphasises that the
architectural character of the conservation area is largely composed of Victorian and
Edwardian villas and terraces which form boundaries to extensive blocks of private
open space. The villa streets are complemented by the profusion of mature trees,
extensive garden settings, stone boundary walls and spacious roads. The villas which
are in variety of architectural styles are unified by the use of local building materials.
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Application for Planning Permission 18/04505/FUL
At Land To Rear Of 30, Canaan Lane, Edinburgh

New dwelling house and driveway accessed from Jordan
Lane (as amended)

Consultations

No consultations undertaken.

Location Plan

Jups

© Crown Copyright and database right 2014. All rights reserved. Ordnance Survey License number 100023420

END
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Wednesday 9 January 2019

Application for Planning Permission 18/08460/FUL
At 40 Craigleith Hill Avenue, Edinburgh, EH4 2JN
Proposed single storey rear extension with access to
garden (in retrospect).

Item number 4.4
Report number

Wards BO5 - Inverleith

Summary

The proposal is in accordance with the Edinburgh Local Development Plan Policy Des
12 (Alterations and Extensions) and the non-statutory Guidance for Householders. The
proposal is of an acceptable scale, form and design and will not be detrimental to
neighbourhood character. The proposal will not result in an unacceptable loss of
neighbouring amenity.

Links

Policies and guidance for LDPP, LDES12, NSG, NSHOU,
this application
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Application for Planning Permission 18/08460/FUL

At 40 Craigleith Hill Avenue, Edinburgh, EH4 2JN

Proposed single storey rear extension with access to garden
(in retrospect).

Recommendations

1.1 Itis recommended that this application be Granted subject to the details below.

Background

2.1 Site description

The application site is a one and a half storey, end terrace dwellinghouse and is
located on the north side of Craigleith Hill Avenue. There is an existing single storey
side extension.

The surrounding area is predominantly residential, although the application site backs
onto the Maggie Centre and the Western General Hospital.

2.2 Site History

3 December 2008 - Planning permission granted for removal of internal wall, addition of
French doors and window at rear, new garage / utility room (application reference:
08/03743/FUL).

27 November 2012 - Planning enforcement investigation regarding decking and fence
within rear garden. Closed (enforcement reference: 12/00680/EOPDEV).

7 February 2017 - Planning permission granted for full width rear extension to form new
kitchen/family room (as amended) (application reference: 16/06212/FUL).

10 May 2018 - Application for a non-material variation, approved (application reference:
16/06212/VARY).

18 May 2018 - Planning enforcement investigation, regarding the alleged non-
compliance with the approved plans, pending consideration (enforcement reference:
18/00283/ENCOMP).

Main report

3.1 Description Of The Proposal

The application is for a single storey rear extension. The application is in retrospect as
the development has been substantially completed.
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The flat roofed extension will provide additional living accommodation and will be
finished in blue engineering facing brick and grey zinc cladding with grey coloured
aluminium bi-fold doors formed in the rear elevation.

The extension will measure 4.60 metres in height, 6.30 metres in length, and 8.10
metres in width. A 0.90 metre deep platt and steps provides access from the extension
to the rear garden.

The development, as built, is materially different to that approved under planning
permission 16/06212/FUL. Planning enforcement investigation 18/00283/ENCOMP
ascertained that the submitted plans for planning application 16/06212/FUL did not
accurately show the ground levels within the rear garden. A new application was
requested to consider the proposed development in the context of the changes in
ground level and the resultant change in wall height relative to ground level.

Supporting Statement

This application includes a supporting statement/covering letter. The supporting
statement is available to view on the Planning and Building Standards Online Services.

3.2 Determining Issues

Section 25 of the Town and Country Planning (Scotland) Act 1997 states - Where, in
making any determination under the planning Acts, regard is to be had to the
development plan, the determination shall be made in accordance with the plan unless
material considerations indicate otherwise.

Do the proposals comply with the development plan?

If the proposals do comply with the development plan, are there any compelling
reasons for not approving them?

If the proposals do not comply with the development plan, are there any compelling
reasons for approving them?

3.3 Assessment
To address these determining issues, the Committee needs to consider whether:

a) The proposed scale, form and design is acceptable and will not be detrimental to
neighbourhood character;

b) The proposal will cause an unreasonable loss to neighbouring amenity; and

c) Any comments raised have been addressed.
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a) Scale, form and design and neighbourhood character

The contemporary extension is well designed and it does not have an adverse impact
on the character and appearance of the property. The height of the eaves are
acceptable as they match the eaves of the existing single storey side extension and tie
in with those of the main house - the proposed development is subservient and does
not overwhelm the host property. The rear extension is not visible from the street and
does not result in an obtrusive addition within the street scene. The proposed materials
and fenestration design are compatible with the existing building, represent good
quality modern additions and are acceptable in this location.

Concern has been raised that the proposed development will treble the footprint of the
original house. It is acknowledged that the application property has been extended
previously with a single storey side extension. However, it should be noted that the
non-statutory Guidance for Householders does not explicitly restrict site coverage for
non-villa properties. The guidance does advise that rear extensions should not occupy
more than one third of the applicant's original rear garden and that there should be
enough private garden space left after extensions - normally at least 30 square metres,
depending on the spatial pattern of neighbourhood to avoid over-development. The
application site is relatively large and is capable of accommodating further
development. The proposed extension does not occupy more than one third of the
applicant's rear garden area, leaving a reasonable proportion of private amenity space
and does not represent overdevelopment.

There are a number of comparable extensions within the same street and the
surrounding area. The layout and scale of this development is in keeping with the
spatial pattern of the surrounding area, and when considering multiple such
developments in close proximity, the development does not have a negative cumulative
effect on neighbourhood character.

The scale, form and design of the development is acceptable and will not be
detrimental to neighbourhood character. This is in accordance with Edinburgh Local
Development Plan (LDP) Policy Des 12 and the non-statutory Guidance for
Householders.

b) Neighbouring amenity

The proposal will not cause an unreasonable loss to neighbouring amenity for the
reasons set out below.

i) Daylight

In terms of daylight, the rear elevation conservatory extension at 42 Craigleith Hill
Avenue is served by a large area of glazing including two windows and fully glazed
French doors. The nearest rear elevation window would be partially affected by the
proposal. However, the impact is limited to one window only. The second rear elevation
window and fully glazed French doors are unaffected and will ensure that the room will
continue to receive a reasonable level of daylight.
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With regard to daylight to the neighbouring property to the east, the proposed
development fully complies with the 45 degree criterion set out in the non-statutory
Guidance for Householders and does not result in an unreasonable loss of daylight to
the neighbouring property at 38 Craigleith Hill Avenue.

i) Overshadowing/Sunlight

With regard to sunlight, the non-statutory Guidance for Householders states that half
the area of neighbouring garden space should be capable of receiving potential
sunlight during the spring equinox for more than three hours.

The development does rise above the 45 degree line criterion, as set out in the non-
statutory Guidance for Householders. As advised in the guidance, where a
development fails this first test, other methods may be required - for instance a
measurable hour by hour sun path analysis showing how sunlight moves through the
[potentially] affected space for both before and after situations.

A sun path analysis has been submitted which shows the amount of additional
overshadowing is minimal and any harm caused is limited to a small portion of the
overall day - less than three hours during the spring equinox. The development is in
compliance with the non-statutory Guidance for Householders and will not cause
unreasonable overshadowing of neighbouring properties.

lii) Privacy

The proposed rear elevation windows are more than 9 metres from the boundary and
more than 18 metres from the nearest facing window.

The proposed development includes a 0.90 metre deep platt and steps to the rear of
the extension, to provide access to the rear garden. However, the depth of the platt
would not allow for a formalised outdoor sitting area that could have a detrimental
impact on neighbouring residential amenity in terms of noise and privacy. In addition,
there is no change of use proposed and the use of ancillary residential garden spaces
cannot be controlled by the planning system.

Concern has been raised that the raised decking/patio that has been constructed will
create noise disturbance and a loss of privacy for neighbouring properties. The raised
decking/patio has been omitted from this application and does not form part of the
proposed development. However, the planning authority considers it expedient to
attach a condition to ensure the removal of the raised decking/patio that is currently in
situ. With this condition attached, any impact on neighbouring residential amenity in
terms of noise and privacy will be resolved.

The proposal will not cause an unreasonable loss of neighbouring amenity. This is in

accordance with local development plan policy Des 12 and the non-statutory Guidance
for Householders.
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c) Public comments

Material Representations - Objection:

— The proposed development is contrary to the Edinburgh Local Development
Plan - addressed in section 3.3 (a) and (b);

— The proposed development is contrary to the Non-statutory Guidance for
Householders - addressed in section 3.3 (a) and (b);

— The proposed development is unacceptable in terms of design, form, materials
and positioning - addressed in section 3.3 (a);

— The new extension is built above the original height of the eaves - addressed in
section 3.3 (a);

— The proposed development is of an inappropriate scale, overwhelming the
application property and neighbouring properties - addressed in section 3.3 (a);

— The proposed development will treble the footprint of the original house and
occupies more than one third of the rear garden, and represents
overdevelopment - addressed in section 3.3 (a);

— The proposed development is detrimental to neighbourhood character -
addressed in section 3.3 (a);

— The proposed development will result in a loss of daylight - addressed in section
3.3 (b);

— The proposed development will result in a loss of sunlight - addressed in section
3.3 (b);

— The proposed development will result in a loss of privacy for neighbouring
properties - addressed in section 3.3 (b);

— The proposed development will result in noise disturbance for neighbouring
properties - addressed in section 3.3 (b);

— The proposed development creates human rights issues - addressed in section
6.1.

Material Representations - Support:

— The proposed development is a high quality extension that will enhance the
neighbourhood - addressed in section 3.3 (a);

— The proposed development will enhance the property - addressed in section 3.3
(@);

— The proposed development is not visible from the street - addressed in section
3.3 (a);

— The proposed materials enhance the development and are sympathetic to the
mix of housing in the street - addressed in section 3.3 (a);

— The application property has an extensive garden that is able to accommodate
the extension, and the proposal does not represent overdevelopment -
addressed in section 3.3 (a);

— Sufficient private amenity space will remain - addressed in section 3.3 (a);

— The proposed development is in keeping with extensions that have been granted
planning permission of a similar scale and size - addressed in section 3.3 (a).
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Non-Material Representations:

— The submitted plans, including measurements and ground levels, are
inaccurate. All plans submitted as part of an application for planning permission
should show the application site accurately and to scale. The submitted plans
are in accordance with the measurements taken on site and do appear to reflect
the ground levels within the rear garden;

— The property boundary, as shown on the plans, is incorrect. Land ownership and
boundary disputes are not material planning considerations;

— Concern was raised that the submitted drawings state 'proposed' when the
development has been completed. This application is in retrospect, and the
‘existing' drawings reflect what was in situ prior to the development commencing.
The 'proposed' drawings reflect the scheme that planning permission is being
sought for;

— An area of decking at the bottom of the garden is not shown on the proposed
plans. This decking/structure was subject of a planning enforcement
investigation in 2012, where it was assessed to be acceptable;

— The proposed development will set a bad precedent. Each planning application
is considered on its own merits;

— The proposed development will affect property prices for nearby properties. This
is not a material planning consideration;

— The development has been completed before planning permission has been
granted. Applications in retrospect are assessed against the same policies and
guidance as any application;

— The proposed development will provide much needed family space and
accommodation. This is not a material planning consideration.

Conclusion

In conclusion, the proposal is in accordance with the Edinburgh Local Development
Plan Policy Des 12 (Alterations and Extensions) and the non-statutory Guidance for
Householders. The proposal is of an acceptable scale, form and design and will not be
detrimental to neighbourhood character. The proposal will not result in an unacceptable
loss of neighbouring amenity. There are no material considerations that outweigh this
conclusion.

It is recommended that this application be Granted subject to the details below.

3.4 Conditions/reasons/informatives
Conditions:-

1. Within one month of the date of this decision to grant planning permission, the
raised decking/patio to the rear of the extension must be removed in its entirety.

Reasons:-
1. In order to safeguard the amenity of neighbouring residents and other occupiers.
Informatives

It should be noted that:
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1. The development hereby permitted shall be commenced no later than the
expiration of three years from the date of this consent.

2. No development shall take place on the site until a 'Notice of Initiation of
Development' has been submitted to the Council stating the intended date on
which the development is to commence. Failure to do so constitutes a breach of
planning control, under Section 123(1) of the Town and Country Planning
(Scotland) Act 1997.

3. As soon as practicable upon the completion of the development of the site, as

authorised in the associated grant of permission, a 'Notice of Completion of
Development' must be given, in writing to the Council.

Financial impact

4.1 The financial impact has been assessed as follows:

There are no financial implications to the Council.

Risk, Policy, compliance and governance impact

5.1 Provided planning applications are determined in accordance with statutory
legislation, the level of risk is low.

Equalities impact

6.1 The equalities impact has been assessed as follows:

The application has been assessed and has no impact in terms of equalities or human
rights.

Sustainability impact

7.1 The sustainability impact has been assessed as follows:

This application is not subject to the sustainability requirements of the Edinburgh
Design Guidance.

Consultation and engagement

8.1 Pre-Application Process

Pre-application discussions took place on this application.

8.2 Publicity summary of representations and Community Council comments
The application was advertised on 17 October 2018 and twenty nine letters of
representation were received, nineteen objecting to the planning application and ten in
support of the planning application. These included comments from Councillor lain

Whyte, objecting to the planning application.

A full assessment of the representations can be found in the main report in the
Assessment section.
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Background reading/external references

e To view details of the application go to

Planning and Building Standards online services

e Planning quidelines

e Conservation Area Character Appraisals

e Edinburgh Local Development Plan

e Scottish Planning Policy
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Statutory Development

Plan Provision Edinburgh Local Development Plan.

Date registered 5 October 2018

Drawing numbers/Scheme  01-02,

Scheme 1

David R. Leslie

Chief Planning Officer
PLACE

The City of Edinburgh Council

Contact: Peter Martin, Planning Officer
E-mail:peter.martin@edinburgh.gov.uk Tel:0131 469 3664

Links - Policies

Relevant Policies:

Relevant policies of the Local Development Plan.

LDP Policy Des 12 (Alterations and Extensions) sets criteria for assessing alterations
and extensions to existing buildings.

