Planning Application 20/04517/FUL - 34 Blackford Avenue EH9 2PP
OBJECTION from Grange Association
12 November 2020
The Grange Association has reviewed application 20/04517/FUL and submits this objection.
We recognise the limitations of the current buildings and understand the applicant’s desire to replace
them with a modern energy-efficient home. We do not wish to frustrate the intent of the applicant
but rather we seek amendments to these proposals to respect the sensitive and prominent location
of this property next to essential local community shops and the Post Office.
Our objections relate to:
1. Loss of parking for local convenience shop and Post Office; and
2. Siting of new house too close to the roadway.
1. Loss of parking for local convenience shop and Post Office
We request that the proposed vehicle access onto Blackford Avenue be refused.
The application site lies within the B1 Priority Parking Area.
When this controlled parking
arrangement was being introduced in 2012, there was considerable concern about the potential
detrimental effects on the two convenience shops near the site, one of which includes the local Post
Office. These two shops are highly valued and well-used local facilities, serving people from a wide
radius, beyond walking distance for older people and people with limited mobility.
Short-term parking was cited as an important facility to maintain the business for these shops. The
proposals were amended to the current arrangements, which permit parking for up to 30 minutes on
the west side of Blackford Avenue, with no charge. These arrangements have been in place since
2012, prior to the most recent change of ownership of the application site. The arrangements work
well and are much used by customers of the shops. The parking bay is immediately north of the wellused bus stop.

Parking for shops: Nov-2016
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The proposed vehicle access for the application site would sever the parking bay into two less flexible
sections and would reduce available parking significantly. This bay is also used by delivery vehicles for
the shops and the reduction in the available parking would restrict deliveries.
The application site is flanked to the west by Glenisla Gardens Lane, from which we suggest the
applicant considers alternative vehicle access. We appreciate that this is a private road and that there
would have to be commercial arrangements to permit access and to contribute to maintenance.
We observe that only one property on this west side of Blackford Avenue has off-street parking, and
that is an historic anomaly that does not have the benefit of planning permission. Previous
applications for off-street parking have all been refused (see 04/00686/FUL and 99/01308/FUL). The
substantial villas adjacent to the application site at 32 Blackford Avenue and 1 Mortonhall Road have
no off-street parking. We do not accept that there is any unique requirement for the application site
to have vehicle access from Blackford Avenue.
The applicant has kindly shared with us his proposals for the site, prior to submission, for which we
are grateful. We therefore understand the intention to integrate electric vehicle charging into the
overall electricity management plan for the home. Nonetheless, we remain of the view that an
alternative access could be negotiated and created for a vehicle at the rear with suitable power
connections installed there. In any case, the requirement for electric vehicle charging does not justify
setting a precedent of creating vehicle access onto Blackford Avenue, especially in this sensitive site.

2. Siting of new house too close to the roadway
The current buildings were not all built as residences. We
understand that the main building was originally built at the
fork in the roads providing access to Blackfordhill railway
station. The building has the appearance of railway
architecture.

Edinburgh Design Guidance, Section 2.4, page 51

As a result, the principal elevation is only 1.6m from the kerbline of Blackford Avenue, which would
be much too close for present residential building standards. Edinburgh Design Guidance indicates a
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minimum pavement width of 3m and a further 3m of “defensible space” to the principal elevation of
the house.

Google streetview – May 2016; Blackford Avenue, looking south from Mortonhall Road: Present building narrows pavement

Google streetview – May 2015: Any obstruction, such as refuse bins, restricts pedestrian flow

The present building crowds the pavement
making it inconveniently narrow. During the
current Covid-19 restrictions, this creates
significant challenges for pedestrians,
especially if the pavement is obstructed by
refuse bins.
The proposed plan perpetuates the narrow
pavement at just 1.6m. Moreover, the
northern section of the building line,
including three full-height windows, is
proposed to align with the front garden
boundary wall of 32 Blackford Avenue to the
north, such that the front elevation of the
house would be just 2.9m from the kerbline
of this busy street. This is forward of the
Avenue
Store’s
frontage
and
is

Proposed plan
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inappropriate for a new-build multi-storey residence. We request that the applicant be invited to
relocate the proposed house such that no elevation is less than 6m from the kerbline of Blackford
Avenue, consistent with the Edinburgh Design Guidelines.
In addition, we would suggest that the applicant be invited to consider relocating the whole house
towards the west of the site, such that access for vehicles and deliveries, including refuse collection,
is via Glenisla Gardens. It would be a welcome gesture if the applicant were to offer to forfeit a strip
of land about 1.4m wide at Blackford Avenue to enable the pavement there to be rebuilt to a greater
width, closer to the 3m width appropriate for a modern street. The removal of the present
idiosyncratic building should offer an opportunity to redevelop the streetscape in front of the property
to suit the present uses of the street.

View of proposed dwelling from north-east

Setting the house back further from the street would also create a better visual transition from the
Grange Conservation Area, lying to the north and west, towards the more varied streetscape beyond.

Grange Association
12 November 2020
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