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[bookmark: _Toc303940576][bookmark: _Toc422751648]Background
Glovart Holdings Limited are the owners of the building at 1 – 6 Canonmills Bridge, a two-storey building within which the ground floor, facing onto Canonmills Bridge, is configured as a single commercial unit in use as a shop and restaurant by the same operator.
1 – 6 Canonmills Bridge has planning permission for redevelopment of the site to provide commercial use at ground floor with 6 flats above and 3 townhouses to the rear (0900830/FUL).
Colliers International are instructed by Glovart Holdings Limited to obtain planning permission to allow the ground floor of the redeveloped building to remain as a single commercial unit, relocate the entrance doors and provide a Disability Discrimination Act compliant access ramp and stairs at the new entrance location.
[bookmark: _Toc422751649]Planning Statement
This supporting planning statement will examine in detail the planning history of the site and the relevant planning policy which will apply to the assessment of this application’s compliance with the Local Development Plan.
The following points will be covered;
· Site Characteristics
· Planning History
· Nature of Proposal
· Development Plan Policy
· Material Considerations
[bookmark: _Toc422751650]The Site
Canonmills Bridge is located within the eponymous Canonmills area of Edinburgh, a short distance from the New Town.  The site itself is roughly triangular in shape, and is bounded to the north by the Water of Leith, to the east by Warriston Road and to the west by the convergence of Inverleith Row and Canonmills, which is known as Canonmills Bridge.
The existing building is formed over two storeys, with only the first floor visible on Canonmills Bridge; there being a fall in site levels between Canonmills Bridge and Warriston road in this location.  To the rear of the building there is a yard which is currently used for parking in connection with the ground floor use.  
The building is currently occupied by a local business, and the ground floor is operated as a combined restaurant and shop, with customer entrances in two locations on the western elevation to Canonmills Bridge.  A rear entrance leads to the rear yard, at ground floor level.
The surrounding area is characterised by a mix of uses, predominately residential Victorian tenement buildings of between 4 and 5 storeys, with commercial uses at ground floor level. There are also some modern commercial buildings, modern residential blocks and residential conversions in the immediate area.
[bookmark: _Toc422751651]Planning History
The application site has been the subject of a variety of planning applications in recent times; these are detailed as follows:

	Reference
	Description
	Decision
	Date

	09/00830/FUL
	“Erect mixed use development of 2 restaurants, 6 flats and 3 townhouses”
	Approved by Committee
	08 May 2013

	14/02786/FUL
	“Change of use from class 3 to retail, erection 6 flats and 3 town houses and minor alterations to elevations.”
	Refused by Committee
	04 Feb 2015

	09/00830/VARY
	Non-material variation to 09/00830/FUL to relocate internal stairwell
	Varied
	06 May 2015

	15/01786/CON
	Complete Demolition in a Conservation Area
	Pending Determination
	


This section will examine the detail of each application in turn to give an accurate history of planning events leading up to the submission of this application.
09/00830/FUL: Erect Mixed Use Development of 2 Restaurants, 6 flats and 3 Townhouses
This application was validated on the 15 April 2009, and proposed the demolition of the existing building and the erection of a new ‘L’ shaped building on the same site.  The building footprint was increased and the development designed to provide 2 restaurants at ground floor level, 6 flats above and 3 townhouses adjacent the Water of Leith to the northern boundary of the site.
The application was determined at a meeting of the Development Management Sub-Committee of the Planning Committee on the 10th November 2010.
The case officer recommended the application for approval, stating:
“The proposed design and layout of the building are acceptable and will preserve and enhance the character of the conservation area.  The applicant has been able to demonstrate that there will be no adverse impact on the residential amenity of the neighbouring properties and that the residential amenity of the proposed dwellings is acceptable.  There are no material considerations which outweigh this conclusion.”
Committee Members approved the application subject to 8 Conditions, which sought additional details in relation to the structural specifications of the wall forming part of flood defences for the Water of Leith, sought to protect residential amenity for flats above the commercial units on the ground floor through specifying acoustic insulation properties, delivery times, ventilation and extract systems for commercial kitchens, requiring a programme of archaeological investigation and the restriction of Unit B to use within Use Classes 1, 2, 3 and 4.