Relevant Non-Statutory Guidelines

Non-statutory guidelines 'GUIDANCE FOR HOUSEHOLDERS' provides guidance for
proposals to alter or extend houses or flats.
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Application for Planning Permission 18/08460/FUL

At 40 Craigleith Hill Avenue, Edinburgh, EH4 2JN

Proposed single storey rear extension with access to garden
(in retrospect).

Consultations

No Consultations received.

Location Plan

© Crown Copyright and database right 2014. All rights reserved. Ordnance Survey License number 100023420

END
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Wednesday 9 January 2019

Application for Planning Permission 18/08318/FUL

At 6 Derby Street, Edinburgh, EH6 4SH

Convert existing attic with dormer to front and rooflights.
Internal alterations with rear extension (as amended).

Item number 45
Report number

Wards B04 - Forth

Summary

The proposals would be compatible with the existing building and the character and
appearance of the Newhaven Conservation Area. They would not have an unacceptable
impact on neighbouring amenity.

Links

Policies and guidance for LDES12, NSG, NSHOU, CRPNEH, LENO6, LDPP,
this application
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Application for Planning Permission 18/08318/FUL

At 6 Derby Street, Edinburgh, EH6 4SH

Convert existing attic with dormer to front and rooflights.
Internal alterations with rear extension (as amended).

Recommendations

1.1 Itis recommended that this application be Granted subject to the details below.

Background

2.1 Site description

The property is a mid-terrace residential dwelling with front and rear gardens. Stanley
Road lies to the south of the property and Newhaven Main Street to the north.

This application site is located within the Newhaven Conservation Area.
2.2 Site History

There is no relevant planning history for this site.

Main report

3.1 Description Of The Proposal

The application proposes extending the current outshoot with a small extension which
would have bi-fold glazed doors, a seam metal roof and metal gutters. In addition a
dormer window is proposed to the front of the property with slate to match the existing
roof. Five roof lights, three on the original roof and two on the outshoot roof plan are
also proposed.

Scheme One

The plans originally included a separate annex building at the rear. This element has
been removed from the proposals.

3.2 Determining Issues

Section 25 of the Town and Country Planning (Scotland) Act 1997 states - Where, in
making any determination under the planning Acts, regard is to be had to the
development plan, the determination shall be made in accordance with the plan unless
material considerations indicate otherwise.

Do the proposals harm the character or appearance of the conservation area? If they
do, there is a strong presumption against granting of permission.
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Do the proposals comply with the development plan?

If the proposals do comply with the development plan, are there any compelling
reasons for not approving them?

If the proposals do not comply with the development plan, are there any compelling
reasons for approving them?

3.3 Assessment
To address these determining issues, the Committee needs to consider whether:
a) The proposed scale, form and design is acceptable, would accord with
neighbourhood character and would preserve or enhance the character and
appearance of the Conservation Area,;
b) The proposal will cause unreasonable loss to neighbouring amenity; and

c) Any comments raised have been addressed.

a) Scale, form and design

The Newhaven Conservation Area Character Appraisal emphasises the importance of
the harbour area, the historic alignment and traditional character of the buildings, the
prominent views to Fife across the Firth of Forth, and the predominant use of traditional
materials.

The residential dwellings in Derby Street are characterised by modest ground floor
extensions to the rear which are sympathetic and congruous in their design. Roofs in
Derby Street are characterised by roof lights and dormer windows of varied sizes to
both elevations.

The proposed single storey rear extension to the existing rear outshoot is of a simple
design that would sit comfortably within that elevation of the building. The layout and
scale of this proposal is in keeping with the spatial pattern of the area and does not
represent overdevelopment on the site. As it is to the rear, there would be no impact on
the appearance of the Newhaven Conservation Area and the simple, high quality
design is compatible with the character of the Newhaven Conservation Area.

The proposed front elevation dormer is of a modern design. The design, form and
fenestration design are acceptable and the proposed slate and metallic returns will fit
harmoniously with the existing slate roof. The dormer will not detract from the host
building or have an adverse effect on the character and appearance of the Newhaven
Conservation Area.

The proposed installation of five roof lights, three to the roof plan of the host property

and two to the roof plan of the outshoot are also acceptable in terms of form and
design.
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The proposal complies with LDP policies Env 6 and Des 12 and meets the
requirements of the non-statutory Guidance for Listed Buildings and Conservation
Areas and the non-statutory Guidance for Householders.

b) Neighbouring amenity

The proposed development would have no adverse impact on neighbouring amenity
and complies with LDP policy Des 12 in this respect.

c) Public comments

Material representations - Objection

— Overdevelopment; this is addressed in section 3.3 a).

— Annex affects character and appearance of the Newhaven Conservation Area;
this has been addressed by the removal of the annex from the proposals.

— Materials and height of the annex; this has been addressed by the removal of
the annex from the proposals.

— Annex would impact upon privacy and light; this has been addressed by the
removal of the annex from the proposals.

Non-material representations - Objection

— Precedent; Planning cannot assess anticipated developments.

— The intended use of the proposal; Planning can only assess applications on their

individual merits and cannot assess anticipated breaches of planning control.

Conclusion
The proposals would be compatible with the existing building and the character and
appearance of the Newhaven Conservation Area. They would not have an
unacceptable impact on neighbouring amenity.

It is recommended that this application be Granted subject to the details below.

3.4 Conditions/reasons/informatives

Informatives
It should be noted that:

1. The works hereby permitted shall be commenced no later than the expiration of
three years from the date of this consent.

2. No development shall take place on the site until a '‘Notice of Initiation of
Development' has been submitted to the Council stating the intended date on
which the development is to commence. Failure to do so constitutes a breach of
planning control, under Section 123(1) of the Town and Country Planning
(Scotland) Act 1997.
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3. As soon as practicable upon the completion of the development of the site, as
authorised in the associated grant of permission, a 'Notice of Completion of
Development' must be given, in writing to the Council.

Financial impact

4.1 The financial impact has been assessed as follows:

There are no financial implications to the Council.

Risk, Policy, compliance and governance impact

5.1 Provided planning applications are determined in accordance with statutory
legislation, the level of risk is low.

Equalities impact

6.1 The equalities impact has been assessed as follows:

The application has been assessed and has no impact in terms of equalities or human
rights.

Sustainability impact

7.1 The sustainability impact has been assessed as follows:

This application is not subject to the sustainability requirements of the Edinburgh
Design Guidance.

Consultation and engagement

8.1 Pre-Application Process
There is no pre-application process history.
8.2 Publicity summary of representations and Community Council comments

Eight comments were received from members of the public. The eight comments were
in objection to the initial proposal. The amended 'Scheme 2' addresses these concerns.
A full assessment of the representations can be found in the main report of the
assessment.

Background reading/external references

e To view details of the application go to

e Planning and Building Standards online services

e Planning quidelines

e Conservation Area Character Appraisals

e Edinburgh Local Development Plan

e Scottish Planning Policy
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Statutory Development

Plan Provision Edinburgh Local Development Plan.

Date registered 4 October 2018

Drawing numbers/Scheme  01,02,03A,04A,05,06A,

Scheme 2

David R. Leslie

Chief Planning Officer
PLACE

The City of Edinburgh Council

Contact: Conor MacGreevy, Planning Officer
E-mail:conor.macgreevy@edinburgh.gov.uk Tel:0131 469 3743

Links - Policies

Relevant Policies:

LDP Policy Des 12 (Alterations and Extensions) sets criteria for assessing alterations
and extensions to existing buildings.

Relevant Non-Statutory Guidelines

Non-statutory guidelines 'GUIDANCE FOR HOUSEHOLDERS' provides guidance for
proposals to alter or extend houses or flats.

The Newhaven Conservation Area Character Appraisal emphasises the importance of
the harbour area, the historic alignment and traditional character of the buildings, the
prominent views to Fife across the Firth of Forth, and the predominant use of traditional
materials.

LDP Policy Env 6 (Conservation Areas - Development) sets out criteria for assessing
development in a conservation area.

Relevant policies of the Local Development Plan.
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Application for Planning Permission 18/08318/FUL

At 6 Derby Street, Edinburgh, EH6 4SH

Convert existing attic with dormer to front and rooflights.
Internal alterations with rear extension (as amended).

Consultations

No consultations undertaken.

Location Plan

© Crown Copyright and database right 2014. All rights reserved. Ordnance Survey License number 100023420

END
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Wednesday 9 January 2019

Application for Planning Permission in Principle
18/07199/PPP

At Kellerstain Stables, Gogar Station Road, Edinburgh
Erection of new one-and-a-half storey dwelling house on
Land to the North East of Kellerstain Estate on Land 40
Metres South Of Kellerstain Lodge, Gogar Station Road,
Edinburgh.

Item number 4.6

Report number

Wards B0O1 - Aimond

Summary

The site is located in the green belt and the proposal does not involve development for
agriculture, woodland and forestry, horticulture or countryside recreation. The proposal
does not involve an intensification of the existing use, the replacement of an existing
building with a new building in the same use, or a change of use of an existing building.
There are no exceptional planning reasons for the approval of a new dwellinghouse in
this location and the proposal may potentially detract from the landscape quality and
rural character of the area. The proposal is contrary to policy Env 10 of the adopted
Edinburgh Local Development Plan (LDP) and the Council's Guidance for Development
in the Countryside and Green Belt.

Links

Policies and guidance for LTRAO02, NSG, NSGCGB, LDPP, LENO3, LENO7,
this application LEN10, LEN12, LDESO1, LDESO0S5,
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Application for Planning Permission in Principle
18/07199/PPP

At Kellerstain Stables, Gogar Station Road, Edinburgh
Erection of new one-and-a-half storey dwelling house on
Land to the North East of Kellerstain Estate on Land 40
Metres South Of Kellerstain Lodge, Gogar Station Road,
Edinburgh.

Recommendations

1.1 Itis recommended that this application be Refused for the reasons below.

Background

2.1 Site description

The site consists of an area of land covering 0.13 hectares situated on the southern
side of a single lane access road leading from Gogar Station Road to Kellerstain
House. Kellerstain House itself is located 200 metres to the south west of the junction
between the access lane and Gogar Station Road.

The layout of the site tapers in width as it progresses northwards, with the southern
boundary measuring 26.5 metres in width and the site continuously narrowing to a point
in its north eastern corner. The surrounding area predominantly consists of countryside
with open fields situated directly to the east, south and west. Kellerstain Lodge House,
a category B listed building (listing reference: LB27299, listing date: 14/06/1991), is
located directly to the north of the site on the opposite side of the access road. A tree
belt delineates the boundary between the site and an open field to the east.

The southern half of the site consists of a section of hardstanding for vehicle
manoeuvring and two structures, a garage and a smaller pitched roof storage shed.
Both structures consist of timber exteriors and slate effect roof tiles. The northern
section of the site is predominantly grass and mature trees.

The site is located in the Green Belt.

2.2 Site History

12 November 2002 - Planning permission granted in retrospect for the erection of a hay
shed and stables/garden machinery store (application reference: 02/02682/FUL).

1 May 2014 - Planning permission refused for the construction of a two storey house to

replace a timber clad shed, four car garage building and car park (application
reference: 14/00748/FUL).
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22 May 2018 - Planning permission in principle refused for the construction of a one
and a half storey dwellinghouse. The initial decision was upheld by the Local Review
Body in August 2018 (application reference: 17/06030/PPP).

Main report

3.1 Description Of The Proposal

The proposal seeks planning permission in principle for the demolition of the two
existing timber structures situated on the site and the construction of a new residential
detached dwellinghouse. The indicative plans denote that the proposed house and
garage would have a floor area of 260 square metres.

Supporting Documents

The applicant has submitted the following supporting document which is available to
view online via Planning and Building Standards Online Services:

— Supporting Statement
3.2 Determining Issues
Section 25 of the Town and Country Planning (Scotland) Act 1997 states - Where, in
making any determination under the planning Acts, regard is to be had to the
development plan, the determination shall be made in accordance with the plan unless
material considerations indicate otherwise.

Do the proposals comply with the development plan?

If the proposals do comply with the development plan, are there any compelling
reasons for not approving them?

If the proposals do not comply with the development plan, are there any compelling
reasons for approving them?

3.3 Assessment
To address these determining issues, the Committee needs to consider whether:
a) The proposal is acceptable in principle;

b) The proposal would have a detrimental impact on the character and appearance
of the surrounding area;

c) The proposal would have a detrimental impact on the setting of a listed building;

d) The proposal would have a detrimental impact on a site recorded in the
inventory of gardens and designated landscapes;

e) The proposal raises any issues in respect of the loss of trees or woodland;
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f) The proposal raises any issues in respect of parking provision and road safety;
g) The proposal raises any issues in respect of aerodrome safeguarding;

h) The proposal would have a detrimental impact on the amenity of neighbouring
residents; and

i) Any issues raised by objectors have been addressed.

a) Principle of the Proposal

The site is designated as being within the green belt in the adopted Edinburgh Local
Development Plan (LDP). Policy Env 10 of the LDP states that within the green belt
and countryside shown on the proposals map, development will only be permitted
where it is for the purposes of agriculture, woodland and forestry, horticulture or
countryside recreation, or where a countryside location is essential and provided any
buildings, structures or hard standing areas are of a scale and quality of design
appropriate to the use; and the proposal would not detract from the landscape quality of
the area.

The proposal does not involve development for agriculture, woodland and forestry,
horticulture or countryside recreation purposes. In addition, the proposal does not
involve an intensification of the existing use of the site as defined in criteria c) of policy
Env 10, as the site is currently used for storage. Neither does the proposal involve the
replacement of an existing building with a new building in the same use. Policy Env 10
does not support the replacement of the two existing timber structures with a
dwellinghouse.

In addition to the above, the Council's Guidance for Development in the Countryside
and Green Belt outlines that new houses not associated with countryside use will not
be acceptable unless there are exceptional planning reasons for approving them.
These reasons include the reuse of brownfield land and gap sites within existing
clusters of dwellings.

The LDP glossary provides a definition of brownfield land as:

Land which has previously been developed. The term may cover vacant or derelict
land, land occupied by redundant or unused buildings.

