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Planning Application 21/04296/FUL - 42 Grange Road EH9 1UN

OBJECTION from Grange Association

16 September 2021

The Grange Association has reviewed application 21/04296/FUL and submits objections, both to the
principle of a new dwelling on this site in the Grange Conservation Area, and to some of the detailed
proposals.

1. Background and history

The property that forms 42-44 Grange Road is an attractive typical Edinburgh villa over two storeys.
It was divided in the 1950s, such that No 44 now forms the ground floor flat with gardens to the
immediate front and rear of the villa.  No 42 forms the first floor flat together with the garden grounds
to the east, with access to the flat from the east side through an unsympathetic addition which
includes a garage.  The gardens provide a valuable respite from the line of buildings in Grange Road
and reflect the character of the Grange Conservation area, providing “glimpse views of rear and side
gardens”.

There have been a number of attempts to gain planning consent to infill this
valuable space with a new dwelling.  An indicative  proposal for a two-storey
modern detached house was submitted as 17/00027/PPP but was
subsequently withdrawn.

Grange Conservation Area Character Appraisal (page 15)

The separation of dwellings creates a characteristic rhythm and solid-void repetition between precisely-sited
structures of similar scale and massing.  The spacious gardens provide an important setting for the buildings
and mature trees within.

The gaps between buildings are important in maintaining the dominant green character, a sense of generous
space, and glimpse views of rear and side gardens.

42 Grange Road EH9 1UN – Google streetview Oct 2012 – “a sense of ..space”

Present site layout

https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?activeTab=summary&keyVal=QXQ3Z7EWI7O00
https://citydev-portal.edinburgh.gov.uk/idoxpa-web/centralDistribution.do?caseType=Application&keyVal=OJCTWWEWIW200
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An alternative proposal was then submitted as 17/05161/FUL, for a single-storey ‘fully-accessible’
detached property. The applicant cited his disability, to explain the required single-storey layout.

The application was refused.  The Case Officer concluded:

Proposal 17/05161/FUL - refused

17/05161/FUL Handling Report, refusing planning consent

1. The proposal is contrary to [LDP] Policy Des 1 in respect of Design Quality and Context, as
the proposals fail to draw on positive characteristics of the area and would damage the
special character of the area.

2. The proposal is contrary to the [LDP] Policy Des 3 in respect of Development Design -
Incorporating and Enhancing Existing and Potential Features, as characteristics of the area
are not incorporated or enhanced through the design.

3. The proposal is contrary to the [LDP] Policy Des 4 in respect of Development Design - Impact
on Setting, as the proposals will fail to have a positive impact on its surroundings in terms of
height, scale and positioning.

4. The proposal is contrary to the Local Development Plan Policy Hou 4 in respect of Housing
Density, as the resultant density will not be characteristic of the surrounding area.

5. The proposal is contrary to the [LDP] Policy Env 6 in respect of Conservation Areas -
Development, as the proposals would not preserve or enhance the special character of the
area and is inconsistent with the appraisal.

6. The proposals are contrary to the Edinburgh Design Guidance in that there is no strong urban
design rationale for the increase in density.

https://citydev-portal.edinburgh.gov.uk/idoxpa-web/centralDistribution.do?caseType=Application&keyVal=OZ1SSPEWKKC00
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The refusal was appealed to the Local Review Body (LRB) as 18/00057/REVREF which considered it at
its meeting on 30 May 2018. The LRB concluded that it agreed with the assessment of the Case Officer
that the proposals would be an inappropriate impact on the conservation area and so decided to
uphold the decision to refuse planning permission.

A further application 18/10070/FUL was then submitted, for a single-storey dwelling that would
masquerade as an extension to the villa, while providing a separate dwelling. Although this
endeavoured to match the style of the existing villa, the application was refused for similar reasons to
the previous application.