A Legal Agreement was required in order to secure developer’s contributions to the City Car Club scheme and to the improvement of public transport in the area, this was concluded on 11th April 2013 and the Decision Notice was subsequently issued, dated 8th May 2013.
Work on site has commenced and a Notice of Initiation of Development has been submitted to City of Edinburgh Council; the planning permission is therefore ‘implemented’.
14/02786/FUL: Change of use from class 3 to retail, erection 6 flats and 3 town houses and minor alterations to elevations
This application was validated on 8th July 2014, and proposed alterations to the existing planning permission relating to:
· The use of the ground floor for retail purposes
· Creation of external access stairs and ramp
· Minor alterations to fenestration on the main block
· Removal of the Brise de Soleil on the top floor
· Relocation of stair access for flats to the rear of the building
Despite the description of the proposals, there were no changes proposed to the existing planning permission save for the above minor alterations. The scale, massing and overall design of the development remained the same; no additional flats, houses or commercial floorspace were proposed.  Pre-application discussion with the Council was undertaken and the applicant was advised that although some of the alterations would individually be considered non-material changes to the existing planning permission, the cumulative effect of the alterations proposed would mean that this constituted a material change and that therefore planning permission would be required.  
A description of development for the new application was agreed with the case officer.  However, it is now clear that the description was potentially misleading; as it appeared to propose a wholly new development entirely, as opposed to minor external alterations to the permitted scheme and a change in the use of the ground floor from restaurant to retail.  
As a result, during the determination period, the application received a large number of objection comments from the public.  These followed a social media campaign aimed at preventing the development from going ahead. We are aware that the vast majority of objectors were not from the immediate area.
The case officer found that material representations were received in relation to: design, scale and form, oversupply of retail development and increased traffic. 
Consistent with the existing planning permission, in her Report to Committee, the case officer recommended the application for approval, noting:
 “The proposal is of an acceptable scale, form and design and protects the character and appearance of the conservation area and the adjacent listed building.”
“The proposal is complies with Policy Ret 5 of Edinburgh City Local Plan.”
“The proposal is satisfactory in terms of parking and traffic implications.”
The application was considered at a meeting of the Development Management Sub-Committee of the Planning Committee on the 19th November 2014 and Committee Members agreed to continue the application pending a site visit due to concerns that the “proposal represented overdevelopment in terms of scale and form, to the detriment of residential amenity and to the character and appearance of the conservation area.” 
The application returned to the Development Management Sub-Committee of the Planning Committee for determination on the 11th December 2014.
The application was again recommended for approval, the case officer noting:
“The proposal complies with the development plan and the relevant non-statutory guidance.  The proposal is acceptable in this location.  The proposal is of an acceptable scale, form and design and protects the character and appearance of Inverleith Conservation Area.  The proposal will not result in an unreasonable loss of neighbouring amenity. There are no material considerations that would justify refusal.”
Committee Members decided to refuse planning permission, and the reasons for refusal stated on the Decision Notice dated 4th February 2015 are as follows:
“The proposal is contrary to policies Env 6 Conservation Areas - Development and Des 3 Development Design of the Edinburgh City Local Plan and the Council's Edinburgh Design Guidance as the proposed development by reason of its scale, form and design is detrimental to the character and appearance of the Inverleith Conservation Area.”
09/00830/VARY: Non-material variation to 09/00830/FUL to relocate internal stairwell
This application was validated on the 30th April 2015, and proposed non-material internal alterations to the existing planning permission 09/00830/FUL.  The alterations proposed were as follows:
· Relocation of internal staircase and subsequent changes to internal arrangement of rooms on levels -1, 0, 1, 2 and 3.
· Omission of one window on north elevation
· Amendment of window patterns at ground floor on south elevation
The application was approved by the Case Officer under delegated authority, and the decision notice issued on the 6th May 2015.  The alterations were considered non-material; they did not constitute ‘development’ and would not in themselves require express planning permission.
15/01786/CON: Complete Demolition In A conservation Area
This application for Conservation Area Consent was validated on the 15th April 2015 and is currently pending consideration; the target date for determination is the 14th June 2015.
The application seeks formal conservation area consent for the demolition of the existing building at 1 Canonmills Bridge, which is required in order to proceed with the development permitted under 09/00830/FUL.