The applicants are of the view that this is a brownfield site. Whilst the land is currently
occupied by two timber structures and a tarmac area, it is not considered to be
brownfield in terms of representing an exceptional planning reason to justify
development of a new dwellinghouse. The two timber structures situated on the site are
both in a structurally sound condition and they are not redundant, unused or in a state
of disrepair to justify their replacement. They form acceptable features which blend
suitably into the surrounding natural environment and have not been abandoned. In
addition, the land is well kept and is in active use and cannot be considered derelict or
vacant. The presence of a limited amount of hardstanding and two structures of rural
character and design on the site does not serve to conclusively change the status of
the land to brownfield.
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The applicants have made reference to their desire to move from a dwelling located at
Kellerstain Stables, 250 metres to the south, from which they currently operate a bed
and breakfast business. Whilst this would enable them to maintain residence close to
the existing business, it does not justify the development of a new house in the green
belt. In this context, if planning permission was granted it would not be possible to
restrict who could live in the house or prohibit its future sale on the private open market.

The submitted drawings denote only the footprint of the proposed dwelling and the
potential materials which may be used. Detailed design matters and the scale and form
of the house would be assessed through any subsequent application for approval of
matters specified in the conditions of any planning permission in principle granted.
However, the proposed footprint is such that any dwelling would form a prominent
stand-alone feature which could have the potential to detract from the landscape quality
and rural character of the surrounding area.

Having regard to the above, there are no exceptional planning reasons for approving a
new house in this location. The proposal may have a detrimental impact on the
landscape quality and rural character of the surrounding area and does not comply with
LDP policy Env 10 or the Council's Guidance for Development in the Countryside and
Green Belt.

b) Character and Appearance of the Surrounding Area

LDP policy Des 1 states that planning permission will not be granted for poor quality or
inappropriate design or for proposals that would be damaging to the character or
appearance of the area around it.

As stated in section (a) of the report, the submitted drawings provide only an indicative
layout of the proposed dwellinghouse and the potential materials which may be used.
Detailed design matters would be assessed through any subsequent application for
approval of matters specified in the conditions of any planning permission in principle
granted.

c) Impact on the Setting of a Listed Building

LDP policy Env 3 states that development within the curtilage or affecting the setting of
a listed building will be permitted only if not detrimental to the architectural character,
appearance or historic interest of the building, or to its setting.

Kellerstain House which is located to the south of the site is a category B listed building
(listing reference: LB27299, listing date: 14/06/1991. The proposed dwelling would be
sited a sufficient distance from Kellerstain House so as to ensure that it does not
impact on its immediate setting.

The proposal will not have an impact on the setting of the listed building and complies
with LDP policy Env 3.
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d) The proposal would have a detrimental impact on a site recorded in the inventory of
gardens and designated landscapes

LDP policy Env 7 states that development will only be permitted where there is no
detrimental impact on the character of a site recorded in the Inventory of Gardens and
Designated Landscapes.

The site does not lie in a location which has been designated by Historic Environment
Scotland in the Inventory of Gardens and Designated Landscapes. The proposal will
not have a detrimental impact on the character of a site recorded in the Inventory of
Gardens and Designated Landscapes and complies with LDP policy Env 7.

e) The proposal raises any issues in respect of the loss of trees or woodland

LDP policy Env 12 states that development will not be permitted if likely to have a
damaging impact on a tree protected by a Tree Preservation Order or on other tree or
woodland worthy of retention unless necessary for good arboricultural reasons.

The submitted drawings denote that one tree would be removed to allow the
development of the proposed dwellinghouse. The tree is not covered by any statutory
protection. The majority of trees on the site would be retained.

The proposal complies with LDP policy Env 12.

f) Parking Provision and Road Safety

LDP policy Tra 2 states that planning permission will be granted for development where
proposed car parking provision complies with and does not exceed the levels set out in
Council Guidance.

The site is identified as being within parking standards zone 3 in the Edinburgh Design
Guidance (EDG). The proposal includes a garage area which can provide 2 parking
spaces and complies with the EDG requirements.

The proposal as submitted will utilise an existing vehicle access and does not include
provision for any new vehicle access from the single lane access road.

The proposal does not raise any issues in respect of parking provision and complies
with LDP policy Tra 2.

g) Aerodrome Safeguarding

Edinburgh Airport were consulted on the proposal and raised no objection. The
proposal does not raise any issues in respect of aerodrome safeguarding.

h) Amenity of Neighbouring Residents

LDP policy Des 5 states that planning permission will be granted for development
where it is demonstrated that the amenity of neighbouring developments is not
adversely affected.
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The submitted drawings provide an indicative layout of the proposed dwellinghouse
and the potential materials which may be used. However, detailed dimensions of the
proposed house and the subsequent impact on neighbouring residents by virtue of any
overshadowing, loss of daylight and privacy implications would be assessed through a
subsequent application for approval of matters specified in the conditions, if planning
permission in principle is granted.

i) Issues Raised by Objectors

Objection Comments

Material Considerations

— Principle of the proposal is unacceptable as it involves development in the green
belt - addressed in section 3.3 (a).

— Proposal would have a detrimental impact on the character and appearance of
the surrounding area - addressed in section 3.3 (b).

— Proposal would have a detrimental impact on the amenity of neighbouring
residents - addressed in section 3.3 (h).

— The land on which the proposal will be constructed does not meet the definition
of brownfield land — addressed in section 3.3 (a).

Non-Material Considerations

— Access arrangements and vehicle movements during the construction phase —
the planning authority cannot control the movement of vehicles during the
construction process.

— Matters relating to the Murray Garden District development (application
reference: 15/04318/PPP) to the north east of the application site - this is a
separate application which is not relevant to the proposal under consideration.

— Existing private utility provision - provision of utilities such as water, electricity
and gas to a new dwelling is not a material planning consideration and it is the
responsibility of the applicant to ensure such measures are in place prior to
habitation.

— Potential use of the proposed building for bed and breakfast accommodation —
The planning authority cannot assess a potential change of use which may
occur at a future point in time.

Development Management Sub-Committee — 9 January 2019 Page 7 of 14 18/07199/PPP



Conclusion

In conclusion, the site is located in the green belt and the proposal does not involve
development for agriculture, woodland and forestry, horticulture or countryside
recreation. The proposal does not involve an intensification of the existing use, the
replacement of an existing building with a new building in the same use, or a change of
use of an existing building. There are no exceptional planning reasons for the approval
of a new dwellinghouse in this location and the proposal may potentially detract from
the landscape quality and rural character of the area. The proposal is contrary to policy
Env 10 of the adopted Edinburgh Local Development Plan (LDP) and the Council's
Guidance for Development in the Countryside and Green Belt and is not acceptable in
principle.

It is recommended that this application be Refused for the reasons below.

3.4 Conditions/reasons/informatives

Reason for Refusal:-

1. The proposal is contrary to policy Env 10 of the adopted Local Development
Plan (LDP) and the Council's Guidance for Development in the Countryside and
Green Belt as it would involve the development of a new build dwellinghouse in
a green belt location with no exceptional planning reason to justify its
construction.

Financial impact

4.1 The financial impact has been assessed as follows:

There are no financial implications to the Council.

Risk, Policy, compliance and governance impact

5.1 Provided planning applications are determined in accordance with statutory
legislation, the level of risk is low.

Equalities impact

6.1 The equalities impact has been assessed as follows:

The application has been assessed and has no impact in terms of equalities or human
rights.

Sustainability impact

7.1 The sustainability impact has been assessed as follows:

This application is not subject to the sustainability requirements of the Edinburgh
Design Guidance.
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Consultation and engagement

8.1 Pre-Application Process

There is no pre-application process history.

8.2 Publicity summary of representations and Community Council comments

Four letters of objection and one letter of support regarding the proposal were received.
A full summary of the matters raised by the objectors can be found in section 3.3 (i) of

the main report.

Background reading/external references

To view details of the application go to

Planning and Building Standards online services

Planning quidelines

Conservation Area Character Appraisals

Edinburgh Local Development Plan

Scottish Planning Policy
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Statutory Development
The site is located in the green belt in the adopted

Edinburgh Local Development Plan.

Plan Provision

Date registered 18 September 2018

Drawing numbers/Scheme 01-04,

David R. Leslie

Chief Planning Officer
PLACE

The City of Edinburgh Council

Contact: James Allanson, Planning Officer
E-mail:james.allanson@edinburgh.gov.uk Tel:0131 529 3946

Links - Policies

Relevant Policies:

LDP Policy Tra 2 (Private Car Parking) requires private car parking provision to comply
with the parking levels set out in Council guidance, and sets criteria for assessing lower
provision.

Relevant Non-Statutory Guidelines

Non-statutory guidelines DEVELOPMENT IN THE COUNTRYSIDE AND GREEN
BELT, provide guidance on development in the Green Belt and Countryside in support
of relevant local plan policies.

Relevant policies of the Local Development Plan.

LDP Policy Env 3 (Listed Buildings - Setting) identifies the circumstances in which
development within the curtilage or affecting the setting of a listed building will be
permitted.

LDP Policy Env 7 (Historic Gardens and Designed Landscapes) protects sites included

in the national Inventory of Gardens and Designed Landscapes and other historic
landscape features.
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LDP Policy Env 10 (Development in the Green Belt and Countryside) identifies the
types of development that will be permitted in the Green Belt and Countryside.

LDP Policy Env 12 (Trees) sets out tree protection requirements for new development.

LDP Policy Des 1 (Design Quality and Context) sets general criteria for assessing
design quality and requires an overall design concept to be demonstrated.

LDP Policy Des 5 (Development Design - Amenity) sets criteria for assessing amenity.
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Application for Planning Permission in Principle
18/07199/PPP

At Kellerstain Stables, Gogar Station Road, Edinburgh
Erection of new one-and-a-half storey dwelling house on
Land to the North East of Kellerstain Estate on Land 40
Metres South Of Kellerstain Lodge, Gogar Station Road,
Edinburgh.

Consultations

Archaeology

Further to your consultation request | would like to make the following comments and
recommendations concerning these linked FUL & LBC applications for the conversion of
existing offices/stores into 2X dwellings and restoration of 2x windows on south gable

The site forms part of the historic farm of Kellerstain show on General Roy's 1753 Military
Map as Caller Stone. The site also lies on the southern edge of an extensive area of
archaeological importance focused to the north at Gogar and to the east at Millburn with
evidence for prehistoric, Roman (2 temporary camps known from Millburn area) early
historic and medieval and later settlement.

This application must therefore be considered therefore under terms Scottish
Government's Our Place in Time (OPIT) and Scottish Planning Policy (SPP), Historic
Environment Scotland's Policy Statement (HESPS) 2016 and Archaeology Strategy and
CEC's Edinburgh Local Development Plan (2016) policies ENV8 & ENV9. The aim
should be to preserve archaeological remains in situ as a first option, but alternatively
where this is not possible, archaeological excavation or an appropriate level of recording
may be an acceptable alternative.

Although it is considered that landscaping works as part of the construction of existing
sheds and carparking will have had a significant affect upon wither any significant
remains will have survived on site, the potential archaeological impact of construction
has been reassessed by the following image taken from the supporting document
produced by RAD. This image shows a large of linear, E-W, cropmark (marked out by
the two arrows) curving southwards towards this site and in form, would appear to depict
the NW corner of a Roman temporary camp. As mentioned above two such camps are
recorded surviving to the east of this site adjacent to Millburn Tower. It is therefore
possible that this cropmark may be the remains of a third and the remains of such a camp
would be considered of potential national significance.
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Although the site has been affected by recent landscaping the remains of this potential
roman ditch may have survived on this site given their large size and depth. Accordingly,
the potential construction of a new house on this site may significantly impact upon any
such remains, however such an impact is not considered in this case to warrant refusal.
However, it is essential that a programme of archaeological work is undertaken prior to
development in order to record, excavate and analyse any significant remains that may
be affected.

It is recommended that that the following condition be applied to any permissions
/consent granted to secure this programme of archaeological work;

'‘No development shall take place on the site until the applicant has secured the
implementation of a programme of archaeological work (excavation, analysis, reporting,
publication) in accordance with a written scheme of investigation which has been
submitted by the applicant and approved by the Planning Authority.'

The work must be carried out by a professional archaeological organisation, either
working to a brief prepared by CECAS or through a written scheme of investigation
submitted to and agreed by CECAS for the site. Responsibility for the execution and
resourcing of the programme of archaeological works and for the archiving and
appropriate level of publication of the results lies with the applicant.

Edinburgh Airport

The proposed development has been examined from an aerodrome safeguarding
perspective and does not conflict with safeguarding criteria. We therefore have no
objection to this proposal.
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Location Plan

-

© Crown Copyright and database right 2014. All rights reserved. Ordnance Survey License number 100023420
END
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Wednesday 9 January 2019

Application for Planning Permission 18/09103/FUL

At 2 - 3 Montgomery Street Lane, Edinburgh, EH7 5JT
Change of use from two existing lock ups and a
meditation/yoga centre to form annex hotel
accommodation to 10-18 Windsor St. The accommodation
will comprise a one bed and a two bed unit both with self-
catering facilities.

Item number 4.7

Report number

Wards B12 - Leith Walk

Summary

The conversion of the premises as a separate planning unit to self-catering
accommodation (Class 7) is acceptable in principle and will not prejudice nearby
employment uses. The proposal will have no more of an impact than the existing Class
11 use and will not be materially detrimental to the living conditions of nearby residents.
The proposed external alterations relate to non-original features and will not be harmful
to the special interests of the listed building and will not further detract from the character
and appearance of the conservation area.

Links
Policies and quidance for LDPP, LDES12, LENO4, LENO6, LEMP10, LHOUOQ7,
this application LTRAO2, NSG, NSLBCA, NSBUS, NSGD02, OTH,
CRPNEW,
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Application for Planning Permission 18/09103/FUL

At 2 - 3 Montgomery Street Lane, Edinburgh, EH7 5JT
Change of use from two existing lock ups and a
meditation/yoga centre to form annex hotel accommodation
to 10-18 Windsor St. The accommodation will comprise a
one bed and a two bed unit both with self-catering facilities.

Recommendations

1.1 Itis recommended that this application be Granted subject to the details below.

Background

2.1 Site description

The application site is a one and half storey mews building, located within Montgomery
Street Lane and is a Class 11 spiritual centre, incorporating meditation and yoga
classes. The lane is accessed off Montgomery Street. Some of the units in the lane
service commercial businesses both on Windsor Street and EIm Row. A motorcycle
workshop is located at the far end of the lane.

Properties 1-18 (inclusive numbers) Montgomery Street Lane are category C listed
(date of listing: 23/04/2004, reference: LB49764).