The Case Officer’s Handling Report on this occasion noted:

Proposal 18/10070/FUL - refused

This part of the conservation area is characterised by large villas in substantial garden grounds.
Building an additional house within the garden area of the application property would be at odds
with the urban grain of the area. The proposals would result in the erosion of the established
character of the area of large houses with leafy garden spaces between those houses, a risk
identified in the GCACA [Grange Conservation Area Character Appraisal], and to the detriment of
the character of the conservation area.
……………
…the gradual diminution of the traditional urban grain of large houses separated by garden grounds
is occurring as a result of [] new developments. The cumulative impact of these types of
developments is adversely impacting the character of the Grange Conservation Area.

The proposed dwelling …….. will have far more visual impact from Grange Road than the existing
structure and will adversely impact the appearance of green gardens and sense of generous space
that is highlighted in the GCACA. The proposed new dwelling is contrary to Policy Env 6 of the LDP
in that it neither preserves not enhances the special character and appearance of the conservation
area, is inconsistent with the relevant CACA and does not demonstrate a high level of design suitable
to its historic environment.

18/10070/FUL Handling Report, refusing planning consent

https://citydev-portal.edinburgh.gov.uk/idoxpa-web/appealDetails.do?previousCaseType=Property&keyVal=P7H55PEW0IP00&previousCaseNumber=02E8J900DT000&previousCaseUprn=000906112608&activeTab=summary&previousKeyVal=02E8JA00DT000
https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?previousCaseType=Property&keyVal=PISZJ3EWJTQ00&previousCaseNumber=02E8J900DT000&previousCaseUprn=000906112608&activeTab=summary&previousKeyVal=02E8JA00DT000
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The Handling Report continued:

The Case Officer also noted the applicant’s special circumstances but concluded:

The applicant again appealed the refusal to the LRB.  This was considered as 19/00047/REVREF at the
LRB meeting on 29 May 2019 which, on this occasion, decided to overturn the refusal and to grant
planning permission.  The LRB explained its decision, referring to the new dwelling as “the extension”,
including:

After receiving this grant of planning permission to create a new dwelling, the property was offered
for sale at the end of 2019 as two separate lots and the original applicant moved away.

A new owner has purchased both lots together and has applied for a series of three Non-Material
Variations to increase the scope of the consented new dwelling, as there are no longer any constraints
concerning its accessibility.   In its form consented on appeal to the LRB, it was to be a single storey
two-bedroom accessible home. Following the approval of 18/10070/VAR3, the scope has increased to
become a two-storey, four-bedroom plus study, three-bathroom new house.

Despite having this grant of planning permission, the current application 21/04296/FUL seeks to expand
the scope still further with the addition of dormer windows front and rear, one with a balcony
overlooking the rear garden, and a redesign to create a gable with new window.  This would give the
upstairs bedrooms and the study more light and space.

LRB Decision Letter 31 May 2019, overturning the refusal of planning consent

• … the LRB were sympathetic to the need to transform a residence for health purposes.
• … the extension was more appropriate than the collection of outbuildings that were currently
on the site.
• … it was important that the applicant was able to stay within their community.

18/10070/FUL Handling Report, refusing planning consent

A new dwelling in the garden grounds of the villa would be inappropriate in terms of positioning
and would fail to contribute positively towards a sense of place and would be damaging to the
character and appearance of the area around it. It would be incompatible with the original building.
It is therefore contrary to Policies Des 1, Des 4, Des 12 and the Edinburgh Design Guidance.
………
The loss of the existing unattractive garage structure is not justification for the building of a new
dwelling in this area.

The applicant has stated that he needs this proposed dwelling as it will be accessible in a way that
his current first floor flat in no. 42 is not. He has also submitted a statement to the effect that the
upper flat at no. 42 would be for relatives and/or carer to be able to live within close proximity to
him. However, it is not proposed that the new dwelling be ancillary to the existing flat at no. 42,
rather a separate planning unit is being proposed. If the new dwelling was built, it could be sold off
as an independent home at any point.

Considering the Grange contains a number of subdivided villas with ground floor flats, the argument
that the applicant requires this new house in order to stay in the area, is not considered of sufficient
merit to justify the construction of a new dwelling that is not acceptable in other respects. This is
not a material consideration that outweighs other points addressed above.