Planning History: conclusions
The site benefits from planning permission for the erection of a new ‘L’ shaped building with commercial uses on the ground floor and residential above, 3 town houses to the rear and associated access and parking at the rear of the new building, established under reference 09/00830/FUL.  
This planning permission has been implemented, through the completion of works to the boundary walls and fences to the rear of the existing building, and creation of additional access into the rear yard as set out in the application drawings.  A Notice of Initiation of Development has been submitted to City of Edinburgh Council and was recorded on the planning portal on 27th January 2015.
[bookmark: _Toc422751652]The Proposal
This application seeks the following changes to the existing planning permission 09/00830/FUL:
· Removal of existing entrance doors and replacement with glazed window sections on south elevation 
· Installation of automatic entrance door to easternmost glazed section on south elevation
· Erection of new entrance stairs and disabled access ramp at location of new automatic entrance door on south elevation
· Subsequent formation of single commercial unit at ground floor level 
The proposal relates to the ground and basement floors of the development only and no changes are proposed to the upper floors, as illustrated on drawing (PL)201.
Relocation of Entrance Doors
The permitted scheme includes three separate entrance doors on the south elevation (shown on (PL)201, which were intended for access to the two commercial units on the ground floor of the building.  The proposal seeks to replace these entranceways with glazed window sections, as illustrated on drawings (PL)203, (PL)204 and shown in 3d on (PL)205.  The dimensions of the openings into the building will not change and the design of the frontage will not alter.
Installation of new entrance door
A new automatic entrance door is proposed in replacement of the easternmost glazed window section on the south elevation, as illustrated on drawings (PL)203, (PL)204 and shown in 3d on (PL)205. Again, the design of the frontage and the alignment of the physical openings within the building envelope, as permitted, will remain unaltered.
This alternation will enable the most efficient use of the floorspace within the premises.  
Erection of Entrance Stairs and Ramp
The site slopes from west to east along the public footway of Canonmills Bridge, with the consequence that the finished floor level at the south east corner of the ground floor will be 13.065AOD, and the level of the pavement will be 12.050AOD.  The pavement also slopes from north to south in the location of the proposed stairs and ramp, with the pavement nearest the building at 12.670AOD and at the kerb 12.650AOD. At the south east corner of the building, the slope is inverted, with the level of the pavement at the building wall at 12.050AOD and the kerb at 12.200AOD.
In order to provide the required inclusive access, we propose to install a new entrance stair and ramp, as illustrated on (PL)203 and (PL)204.  The disabled access ramp will comply with Disability Discrimination Act legislation and provide a fall of 1:14, suitable for wheelchair users and also those with pushchairs. 
The stairs and ramp will be formed in stone to match the permitted building, in order to ensure that they are in keeping with the development.  The safety balustrade will be constructed in steel with toughened safety glass infill panels.
In the location of the proposed access stairs and ramp, the pavement is 4608mm wide from the building wall to the kerb, widening to the west to 4974mm.  Following installation of the stairs and ramp, the pavement will be reduced to 2076mm in width in line with the entrance door, and 3778mm at the foot of the access ramp.  This ensures that there remains ample room for passage of pedestrians in this location.
The proposals are similar to those included in the previous application (14/02786/FUL) and it should be noted that the case officer recommended these for approval, stating:
“New access stairs lie to the front of the building and are of a simple form which does not detract from the overall character and design of the building.”
Formation of Single Ground Floor UNit
The above proposals will have the effect of forming one commercial unit on the ground floor of the permitted scheme, which will extend to 189sqm.  The unit will have access and egress from the proposed new automatic entrance door, facilitated by the proposed access ramp and stairs in this location. The basement level will continue as storage ancillary to the main use of the ground floor.
The existing consent provides for a mixture of uses within the 2 units, with condition 7 referring to Use Classes 1, 2, 3 and 4.  This application is consistent with the existing consent, and would allow for uses within those use classes within the Unit.  This will ensure the ground floor unit will be able to accommodate a wider range of occupiers. The configuration of the ground floor currently permitted has not proved attractive to potential occupiers and the owner wishes to avoid creating two commercial units which would remain vacant and act to the detriment of the surrounding local retailing area in terms of its vitality and viability.