This application site is located within the New Town Conservation Area.

2.2 Site History

Applications relating to 2-3 Montgomery Street Lane

22 April 2008 - Listed building consent granted for alterations to form two flatted
dwellings with introduction of roof-lights and window alterations (Application reference
08/00358/LBC).

18 April 2008 - Planning permission refused for change of use from offices to form two
flatted dwellings with introduction of roof-lights and window alterations (Application
reference 08/00358/FUL).

9 December 2008 - DPEA appeal dismissed (permission refused) for change of use
from offices to form two flatted dwellings with introduction of roof-lights and window
alterations (DPEA reference PPA/230/1036).

25 August 2009 - Planning permission granted for change of use to spiritual centre

(Ashram) for meditation, yoga classes and meetings, programs and workshops
(Application reference 08/04330/FUL).
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9 October 2018 - Listed building consent granted for alterations including new rooflights
and window/screen alterations (Application reference 18/03354/LBC).

11 October 2018 - Planning application for change of use and alterations to two
existing lock ups and a meditation/yoga centre to form two residential mews flats
withdrawn (Application reference 18/04020/FUL).

Applications relating to 10-18 Windsor Street

7 April 2017 - Planning permission granted for alterations to hotel annex
accommodation to provide additional 2 bedrooms and self-catering facility at 10-18
Windsor Street (Application reference 17/00228/FUL).

Applications relating to 20 - 24 Windsor Street

30 January 2004 - Planning permission granted for a change of use, subdivision to
form 3 original townhouses (as amended to omit the 2 mews flats to rear and reduce
parking provision) (Application reference 03/04116/FUL).

9 February 2004 - Listed building consent granted for alterations to re-instate to three
town houses (as amended to omit the proposed 2 mews flats to rear and reduce
parking provision) (Application reference 03/04116/LBC).

2 February 2006 - Planning permission refused for change of use from office to a bed
and breakfast hotel (with internal alterations) (Application reference 05/03145/FUL).

9 February 2006 - Mixed decision issued for Listed building consent for the conversion
of former offices to bed and breakfast hotel (internal alterations only). The refusal
related to the window vents (Application reference 05/03145/LBC).

10 September 2010 - Planning permission granted for the subdivision of town house to
form basement flat and two storey house (works only apply to No.24) (Application
reference 10/01092/FUL).

17 August 2010 - Listed building consent granted for alterations to form lower ground
floor flat and two storey house (No. 24) (Application reference 10/01092/LBC).

13 May 2011 - Planning permission granted to sub divide dwelling to form a lower
ground floor flat and a two storey townhouse (no.20) (as amended) (Application
reference 11/00953/FUL).

30 May 2011 - Listed building consent granted for alterations to sub divide dwelling to
form a lower ground floor flat and a 2 storey townhouse (n0.20) (as amended)
(Application reference 11/00954/LBC).

13 May 2011 - Planning permission granted for the sub-division of residential property

to form lower ground floor flat and a two storey townhouse (No.22) (as amended)
(Application reference 11/00956/FUL).
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3 June 2011 - Listed building consent granted for alterations to sub-divide residential
property to form lower ground floor flat and a two storey townhouse (No.22) (as
amended) (Application reference 11/00957/LBC).

16 July 2018 - Enforcement enquiry into an alleged unauthorised change of use - short
term commercial visitor accommodation closed (Enforcement reference
12/00306/ECOU).

9 April 2018 - Listed building consent refused for internal alterations to link the three
properties of 20, 22 and 24 Windsor Street to the adjoining main hotel by forming a new
door opening at ground floor level in the party wall between number 18 and 20 Windsor
Street (Application reference 17/04738/LBC).

15 November 2018 - Application for listed building consent submitted to link the 3

properties of 20, 22 and 24 Windsor Street to the adjoining hotel. The application is
pending (Application reference 18/09901/LBC).

Main report

3.1 Description Of The Proposal
Proposal

The application seeks planning permission for a proposed change of use from existing
lock ups and meditation/ yoga centre (Class 11) to form a hotel annex (Class 7) to the
existing hotel premises at 10-18 Windsor Street. The new accommodation will comprise
two self-catering units, one with one bedroom and the other with two bedrooms.

Externally, the proposal seeks to replace the existing non-original entrance door and
screen with new glazed screens with timber panels at low level and to install four
additional conservation rooflights.

3.2 Determining Issues

Section 25 of the Town and Country Planning (Scotland) Act 1997 states - Where, in
making any determination under the planning Acts, regard is to be had to the
development plan, the determination shall be made in accordance with the plan unless
material considerations indicate otherwise.

Do the proposals harm the character or appearance of the conservation area? If they
do, there is a strong presumption against granting of consent.

In considering whether to grant consent, special regard must be had to the desirability
of preserving the building or its setting or any features of special architectural or historic
interest which it possesses. For the purposes of this issue, preserve, in relation to the
building, means preserve it either in its existing state or subject only to such alterations
or extensions as can be carried out without serious detriment to its character.

Do the proposals comply with the development plan?
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If the proposals do comply with the development plan, are there any compelling
reasons for not approving them?

If the proposals do not comply with the development plan, are there any compelling
reasons for approving them?

3.3 Assessment

To address these determining issues, the Committee needs to consider whether:
a) the principle change of use in this location is acceptable;
b) the proposal will have an detrimental impact on neighbouring amenity;
c) the proposal will harm the character of the listed building;

d) the proposal will harm detract from the character or appearance of the
conservation area;

e) the proposal address issues of parking and road safety; and
f) any matters raised in representations have been addressed.

a) Principle of Change of Use

Policy Emp 10 Hotel Development in the Edinburgh Local Development Plan (LDP)
permits hotel developments in locations within the urban area with good public
transport access to the City Centre.

The existing premises are used as a spiritual centre, incorporating meditation and yoga
classes and is a separate planning unit itself. The premises is located within a
commercial lane with the nearest flatted residential premises to the north on
Montgomery Street. Adjacent to the application site will be a two bedroom self-catering
accommodation, which is ancillary to the existing Cairn Hotel at 10-18 Windsor Street.
The Cairn Hotel also owns the townhouses at 20, 22, 24 Windsor Street where
planning permission was granted to subdivide the townhouses into flats.

Irrespective of land/buildings owned by the Cairn Hotel, the application site on the
location plan relates to 2-3 Montgomery Street Lane only. Therefore, assessment of the
proposal is limited to that planning unit and not the proliferation of the existing Cairn
Hotel. The premises are located within a busy commercial lane (motorcycle
shop/business/offices) and is used to service deliveries for retail units on EIm Row. It
lies within an urban area as designated in the LDP and is highly accessible to good
public transport and nearby amenities. The conversion of the premises will utilise its
own separate access and its conversion to a self-catering accommodation in this
location is compatible with the commercial character of the lane. The proposal complies
with criterion (c) of policy Emp 10 of the LDP.
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A number of representations relate to the loss of the existing premises as a charity
registered community outlet for yoga and meditation. Policy Hou 10 Community
Facilities in the LDP seeks to protect/provide community facilities as a result of new
housing developments only. Therefore, the loss of premises as a community asset as a
result of the proposed conversion to a self-catering accommodation cannot be
safeguarded through the LDP.

Hotel or self-catering guests are not afforded protection from commercial activities
within the lane, which may cause disturbance to their stay. In these circumstances, the
proposal will not prejudice or inhibit the activities of nearby employment uses and
complies with criterion (a) of policy Emp 9 of the LDP.

The principle of converting the premises into a self-catering accommodation in this
location is acceptable subject to compliance with other policies in the plan. These are
addressed below.

b) Neighbouring Amenity

Policy Hou 7 Inappropriate Uses in Residential Areas in the LDP states that
developments, including changes of use, which would have a materially detrimental
effect on the living conditions of nearby residents, will not be permitted. The intention of
this policy is to preclude the introduction or intensification of non-residential uses
incompatible with predominately residential areas; and to prevent any further
deterioration in living conditions in more mixed use areas which nevertheless have
important residential functions.

The nearest residential properties are the five storey building located on Montgomery
Street Lane which provides the pend access to the lane.

A number of representations have been raised in relation to the noise and anti-social
behaviour arising from guests staying at the existing hotel and the self-catering
apartments on Windsor Street and the potential for the proposal to further exacerbate
the situation. The existing Cairn Hotel at 10-18 Windsor Street is an established hotel
use. In these circumstances, planning has no remit to control noise emitting from these
premises or to control/contain on-street noise. This is a separate matter that may be
addressed under a different legislative regime. The proposal purely relates to 2-3
Montgomery Street Lane as a separate planning unit, which is currently an unrestricted
Class 11 (Leisure and Assembly). Given the range of activities that falls under a Class
11 use and the potential for noise and disturbance to occur, the proposal is for the
conversion to a one and two bedroom self-catering accommodation will have no more
of an impact on residential amenity than a Class 11 use within this mixed use lane. The
proposal on balance is acceptable.

The introduction of rooflights will not impact on the privacy of nearby residents.

The proposal complies with policy Hou 7 of the LDP.
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c) Listed Building

Policy Env 4 in the Edinburgh Local Plan (LDP) states that proposals to alter a listed
building will be permitted where those alterations are justified; will not result
unnecessary damage to historic structures or result in an diminution of the buildings
interest; and any additions would be in keeping with other parts of the building.

The proposed alterations have been approved under listed building consent, reference
18/03354/LBC which was largely consistent with the previously approved listed building
consent 08/00358/LBC. Externally, the proposed alterations relate to non-original
features and will not result loss of the buildings original fabric. The inclusion of
additional conservation rooflights to the front and rear will sit flush with the roof and are
acceptable.

The proposed external alterations comply with the objectives of policy Env 4 of the
LDP.

d) Conservation Area

Policy Env 6 in the LDP requires development proposals to preserve or enhance the
character or appearance of the conservation area and is consistent with the relevant
conservation character appraisal.

The application site is located within the New Town Conservation Area. The character
appraisal states the following:

Craig's New Town contained lanes that were composed of artisans' dwellings, but as
the expansions of the New Town took place, the original purpose of the lanes
transferred to the provision of mews. These provided accommodation for stabling and
coaches, usually associated with the town houses on the streets that they lay behind.
They are usually one and a half stories high, with a carriage entrance and sometimes a
hayloft, both on the lane side. They were usually built with a formal high quality design
facing the house and an informal rubble elevation facing the lane of the mews.' There is
a standard palette of traditional building materials including blonde sandstone, timber
windows and pitched slated roofs.

The external alterations relates to the replacement of non-original features within
existing openings and is for an improvement in terms design and detail. Whilst the
alterations are not characteristic of the details of existing garage doors openings which
are prevalent within the lane, the alterations will not have an unacceptable impact on
the character and appearance of the conservation area.

The proposed alterations comply with the objectives of policy Env 6 of the LDP.
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e) Parking and Road Safety

The proposal is for the conversion of existing premises that is currently used for visiting
members of the public and does not include the formation of a new access road. The
lane is used for commercial deliveries and access to business/commercial units. The
proposal as a result of its conversion to self-catering accommodations does not raise
new issues of road safety concerns and there is no requirement to provide a pedestrian
crossing as part of this application. In addition, planning cannot control the turnover of
pedestrians using this lane for other uses/access.

The application form indicates that two existing parking spaces will be retained but the
location of the parking spaces is outwith the red boundary line on the location plan as
submitted. There is no requirement to provide parking for a self-catering
accommodation of this scale within a city centre location. The site is highly accessible
to public transport and nearby amenities.

The proposal complies with Tra 2 of the LDP.

f) Matters Raised in Representations

Material Representations - Objection

— Principle - Impact on rising tourism and loss of community use - Addressed in
Section 3.3 (a).

— Loss of commercial space and the lane is not for sleeping - Addressed in
Section 3.3 (a).

— Planning history - Addressed in Section 3.3 (a).

— Impact on residential amenity - noise and anti-social behaviour issues as a result
of stag/hen dos/party flats (the lane is quiet in the evening when commercial
activity stops) and loss of privacy as result of new rooflights - Addressed in
Section 3.3 (b)

— Impact on listed building - poor quality of design - Addressed in Section 3.3 (c).

— Impact on the character and appearance of the conservation area- poor quality
of design - Addressed in Section 3.3 (d).

— Road Safety - lane is congested and is used for commercial deliveries, no space
to put pedestrian walk/way and will increase chance of an accident - Addressed
in Section 3.3 (e).

— Parking provision - Addressed in Section 3.3 (e).

Non-Material Representations - Objection

— Detrimental to World Heritage status - The site is not located within a World
Heritage boundary as designated in the LDP.

— Inappropriate location for residential uses and likely to encourage more
applications for residential uses in this location - The proposal is not for a Class
9 residential use.

— Residential uses likely to bring more cars and parking pressures within the lane -
The proposal is not for a Class 9 residential use.

— Previous applications refused/withdrawn due to local oppositions - Each
application is assessed on its own merits.
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— To grant planning permission for a change of use and threaten the existence of
this centre would discriminate against people on lower incomes. There is no
nearby alternative to this centre - Planning cannot control/condition the pricing
and location of a service provider.

— Lack of information on the proposed finishes - The drawings as submitted are
clear in terms of what is being proposed and this does not preclude assessment
of the proposals.

— The proposal should be viewed alongside the relentless rise in AirBnB and short
term let properties in area as being an urban blight - Each planning application is
assessed on its own merit.

— Stress on local businesses as result of tram extension and more should be done
to protect businesses within their unique mews lane - This matter cannot be
resolved as part of this application and does not preclude assessment of the
proposal against the policies in the LDP.

— Cairn Hotel does not maintain their premises and allows them to slowly fall into a
state of disrepair - Planning cannot resolved maintenance issues as part of this
application.

— Pressure for housing in central Edinburgh and the proposal is located within a
residential area that could benefit individuals seeking long term housing - The
previous application was withdrawn due to the incompatibility of housing units
within this commercial lane. The site is not a designated in the LDP as being
safeguarded for housing uses.

— The existing 'residential' planning consent for the Cairns Hotels was granted with
condition that neither they nor the residents within the property are allowed to
complain about any noise within the lane - There is no planning condition to
monitor the situation under planning permission 17/00228/FUL. An informative
which is different from a planning condition was added to make it clear that the
hotel’s self-catering guests are not afforded protection from commercial activities
within the lane.

