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Executive Summary 
 

22/05336/FUL - Change use of former nursing home to provide 6no. dwellings 

including parking, private amenity space, refuse storage and provision of bicycle 

storage at Strathmore House, 4 Church Hill, Edinburgh EH10 4BQ. 
 

 

 

• The application site, which measures c.1183 metres in area is located at No. 4 Church Hill 

(southern side) in the Morningside Area of Edinburgh immediately to the west of Churchill 

Drive.  The area surrounding the site is of mixed-use character with a predominance of 

residential and institutional uses in the immediate vicinity.  Morningside Local Centre with 

its associated services, facilities and commercial offerings exists a short distance to the 

west.  Areas to the east and north of the site are characterised by large predominantly 

detached residential properties set in generously proportioned garden grounds with 

significant tree cover.  Areas to the south and east of the site offer a spatial pattern of higher 

density. 

 

• The application property which has three storeys and is finished in a cream sandstone is a 

former nursing/care home (12 residents) which closed in 2021.  It is Category ‘B’ Listed 

in the Statutory List (1993) and lies within the Merchiston and Greenhill Conservation 

Area. 

 

• There is a modern sun lounge on the western side of the building at its lower level.  This 

was granted planning permission and listed building consent in April 2002 under 

Application Reference Numbers 01/04509/FUL and 01/04509/LBC and is assumed to have 

been built at or around this time. There is a ramping system on the east side of the building 

which leads to a basement door.  There is some parking on the site to the side and rear and 

a number of trees within its grounds. The building shares an access with an eight-unit 

flatted retirement complex to the immediate south (Chartwell House, 4B Church Hill) 

which is located within a more modern brick building. 

 

• The application which had been submitted to the City of Edinburgh Council had sought 

planning permission for the demolition of the existing single storey sun lounge extension 

on the western elevation and the erection of a new flat roofed extension accommodating 

three floors to facilitate its change of use from a nursing/care home to 6 no. residential 

apartments. Other works proposed included the removal of the existing ramping system to 

the east of the building; the rationalisation of car parking arrangements and the provision 

of bin and bicycle storage arrangements.  A single tree (Category B Lawson Cyprus) will 

be removed to facilitate the extension proposals.  

 

• The proposed extension, which is contemporary in its appearance is set back from the front 

elevation of the property and sits below existing eaves level on the host building.  Materials 
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proposed in the extension include dressed buff sandstone block/cladding, zinc cladding, 

Ppc coated aluminium windows and spandrel panels (anthracite grey) and a painted metal 

balustrade (anthracite grey). Parking facilities in association with soft and hard landscaping 

are proposed within the grounds.  

 

• The application was refused under delegated powers by the Appointed Planning Officer 

for a total of seven reasons.  The first five reasons advance the view that that the scale, 

massing and height of the extension proposed fails to respect the character and setting of 

the Category ‘B’ Listed Building and the wider Merchiston and Greenhill Conservation 

Area within which the application site lies.  These reasons for the refusal of the application 

are expanded upon in the Planning Officer’s Report of Handling where he claims that: 

 

(i) The scale, size and height of the proposed extension would unbalance the 

symmetrical design of the front facing, principal elevation, and rear elevation by 

being overly dominant with a resultant detrimental impact on the special 

architectural interest of the listed building.    

 

• We disagree with the reason(s) for the refusal of the application referred to and have cited 

the following reasons in support of our client’s position that planning permission should 

be granted for the proposals: 

 

(i) The proposed extension has been skilfully designed and sited in due cognisance of 

Historic Environment Scotland’s Managing Change in the Historic Environment 

Design Guidance on ‘Extensions.’  

 

(ii) The two-storey element of the extension has been sited to the rear of the building 

with its roof line sitting just below the eaves level of the existing building.  It 

clearly plays a subordinate role to the existing building in accordance with the 

requirements of the Guidance referred to and does not dominate the original as a 

result of its scale, materials or location on the site. The degree of setback from the 

front principal elevation referred to and the very limited views of the site from 

Church Hill is such that the symmetry of the building will not be adversely 

affected.   

 

(iii) The rear elevation of the existing building is not, as implied in the Planning 

Officer’s Report of Handling, symmetrical in nature.   It is considered to be of 

lesser architectural quality and composition and not one of its defining qualities, 

that being the position reserved to the front principal elevation.  Notwithstanding 

this, the extension proposed has also been set back from the rear elevation which 

in combination with its lesser height ensures that it plays a subordinate role in 

connection with it.   

 

(iv) The contemporary design and choice of modern materials as a whole are 

considered to complement the existing building and are entirely legible, 
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distinguishable and reflective of the current period and works undertaken to and in 

other buildings in the general vicinity. 

 

(v) The external alterations proposed will result in a number of visual improvements 

to the existing building amongst which include the removal of the ramp 

arrangements on its eastern side and the removal of the modern sun lounge 

extension on the western side which detract from the character and appearance of 

the building. Internally the proposals will result in the removal of offensive ensuite 

facilities from a number of principle rooms thereby restoring the original character 

of those said rooms.  