It should also be noted that there is no condition attached to the existing planning permission (09/00830/FUL) which restricts the sub-division or amalgamation of the ground floor of the permitted scheme.
Use Classes
The approved plans accompanying the existing planning permission (09/00830/FUL) show two ground floor units referred to as Unit A and Unit B. Unit A is shown set out as a restaurant/cafe.  No detail of use is shown on the plans for Unit B.  
Condition 7 of the planning permission expressly provides that Unit B “will only be used for purposes falling within Classes 1, 2, 3 and 4 of the Town and Country Planning (General Permitted Development) (Scotland) Order 1992, as amended”.
There is no equivalent condition restricting the use of Unit A. Notwithstanding this, the Town and Country Planning (General Permitted Development) (Scotland) Order 1992 provides that a restaurant (Class 3) can be used for retail purposes (Class 1) or financial and professional services (Class 2) without the need for express planning permission, and therefore both units could operate under Classes 1, 2 or 3 without the need for a further express planning permission. 
Our clients would be willing to agree to the use of a similar condition in order to restrict the use of the single commercial unit at ground floor level within Use Classes 1, 2, 3 and 4, in accordance with the existing planning permission.
Amalgamation and Use as a Single Unit
Internally, the only alteration to the ground floor layout is the removal of the partition wall between the two commercial units set out in the permitted scheme.  These works would not of themselves  require express planning permission, as Section 26(2)(a) and (b) of the Town & Country Planning (Scotland) Act 1997 (as amended) provide that works which affect only the interior of a building, or do not materially affect the exterior, do not constitute “Development”.
The subdivision or amalgamation of property will only require planning permission where that alteration is held to constitute a material change in use[footnoteRef:1] [footnoteRef:2]. [1:  Richmond-Upon-Thames London Borough Council v Secretary of State for Transport [2000]]  [2:  Section 26(3) of the 1997 Act provides that subdivision of a dwellinghouse into 2 or more dwellinghouses will constitute development, but does not apply the same restriction to other types of property.  ] 

Consideration of whether a change in use is material is a matter of planning judgment.  For a change in use to be material the “new” use must be of a type and character that could not reasonably be considered to fall within the range of uses already permitted.   
In this case, this would involve an assessment of the difference between the use of both Unit A and Unit B for the same purpose, and the use of the same property as a single commercial unit for the that purpose.  The existing planning permission, if constructed as permitted, would allow both units to be occupied in Classes 1, 2 or 3 (as discussed in the section above). If the units were combined to form one unit in any of these use classes (which incidentally is the status quo in the existing building), this would not materially change the overall use of the ground floor of the building. 
The physical reconfiguration of the two proposed units into a single unit will not result in a different use being undertaken to that already permitted under the existing planning permission.  This will not constitute a material change in use from that authorised under the 2013 Planning Permission.
Conclusion	
The proposals relate to the ground and basement floors of the permitted scheme only; no alterations are proposed to the upper floors of the building.  The building may not be complete, but the development is approved and this application does not seek to alter any other aspect of the permitted scheme.
The proposed relocation of the entrance doors will not result in a significant change to building frontage and the design will remain unaltered in that the openings in the building envelope will not change; the approved building line will be preserved.
The new access stairs, ramp and balustrade provide DDA Regulations-compliant access to the ground floor of the building, necessitated by the difference in levels between the finished floor level and the pavement level at the south eastern corner of the building.  The materials have been chosen to coordinate with the permitted scheme; these materials having been previously considered appropriate by the Committee in approving application 09/00830/FUL.
The use of the ground floor of the unit for purposes falling within Classes 1, 2, 3 and 4 has been established through Condition 7 attached to the existing planning permission (09/00830/FUL).  The proposals seek to retain the ground floor within these use classes, albeit in a single unit; this is in compliance with the existing planning permission and the Town and Country Planning (General Permitted Development) (Scotland) Order 1992.
[bookmark: _Toc422751653]Development Plan Policy
[bookmark: _Toc422751654]Planning Act
Section 25 of the Town & Country Planning (Scotland) Act 1997 (as amended by the Planning Etc. (Scotland) Act 2006) states that an application for planning permission must be determined in accordance with the relevant development plan, unless material considerations exist which outweigh the primacy of that plan.