— Title deeds prohibiting residential/hotel uses - Planning cannot resolve issues of
title deeds and land ownerships. This is a civil matter.

— Bins are overflowing within Montgomery Street and approving this application
will increase the level of waste in the area - Issues of commercial waste bins is
not a planning matter.

— The Cairn Group hotel already dominates Windsor Street - The portfolio of a
business is not a planning matter and planning has no remit to curb any
business enterprises.

— No neighbour notification sent to 8 Montgomery Street Lane - Neighbour
Notification list shows that a notification letter was sent to this address. The
council cannot be held liable for any correspondences that do not reach their
intended destination.

— The lack of comments relating to the approved application 17/00228/FUL is
puzzling and residents were not aware of this development until works started
on the site - The Council carried out the required statutory publicity. This has no
bearing in the assessment of the current proposals.

— Littering issues from existing hotel guests - Not a planning matter.

— Site Notice and Neighbour Notification - The situation was rectified and letters
were sent to all notifiable neighbours. This does not preclude assessment of the
proposal.

— Allegations of bribery - This is a Police Scotland matter.
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Conclusion

In conclusion, the conversion of the premises as a separate planning unit to self-
catering accommodation (Class 7) is acceptable in principle and will not prejudice
nearby employment uses. The proposal will have no more of an impact than the
existing Class 11 use and will not be materially detrimental to the living conditions of
nearby residents. The proposed external alterations relate to non-original features and
will not be harmful to the special interests of the listed building and will not further
detract from the character and appearance of the conservation area. There are no
material considerations that would outweigh this conclusion. It is recommended that
Committee grant this application.

It is recommended that this application be Granted subject to the details below.

3.4 Conditions/reasons/informatives

Informatives
It should be noted that:

1. The development hereby permitted shall be commenced no later than the
expiration of three years from the date of this consent.

2. No development shall take place on the site until a 'Notice of Initiation of
Development' has been submitted to the Council stating the intended date on
which the development is to commence. Failure to do so constitutes a breach of
planning control, under Section 123(1) of the Town and Country Planning
(Scotland) Act 1997.

3. As soon as practicable upon the completion of the development of the site, as
authorised in the associated grant of permission, a 'Notice of Completion of
Development' must be given, in writing to the Council.

4. Hotel or self-catering guests are not afforded protection from commercial
activities within the lane, which may cause disturbance to their stay.

Financial impact

4.1 The financial impact has been assessed as follows:

There are no financial implications to the Council.

Risk, Policy, compliance and governance impact

5.1 Provided planning applications are determined in accordance with statutory
legislation, the level of risk is low.
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Equalities impact

6.1 The equalities impact has been assessed as follows:

The application has been assessed and has no impact in terms of equalities or human
rights.

Sustainability impact

7.1 The sustainability impact has been assessed as follows:

This application is not subject to the sustainability requirements of the Edinburgh
Design Guidance.

Consultation and engagement

8.1 Pre-Application Process

Pre-application discussions took place on this application.

8.2 Publicity summary of representations and Community Council comments
The application was advertised on 26 October 2018 and the proposal attracted 34

letters of objections. Only 27 of these letters were valid/material to the proposal. The
comments made are addressed in the Assessment section of the report.

Background reading/external references

e To view details of the application go to

e Planning and Building Standards online services

e Planning quidelines

e Conservation Area Character Appraisals

e Edinburgh Local Development Plan

e Scottish Planning Policy
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Statutory Development
The site is an urban area as designated in the

Edinburgh Local Development Plan and the New Town
Conservation Area.

Plan Provision

Date registered 16 October 2018

Drawing numbers/Scheme  01-04.,

Scheme 1

David R. Leslie

Chief Planning Officer
PLACE

The City of Edinburgh Council

Contact: Laura Marshall, Planning Officer
E-mail:laura.marshall@edinburgh.gov.uk Tel:

Links - Policies

Relevant Policies:

Relevant policies of the Local Development Plan.

LDP Policy Des 12 (Alterations and Extensions) sets criteria for assessing alterations
and extensions to existing buildings.

LDP Policy Env 4 (Listed Buildings - Alterations and Extensions) identifies the
circumstances in which alterations and extensions to listed buildings will be permitted.

LDP Policy Env 6 (Conservation Areas - Development) sets out criteria for assessing
development in a conservation area.

LDP Policy Emp 10 (Hotel Development) sets criteria for assessing sites for hotel
development.

LDP Policy Hou 7 (Inappropriate Uses in Residential Areas) establishes a presumption

against development which would have an unacceptable effect on the living conditions
of nearby residents.
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LDP Policy Tra 2 (Private Car Parking) requires private car parking provision to comply
with the parking levels set out in Council guidance, and sets criteria for assessing lower
provision.

Relevant Non-Statutory Guidelines

Non-statutory guidelines 'LISTED BUILDINGS AND CONSERVATION AREAS'
provides guidance on repairing, altering or extending listed buildings and unlisted
buildings in conservation areas.

Non-statutory guidelines 'GUIDANCE FOR BUSINESSES' provides guidance for
proposals likely to be made on behalf of businesses. It includes food and drink uses,
conversion to residential use, changing housing to commercial uses, altering
shopfronts and signage and advertisements.

Non-Statutory guidelines Edinburgh Design Guidance supports development of the
highest design quality and that integrates well with the existing city. It sets out the
Council's expectations for the design of new development, including buildings, parking,
streets and landscape, in Edinburgh.

Other Relevant policy guidance
The New Town Conservation Area Character Appraisal states that the area is
typified by the formal plan layout, spacious stone built terraces, broad streets and an

overall classical elegance. The buildings are of a generally consistent three storey and
basement scale, with some four storey corner and central pavilions.
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Application for Planning Permission 18/09103/FUL

At 2 - 3 Montgomery Street Lane, Edinburgh, EH7 5JT
Change of use from two existing lock ups and a
meditation/yoga centre to form annex hotel accommodation
to 10-18 Windsor St. The accommodation will comprise a
one bed and a two bed unit both with self-catering facilities.

Consultations

No consultations undertaken.

Location Plan

© Crown Copyright and database right 2014. All rights reserved. Ordnance Survey License number 100023420
END
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Wednesday 9 January 2019

Application for Planning Permission 18/02451/FUL

At 5 Warriston Road, Edinburgh, EH3 5LQ
Development of 11 new residential flats including
associated parking, infrastructure and landscaping (as
amended)

Item number 4.8
Report number

Wards B12 - Leith Walk

Summary

The proposed development complies with the adopted Edinburgh Local Development
Plan and meets the requirements of the Council's Edinburgh Design Guidance. It is
acceptable in terms of scale, layout, design and materials. Adequate car and cycle
parking are being provided. The amenity for the future occupiers of the development is
acceptable and enhanced by the site's location immediately south of the Water of Leith.
Private balconies and terraces offer views on to the river. Impact on infrastructure will be
mitigated through appropriate developer contributions.

SEPA objects to the principle of development but the Council's Flooding team is satisfied
that the proposed mitigation measures are acceptable. Scottish Ministers will require to
be notified should committee decide to grant the application.

Links

Policies and quidance for ~ LDPP, LDES01, LDES04, LDES05, LDES10, LENOQ9,

this application LHOUO01, LHOUO03, LTRA02, LTRA03, LEN21, NSG,
NSGDO02,
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Application for Planning Permission 18/02451/FUL

At 5 Warriston Road, Edinburgh, EH3 5LQ

Development of 11 new residential flats including associated
parking, infrastructure and landscaping (as amended)

Recommendations

1.1 Itis recommended that this application be Granted subject to the details below.

Background

2.1 Site description

The site lies on the eastern side of Warriston Road facing the Water of Leith. The site is
occupied by two linked buildings comprising a 1980's building built to the rear of an
older single storey building with a pantiled roof of traditional style, used as a
photographic studio. The building is surrounded by flatted development of modern
design to the north and to the rear.

The site is adjacent to the boundary of the Inverleith Conservation Area.
2.2 Site History

24 January 1996 - planning permission was granted for alterations & change of use
from a photographic laboratory to an office (application number 95/02808/FUL).

9 November 2015 - planning permission was granted for the demolition of the existing
building on site and the erection of a 3 storey block of flats with subterranean parking
deck for 10 cars, 10 cycles and refuse storage with 10 bins (application number
14/02315/FUL).

Main report

3.1 Description Of The Proposal

The proposal is for the development of 11 new residential flats.

The building is for a single block, predominately five storey high with car parking on the
ground floor and four floors of residential accommodation above. The new apartments
will have two or three bedrooms. The new roof has a pitch set back from the front wall
of the building.

The proposed materials are brick for the side and rear walls, zinc for the roof and ashlar
stone and rubble stone for the front elevation.
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Nine parking spaces are provided and 24 cycle spaces in a secure location. Amenity
space is provided to the rear of the building and the apartments each have external
balconies.

Supporting Documents

— Design and Access Statement
— Flood Risk and Surface Water Management Plan

These documents are able to be viewed on the Planning and Building Standards
Online Services.

Scheme 1

The original proposal was greater in height and had a flat roof. The proposed materials
for the new building were brick and render.

3.2 Determining Issues

Section 25 of the Town and Country Planning (Scotland) Act 1997 states - Where, in
making any determination under the planning Acts, regard is to be had to the
development plan, the determination shall be made in accordance with the plan unless
material considerations indicate otherwise.

Do the proposals harm the character or appearance of the conservation area? If they
do, there is a strong presumption against granting of permission.

Do the proposals comply with the development plan?

If the proposals do comply with the development plan, are there any compelling
reasons for not approving them?

If the proposals do not comply with the development plan, are there any compelling
reasons for approving them?

3.3 Assessment
To address these determining issues, the Committee needs to consider whether:
a) the principle of residential development is acceptable;

b) the scale, design and materials would have a detrimental impact on the
character and appearance of the surrounding area;

c) the proposal provides an adequate impact on the residential amenity;
d) the proposal provides an adequate impact of amenity for the future occupiers;
e) the proposal raises any transport issues;

f) the proposal is acceptable in terms of flooding;
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g) the proposal is acceptable in terms of education provision;
h) the proposal is acceptable in terms of archaeology; and

i) any comments raised have been addressed.

a) Principle

The site is located within the urban area of the Edinburgh Local Development Plan
(LDP).

LDP Hou 1 supports new housing development provided it is compatible with other
policies of the Plan.

LDP Hou 4 Density seeks an appropriate density of development having regard to its
characteristics and those of the surrounding area. The new development occupies the
majority of the site with an area of open space to the front facing Warriston Road. This
is in keeping with the density of the modern flats to the north, south and east. It is
located close to the city centre where there are higher densities and a good level of
public transport. The proposal accords with this policy.

LDP Hou 2 seeks a good mix of dwelling types and sizes. The proposal creates two
and three bedroom flats in keeping with the character of the area. The proposal
accords with this policy.

LDP Emp 9 applies to site or premises in the urban area currently or last in use for
employment purposes. The proposal will redevelop this employment site and introduce
a non-employment use but the new use will not prejudice or inhibit the activities of any
nearby employment use. The site is less than one hectare so there is no requirement
for the proposed floorspace to provide for a range of business users. The proposal
accords with this policy.

The Committee granted planning permission for the demolition of the existing building
and the erection of a three storey block of flats on 22 February 2017. Whilst every
planning application is to be assessed on its own merits, the previous consent is still
valid and is a material consideration in the assessment of the proposal.

The development is therefore acceptable in principle provided it complies with other
policy requirements.
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b) Scale, Design and Materials

LDP Policy Des 1 supports new development whose design contributes towards a
sense of place and picks up on the positive characteristics of the area. LDP Policy

Des 4 is seeking proposals to have similar characteristics to the surrounding buildings.
In the amended scheme, the height of the building has now been lowered and includes
a pitched roof which is no higher than the surrounding neighbouring building, reducing
the massing and appearance of the scheme within the context. The ground floor of the
new building would be clad in rubble stone to give reference to the former building on
the site. The upper floors would be finished in ashlar stone in keeping with the stone
built character of the area. The glazing pattern would give an overall vertical emphasis
to the built form and proportions.

The proposal does not lie within a conservation area but the boundary of Inverleith
Conservation Area lies immediately to the west and south of the site.

In terms of LDP Policy Env 6, regarding impact on the adjacent conservation area, the
new development is of appropriate design and quality and utilises materials appropriate
to the historic environment. The proposed housing development would preserve the
setting of the conservation area.

In terms of LDP Policy Des 10, the development has been designed to have an
attractive frontage to the Water of Leith. There is no change to the existing public
access along the water’s edge and the development maintains and enhances the water
environment.

The proposal will retain the setting of the surrounding area and will be a positive
addition to it in terms of scale, design and materials. It complies with LDP policies
Des 1, Des 4 and Des 10.

c) Neighbouring Residential Amenity

The new flats will face onto the Water of Leith and the existing properties within Boat
Green and comply with the requirements of the Council's Edinburgh Design Guidance
in terms of privacy distance. This proximity matches the pattern of development in the
area. The submitted Design Statement confirms that the proposals meets the
requirements in the Council's Edinburgh Design Guidance in terms of overshadowing,
daylighting and sunlighting.

The proposal complies with LDP Policy Des 5 in this respect.

d) Amenity for the Future Occupiers

The proposal creates seven two bedroom flats and four three bedroom flats complying
with LDP Policy Hou 2 in terms of housing mix. All the apartments meet the minimum
internal floor area requirements of the Council's Edinburgh Design Guidance.

The new residential units would have aspects to the front and rear. The main living
spaces will receive adequate daylight.
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A communal garden area is provided in the north east corner of the site and at first floor
level there is private garden provided for the larger 3 bedroom flat. This is considered
appropriate in terms of LDP Policy Env 20 given it is a larger housing unit. Additional
private external amenity space is provided in the form of terraces or balconies. Overall
a minimum of 20% of total site area is useable greenspace which complies with LDP
Hou 3.

The proposal complies with LDP policies Hou 2, Hou 3 and Env 20.

e) Transport

The application has been assessed under the 2017 parking standards which permit a
maximum of 11 parking spaces. Nine car parking spaces are proposed so this meets
the standards. Cycle storage cases are proposed within the building which would
provide 24 cycle parking spaces.

The proposals comply with LDP policies Tra 2 and Tra 3.

