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A Proposal of Application Notice was submitted to City of Edinburgh Council on 12 January 2024 outlining the intentions of Northcare (Scotland) Limited to submit a planning application for proposals to redevelop 

the site. The description of development is as follows:

Erection of mixed use development comprising care home and assosiated amenity facilities, ground floor commercial units, parking, open space, landscaping, and ancillary works.

The site currently benefits from planning permission (reference: 18/02831/FUL) for a mixed use residential led development incorporating ground floor commercial units (including Class 1, 2 and 3) and hot food take-The site currently benefits from planning permission (reference: 18/02831/FUL) for a mixed use residential led development incorporating ground floor commercial units (including Class 1, 2 and 3) and hot food take-

away (sui generis). This proposed development seeks to build within the approved height, scale, and massing of the approved permission and therefore the key planning issue relates to the principle of the new pro-

posed use.

The development plan comprises of the National Planning Framework 4, the adopted Edinburgh Local Development Plan, and supplementary guidance including the Corstorphine Town Centre Supplementary 

Guidance. The council are currently in the process of preparing a new development plan, CityPlan 2030, which is anticipated for adoption later in 2024.

Edinburgh Design Guidance supports development of the highest design quality and that integrates well with the existing city. It sets out the Council’s expectations for the design of new development, including Edinburgh Design Guidance supports development of the highest design quality and that integrates well with the existing city. It sets out the Council’s expectations for the design of new development, including 

buildings, parking, streets, and landscape in Edinburgh.The site is located within the Corstorphine Town Centre and the proposed care home also incorporates ground floor commercial units which will provide activ-

ity and enhance this section of St John's Road. National Planning Framework 4 (NPF4) Policy 16 supports proposals for new homes that improve affordability and choice by being adaptable to changing and diverse 

needs such as homes for older people, including supported accommodation, care homes and sheltered housing.

The site is located within the Urban Area on a brownfield previously developed site. Sustainability is a key consideration during the design development of the proposals and a Sustainability Statement will be pre-

pared to support the planning application submitted setting out how the materials, energy strategy, and waste strategy have all been considered to minimise carbon emissions.

The site is located within the Corstorphine Conservation Area where the council acknowledge that “This northern edge is acknowledged in the character appraisal to be out of keeping with the character and ap-The site is located within the Corstorphine Conservation Area where the council acknowledge that “This northern edge is acknowledged in the character appraisal to be out of keeping with the character and ap-

pearance of the main part of the conservation area and is principally included as a "buffer" to the historic core.” Now as a cleared site, the proposals must give cognisance to the conservation area's architectural 

character. The redevelopment of the site provides an opportunity to enhance the character and appearance of the conservation area and preserve features that contribute positively to the area's character. The 

design development has been informed by heritage advice and a Heritage Statement is being prepared to support the planning application.

An assessment of how the proposals comply with planning policy and design guidance will be set out in a range of supporting documents which will include a Planning Statement and Design and Access Statement. 

The supporting documents are currently being prepared and will be submitted with the application and considered by the council and other statutory consultees. More details will be provided at the next consulta-

tion event once the reports and surveys are more developed.

The emerging design response is illustrated on the following boards. Further detailed proposals will be presented at the next public consultation, these being informed by comments received at this consultation, fur-The emerging design response is illustrated on the following boards. Further detailed proposals will be presented at the next public consultation, these being informed by comments received at this consultation, fur-

ther design development and following pre-application discussion with City of Edinburgh Council.
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Development and access provision and car parking:  
Car parking will be located on site with spaces for 10 cars including 2 no disabled bays and electric vehicle charging stations. Additionally, and within the site ownership are a number of on-street car parking spaces on Manse Road 

which can be utilised.  This provision is in accordance with the requirements of the City of Edinburgh standards and design guidance. 

The proposals also include for secure and covered cycle stands which will encourage staff  to utilise sustainable modes of travel.  An existing dropped kerb access at the SW corner of the site (taken from Manse Road) will be utilised 

for on-site vehicle parking.