[bookmark: _Toc422751655]Development Plan
In this case, the development plan consists of the NPF, SPP, the SESPlan and the Edinburgh City Local Plan 2010.  The Second Local Development Plan has recently been approved by City of Edinburgh Council’s Planning Committee for submission to the Scottish Government for Examination.  As such, it forms the most up to date indication of the Council’s planning policy, and in determination of this application City of Edinburgh Council will afford it the weight of a material consideration.
Where the forthcoming Second LDP differs from the Adopted Plan 2010, this will be addressed in detail in the following planning policy analysis.
[bookmark: _Toc422751656]Relevant PLanning Policy
The Edinburgh City Local Plan 2010 sets out the planning policies against which applications for planning permission will be assessed.  The relevant policies in this case are:
Policy ENV3 – Listed Buildings – Setting
Policy ENV6 – Conservation Areas – Development
Policy Ret 5 - Out-of-Centre Development
This section will provide details of each policy and an assessment of the proposals in this context.
Chapter 4: Caring for the Environment
Chapter 4 of the adopted local plan sets out the policies which relate to the built and natural environment; policies ENV3 and ENV6 are relevant.
Policy ENV3: Listed Buildings – Setting states:
“Development within the curtilage or affecting the setting of a listed building will be permitted only if not detrimental to the appearance or character of the building, or to its setting.”
The building on the opposite corner of the junction with Warriston Road, 32 Canonmills, is category C(s) listed.  The setting of this listed building can be taken to be the busy junction of Canonmills Bridge, Brandon Terrace, Canonmills and Warriston Road.  The immediate area is characterised by tenement buildings with commercial uses at ground floor, modern office and residential buildings and the modern petrol station on Canonmills; the effect of the building groupings is to give the impression of a small local shopping centre with a variety of cafes, restaurants and shops selling a range of types of goods. 
The alteration to the permitted ground floor elevation of the building in order to provide a single entranceway at the south eastern corner and install associated stairs and access ramp is not of a sufficient scale to increase or decrease any impact on the setting of the listed building to the east arising from the development which will be constructed in accordance with planning permission already granted (09/00830/FUL).
The materials used in the construction of the stairs and access ramp have been chosen to complement the permitted scheme; these materials having been previously considered appropriate by the Committee in approving application 09/00830/FUL.
The new stairs and access ramp are orientated and aligned in order to preserve the required pavement width for pedestrians passing the development. 
The appearance and character of the nearby listed building will not suffer any adverse effect as a result of the proposed development. The listed building sits adjacent to a modern residential development, and therefore the context of its setting already incorporates modern buildings.  It will continue to be viewed in the local context, which as noted above contains a mix of tenement properties with commercial uses at ground floor, modern office and residential buildings and the modern petrol station on Canonmills. 
Policy ENV6: Conservation Areas – Development states:
“Development within a conservation area will be permitted which:
•	preserves or enhances the special character or appearance of the conservation area and is consistent with the relevant conservation area character appraisal
•	preserves trees, hedges, boundary walls, railings, paving and other features which contribute positively to the character of the area and
•	demonstrates high standards of design and utilises materials appropriate to the historic environment.
Planning applications should be submitted in a sufficiently detailed form for the visual effect of the development proposal on the character of the area to be assessed.”
Insofar as the proposals being considered as part of this application relate to the special character and appearance of the Inverleith Conservation Area, they do not represent a detrimental impact in the context of the development already permitted. The proposals are not of a scale sufficient to increase any effect of the development permitted under 09/00830/FUL on the wider character of the Inverleith Conservation Area. 
As noted above, the materials proposed have been chosen to complement the forthcoming development of the site. The case officers report to the Development Management Sub-Committee on the 27th October 2010, at which the application was approved, states:
“The materials proposed are a mix of traditional and contemporary materials include natural stone, glass, render, aluminium and timber. The use of natural stone is in keeping with the built environment of the surrounding conservation area.”
The application package contains 3d visualisations in order to allow the detailed assessment of the proposals in the context of the permitted scheme and the surrounding area.
Chapter 8: Shopping, entertainment and other town centre uses
Chapter 8 sets out the local plan policies which relate to proposals for retail, leisure and other commercial uses.  While the proposal does not create additional commercial floorspace, the principle behind Policy RET 5 is relevant.
