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1 Purpose of report

To consider application 12/02710/FUL, submitted by City Of Edinburgh Council.  The application is for: Construction of a reinforced concrete raised walkway and floodwall structure.

It is recommended that this application be Granted by Committee. 

2 The Site and the Proposal
Site description

The application site is on Warriston Road, which forms the southern edge of the Water of Leith. The site is located up-stream of St Marks Bridge, extending west to Logie Green Road.

Subject to the original planning consent for the Water of Leith Flood Prevention Works, the site falls within the St Marks Park/Powderhall area.

This property is located within the Inverleith Conservation Area.

Site History

14 July 2004 – Planning permission granted for development required as part of the Water of Leith flood defence scheme, including the construction of embankments and walls and modifications to existing walls, (reference 03/04202/CEC)

Pre-Application Process

Pre application advice provided by Planning on the principle of the development.

Description Of The Proposal

The application proposes a number of modifications to the original planning permission, 03/04204/CEC, for development required as part of the Water of Leith flood defence scheme.

The original application proposed the erection of a flood wall which, opposite Lady Haig’s Poppy Factory, becomes a raised walkway. The walkway extends along the northern edge of Warriston Road, terminating at a point 15 metres west of St Marks Bridge. 

Due to the change in site levels, it was proposed that the raised walkway would have a maximum overall height of 2.6 metres, of which 1.1 metres was the wall above walkway level. A metal railing would be provided on the roadside edge of the walkway.

The original design of the walkway included two passing bays for people with prams or wheelchairs to pass, also usable as viewing points. The overall width of the consented structure is 2.1 metres, and the width of the walkway is 1.4 metres.

The main points of revision include the provision of an additional viewing platform; alterations to the width and scale of the walkway; alterations to the proposed handrail; and modification of the detailed design of the wall and coping.

3. Officer’s Assessment and Recommendation

Determining Issues

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?

ASSESSMENT 

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

a) in terms of their design and scale the proposal will adversely affect the character and appearance of the conservation area;

b) the proposal will have a detrimental impact on the nature conservation interest of the site; and

c) the flooding implications and archaeological issues can be addressed satisfactorily.

a) Inverleith Conservation Area Character Statement
Inverleith developed as a Georgian suburb of villas and terraces to the north of the New Town.  It lies on a south facing slope between Ferry Road and the Water of Leith and includes a number of important Victorian institutions set in extensive grounds.  Extensive blocks of public and private open space bounded by areas of Georgian and Victorian villas form the essential elements of character, with key views southwards towards the city skyline providing a distinctive setting.  Part of the conservation area lies within the area covered by the North East and North West Edinburgh Local Plans.
Given the scale and location of the walkway, the raised platform is particularly visible in this part of the conservation area. 

The proposed alterations to the width and height of the walkway are relatively minimal with the overall height of the development being increased by approximately 0.5 metres, on the Newhaven Road elevation, and the overall width of the walkway increasing from approximately 1.4 metres to 2 metres.

As a result of the revisions, the front face of the raised footpath will be increased in height by approximately 0.2 metres. The remainder of the elevation will be broken up by the railing, with the concrete flood wall set back from the road.

Both the front face of the walkway and the flood wall which faces onto Warriston Road will be finished in stone cladding which addresses any concerns regarding the impact on the character of the conservation area. 

However in revision to the previous consent, the coping stone is to include reconstituted stone rather than natural stone. This is due to the use of textured concrete on the riverside elevation and the complications that have arisen whereby the original coping stone could not be reused. 

The design of the cope is to remain the same with the change in material acceptable in principle.

Details of the stone cladding and cope stone are yet to be submitted and as such it is considered appropriate to require that a sample area be constructed for inspection.

The overall increase in scale of the walkway is minimal and although concerns have been raised regarding the mass of the development, by accommodating the increase in width within the Water of Leith corridor and splitting the elevation of the development into parts, the overall impact of the development on the streetscene, has been reduced.  

It is considered that the scale and design of the revised development is acceptable and by ensuring that the handrail utilises high quality materials, the character and appearance of the conservation area will be maintained.

b) The proposed revisions relate to an existing consent, reference 03/04204/CEC. 

As part of the consented scheme, an Environmental Impact Assessment, Environmental Statement and Environmental Action Plan were provided to indicate any environmental constraints and measures which could be implemented to mitigate against any significant impact on the environment.