The new commercial units can all be accessed from the footways on St Johns Road. Some of the commercial units will also be accessible directly from the Care Home helping it integrate into the community with the provision of a The new commercial units can all be accessed from the footways on St Johns Road. Some of the commercial units will also be accessible directly from the Care Home helping it integrate into the community with the provision of a 

community café / brasserie and a spa salon.

Separate pedestrian entrances to the Care Home and Assisted Living flats can both be taken from Manse Road.

Urban Design and Landscape  
City of Edinburgh Council Design Guidance has the objective of promoting high quality  design which integrates with the built and natural environment whilst positively  contributing to the distinctive sense of place in the location. 

Accordingly, the proposals reflect national policy guidance contained within Creating Places and Designing Streets  as well as the Council’s Design Guidance.    Accordingly, the proposals reflect national policy guidance contained within Creating Places and Designing Streets  as well as the Council’s Design Guidance.    

The concept is for a sustainable development with consideration and application of the six qualities of ‘place’, as advocated within national design policy guidance. 

• Distinctive;  • Safe and pleasant;  • Easy to move around;  • Welcoming;  • Adaptable; and,  • Resource efficient

The proposed development is set within an attractive landscape which enhances the local area with the creation of a secure residents landscaped garden to the rear of the property. 

  This maintains standards of residential amenity whilst preventing overlooking  and overshadowing.    A landscape and planting plan will ensure the site continues to contribute to, and enhance, its green network/ infrastructure and bio-

diversity credentials.  A Biodiversity Enhancement Plan will also be developed

Previous Site Plan with Emerging  changes

Garden and Roof Garden Examples

Consented Proposed Site Plan
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Every Northcare development aims to exceed expectations by providing high quality care  

accommodation and includes a community aspect within each home, providing support for  

residents to achieve independence and encourage integration within the community.  The 

development on St Johns Road will follow this model within a managed and secure environ-

ment for its residents.   The care home will also provide communal spaces including private 

dining facilities, cinema, activity rooms, beauty salon, café brasserie and gallery. 

These facilities will encourage residents to interact  and provide the opportunity for a day out  

without leaving the facility.

Architectural Proposal  

Northcare Scotland Ltd propose a 60-bed Care Home building across 6 independent living Northcare Scotland Ltd propose a 60-bed Care Home building across 6 independent living 

wings over 3 main residential floors in an “L” shape plan. The change in level across the site 

allows the creation of a partial lower ground floor to service the care home and a partial pent-

house floor to create a residents entertainment suite with a sensory garden. Private resident’s 

gardens will be introduced in the southern area of the site as well as the rooftop sensory ter-

race. 

The L-plan form comes from the intention of creating two wings. Each comprises 10-beds  with 

associated day and dining space and in full compliance with the strict guidance outlined by 

the Care Inspectorate. Staff and service rooms are discretely positioned to maintain the im-

pression of a home but ensure good visibility of resident space and promote interaction within 

the home.  

Servicing (kitchen, plant, laundry and staff welfare spaces) is located in a partial lower ground 

floor accessed from the central core area. 

The care home will have a grand double height entrance lobby accessed from the parking 

area to the rear of the building at the lower ground floor level.

There will be direct access to the each of the commercial units from (upper) ground floor level 

direct from St Johns Road.

There is a separate entrance lobby for the assisted living flats taken directly from Manse Road.

A Residents Amenity space and Activity Room provide a destination on the top floor of the A Residents Amenity space and Activity Room provide a destination on the top floor of the 

care home. Benefiting from extensive glazing and an external terrace / sensory garden the 

amenity space will take advantage of the views over Edinburgh towards the Pentland Hills 

beyond. 

The effects of the design, construction process and lifecycle of the building have, and will be 

carefully considered as the development progresses to ensure that sustainability criteria is met 

and exceeded, in order that the completed building will achieve gold standard.

Lorem Ipsum
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Visual of Emerging Proposal - St Johns Road

Visual of Consented Scheme - St Johns Road

Visual of Emerging Scheme - St Johns Road
Visual of Consented Scheme- St Johns Road

Visual of Emerging Scheme - Manse Road

Visual of Consented Scheme - Manse Road
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