Policy Ret 5 - Out-of-Centre Development states:
“Within the urban area, proposals for retail development in an out-of-centre location will only be permitted provided it has been demonstrated that:
a) all potential sites, either within or on the edge of an identified centre (see Table 8.1), have been assessed and can be discounted as unsuitable or unavailable 
b) the proposal will not have a significant adverse effect, either individually or cumulatively with other developments, on the vitality and viability of existing centres within the intended catchment of the proposal. 
c) the site is or can be made easily accessible by a choice of transport modes and will not add to the length and overall number of shopping trips made by car 
d) the proposal will fill a gap in provision locally or will meet the needs of an expanding residential or working population.”
The supporting text at paragraph 8.27 goes on to state:
 “In implementing this policy, it is recognised that there are benefits in providing small scale, convenience stores (up to 250m2 gross floorspace) in locations easily accessible on foot or by cycle. These will complement the role of the identified centres and therefore for such proposals it is not necessary to demonstrate that there is no site suitable and available in or adjacent to an identified centre (criterion a) in Policy Ret 5). The other requirements of Policy Ret 5 do need to be satisfied. This will allow, for example, large scale and higher density new housing schemes to include local shopping facilities to meet basic provision for new residents. This will also meet an objective of the Plan to encourage more mixed use developments.”
It should be noted at this point that the case officer for the previous two applications (the approved scheme 09/00830/FUL and the recently refused 14/02786/FUL) recommended both for approval and, in relation to the use of the ground floor of the building for retail use, which the most recent application proposed, stated:
“Policy Ret 5 of the Edinburgh City Local Plan provides that new retail development, located outwith any defined retail centre should only be permitted in very limited circumstances.  Within the parameters identified it is recognised that there are benefits in providing small-scale convenience stores (identified as being up to 250 square metres gross floor space), complementing the role of identified centres, provided that they are located in easily accessible locations.
The proposed retail premises would be 189 square metres gross floor space.  It is located adjacent to defined local shopping centres of Rodney Street and Dundas Street and is conveniently located within a reasonable distance of a number of residential properties which is easily accessible on foot or public transport.  As such the retail element of the proposal complies in principle with the provisions of the relevant retail policy of the development plan.
The proposal is complies with Policy Ret 5 of Edinburgh City Local Plan.”
The current proposal is for a single commercial unit on the ground floor which extends to 189sqm; the range of uses proposed is broader than those previously proposed. It is important to note that this proposal does not involve the creation of new commercial floorspace; therefore, the potential for the proposals to have an adverse effect on the vitality and viability is limited. However, the principle of policy RET 5 applies.
The requirements of Policy RET 5 as they apply to proposals for retail floorspace under 250sqm are:
a) the proposal will not have a significant adverse effect, either individually or cumulatively with other developments, on the vitality and viability of existing centres within the intended catchment of the proposal. 
b) the site is or can be made easily accessible by a choice of transport modes and will not add to the length and overall number of shopping trips made by car 
c) the proposal will fill a gap in provision locally or will meet the needs of an expanding residential or working population.”
The proposed development sits in a location where the ground floor of surrounding properties is predominantly in commercial use; Brandon Street has a number of cafes, an interior design shop and a hardware shop, the south end of Inverleith Row has a mixture of uses including an estate agent, piano shop, restaurant, public house and a local newsagent, and Canonmills offers a further interior design shop, a petrol station and a launderette.  Nearby designated Local Centres such as Dundas Street and Rodney Street have a similar mix of uses and could not be considered to be adversely affected by the current nature of the commercial offer at Canonmills.   This concentration of commercial uses, although not designated as a local centre, performs a similar function.  The proposal is not of a sufficient scale to have a detrimental effect on the vitality and viability of the nearby Local Centres of Dundas Street and Rodney Street; both Local Centres contain a range of types and sizes of commercial premises and continue to perform well in terms of vacancy rates.