 

• The sixth reason for the refusal of the application claims that there would be a shortfall in 

private amenity space provision to serve the proposed residential use on site and a 

satisfactory residential environment would not be created.   

 

• According to Policy Hou3 in the Council’s Local Development Plan flatted developments 

should be provided with an area of private amenity space amounting to 10 sq. metres per 

flat/apartment proposed (total 60 sq. metres).  The application proposals provide private 

amenity space of 458 sq. metres which will be assigned to Apartment Nos 1, 2 and 4 as 

these enjoy immediate adjacency to the amenity spaces referred to.  Whilst apartments 3, 

5 and 6 will not have access to amenity space on site such a scenario is not unusual with 

proposals in the City involving the conversion of existing buildings.  Whilst these are our 

client’s preferred arrangements, should that not be acceptable, there are two other options, 

as noted below,  either of which could be secured through the imposition of a condition on 

any permission granted: 

 

(i) Private amenity areas could be provided as proposed to Apartments 1 and 2 with 

Apartments 3-6 given the rights to the amenity area to the north (front) of the 

building; or  

 

(ii) All of the amenity areas could be made communal and therefore accessible to each 

of the six apartments proposed.  

 

• The seventh and final reason for the refusal of the application claims that the proposal will 

result in the substantive loss of mature trees on-site which are not required to be removed 

for aboricultural reasons.  The Aboricultural Impact Assessment submitted in support of 

the application identifies the removal of a single tree (Category B – Lawson Cyprus) to 

facilitate the development of a boundary wall. That tree does not, in our opinion, make a 

significant contribution to the character or appearance of the Merchiston and Greenhill 

Conservation Area.  The Planning Officer claims, on the back of comments in a 

consultation response from the Council’s Aboriculturalist that the proposals will result in 

the loss of three trees in the vicinity of the proposed bin and cycle storage areas and a 

further group of trees existing along the western boundary of the site.  Our client’s 

Aboriculturalist has produced additional information (method statement outlining 
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mitigation measures) in support of this Review Request and in response to the reason of 

refusal referred to.  As far as the three trees next to the bin/cycle storage areas are concerned 

the statement identifies methods of removing the existing hard standing and the installation 

of ground protection to ensure that tree roots will not be compacted such as would threaten 

their future survival.  As far as the group of trees on the western boundary of the site are 

concerned the majority of the foundations relating to the planned extension sits on the 

existing foundation with only a very small area encroaching  into the Root Protection area 

associated with one tree. This area will be hand-dug under arboricultural supervision to 

ensure the least invasive effect on the retained trees. We are confident that the trees in 

relation to which the Council’s Aboricultural Officer expresses concern will not be lost as 

a result of the development proposed and will continue to make a positive contribution to 

the character and appearance of the Conservation Area following the development of the 

application proposals.  

 

• We do not consider that there are any justifiable reasons for refusing our client’s application 

and having regard to the above, it is respectfully requested that this Review Request be 

upheld and that planning permission be granted for the extension and alterations as 

proposed in order to facilitate the conversion of the property to residential use.  
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LOCAL REVIEW REQUEST  
 

22/05336/FUL - Change use of former nursing home to provide 6no. dwellings including 

parking, private amenity space, refuse storage and provision of bicycle storage at 

Strathmore House, 4 Church Hill, Edinburgh EH10 4BQ 
 

 

1. Introduction 

 

1.1 This statement has been prepared by Derek Scott Planning, Chartered Town Planning and 

Development Consultants (Edinburgh and Dunfermline) in association with CM Architects 

(Glasgow) on behalf of our client, Dr. H Reza of Strathedin Properties Limited.  It is in support 

of a request to review the decision of the Appointed Planning Officer to refuse a planning 

application which had sought detailed planning permission for the alterations required 

(including erection of extension) to facilitate the change of use from a former nursing home to 

provide for 6 no. dwellings with associated parking, private amenity space, refuse storage and 

bicycle storage at Strathmore House, 4 Church Hill, Edinburgh EH10 4BQ. The application 

which was submitted to the Council on 21st October 2022 was refused by the Appointed 

Planning Officer under delegated powers on 18th January 2023.   Copies of the Report of 

Handling and Decision Notice relating to the application are attached as Documents 3 & 4.  A 

related application for listed building consent (Register Reference Number 22/05607/LBC) is 

the subject of a separate appeal to the Scottish Government (DPEA).  

 

      
 

 
 

Proposed Extension - CGIs 
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2. Site Location and Description  
 

2.1 The application site, which measures c.1183 metres in area is located at No. 4 Church Hill 

(southern side) in the Morningside Area of Edinburgh immediately to the west of Churchill 

Drive. The area surrounding the site is of mixed-use character with a predominance of 

residential and institutional uses.  Morningside Local Centre with its associated services, 

facilities and commercial offerings exists a short distance to the west.  Areas to the east and 

north of the site are characterised by large predominantly detached residential properties set in 

generously proportioned garden grounds with significant tree cover.  Areas to the south and east 

of the site offer a spatial pattern of higher density.   