Any impact as a result of flood defence works on the Water of Leith has been considered and it is not likely that changes to the design of the elevated platform will have a significant effect on the flora, fauna or landscape features of the nature conservation site.

It is considered that the development is appropriate and will ensure that the ecological interests of the Water of Leith will be protected.

c) The original application was subject to a condition requiring that a programme of archaeological work be submitted prior to implementation. This study was submitted and approved.

The report indicated that this site had a low potential for significant archaeological remains. As such there are no known archaeological constraints in constructing this particular stretch of flood prevention works. 

There will be no impact on archaeological remains.

The proposed works relate to the Water of Leith Flood Prevention Works. No concerns have been raised in respect of the proposals impact on these works. There are no known implications for flooding.

In conclusion, the application is acceptable in design and scale, impact on the historical and natural environment, and in terms of flood prevention and archaeological interests.

The proposal complies with the Edinburgh City Local Plan. There are no material considerations that outweigh this conclusion.

As the Council is the land owner and applicant, it has an interest in this application and a Committee decision is required.

It is recommended that the Committee approves this application, subject to a condition on materials.

REASON FOR DECISION

The proposal is in accordance with the Edinburgh City Local Plan. The proposal is acceptable in design and scale, impact on the historical and natural environment, and in terms of flood prevention and archaeological interests.

	John Bury

	Head of Planning & Building Standards

	

	Contact/tel
	Ross Middleton on 0131 529 6127

	Ward affected
	A12 - Leith Walk

	Local Plan
	Edinburgh City Local Plan

	Statutory Development Plan Provision
	Urban Area

	Date registered


	7 August 2012

	Drawing numbers/

Scheme
	01 - 06

Scheme 1


Advice to Committee Members and Ward Councillors

The full details of the application are available for viewing on the Planning and Building Standards Portal : www.edinburgh.gov.uk/planning.

If you require further information about this application you should contact the following Principal Planner,  Paul Devaney, 0131 529 3911, paul.devaney@edinburgh.gov.uk 

If this application is not identified on the agenda for presentation and you wish to request one at the Committee meeting, you must contact Committee Services by 9.00a.m. on the Tuesday preceding the meeting.   

Contact details can be found in the Committee agenda papers. 
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Consultations, Representations and Planning Policy
Consultations
 Archaeology 
 Further to your consultation request I would like to make the following comments and recommendations concerning this application to construct a section of reinforced concrete floodwall structure and raised walkway.

As part of the main application this site was assessed for archaeological potential. This report produced by CFA indicated that this site had a low potential for significant archaeological remains a fact born out by adjacent early service diversion works undertaken for the WoLFPS.  Accordingly it has been concluded that there are no known archaeological constraints upon constructing this particular stretch of flood prevention works. 
 Transportation, Bridges and Flooding 
 No objections 
Representations
The application was advertised on 24th August 2012 and attracted two letters of representations. The objections, received from the same representator, raised comments regarding the visual impact of the development and its relative scale in regard to the previous consent.

Those comments regarding expense and work required if the application were to be refused is non material in this case.

Full copies of the representations made in respect of this application are available in Group Rooms or can be requested for viewing at the Main Reception, City Chambers, High Street.
Planning Policy 
The application site is identified as being an urban area located within Inverleith Conservation Area and a Local Nature Conservation Site as defined by the Edinburgh City Local Plan.

Relevant Policies:

Relevant policies of the Edinburgh City Local Plan.
Policy Des 3 (Development Design) sets criteria for assessing development design.

Policy Env 6 (Conservation Areas Development ) sets  out criteria for assessing development in conservation areas.

Policy Env 17 (Flood Protection) sets criteria for assessing the impact of development on flood protection.
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Conditions/Reasons associated with the Recommendation
It is recommended that this application be Granted by Committee, subject to the conditions, reasons and informatives stated below.

Conditions:-

1.
The proposed stone cladding, as indicated in approved drawings 05, shall be finished in natural stone with lime mortar. Samples of any new stone and the coping stone shall be submitted. Full construction of the stone cladding shall not commence until a reasonable sample area indicating surface finish and detail is completed, inspected on site and approved in writing by the Head of Planning.

Reasons:-

1.
In order to safeguard the character of the conservation area.

End
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