In terms of accessibility to public transport, the site is well served by local buses and is easily reached on foot from neighbouring residential areas.  No customer parking is associated with the proposed use of the ground floor for commercial purposes and therefore the proposals is unlikely to attract a large number of patrons arriving by car.  The principle source of patrons can be expected to take the form of passing trade, either people walking to and from work in the city centre, or making local trips on foot to the immediate concentration of other commercial premises. The building also benefits from proximity to the Water of Leith walkway, which is well-used by locals and those travelling through the city by bicycle.
As noted above, the permitted scheme allows two commercial units to be provided on the ground floor of the completed building; this proposal combines the two units to form one. No additional floorspace will be created by this proposal and the sole effect will be to improve the attractiveness of the unit to a wider range of potential occupiers; indeed, the occupier of the current building trades from a single unit and would not find the two smaller units appropriate for their needs.
It is considered that the proposal accords with the principle of Policy RET 5.


[bookmark: _Toc422751657]Edinburgh City Design guidelines
Edinburgh City Design Guidelines, while not being afforded the same weight as Supplementary Guidance, are relevant in the determination of this planning application.
Listed Buildings and Conservation Areas, February 2014
The section of this design guidance document relating to development within Conservation Areas states:
“Ramps 
The placing of a ramp on a building should have minimal impact on the historic fabric.  The symmetry of existing elevations and the rhythm of the street as a whole should be respected, and where relevant, care should be taken to protect the relationship between railings, property and basement.  Where appropriate, consideration should be given to regrading the ground at the entrance in order to overcome the need for larger ramps and minimise the visual impact on the building. If this will cause a footway hazard, a ramp inside the building may be appropriate; the removal of steps and the lengthening of doors can sometimes accommodate this. Ramps on the public footway will not generally be supported.  Where acceptable, ramps must leave sufficient clear footway for pedestrians. This will vary according to the volume of pedestrian traffic. In general, this is 2metres for residential areas, 3metres for main roads and 5-6metres for busy shopping streets. 
Where a ramp is acceptable, high quality materials, such as stone to match the existing building, will be encouraged. In some circumstances, high quality design in modern materials may be more appropriate. 
Handrails
Where required, handrails should be carefully designed and sensitively located to avoid being visually intrusive.  Appropriate contrast with the background material can be achieved with high quality traditional or contemporary materials.”
The location of the proposed new access ramp and stairs on the building resulting from the permitted development has been chosen in order to use the widest part of the pavement.  The proposals ensure that the required width of pavement is retained for pedestrians passing the building, and also to provide ample turning space for those using the ramp access.  The shortest distance between the footprint of the proposed ramp and stairs and the edge of the kerb is 2067mm, as indicated on drawing no. (PL)203.
The proposed new access ramp and stairs are to be constructed in materials in keeping with the permitted scheme and which were considered appropriate by the Committee at the time of approving that application.  The design is intended to minimise visual intrusion on the streetscape and the south elevation of the building, running the ramp along the building line and reducing the footprint required by the stairs. 
The balustrade and glazed panels are in keeping with the palette of materials used in the permitted scheme, and are intended to continue the aesthetic of the building into the streetscape.  The current building at Canonmills Bridge is not of a historic nature, and the building permitted under 09/00830/FUL, to which the proposed ramp and stairs will be attached, is modern in nature and therefore the proposals are in keeping with their immediate surroundings.
We consider that the proposed stairs and ramp will not have a detrimental effect on the character of the Inverleith Conservation Area in the context of the permitted scheme.
Therefore the proposals are in accordance with the Edinburgh City Design Guidance above.

[bookmark: _Toc422751658]Material Considerations
[bookmark: _Toc422751659]Existing Planning Permission 09/00830/FUL
The application site has planning permission for a modern residential building with commercial units at ground floor.  This is a material consideration to which significant weight should be attached as it forms part of the planning baseline against which this application must be assessed.
This application proposes only minor external alterations in the form of relocating the entrance doors to the southeast of the south elevation, the erection of DDA compliant access ramp and stairs, and the use of the ground floor as a single commercial unit.
The principle of the redevelopment of the site is not under consideration, and it should be noted that the Committee approved the application for detailed planning permission, 09/00830/FUL, which included the palette of materials used in this application.  Therefore, the principle of the use of these materials and their acceptability in the context of the Inverleith Conservation Area is established.
The minor alterations proposed are not sufficient to increase any impact on the character or value of the Inverleith Conservation Area which may result from the permitted scheme.  
