Planning Application 22/00888/FUL - 86 Relugas Road EH9 2LZ
OBJECTION from Grange Association
17 March 2022
We have reviewed planning application 22/00888/FUL and submit this objection. 86 Relugas Road lies
within the area of the Grange Association, although we acknowledge that it is outwith the
Conservation Area. Nonetheless, the properties on the north side of Relugas Road retain a uniformity
of design and appearance and are well maintained by their owners. This uniformity would be
shattered by the proposal here for balconies at second floor level.
Our grounds for objection relate to:
(A): The intrusion on privacy and outlook, and the effect on the appearance and character of the
existing building and street scene, which we consider to be inconsistent with the Householder
Guidance and LDP Policy Des 12;
(B): The creation of a separate access from the stairwell to the new second-floor studio which could
thereafter become a separate planning unit for sale, rent or short-term lets.
We also comment on (C) matters of liability for maintenance which, while not necessarily a material
consideration for planning consent, will raise legal challenges to the implementation of the proposals.
A: Intrusion on privacy and outlook
“Balconies, roof terraces and decking which are close to boundaries and overlook
neighbouring properties can be a major source of noise and privacy intrusion.
………..
Householder Guidance (Nov 2021) – page 14
“Permission for roof terraces and balconies will not be granted where there is significant
overlooking into neighbouring property due to positioning and height or if the terracing
results in loss of privacy to neighbouring properties.”
Householder Guidance, page 14

86 Relugas Road EH9 2LZ – Google streetview, July 2019
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All the properties in this terrace retain their original roofs to the tri-partite bay windows at first floor
level. The proposed replacement of this roof at No 86 with a ‘velux balcony system’ would be an alien
intrusion into this southern elevation of the terrace. Moreover, the balcony at second floor would
overlook the front gardens of many neighbours who enjoy this south facing sun trap for relaxation,
and would intrude on their privacy. The properties are divided between the ground floors and first
floors and therefore owners of the ground floor properties value the amenity of their south-facing
front gardens.

The current consistency and symmetry of the frontages in this terrace of Relugas Road would be
destroyed by the proposed new roofline. The balcony would be directly above and overlook the
front garden of the ground-floor property at No 84.
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Likewise, to the rear, the proposal is for an intrusive 16m2 balcony at second floor level, again
immediately overlooking a rear garden below, not owned by the applicants. The private rear garden
of No 84 would be overlooked fully by this proposed balcony. Moreover, the northern end of the
proposed balcony would provide a vantage point for viewing directly into the rear windows of the
ground floor property at No 84.

Edinburgh’s Local Development Plan (LDP) includes policy Des 12 which is relevant here:
Planning permission will be granted for alterations and extensions to existing buildings which:
a)

in their design and form, choice of materials and positioning are compatible with the
character of the existing building;
b) will not result in an unreasonable loss of privacy or natural light to neighbouring properties;
c) will not be detrimental to neighbourhood amenity and character.
Every change to a building, street or space has the potential to enrich or, if poorly designed,
impoverish a part of the public realm. The impact of a proposal on the appearance and character
of the existing building and street scene generally must be satisfactory and there should be no
unreasonable loss of amenity and privacy for immediate neighbours.
LDP Policy Des 12
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We also note the recent refusal on 3 March 2022 of application 21/06522/FUL at 3F1, 61 Falcon
Avenue EH10 4AN. This was also for a loft conversion with roof terrace in a property that is neither
listed nor in a conservation area. In refusing the application, the Case Officer noted:
“The existing building has an established character and appearance which is defined by the lack of
significant physical alteration, uniformity, symmetry and a maximum four-storey height. The
contemporary design ……is not considered to be appropriate for this traditional in character and
appearance tenement where significant interventions are rare.
………….
The proposal does not comply with LDP Policy Des 12……“
We consider that similar considerations are appropriate in the determination of the application at
86 Relugas Road and we request that this application should likewise be refused.

B: Creation of a separate planning unit
The proposal to provide access to the second-floor studio from the stairwell, rather than more simply
from the doorway that currently provides access to the southwest bedroom, gives the impression that
the studio is intended to be used as a separate entity providing segregated privacy from the first-floor
flat. The inclusion of a bath tub in the indicated floor layout also militates against the claims that the
proposal is solely for a studio / workshop, rather than for additional separate living accommodation.
The proposed utilities provision would be sufficient to create a valuable studio flat for short-term lets.
We recognise that any use for commercial gain or as a separate planning unit would require Change
of Use permission. Nonetheless, to ensure that the maximum protection is afforded to neighbours
from the potential future change of use, we request that, if the Planning Department is minded to
grant permission for any development of the second floor, this grant should be accompanied by an
explicit condition that the development is solely for use incidental to the enjoyment of the existing
dwelling house.

C: Liability for maintenance and land ownership
We understand that the ground-floor property at No 84 carries “the burden of paying one half share
of the expenses of upholding the roof, chimney stacks, rainwater conductions and drains and all other
burdens common or mutual to the dwellinghouse and the dwellinghouse Number 86.”
This creates shared liabilities for the owners of Nos 84 and 86 Relugas Road and modification of the
roof would affect the nature and scale of these liabilities. The Certificate at page 5 of the applicant’s
submission, and the Land Ownership Certificate at page 6, would therefore be false and the
application invalid, because the land that is the footprint of the house is jointly owned.

Grange Association
17 March 2022
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