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Please see the gudance notes in the decson pack for further iInformation, Includng
how 50 appeal o review your dodision. The docson pack forms pan of your
cecison

Deawings 02 - 11, represent the determined scheme. Full detals of the agplicason
can be found on the Planning and Buiiding Standards Poaal

The reason whyy the Council made this decision is as folows:

The proposals are contrary 1o the development plan and non-statutory gusdeines
a0 2 unacoptatie

Thes determination does not cary with it any necessary consert o approval for the
proposed developmant Lnder Other SEMLAGTY SNBCITHATS

Permitted development rights for househoider applications changed on 6
February 2012, our webpage at
www edinburgh, gov uk/householderdevelopment for mare information,

Should you have 8 Specfic anguiny regarding this decsion please contact Danied
Lodge drectly on 0131 526 3201
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John Bury
Head of Plarming & Buliding Standards







o GD'NBVRGH . Appication No 11038T2FUL

THE CITY OF Pomammmes COoncr. Appicaton Type Planning Permission

A development of hotel bedrooms as an extension to existing hotel at no. 39-47
Albany Street.

1113 York Lane
Edinburgh
EM1 IHY

REPORT OF HANDLING - Local Delegated Decision Report

Purpose of report

This is a Local Delegated Decision, under the Counal s scheme of delegason
Getalng the considerations and determination of the applcation

Main repon
1 SITE DESCRIPTION AND MISTORY

Application site

The apphcation site comprises a piiched roof single storey budding contarming four
large garage type doors uiksed for vehicle AcCosVNgross and slorage with o
separaied pedestnan entrance. The buliding fronts York Lane and is utitsed In
CONNBCION Wwith the hotel use of the site. The bulding is constructed from natural stone
with & siste roof and a forward facng mof gable at its eastern end

There are hves concurrent appications for Conservation Area Consent, Listed
Budding Consent and a furthor appication for planning permission ksted below

1. Apphcation for Conservaton Area Consent for the demolsion of the existing garages
and entrance 0 offce submimed on the 19 Decamber 2011 (ref 1103872/CON)

2 Apphcation for Listed Bulding Consent for 1 arection of & detached extenson %
hotel for becdrooms and covired walkway submitied on the 19 December 2011 (ref
11040590L8C)

3. Appicaton for Planning Permission for a change of use to ancilary
funcionbreakfast room for hoted at 3947 Alany Street. New glazed ek betwoen 11.
13 York Lane & 30-47 Albany Street & new glazed roofight to function sute submitted
o the 10 November 2011 (ref. 11/03816F0UL)




site history

Septembar 1957 — Outine planning pamission granted from former Cathedral Malls %o
residontiyd use (refl 1T0MAT/4).

06 Apnl 1988 - Plarving permission and Istod bullding consent granted for the
demoition of the piiched roof hall at the rear, Alterasons 10 Up-grade the property and
construct Garages 8l York Lane lavel and new offices al the basement leved of the rear
{ref: 2660/87/52)

08 Fetruary 2008 - Uisted Butidng Consent granted for the change of use from offco
%0 holel extension + intemal, extermnal alteratons (as amended) (refl. 07T048268A08C)

12 March 2008 - Planning permession granted for the change of use from office 1o
hotel (extension of existing hoted pramises & 30 - 43 Albany Street) (red
07204826/FUL )

23 November 2009 - Planning appiicaton withdeawn for the change of use from ofce
o analary function room for hotel at 3947 Albany Street, new glazed ink betwoen
11-13 York Lane and 39-47 Albany Street and new glazed roofight to new functon
room (ref. 08V025T2FUL)

history of neighbouring sites
land adipcent 30 11-13 York Lang

10 Fabrusry 1900 - Planning permission granted 10 form tao dwelling unts in place of
existing garage promises (ref: 970064 7/FUL)

21 York Lane

24 Fobruwy 1900 - Planning permission granied for aterations and exiension 0
garage 1o form garage and fat (ref. 9700164/FUL)

24 Novermber 1009 - Planning permesson granted for the demolition of the existng
garages and construct two semi-detached mows houses with integrad garages (ref

GR03023FLL)

24 Novemeber 1996 - Conservation Area Consent granted for the demolson of e
QASLNG garages (rof. SR0IZICON)

2 Pre-application process

Pre-appication advice wos grven on the inappropnate scale and haght of the
proposals with regard 30 the plannng gudelings on mews davelopments.