[bookmark: _Toc422751660]Development Plan Policy 
The planning policy background remains the same; the Edinburgh City Local Plan 2010 remains the adopted Local Plan and the policies which relate to this application for planning permission are the same as those which were relevant at the time of the approval of 09/00830/FUL.
At the time of writing the Report to Committee, the case officer’s reasons for recommending approval were stated as:
“In conclusion, the proposals comply with the development plan and any infringement of non- statutory guidance is minor. 
The proposed design and layout of the building are acceptable and will preserve and enhance the character of the conservation area.  The applicant has been able to demonstrate that there will be no adverse impact on the residential amenity of the neighbouring properties and that the residential amenity of the proposed dwellings is acceptable.  There are no material considerations which outweigh this conclusion.”
Following a presentation to the Development Management Sub-Committee, the members agreed with the case officer and approved the application subject to conditions.
The non-statutory Edinburgh Design Guidelines relating to development within the curtilage of Listed Building and within Conservation Areas is the only addition to the applicable planning policy for this site.  The ability of the proposals to satisfy these guidelines is set out above.
[bookmark: _Toc422751661]Conclusions
It is considered that the above material considerations should be afforded considerable weight in the determination of this application.

[bookmark: _Toc422751662]Summary and Conclusions
[bookmark: _Toc422751663]The Proposal
This application relates to the ground and basement floors of the permitted scheme only; no alterations are proposed to the upper floors or the townhouses to the rear. The proposals will not alter the rear yard of the permitted scheme and no parking is proposed as part of this application for planning permission.
The application proposes the following changes to the permitted scheme:
· Removal of existing entrance doors and replacement with glazed window sections on south elevation 
· Installation of automatic entrance door to easternmost glazed section on south elevation
· Erection of new entrance stairs and disabled access ramp at location of new automatic entrance door on south elevation
· Subsequent formation of single commercial unit at ground floor level 
[bookmark: _Toc422751664]Local Development Plan
As set out in Section 2 of this document, the proposals accord with the Local Development Plan.
The principle of commercial use on the ground floor is acceptable, as evidenced by Condition 7 of the existing planning permission which expressly provides that Unit B “will only be used for purposes falling within Classes 1, 2, 3 and 4 of the Town and Country Planning (General Permitted Development) (Scotland) Order 1992, as amended”.  The requested use of the ground floor for purposes within Classes 1, 2, 3 and 4 accords with Development Plan policy and will not have a detrimental effect on the immediate area or nearby designated Local Centres.
The proposal does not involve the creation of any new commercial floorspace.
The proposed new access stairs and ramp are designed in accordance with the palette of materials approved for the permitted scheme. The design intends to relate closely to the permitted scheme and it is considered that the proposals are not of a sufficient scale to affect any impact on the character or quality of the Inverleith Conservation Area.
[bookmark: _Toc422751665]Material Considerations

The material considerations which should be afforded considerable weight in the determination of this application for planning permission are:
The existing planning permission 09/00830/FUL allows for the construction of a modern scheme incorporating commercial uses at ground floor; the proposed alterations to this permitted scheme do not alter its scale, massing, appearance or significance in the context of the local area. 
The relevant policies of the Edinburgh City Local Plan have not changed in the period since the existing planning permission was granted by the Committee on 10th November 2010.  The reason for the approval of 09/00830/FUL was given as follows:
“The proposal complies with the development plan and represents a minor infringement of the Councils non-statutory guidance. The scale and design are acceptable, protect and enhance the character and appearance of the Conservation Area, and there will be no loss to existing residential amenities. There are no other material considerations which outway(sic) this.”
In short, the principle of the development of the site is established and this fact should be afforded the weight of a material consideration.
[bookmark: _Toc422751666]Conclusion
In conclusion, the proposals contained in this application for planning permission are in accordance with the Development Plan, having regard to the material considerations set out above.
We therefore respectfully request that City of Edinburgh Council approve this application for full planning permission for VARIATION OF EXISTING PLANNING PERMISSION (09/00830/FUL) TO RELOCATE ENTRANCE DOORS AND FORM SINGLE COMMERCIAL UNIT AT GROUND FLOOR LEVEL at 1 Canonmills Bridge, Edinburgh.
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