There are no road safety issues.

f) Archaeology

The single storey cottage on the site is now used as an office. Although considered by
the City Archaeologist to be historically significant, if consent is granted a detailed
historic building survey should be undertaken prior to and during their demolition. This
will be secured by a condition.

The archaeological issues can be addressed satisfactorily.

g) Flooding

In terms of LDP Env 21, the proposal will provide adequate drainage. The Council's
Flood Team has confirmed that sufficient information has been submitted to satisfy
flooding arrangements.

SEPA has objected to the principle of residential development on this site on the
grounds of flood risk.

The site is located adjacent to the Water of Leith and benefits from the Water of Leith
Flood Protection Scheme (FPS). In August 2017, SEPA published a Planning
Information Note 4 which sets out the position that it now takes for development behind
a FPS. In summary, where a planning application will result in a land use change to a
highly vulnerable use such as residential, SEPA requires the development to be
protected to a 1:200 year standard including an appropriate allowance for climate
change. However, SEPA is now concerned that this climate change allowance may not
be sufficient and therefore objects to the principle of housing development on the site.
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SEPA has a shared duty with Scottish Ministers and other responsible authorities under
the Flood Risk Management (Scotland) Act 2009 to reduce flood risk and promote
sustainable flood risk management. It states that the cornerstone of sustainable flood
risk management is the avoidance of flood risk. It is SEPA's view that vulnerable uses
such as a residential development should be directed to alternative locations rather
than incorporating mitigation measures.

However, SEPA recognises that in determining applications, planning authorities have
to consider a range of material considerations as well as flood risk. There may be
circumstances where applications are granted planning permission despite an objection
from SEPA. In this instance, SEPA has stated that, should the Council be minded to
approve the application, it recommends that:-

— finished floor levels are raised above the crest levels of the adjacent flood wall,
including an adequate freeboard,;

— flood resistant and resilient design and materials are included; and

— safe flood free access and egress can be provided.

The applicant has amended the proposals to meet these requirements. Despite the
SEPA flood maps showing fluvial flood risk in the area the 2003 WoL model gives a
flood level of 11.789mAQOD with a 12% climate change allowance. Incorporating
600mm freeboard above this level gives 12.389mAOD. The applicant has proposed
12.775m AOD. Upon review the Council's Flooding team is satisfied that the current
CEC requirement for 30% climate change would not require a higher finished floor level
than that proposed by the applicant.

Notwithstanding SEPA's objection to the principle of residential development, this
proposal has been designed to mitigate potential flood risk and accords with LDP policy
Env 21 Flood Protection. As SEPA has objected to the application, if the Council is
minded to grant planning permission, it must notify Scottish Ministers

h) Education
Using the pupil generation rates set out in the Supplementary Guidance, the
development of 11 flats is not expected to generate any pupils. A contribution towards

education infrastructure is therefore not required.

i) Public Comment

Material Considerations

— loss of historic fabric and design of the proposal - addressed in section 3.3b).

— height of the new built will darken neighbouring properties - addressed in
section 3.3c) and found that the height of the new built is appropriate to the
surrounding buildings.

— massing of the building on a small footprint - addressed in section 3.3b) and
found that it is appropriate to the character of the area.

— Over development — addressed in section 3.3b) and found that the density is
compatible with surrounding buildings.

— parking congestion on nearby streets - addressed in section 3.3e) and found
that the parking arrangements complies with LDP Tra 2.
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— proposed materials - addressed in section 3.3b) found that these are
acceptable in this location.

Non-material considerations

— Disruption during construction — not relevant to Planning process.
— Views of Water of Leith obscured by development - not relevant to Planning
process.

Conclusion

The proposal largely complies with the development plan and Council's non-statutory
guidelines. The development is acceptable in terms of scale, design and materials in
this location and would have an acceptable impact on the setting of Inverleith
Conservation Area located to the south and west. The impact on neighbouring amenity
is satisfactory and an adequate level of amenity will be provided for future occupiers,
despite a slight infringement of open space provision. There are no transport issues.
There are no other material considerations to outweigh this conclusion.

Flooding arrangements for the site are acceptable to CEC's Flood Team. However,
SEPA is objecting on the grounds that there is a risk of flooding of the proposed
buildings. In view of this outstanding objection, as SEPA is a statutory consultee, the
Scottish Ministers will require to be notified should committee decide to grant planning
permission.

It is recommended that this application be Granted subject to the details below.

3.4Conditions/reasons/informatives

Conditions:-
1. The application shall be notified to the Scottish Ministers prior to determination.
2 No development shall take place until the applicant has secured the

implementation of a programme of archaeological work, in accordance with a
written scheme of investigation which has been submitted to and approved in
writing by the Planning Authority, having first been agreed by the City
Archaeologist.

3. A detailed specification, including trade names where appropriate, of all the
proposed external materials shall be submitted to and approved in writing by the
Planning Authority before work is commenced on site; Note: samples of the
materials may be required.

Reasons:-

1. In order to accord with the statutory requirements of the Town and Country
Planning (Scotland) Acts.

2. In order to safeguard the interests of archaeological heritage.

3. In order to enable the planning authority to consider this/these matter/s in detail.
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Informatives

It should be noted that:

1.

The development hereby permitted shall be commenced no later than the
expiration of three years from the date of this consent.

No development shall take place on the site until a 'Notice of Initiation of
Development' has been submitted to the Council stating the intended date on
which the development is to commence. Failure to do so constitutes a breach of
planning control, under Section 123(1) of the Town and Country Planning
(Scotland) Act 1997.

As soon as practicable upon the completion of the development of the site, as
authorised in the associated grant of permission, a 'Notice of Completion of
Development' must be given, in writing to the Council.

The applicant should be advised that as the development is located in the
extended Controlled Parking Zone, they will be eligible for one residential
parking permit per property in accordance with the Transport and Environment
Committee decision of 4 June 2013. See
http://www.edinburgh.gov.uk/download/meetings/id/39382/item_7_7 (Category D
- New Build).

All disabled persons parking places should comply with Disabled Persons
Parking Places (Scotland) Act 2009. The Act places a duty on the local authority
to promote proper use of parking places for disabled persons' vehicles. The
applicant should therefore advise the Council if he wishes the bays to be
enforced under this legislation. A contribution of £2,000 will be required to
progress the necessary traffic order but this does not require to be included in
any legal agreement. All disabled persons parking places must comply with
Traffic Signs Regulations and General Directions 2016 regulations or British
Standard 8300:2009 as approved.

In accordance with the Council's LTS Travplan3 policy, the applicant should
consider developing a Travel Plan including provision of pedal cycles (inc.
electric cycles), secure cycle parking, public transport travel passes, a Welcome
Pack, a high-quality map of the neighbourhood (showing cycling, walking and
public transport routes to key local facilities), timetables for local public transport.

Electric vehicle charging outlets should be considered for this development
including dedicated parking spaces with charging facilities and ducting and
infrastructure to allow electric vehicles to be readily accommodated in the future.

Financial impact

4.1 The financial impact has been assessed as follows:

There are no financial implications to the Council.
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Risk, Policy, compliance and governance impact

5.1 Provided planning applications are determined in accordance with statutory
legislation, the level of risk is low.

Equalities impact

6.1 The equalities impact has been assessed as follows:

The application has been assessed and has no impact in terms of equalities or human
rights.

Sustainability impact

7.1 The sustainability impact has been assessed as follows:

This application is not subject to the sustainability requirements of the Edinburgh
Design Guidance.

Consultation and engagement

8.1 Pre-Application Process

Pre-application discussions took place on this application.

8.2 Publicity summary of representations and Community Council comments
The application was advertised on 8 June 2018 and a total of 30 representations were
received 28 objecting and 2 supporting. These included comments from Warriston

Crescent Residents’ Association.

A full assessment of the representations can be found in the main report in the
Assessment section.

Background reading/external references

e To view details of the application go to

e Planning and Building Standards online services

e Planning quidelines

e Conservation Area Character Appraisals

e Edinburgh Local Development Plan

e Scottish Planning Policy
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Statutory Development
The site lies within the urban area of the Edinburgh

Local Development Plan.

Plan Provision

Date registered 29 May 2018

Drawing numbers/Scheme  1,2,3A-14A,

Scheme 2

David R. Leslie

Chief Planning Officer
PLACE

The City of Edinburgh Council

Contact: Jennifer Zochowska, Senior Planning Officer
E-mail:jennifer.zochowska@edinburgh.gov.uk Tel: 0131 529 3793

Links - Policies

Relevant Policies:

Relevant policies of the Local Development Plan.

LDP Policy Des 1 (Design Quality and Context) sets general criteria for assessing
design quality and requires an overall design concept to be demonstrated.

LDP Policy Des 4 (Development Design - Impact on Setting) sets criteria for assessing
the impact of development design against its setting.

LDP Policy Des 5 (Development Design - Amenity) sets criteria for assessing amenity.

LDP Policy Des 10 (Waterside Development) sets criteria for assessing development
on sites on the coastal edge or adjoining a watercourse, including the Union Canal.

LDP Policy Env 9 (Development of Sites of Archaeological Significance) sets out the
circumstances in which development affecting sites of known or suspected
archaeological significance will be permitted.

LDP Policy Hou 1 (Housing Development) sets criteria for assessing the principle of
housing proposals.
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LDP Policy Hou 3 (Private Green Space in Housing Development) sets out the
requirements for the provision of private green space in housing development.

LDP Policy Tra 2 (Private Car Parking) requires private car parking provision to comply
with the parking levels set out in Council guidance, and sets criteria for assessing lower
provision.

LDP Policy Tra 3 (Private Cycle Parking) requires cycle parking provision in
accordance with standards set out in Council guidance.

LDP Policy Env 21 (Flood Protection) sets criteria for assessing the impact of
development on flood protection.

Relevant Non-Statutory Guidelines
Non-Statutory guidelines Edinburgh Design Guidance supports development of the
highest design quality and that integrates well with the existing city. It sets out the

Council's expectations for the design of new development, including buildings, parking,
streets and landscape, in Edinburgh.
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Application for Planning Permission 18/02451/FUL

At 5 Warriston Road, Edinburgh, EH3 5LQ

Development of 11 new residential flats including associated
parking, infrastructure and landscaping (as amended)

Consultations

Archaeology

Further to your consultation request | would like to make the following comments and
recommendations concerning this application for the development of 11 new residential
flats including associated parking, infrastructure and landscaping.

The site occurs on the southern bank of the water of Leith on the eastern edge of
Canonmills, which was established as a centre for Holyrood Abbey's mills in the 12th
century. The site is currently occupied by two linked buildings comprising a late 20th
century building built onto the rear of an older, single-storey cottage. This cottage
appears on Ainslie's 1804 map of Edinburgh, though it probably dates to the second half
of the 18th century. By the 1st Edition OS map the site has been subsumed by the
creation of a railway station and associated goods yard. Although the cottage clearly
survives it is not clear from the map if it formed part of this station.

Accordingly this site has been identified as occurring within an area of potential national
archaeological significance. Accordingly, this application must be considered under
terms Scottish Government's Our Place in Time (OPIT), Scottish Planning Policy (SPP),
Historic Environment Scotland's Policy Statement (HESPS) 2016 and Archaeology
Strategy and also CEC's Edinburgh Local Development Plan (2016) Policies ENV8 &
ENV9. The aim should be to preserve archaeological remains in situ as a first option, but
alternatively where this is not possible, archaeological excavation or an appropriate level
of recording may be an acceptable alternative.

The front of the site is occupied by single storey stone cottage constructed between
c.1750 and 1804. Although undesignated, this building is a rare survival within urban
central Edinburgh of an 18th century rural cottage. Such building types would have been
once common but now are almost lost within central Edinburgh, as a result of both
modern and historic 19th century growth of the city. Its historic significance is
strengthened further by it being one of the oldest surviving buildings within the local area
and significantly one which represents its former rural past.
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Accordingly in my opinion this cottage must be regarded as having local and perhaps
regional archaeological /historic significance and one that adds significantly to the local
historic character of Canonmills and the Water of Leith. Accordingly the loss of this
historic cottage as a result of its demolition is regarded as having a significant adverse
archaeological impact and one which is contra to CEC Planning Policy ENV8(b).

If consent is granted for this revised scheme, it is essential that an historic building survey
(level 3: internal and external elevations and plans, photographic and written survey and
analysis) is undertaken prior to and during demolition. This will be linked with an
appropriate programme of archaeological excavation undertaken prior to development to
fully excavate, record and analysis any surviving archaeological buried remains. Should
consent be granted, it is recommended that the following condition be attached to ensure
that this programme of archaeological works is undertaken:

'No demolition/development shall take place on the site until the applicant has secured
the implementation of a programme of archaeological work (historic building survey,
excavation, analysis & reporting, publication) in accordance with a written scheme of
investigation which has been submitted by the applicant and approved by the Planning
Authority.'

The work must be carried out by a professional archaeological organisation, either
working to a brief prepared by CECAS or through a written scheme of investigation
submitted to and agreed by CECAS for the site. Responsibility for the execution and
resourcing of the programme of archaeological works and for the archiving and
appropriate level of publication of the results lies with the applicant.

Children and Families

The Council's Supplementary Guidance on 'Developer Contributions and Infrastructure
Delivery' states that no contribution towards education infrastructure is required from
developments that are not expected to generate at least one additional primary school

pupil.

Using the pupil generation rates set out in the Supplementary Guidance, the
development of 11 flats is not expected to generate at least one additional pupil. A
contribution towards education infrastructure is therefore not required.

Roads Authority Issues

The application should be continued.
Reasons:

1. The proposed cycle store on the lower ground floor is not considered to meet
Cycle by Design 2010 8.3.1 - General Considerations on the detailed design of cycle
parking; as it is considered there will be difficulty in accessing the store and does not
provide adequate space to manoeuvre a bicycle;

2. The proposed style of cycle parking is considered to be unsuitable, as there will
be a requirement for the user to lift the cycle onto the rack;
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3. All disabled persons parking places should comply with Disabled Persons Parking
Places (Scotland) Act 2009. The Act places a duty on the local authority to promote
proper use of parking places for disabled persons' vehicles. The applicant should
therefore advise the Council if he wishes the bays to be enforced under this legislation.
A contribution of £2,000 will be required to progress the necessary traffic order but this
does not require to be included in any legal agreement. All disabled persons parking
places must comply with Traffic Signs Regulations and General Directions 2016
regulations or British Standard 8300:2009 as approved;

4. In accordance with the Council's LTS Travplan3 policy, the applicant should
consider developing a Travel Plan including provision of pedal cycles (inc. electric
cycles), secure cycle parking, public transport travel passes, a Welcome Pack, a high-
quality map of the neighbourhood (showing cycling, walking and public transport routes
to key local facilities), timetables for local public transport.