18/10070/FUL Handling Report, refusing planning consent

https://citydev-portal.edinburgh.gov.uk/idoxpa-web/appealDetails.do?previousCaseType=Property&keyVal=PQ5GGYEW0XG00&previousCaseNumber=02E8J900DT000&previousCaseUprn=000906112608&activeTab=summary&previousKeyVal=02E8JA00DT000
https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?activeTab=summary&keyVal=QV7MICEW00Q00
https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?activeTab=summary&keyVal=QXQ3Z7EWI7O00
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2. Objection in principle to a new dwelling on this site

The Grange Association endorses the original conclusions of the Planning Officer who wrote the
Handling Report to 18/10070/FUL.  Specifically, we agree that a new dwelling on this site:

 would result in the erosion of the established character of the area of large houses with leafy
garden spaces between those houses, a risk identified in the GCACA [Grange Conservation
Area Character Appraisal], and to the detriment of the character of the conservation area;

 would add to the cumulative gradual diminution of the traditional urban grain of large houses
separated by garden grounds that is occurring as a result of [] new developments. The
cumulative impact of these types of developments is adversely impacting the character of the
Grange Conservation Area.

We acknowledge that the refusal of 18/10070/FUL was overturned by the LRB but we maintain that
this decision was misguided as it:

a) described the proposed new dwelling as an “extension”, failing to acknowledge that a grant
of planning permission would enable the new dwelling and the existing flat to be offered for
sale as separate planning units – as indeed occurred shortly after planning permission was
granted by the LRB and is likely to happen again;

b) was influenced by the special health requirements of the applicant at that time, whose
disability necessitated an accessible home – a requirement that no longer applies;

c) cited the present unattractive outbuildings as a justification for a sub-optimal replacement.

We therefore assert that the assessment of 21/04296/FUL should be made on its own merits,
disregarding the grant of consent under 18/10070/FUL and its subsequent variations which we consider
already to be in excess of that which is consistent with the GCACA.   Refusal of 21/04296/FUL would still
allow the applicants to proceed with development in accordance with 18/10070/VAR3 and we urge the
Planning Department not to concede any further additional scope.

https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?activeTab=summary&keyVal=QXQ3Z7EWI7O00
https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?previousCaseType=Property&keyVal=PISZJ3EWJTQ00&previousCaseNumber=02E8J900DT000&previousCaseUprn=000906112608&activeTab=summary&previousKeyVal=02E8JA00DT000
https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?activeTab=summary&keyVal=QXQ3Z7EWI7O00
https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?activeTab=summary&keyVal=QV7MICEW00Q00
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3. Objections to specific proposals

(a) Width of relocated vehicle entrance

The proposed new driveway would have an entrance of 4.85m width, requiring the felling of
one of the two mature trees at the front, and the loss of a length of stone boundary wall.  The
Council’s Householder Guidance (page 19) specifies a maximum entrance of 3m and we
request that this maximum width be enforced to protect more of the stone wall.

(b) Use of aluminium for rear windows
The rear windows are proposed to be in grey aluminium, which is inconsistent with the
Guidance on listed buildings and conservation areas (page 25) which specifies timber frames
for doors and windows in the conservation area, painted white or off-white.  We request that
these materials be mandated.

(c) Overlooking from the proposed rear balcony
The proposed balcony at the rear will overlook the garden of the lower flat of the adjoining
villa (44 Grange Road) creating an undesirable intrusion on the neighbour’s privacy, contrary
to the Householder Guidance (page 14):

We request that the balcony be removed from the proposals.

Grange Association
16 September 2021

Permission for roof terraces and balconies will not be granted where there is significant overlooking into
neighbouring property due to positioning and height.

https://www.edinburgh.gov.uk/downloads/file/27026/for-householders
https://www.edinburgh.gov.uk/downloads/file/27028/listed-building-and-conservation-areas
https://www.edinburgh.gov.uk/downloads/file/27026/for-householders