3 PLANNING POLICY AND GUIDANCE

The Edinburgh Gty Local Plan identfies the site as faling within the genarad ‘Urban
Aroa’

The ste is also located within the curfigage of 8 Category A Listed bulicing, the New
Town Conservasion Area and Worlkd Heritage Site.

Redervant Policies

The New Town Conservation Area Character Appraisal states that the ares s
typified by the formal plan layoul, spacious stone bt terraces, broad streets and an
overall dassical degance. The buildings are of a generaily consistent three storey and
Dasamant SCale, with some four sioray Comer and cantral pavilions

Relevant policies of the Edinburgh City Local Plan.

Polcy Des 1 (Design Quality and Context) sets general oriena 1or assessing design
Guiity and requines an overall design concipt 10 Be demonsirated

Policy Des 3 {Development Design) sots critena for assessng developmaent design.

Policy Env 1 (World Hentage Site) protects the guality of the World Mertage Site and
s seftings.

Pohicy Env 3 (Listed Butiangs - Setting) identifies the crcumstances in which
development within the curtiage o affecing the setting of a ksted Duang will e
parmimed

Policy Env 6 (Conservation Aroas Development ) sets out 0ntena Or assessng
dervslopment in consarvalion aress

Policy Env 5 (Conservation Azeas — Demolnon of Bulkings) sets outs critens for
S3sessing proposals invoiving demaition of buldings In Consarvabion areas.

Polcy Emp 5 (Hoted Development) sats omena 1or assessing sites lor hoted
dervelopment.

Relevant Noa-Statutory Guidelines

Non-statutory guidelines DAYLIGHTING, PRIVACY AND SUNLIGHT" sot critena foe
Assessing proposals in relabion 10 these ssues

Non-statutory guidelines NMEWS' peovide guidance 1or car parking and new
development in rear mews lanes.

Non-statutory guidelines on the 'SETTING OF LISTED BUILDINGS' supplement
local plan conservasion and design poloes, providing gudance for the protecton and
anhancamaent of the satting of ksled Buldings




Policy Mou 8 (Inappropnate Uses n Residensal Areas) establshes a presurmption
aganst development which would have an unacceptable efoct on the Iving conditions
ol nearby residents

4 CONSULTATIONS

Transport Planning - Development Control

Having congidered Me sppicants stafoment (emal 22/12/11) with reguards 1o the vse
of the garages assochitod with e apphcation address | ofer no cdyectons 1o
SOPNCANON

Services for Communities - Environmental Assessment

No obpechons
s REPRESENTATIONS

The appication was advartised on the 30th Decamber 2011, Two letiers of objection
harve been recesved from nesghbowing residents and one from amenty body objecting
to the proposals on the grounds of.

1. Design
(Addressad in secton (D) of The assessment )

2 Residential amenty and traffic
(Acdressed In sechon () of the assessment )

6 OFFICER'S OBSERVATIONS
Description of development

It is proposed 1o demolish the garage / stome Dudding fronting York Lane and enect &
throo saoray bulding n its place The buikdng will accommodate a further fourteen
bedrooms and wil be Inked to the ansing hotel via an external star and canopy. The
propased buslding wil have a pachad rool with dormer windows within &8s roof plane
The bulding Wil utiise reconsitubed stone with quon, ol and Il elements framing
the bmber framed windows 1o the prindpal elevation frondng York Lang, To the rear,
the pitched rood foem is punciuated by two fange dormer windows, flat roof dements
and & two storey rear projecton. The rear clevation will be fnished n white panted
render with secsons of imber panailing. The lnking starcass and Doundary trestment
ulfises render 30d ghass bricks

No drawings of the ast and west gable slevations of the proposad bulding have been
prowvided

Assessment

The following should be consedenad




8) whether the proposed mews building is acceptable in prnciple at this location

b) Whather the peopossis have an adverse effect on the seting of the listed
busldngs or character or appearance of the conservation area, and

c) whether the proposed use will be detrimental 1o ressdental amenity or road
salety

a) The Edinburgh City Local Plan identfies the applcation sito as hng within the
broad Urban Area’ land use allocation of which the axesting use of the site as 8 hotel
has been previously estatiished The further expansion of a hotel use on ™is site Is In
complance with the Policy Emp § of the Ednburgh Gity Local Plan and is acceptatie
in principle.