Further comments received 08.11.18

Further to the response dated the 8th of June 2018 No objections to the application
subject to the following being included as conditions or informatives as appropriate:

1. The applicant will be required to contribute the sum of £11,850 to the relevant
transport actions from the Edinburgh LDP Action Programme. The sum to be indexed as
appropriate and the use period to be 10 years from the date of payment.

2. The applicant should be advised that as the development is located in the
extended Controlled Parking Zone, they will be eligible for one residential parking permit
per property in accordance with the Transport and Environment Committee decision of 4
June 2013. See http://www.edinburgh.gov.uk/download/meetings/id/39382/item_7 7
(Category D - New Build);

3. All disabled persons parking places should comply with Disabled Persons Parking
Places (Scotland) Act 2009. The Act places a duty on the local authority to promote
proper use of parking places for disabled persons' vehicles. The applicant should
therefore advise the Council if he wishes the bays to be enforced under this legislation.
A contribution of £2,000 will be required to progress the necessary traffic order but this
does not require to be included in any legal agreement. All disabled persons parking
places must comply with Traffic Signs Regulations and General Directions 2016
regulations or British Standard 8300:2009 as approved;

4. In accordance with the Council's LTS Travplan3 policy, the applicant should
consider developing a Travel Plan including provision of pedal cycles (inc. electric
cycles), secure cycle parking, public transport travel passes, a Welcome Pack, a high-
quality map of the neighbourhood (showing cycling, walking and public transport routes
to key local facilities), timetables for local public transport;

5. Electric vehicle charging outlets should be considered for this development
including dedicated parking spaces with charging facilities and ducting and infrastructure
to allow electric vehicles to be readily accommodated in the future;

Note:
1. The application has been assessed under the 2017 parking standards. These
permit the following:

a. A maximum of 11 car parking spaces, 9 car parking spaces are proposed;
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b. The justification for this level of car parking is based on local residents concerns
regarding car parking over spilling onto the surrounding streets and the lack of on-street
parking in this area.

C. Where 10+ car parking spaces are being provided 1 in 6 should be equipped for
Electric Vehicle charging;

d. For 10+ dwellings 8% of car parking should be designated as accessible, the
proposed 1 space is acceptable. The applicant should carefully consider the location of
this space and should be located as close as possible to the appropriate entrances;

e. A minimum of 23 cycle parking spaces, the 12 individual cycle storage cages
proposed within the building are considered acceptable;

f. No requirement for MC parking.

SEPA

Thank you for your consultation email which SEPA received on 01 June 2018 and
apologies for the delay in responding to this consultation. There are ongoing discussions
between SEPA and Council staff with regards the likely Standard of Protection (SOP)
afforded by the Water of Leith Flood Protection Scheme.

A detailed report is appended to this response and in summary the uncertainties noted
therein do not allow us to conclude that the SOP is sufficient to demonstrate that this
planning application conforms to our position on development protected by a Flood
Protection Scheme (see 1.2 below).

Advice for the planning authority

We obiject to this planning application in principle on the grounds of flood risk on the
grounds that it may place buildings and persons at flood risk contrary to Scottish Planning
Policy. Please note the advice provided below and the appended technical flood risk
report (Appendix 1).

In the event that the planning authority proposes to grant planning permission contrary
to this advice on flood risk, the Town and Country Planning (Notification of Applications)
(Scotland) Direction 2009 provides criteria for the referral to the Scottish Ministers of such
cases. You may therefore wish to consider if this proposal falls within the scope of this
Direction.

1. Flood Risk

1.1 Itis proposed to redevelop commercial buildings behind the Water of Leith Flood
Protection Scheme to residential flats. In accordance with our Flood risk and vulnerability
guidance residential developments are classed as highly vulnerable. This is an increase
in vulnerability from the previous use and will introduce new risk receptors who are more
vulnerable to the effects and impacts of flooding.
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1.2 Inline with SPP and our duties under the Flood Risk Management (Scotland) Act
2009, our position is that proposed developments are only acceptable behind a flood
protection scheme if the scheme is built to an appropriate standard. The minimum
appropriate standard of a scheme is determined by the land use vulnerability category of
the proposed development. For highly vulnerable developments such as this, the
minimum appropriate standard of protection is 0.5% (200 years) plus climate change.
This position is explained in our Planning Information Note 4 - SEPA Position on
development protected by a Flood Protection Scheme. The position explained in this
information note has been approved at the highest level within SEPA by our Agency
Management Team.

1.3  Whilst we understand that the site is afforded some level of protection from the
Water of Leith Flood Protection Scheme there are uncertainties associated with the
standard of protection the scheme affords. We do not consider, based on best science,
that the allowance for climate change is adequate to meet the projected increase in flood
risk in the coming years. As such the Water of Leith FPS does not provide the minimum
standard of protection that we require for highly vulnerable land uses. The location of the
proposed development is at risk during a 0.5% (200 year) AP plus climate change event
on the Water of Leith and although behind a FPS will continue to be at risk.

1.4  As highlighted in the Scottish Government's online planning advice on flood risk
(paragraph 21) flood protection schemes can reduce flood risk, but they cannot eliminate
it entirely. Their primary purpose is to protect existing development from flood risk rather
that to facilitate new development. For this reason the principle of avoidance should be
promoted for any proposed development in areas protected by such schemes (Scottish
Planning Policy paragraph 255). This is particularly important if the flood protection
scheme does not provide an acceptable standard of protection for the proposed site. As
such, we object in principle to the current planning application as we do not consider that
it meets with the requirements of Scottish Planning Policy and our position is unlikely to
change.

1.5 Ensuring that developments proposed behind flood protection schemes are
suitable for the location and designed to be resilient contributes to the delivery of
sustainable flood risk management. We have a shared duty with Scottish Ministers and
other responsible authorities under the Flood Risk Management (Scotland) Act 2009 to
reduce overall flood risk and promote sustainable flood risk management. The
cornerstone of sustainable flood risk management is the avoidance of flood risk in the
first instance.

1.6  No detailed Flood Risk Assessment (FRA) has been undertaken as part of this
application. However, based on the information provided, without prejudice, a further
FRA may only serve to show that the site is at risk of flooding and we would be unable
to support development where there is an increase in vulnerability of land-use type.

1.7  Notwithstanding this position we have included our review of the information
supplied in Appendix 1. Provision of this review does not imply that we consider there to
be a technical solution to managing flood risk at this site which meets with Scottish
Planning Policy.
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Regulatory advice for the applicant

2. Regulatory requirements

2.1 Details of regulatory requirements and good practice advice for the applicant can
be found on the Regulations section of our website. If you are unable to find the advice
you need for a specific regulatory matter, please contact a member of the regulatory
services team in your local SEPA office at:

Edinburgh Office Silvan House SEPA 3rd Floor 231 Corstorphine Road Edinburgh EH12
7TAT

Tel: 0131 449 7296

If you have any queries relating to this letter, please contact me, or my line manager
Sean Caswell by telephone on 01738 627989 or e-mail at planning.se@sepa.org.uk.

Appendix 1: Technical flood risk report:

1. We were consulted in February 2015 during pre-application engagement. At that
time we supported the proposal to investigate all sources of flooding at the site
and that safe access and egress could be provided during a flood event.

2. In August 2017, we published new guidance including Planning Information Note
4: SEPA Position on development protected by a Flood Protection Scheme (FPS).
This sets out the position that SEPA now takes for development behind a FPS. As
the proposed development, from commercial to resiflats, will result in a land-use
change from least vulnerable to highly vulnerable, based on our guidance, we
require the development to be protected to a 1:200 year standard of protection
including an appropriate allowance for climate change, generally a 20% uplift. To
be confident in the standard of protection offered by the FPS for all current and
future phases of the scheme, we previously undertook an extensive review of the
Water of Leith FPS documentation, spanning the last 18 years.

3. We have reviewed the FPS documentation held by SEPA, City of Edinburgh
Council (CEC), and Scottish Government. We do not own these documents
therefore should you wish to review these documents, please approach the
council in the first instance. We have not included our entire review of the scheme
in this response, but focused our response on the limitations of the scheme along
this area of interest. Our position has been agreed with SEPA agency
management teams and will thus be used to inform any future responses along
the Water of Leith that is offered some protection by the FPS.

4. The remaining uncertainties of the scheme after a review of all readily available
documentation includes; flow estimates, storm durations, reservoir operation,
urban assumption, climate change allowance, bridge blockage and sensitivity
analysis, reliance on flood gates, and freeboard. These uncertainties are
elaborated upon below.
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5. Flow estimates only include the gauged record which is approximately 55 years
long at Murrayfield gauging station. Two significant events of similar magnitude to
2000, which occurred in 1920 and 1948, are not included within the gauged record
and therefore not included within the analysis undertaken by the council’s
consultant. Taking into account these events, the April 2000 flood event may be
closer to a 1:70 year return period, rather than a 1:100 year return period as
estimated by the Council’s consultant at that time.

6. Flow estimates are further complicated by uncertainties associated with the
theoretical stage-discharge calibration at the upstream Colinton gauging station
and the peak flow that the Murray Burn can generate, bearing in mind it is heavily
culverted.

7. The storm duration used in the original study by the council’s consultant is 10.5
hours at Colinton. It is worth nothing that the flood generating storms on the Water
of Leith have been over 10.5 hours in the past, and closer to 24-48 hours in
duration.

8. CEC have confirmed that the upstream reservoirs are not managed for flood
reduction and are left “as be”, i.e. not drawn down prior to a predicted storm and
not used to lower water levels quicker after an event. This ‘hands off’ approach is
in contrast to the documents produced as part of the scheme design and
subsequent local inquiry. As such, there would appear to be greater uncertainty
regarding the storage that the reservoirs might provide during extended wet
periods or back-to-back storms.

9. The number of combined sewer overflows complicate the hydrology. Due to the
assumption that the urban catchment would have a quicker response time than
the arrival of the dominant rural flood peak, Babtie’s initial study and continued in
the Ove Arup & Partners Ltd Hydrological and Hydraulic Deign Report Volume 1
(2003), reduced the contribution of the urban catchment area by 21km? as these
areas would drain to the combined sewer network. Should this assumption be
wrong, the Ove Arup & Partners Ltd Hydrological and Hydraulic Deign Report
Volume 1 (2003) estimates that flood levels at the Colonies and downstream
would be approximately 200mm higher.

10.  The applied climate change allowance is only a 12% increase and this has been
applied to a peak flow estimate reduced to take account of the reservoir operating
as designed, i.e. drawn down prior to a storm, which is currently not done. The
Ove Arup & Partners Ltd Response to Reporter’s Report (2005) states that “If the
current SE predictions prove correct, then the scheme will continue to provide a 1
in 200 Standard of Protection for up to 45 years.” It is worth noting that the lifetime
of the proposed residential development would likely be greater than the lifetime
of the scheme, especially since this report was published 13 years ago.
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11.

12.

13.

14.

15.

16.

Partial Bridge blockage is a risk that cannot be eliminated entirely, although
continual maintenance will reduce this risk. It is worth noting that bridge blockage
scenarios were not fully investigated as part of the sensitivity analysis. Additional
sensitivity of the model to varying flows, Manning’s ‘n’ values, reservoir operation,
and urban assumption are not fully investigated within the documentation
reviewed. John Riddell and CarlBro (February 2003) note that should the
assumptions about flow, roughness, reset time of the reservoir, and urban
assumption be wrong then there is the potential for an increase in water level at
the Colonies to be approximately 780mm higher. The above information
demonstrates that the Water of Leith model is highly sensitive to changes in model
parameters. Therefore, it is not clear whether a sufficient freeboard has been
incorporated into the scheme design to take account of these uncertainties.

Protection to the site is reliant on the closure of a flood gate on Warriston Road,
located immediately adjacent to the site. With all FPS’s there remains the residual
risk of floodwater entering the site because of a failed gate closure, breach or
overtopping of defences.

A post flood survey undertaken in 2000 noted a flood level of 11.22 mAQOD at
Warriston Crescent, directly opposite the application site. Based on the
topographic survey drawing (contained within the FRA), existing ground levels at
the application site are quoted as 10.25 mAQOD to 11.82 mAOD, therefore parts of
the site are significantly below the 2000 flood level.

Flood levels vary for this site and are dependent on the model used and whether
climate change has been included and the operation of the reservoirs. Based on
information we hold sourced from CEC, Scottish Government, and internal SEPA
documentation, flood levels for the 1:200 year event, range from approximately
11.22-11.68mAOD, although this is based on an older model and does not
address all the limitations highlighted above.

The FRA supplied in support of the application, identifies the minimum elevation
of the FPS of 11.83mAOD, and has contradicting information stating that the flood
level adjacent to the site is 11.48mAOD in Section 2.2 and 11.46mAQOD in Section
3.2. The freeboard available will be dependent on the peak flood levels applied
to the model, model set-up, operation of the reservoirs, the urban assumption, and
whether the climate change allowance is appropriate.

Whilst we understand that the site is afforded some level of protection from the
Water of Leith Flood Protection Scheme there are uncertainties associated with
the standard of protection the scheme affords and we do not consider, based on
best science, that the allowance for climate change is adequate to meet the
projected increase in flood risk in the coming years. As such, we object in principle
to the current planning application. No detailed Flood Risk Assessment (FRA)
has been undertaken as part of this application. However, based on the
information provided above, without prejudice, a further FRA may only serve to
show that the site is at risk of flooding and we would be unable to support
development where there is an increase in vulnerability of land-use type.
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17.  Should the council be minded to approve the planning application, in spite of our
advice to the contrary, and given all the uncertainties highlighted above, we would
recommend that finished floor levels are raised above the crest levels of the
adjacent flood wall, including an adequate freeboard, and that flood resistant and
resilient design and materials are included as well as ensuring that safe, flood free
access and egress can be provided during a flood.