 

 
 

Location Plan (Document 2b) 

 

2.2 The application property which has three storeys and is finished in a cream sandstone is a former 

nursing/care home (12 residents) which closed in 2021.  It is Category ‘B’ Listed in the Statutory 

List (1993) and lies within the Merchiston and Greenhill Conservation Area. The building is 

described as follows in the statutory list referred to: 

‘Circa 1860, addition 1886. 2-storey and basement 3-bay symmetrical rectangular-plan villa. 

Cream sandstone, squared and snecked stugged rubble with polished ashlar dressings to front, 

Base course above basement windows; band course above ground floor; cill band course at 

1st floor; architraved windows with ornamental cast-iron window-guards at ground and 1st 

floor; panelled aprons to ground floor windows; eaves cornice; angle urns. 

N (FRONT) ELEVATION: doorway at centre with consoled cornice accessed by flight of stairs 

with decorative cast-iron railings, panelled door and tiled vestibule; single window at 1st floor 

above. Outer bays with single window to basement, ground and 1st floor. 
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S (REAR) ELEVATION: 2-bay; broad, slightly advanced bay to left with rectangular projection 

and tripartite windows at basement and ground floor rising to canted window with halp-piend 

roof at 1st floor. Single windows to right bay. 

W ELEVATION: tall bipartite stair window with timber mullion and transom at 1st floor to 

right of centre, glazing of leaded panes; single windows to remaining bays; 2 shouldered and 

corniced wallhead stacks. E ELEVATION: bay to left blank; single windows to right and centre 

bays: 

2 shouldered and corniced wallhead stacks. 

Timber sash and case windows, 4-pane glazing. Black slate piend roof with metal flashings; 4 

wallhead stacks (see above). Moulded eaves gutter. INTERIOR: not seen 1992. 

Tall rubble wall with semi-circular coping to rear and sides, low wall with flat ashlar-coping 

to front, cast-iron pedestrian gates. 

 Originally 2-bay deep with a central staircase, an extra bay was added to the rear of the house 

in 1886 and the stair case moved to its present position. The villa is now a nursing home and 

extensive development has taken place in the grounds.’ 

 

2.3 There is a modern sun lounge on the western side of the building at its lower level.  This was 

granted planning permission and listed building consent in April 2022 under Application 

Reference Numbers 01/04509/FUL and 01/04509/LBC respectively and is assumed to have 

been built at or around this time. There is a ramping system on the east side of the building 

which leads to a basement door.  There is some parking on the site to the side and rear and a 

number of trees within its grounds. The building shares an access with an eight-unit flatted 

retirement complex to the immediate south (Chartwell House, 4B Church Hill) which is 

contained within a more modern brick building.  

 

       
 

          
 

Site Photographs (24th January 2023) 
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Site Photographs (24th January 2023) 

 

2.4 Internally the building has been the subject of significant interventions to facilitate its former 

use as a care/nursing home including the introduction of en-suite facilities in all the bedrooms 

which have detracted from its character.  
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3. Description of Proposed Development  
 

3.1 The application which had been submitted to and subsequently refused by the City of Edinburgh 

Council had sought planning permission for the demolition of the existing single storey 

extension on the western elevation; the erection of a new flat roofed extension accommodating 

three floors; along with other alterations within the building to facilitate it’s change of use from 

a nursing/care home to 6 no. residential apartments.  Other works proposed included the removal 

of the existing ramping system to the east of the building; the rationalisation of car parking 

arrangements and the provision of bin and bicycle storage arrangements.   

 

 
 

Proposed Site Plan (Document 2k) 

 

3.2 The proposed extension, which is contemporary in its appearance is set back from the front 

elevation of the property and sits below existing eaves level on the host building. Materials 

proposed in the extension include dressed buff sandstone block/cladding, zinc cladding, Ppc 

coated aluminium windows and spandrel panels (anthracite grey) and a painted metal balustrade 

(anthracite grey).  

 

3.3 Space for 7 no. cars (1 per each apartment and 1 visitor space) are provided for within the 

grounds of the application site to the north and east of the building.  A bin storage area and 10 

no. cycle parking spaces are to be accommodated in the north east corner of the site next to the 

site entrance off Church Hill.  Private Garden Areas measuring 67, 153 and 238 sq. metres are 

to be assigned to Apartment Nos. 1, 2 and 4 respectively.  It is proposed that one tree (Category 

B Lawson Cyprus) to the south of the site be felled with a further two to undergo pruning works.  

An Aboricultural Impact Assessment outlining these works and reporting on the condition all 

of the trees within the site is attached as Document 2y.    
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Existing Ground Floor Plan (Document 2e)  

 
 

 

 

Proposed Ground Floor Plan (Document 2l)  
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