The ongina rear garden area has bean developed inla Accommodation in assocason
with the previous use of e site 8s an office 3nd moce recantly 8 hotel with the further
erection of a sngle storey bulding postioned at the foot of the site fronting York Lane.
York Lane and Dubin Street Lane South i charactensed Dy a vanety of sympathetc
and ursympaihetic Bl developments, mainly stone / renderad modem mews or
srgle storey garages.

The presence of now mews daalings changes he characier of the lane within the
conservaton ared 10 one of mews houses, despite the histoncal lack of tradsonal

mews bulidings along e lane Ammbulammdd'bommoﬂm
HOGR &% i1 s ot prosert ~

b) The New Town Conservation Area cCharncier aperasal identifies the oilkowing
characionshcs relevant 1o 1his proposal

* The use of the grid layour forms roughout Me ared rovdes & formal hecachy of
sirvels with conrofled visfas and plannoed views.

* The gred hararchy of grand 3veets, lesser streals. anes and mews Mroughout the
CONSIVAlON Sred

* The desned redatonsing of stoned Duiings, pavements and seted roads ghves o
discipined unty and cofosion 0 $he conservadon aren

* The consistant relationship of the bolkings and buliding e 1o the layoul of sireols
and footways which rotan $he ongingl street geomelry and the original surfaces.

* The redenton of mews and lanes, lrgely n her orginal form conribules o the
chavacier of the aron

* The standord pavette of malerias includes blonde sandsfone, imber windows and
pched shaded roofs

The proposed devalopment does not comply with the Coundil's Planning Guadelines on
‘Mews' in terms of its scale, form and design of the proposed bulding. The proposed




buBdng is of an Mapopnate wath, haght, depth and form cemonstrating no
understandng of proporson. fenestraton. of soid 10 void ratio within &s alevasons
detaiting. The proposed buiding and covered waltway are wholly unacceptable and
devoid of any considerabon of their context

The use of ronder On the el alevason, and of reconsatited stone on the street
fagade, are inferior matenals not appropeiste or the New Town Consarvation Ares
whare the planning gusdelines dearly states that natural stone s required.

The size, devabonal reatment and materials of the proposed mews development will
adversely afect the setting of the pancipal isted Dulldings along Albany Street whaore
public views along the rear devations of the lerrace will be cormgromised by the scale
and praximity of the proposed bullkdng. The proposals wil adversely afect the
characier and appearance of the New Toan Consarvaion Area and Workd Hertage
Sre

d) The height of the proposed walkway Boundary and its proxenily with the residential
property 10 the wast is of concem. No detadls of the neghbourng property have been
provided on the locaton o ste plans 10 allow 1or an assessment of the proposals
impact upon neghbounng sunkght or daylight levels. Should ather aspects of the
proposis have beon acoeptatie a study of sunight/daytght imphcations would have
be sought

Green the use of the parent proparty as & hotel, there is no significant adverse effect
0N Pghbourng rescenial amenity by wary of loss parvacy. Regardng road safety
issues, Transport has no cbiection %0 the scheme. The proposals wil not be
detrimontal to road safety

in condusion, the sze, elevatonyd treatmoent and materials of the proposed mews
development will adversely atfect the setting of the listed buldings along Albany Street
and e New Town Conservaton Area conrary 10 policies Envi, Envd and En@ of the
Edinburgh City Local Plan and %0 Councl’s Planning Guidelnes on Mows
devalopment, in that its design haight and form does not conform 1o the stated
Amensons and cntena Imposed In order 10 retn consslancy iIn Massing and desgn
within such lanes in the World Mertage Site and the New Town Conservaton Aroa

i has not boen adequately established if the development is sccaptable in tarms of its
impact upon Neghbounng resdental amenity

There are no road salety concams
There are no oty matenal considarstons which outweigh Ihse condiusons

N 3 recommended that the apphcation 15 refused

7 Reason for decision




8 Date of Site Vian
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Deciston making Process: Core Questions
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