Caveats & Additional Information for Applicant

. The SEPA Flood Maps have been produced following a consistent, nationally-
applied methodology for catchment areas equal to or greater than 3km2 using a
Digital Terrain Model (DTM) to define river corridors and low-lying coastal land.
The maps are indicative and designed to be used as a strategic tool to assess
flood risk at the community level and to support planning policy and flood risk
management in  Scotland. For further information please Vvisit
http://www.sepa.org.uk/environment/water/flooding/flood-maps/

. Please note that we are reliant on the accuracy and completeness of any
information supplied by the applicant in undertaking our review, and can take no
responsibility for incorrect data or interpretation made by the authors.

. The advice contained in this letter is supplied to you by SEPA in terms of Section
72 (1) of the Flood Risk Management (Scotland) Act 2009 on the basis of
information held by SEPA as at the date hereof. It is intended as advice solely to
City of Edinburgh Council as Planning Authority in terms of the said Section 72
(1). Our briefing note entitled: “Flood Risk Management (Scotland) Act 2009:
Flood risk advice to planning authorities” outlines the transitional changes to the
basis of our advice in line with the phases of this legislation and can be
downloaded from http://www.sepa.org.uk/environment/land/planning/quidance-
and-advice-notes/.
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Location Plan

© Crown Copyright and database right 2014. All rights reserved. Ordnance Survey License number 100023420

END
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Report returning to Committee - Wednesday 9 January 2019

Application for Planning Permission 18/07251/FUL

At 4 Mayfield Gardens, Edinburgh, EH9 2BU

Proposed change of use from a 7 bedroom guesthouse
with ancillary private living quarters to a 13 bed 15 person
HMO with associated works (as amended).

Item number 5.1

Report number

Wards B15 - Southside/Newington

Recommendations

It is recommended that this application be Granted subject to the details below.

Background information

The Committee decided at their meeting on 5 December 2018 to continue the application for
further consideration on the intensification of the proposed use and further details on cycle
parking.

Main report

In terms of the cycle parking, amended plans have been received and the roads authority is
now satisfied that these are acceptable.

In a report to the Planning Committee on 12 December 2018 on the scheme of delegation,
paragraph 3.13 set out the Planning Service's common interpretation of "intensification of use".

This states "The intensification of a use may constitute a material change of use, but only in

circumstances where the intensification is so great as to affect the definable character of the
land and of its use".
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In this particular case, the application is for a change of use from guest house to HMO so there
is no intensification of the current use. As stated in the original report of handling, the
determining factor is whether the proposal complies with policy Hou 7 on Inappropriate Uses in
Residential Areas. Neither the policy nor the non-statutory Guidance for Business give any
further indication of when such changes of use might be acceptable so the case must be
determined on the basis of the intention of policy Hou 7 which is to "preclude the introduction
or intensification of non-residential uses incompatible with predominantly residential areas and
secondly, to prevent any further deterioration in living conditions in more mixed use areas
which nevertheless have important residential functions."

Mayfield Gardens is part of the A701, the main road leading south out of the city and it has a
mixed character with guest houses and residential properties lining this main road. The current
guest house use can accommodate up to 17 guests and guest house use is typically high
activity with a frequent turnover of guests. HMO use for 15 people would generate less activity
as the residents will typically be long term renters with less turnover than guest house use.
There is therefore no evidence it would cause a deterioration in living conditions in this mixed
use area and so policy Hou 7 is complied with.

There is a concern from objectors that approving this HMO would increase the number of
HMOs in the area to an unacceptable level. However, in planning terms there is no evidence to
back this up. Since 1995, there have been only 29 planning applications for change of use to
HMO in the EH9 area. It should be noted that whilst there may be more HMO licences
approved, if the property has 5 or less unrelated people living in the property, the planning unit
remains classified as residential and no change of use is required. In addition, there is no policy
basis to restrict HMOs which are an important part of the range of living accommodation
available in the city.

In conclusion, HMO use is acceptable in this location and complies with LDP policy Hou 7.
There are no material considerations which would outweigh this conclusion.

Links

Policies and quidance for LDPP, LENO6, LHOUO7, LTRAO2, LTRAO3, NSG,
this application NSLBCA, NSBUS, OTH, CRPCMP,

A copy of the original Committee report can be found in the list of documents at

https://citydev-portal.edinburgh.gov.uk/idoxpa-
web/applicationDetails.do?activeTab=documents&keyVal=PEU6D7EWKOQUOO

Or Council Papers online

David R. Leslie

Chief Planning Officer
PLACE

The City of Edinburgh Council

Contact: Jennifer Zochowska, Senior Planning Officer
E-mail:jennifer.zochowska@edinburgh.gov.uk Tel:0131 529 3793
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Development Management Sub-Committee

10.00am, Wednesday 9 January 2019

Protocol Note for Hearing

Planning Application No 17/04137/FUL & 17/04138/LBC
Corstorphine Hospital, 136 Corstorphine Road, Edinburgh

Item number 6.1(a)
Report number
Ward

Laurence Rockey
Head of Strategy and Communications

Contacts: Veronica MacMillan

Email: veronica.macmillan@edinburgh.gov.uk

Tel: 0131 529 4283


mailto:veronica.macmillan@edinburgh.gov.uk

Summary

Protocol Note for Hearing

Summary

The Council is committed to extending public involvement in the planning process.
Hearings allow members of the public to put their views on planning applications
direct to the Councillors on the Development Management Sub-Committee.

The Sub-Committee members have a report on the planning application which
contains a summary of the comments received from the public. Copies of the letters
are available for Councillors to view in the group rooms.

Committee Protocol for Hearings

The Planning Committee on 25 February 2016 agreed a revised general protocol

within which to conduct hearings of planning applications as follows:

- Presentation by the Chief Planning 15 minutes
Officer

- Presentation by Community Council | 5 minutes

- Presentations by Other Parties 5 minutes, each party

- Questions by Members of the
Sub-Committee

- Presentation by Ward Councillors 5 minutes each member

- Presentation by Applicant 15 minutes

- Questions by Members of the Sub-
Committee

- Debate and decision by members of
the Sub-Committee




Order of Speakers for this Hearing

1 Chief Planning Officer - presentation of report

10.10 - 10.30

2 Representors or Consultees

Dr Charlotte Macdonald, Director of Conservation
and Living Collections, Royal Zoological Society of
Scotland, Edinburgh Zoo

10.30 -10.35

3 Ward Councillors

Councillor Scott Douglas
Councillor Gillian Gloyer
Councillor Frank Ross

10.35 - 10.40
10.40 - 10.45
10.45 - 10.50

4 Break

10.50 - 11.05

5 Applicant and Applicant’s Agent

John Campbell, Director, Dundas Estates &
Development Co Ltd

David Arthur, Development Manager, Dundas
Estates & Development Co Ltd

Mike Andrews, Land & Development Manager,
Dundas Estates & Development Co Ltd

Jeremy Scott, Director, Michael Laird Architects

11.05 -11.20

6 Debate and Decision on Application by Sub-
Committee

11.20

Scheduled times are approximate but within this the time limits for speakers will be

enforced — speakers will be reminded when they have 1 minute remaining.

Speakers should keep to “material planning matters” that the Sub-Committee can
take into account. Any visual material must be submitted to Committee Services at
least 24 hours before the meeting. Decisions will generally be to approve or refuse.
Conditions of approval or reasons for refusal may be considered at a subsequent
meeting. If the application is continued for further information, the Hearing will not be
re-opened at a later stage and contributors will not be invited to speak again. In
such cases, the public can attend the meeting to observe the discussion from the

gallery.




Wednesday 9 January 2019

Application for Planning Permission 17/04137/FUL

At Corstorphine Hospital, 136 Corstorphine Road,
Edinburgh

Re-development of the former Corstorphine Hospital to
form 76 residential apartments (including 44 new build
apartments) and associated community hub, vehicular
access, car parking and landscape works (as amended).

Item number 6.1(b)
Report number

Wards B06 - Corstorphine/Murrayfield

Summary

The proposals comply with the Local Development Plan and non-statutory guidelines,
with the exception of Policy Tra 2 in terms of car parking provision. However, a departure
is justified in this case. The proposals have no adverse effect on the character or setting
of the listed building and are acceptable in terms of scale, form, design and materials.
The development will have no detrimental impact on significant archaeological remains,
residential amenity, road safety or infrastructure and will have no significant impacts in
terms of flooding or aerodrome safety. There are no material considerations that
outweigh this conclusion.
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Links

Policies and guidance for LDPP, LHOUO1, LHOUOS5, LENO4, LENO3, LDESO01,

this application LDESO03, LDES04, LDESO05, LDES06, LHOUO03,
LHOUO4, LENOQ9, LEN12, LEN16, LEN21, LTRAO0Z2,
LTRAO3, LTRAO4, LDELO1, NSG, NSLBCA,
NSGD02, NSMDV,
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Application for Planning Permission 17/04137/FUL

At Corstorphine Hospital, 136 Corstorphine Road, Edinburgh
Re-development of the former Corstorphine Hospital to form
76 residential apartments (including 44 new build
apartments) and associated community hub, vehicular
access, car parking and landscape works (as amended).

Recommendations

1.1 Itis recommended that this application be Granted subject to the details below.

Background

2.1 Site description

The application refers to the former Corstorphine Hospital site comprising an 'L' shaped
plot of land of approximately 1.61 hectares on the north side of Corstorphine Road to
the west and south of Edinburgh Zoo. The hospital closed in 2014.

The site slopes upwards from Corstorphine Road and contains a variety of buildings,
notably the original hospital at the top of the site: an Italianate-style, T-plan, two-storey,
sandstone structure by Peddie and Kinnear, dating from 1866 with the addition of two-
storey symmetrial pavilions to the east and west in 1891. The building has a number of
later 20th century additions to the rear and a three-storey, glazed curtain wall enclosure
was added to the front elevation in 1961-2.

The South Lodge, a single-storey, Italianate style structure dating from 1866, is situated
on the west side of the main entrance off Corstorphine Road.

The original hospital and pavilions, the South Lodge and the gatepiers, railings and
boundary walls are category C listed (reference 52367, listed on 11 January 2016). The
following structures are excluded from the listing: the modern flat-roofed wings to rear
of the main hospital, the glazed curtain walling on the front elevation, the later flat-
roofed extension on the South Lodge and the rendered North Lodge in the north-east
corner of the site.

The remaining building on site is the former Murray Park Nursing Home: a single-
storey, pitch-roofed, reconstituted stone structure, dating from the 1980s.

The site is bounded by the original sandstone walls, comprising a dwarf wall and hedge
along Corstorphine Road and full-height walls along the side and rear boundaries.
There are four stone gatepiers with railings in between, terminating each end of the
curved, recessed main entrance. The access road runs up the east side of the site and
the main car parking areas are to the north of the nursing home and along the front and
west side of the original hospital.
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The surrounding area is predominantly residential with modern residential apartment
blocks on the adjoining site to the west and older housing stock further west and on the
south side of Corstorphine Road, although there are some commercial uses in the area
including an office block opposite the site.

There are a number of trees on the site of varying type and quality with dense tree lines
along the east, west and north boundaries.

2.2 Site History

26 August 1998 - planning permission granted to construct a nursing home for young
people (application reference 98/01160/FUL).

Related Planning History

27 May 2005 - planning permission granted for the erection of 30 extra care residential
flats on the site adjacent to Corstorphine Hospital at Kaimes Road/Corstorphine Road
(application reference 04/04047/FUL).

29 August 2018 - planning permission granted for the erection of two single storey
animal houses, with visitor access and viewing areas at Edinburgh Zoo (application
reference 18/03727/FUL).

Main report

3.1 Description Of The Proposal

The application is for change of use and redevelopment of the former hospital site for
residential use comprising a total of 76 apartments as follows:

— 30 apartments in the original hospital building (11 one-bedroom, 12 two-
bedroom, 8 three-bedroom and 1 four-bedroom);

— 24 apartments in two new rear extensions to the main hospital building (8 one-
bedroom, 12 two-bedroom and 2 three-bedroom); and

— 22 apartments in a new building to the south of the main hospital building (13
two-bedroom and 9 three-bedroom).

The South Lodge will be converted to a community hub and management/concierge
services centre.

The proposed physical development involves the demolition of all the non-listed 20th
century additions to the front and rear of the original hospital, the North Lodge, the
modern extension on the South Lodge and the existing nursing home.

The main new-build elements comprise two near-symmetrical, four storey extensions to
the rear of the original hospital building, adjoining the junctions of the side pavilions
with the central block and a new three/four storey block in two distinct sections on the
site of the existing nursing home.
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These new buildings are contemporary in style with flat-roofs and large windows,
finished in coursed ashlar sandstone with bronze-coloured anodised aluminium glazing
frames and cladding panels on the top storeys.

The key additional external alterations to the listed hospital building comprise:

— the replacement of the existing three-storey curtain walling on the main elevation
with a two-storey, bronze-coloured anodised aluminium-framed structure
incorporating external terraces at first floor level with glass balustrades;

— the lowering of the cill heights of the windows at ground floor level and
continuation of the existing surrounds in matching sandstone;

— the re-opening of previously blocked-up windows and introduction of transoms to
all windows where new floor levels will be introduced;

— the installation of conservation type rooflights on the side and rear roof pitches;

— the infill of door openings with bronze-coloured anodised aluminium-framed
entrance screens; and

— the replacement of the existing windows with white-painted, timber-framed
windows to match the original pattern and insertion of new transoms in windows
which will be split by new floor levels.

The existing modern extension on the South Lodge will be replaced with a
contemporary style, flat-roofed structure housing internal and external seating areas.
The extension will be finished in bronze-coloured, anodised aluminium cladding panels
with a glazed balustrade around the roof terrace.

A new bin store will be constructed to the north of the South Lodge in bronze-coloured
metal with a grass roof.

The apartments will have access to communal gardens and the majority will have
private external balconies or terraces.

The proposed hard and soft landscaping materials include grass, ornamental planting
and hedges, precast concrete paviours and tarmac. A total of 48 trees out of the
existing 89 trees on the site will be removed.

The scheme provides 102 car parking spaces as follows: 54 residents' spaces in a new
underground car park to the rear of the original hospital building, 22 residents' spaces
in an underground car park in the new south building, seven accessible spaces, 15
visitor spaces and four electric car charge spaces distributed to either side of the
hospital building. An additional nine motorcycle spaces will be provided.

A total of 152 cycle parking spaces will be provided. These spaces will be distributed in

shared and priva