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Introduction 

Proposed conversion and redevelopment of 10 Orchard 
Brae for residential and office use.

• The site extends over approximately 0.791 hectares 
and comprises an existing currently unoccupied 
eight storey office building constructed in the 1960s 
(Finance House) fronting Orchard Brae, with a large 
five storey extension added in the 1970s to the rear.

• The proposals are for the change of use and alteration 
of the eight storey block and the demolition of the five 
storey 1970s extension to make way for the erection 
of a stepped residential development comprising a 
mix of flats and duplexes with main door access. The 
development will be formed by 152 residential flats 
and will comply with all necessary policy, and aims 
to provide in excess of minimum standards of cycle 
storage space, high quality communal and private 
amenity space, as well as dedicated co-working 
space. 

• The existing 1960s building directly faces Orchard 
Brae, which is one of the main arteries that connects 
Edinburgh city centre with Ferry Road and the North 
side of the city. The rear side of the site, mainly 
occupied by the 1970s extension, forms a dead end 
on both edges with Learmonth Crescent on the north-
west and Learmonth Gardens on the south-east.

• The site sits in a predominantly residential area, 
approximately 1 mile from the West End of Princes 
Street, within walking distance of all city centre retail 
and leisure amenities at approximately 20 minutes 
walk. The site also benefits from excellent transport 
connections with a bus stop right in front of the site 
on Orchard Brae. 

• The site is not situated within a conservation area and 
is located outwith the World Heritage Site. The existing 
buildings in the area do not consistently respond to a 
particular architectural style or pattern. 

KEY

  Site Boundary

Site History

• Orchard Brae has historically been present in  Edinburgh as 
a link between the Water of Leith, Queensferry Road and the 
Comely Bank area as far back as the early 19th century. The 
name is derived from the structured planting of orchards to the 
east of the thoroughfare in the mid 19th century.  

• As Edinburgh’s new town grew throughout the 18th and 19th 
century, the area around Orchard Brae remained rural until the 
early 20th century when phases of mass residential expansion 
began to encroach on the road. The spread of Victorian and 
Edwardian tenements in Comely Bank to the east of Orchard 
Brae was halted due to World War I.  

• The inter war years saw the development of bungalows to 
the Northwest. Following World War II the previously curtailed 
tenemental grain was extended to meet Orchard Brae on its 
eastern edge. However a gap site was left at the application 
site and the proposed connection of Learmonth Crescent to 
Learmonth Gardens was abandoned.

• A mixture of flatted and bungalow development along with the 
introduction of Orchard Brae House towards the end of the 20th 
century completed the urban framing to the west, whilst Finance 
House filled the gap site on the east in the 1960s and 1970s. 

• Following a period of austerity in the 1940s and ‘50s, the Post-
war construction boom also reached Orchard Brae and most of 
the street patterns that we see in the area today were developed 
then. 

• The section between Learmonth Grove, which was the edge 
of the built area for many years, and Orchard Brae was fully 
developed following a similar street pattern to what was built at 
the beginning of the century. 

• The new post-war buildings were predominantly three storeys 
plus roof tenement flats that followed the trend of many places 
of the city during that period. This included Learmonth Crescent, 
which is adjacent to the application site. The 1959 Edinburgh 
plan shows how the intention was to fully form the crescent 
in a future second phase, however this was altered with the 
construction of the current Finance House and its later rear 
extension. 

• Finance House was originally built in 1968 for Lloyds Bowmaker. 
The building, which is now vacant,  was extended in 1978 
completing its current shape and massing. The construction 
of this extension interrupted the initial Crescent design and it 
consequently affected the connectivity between the north and 
south sides of the immediate area.

• This proposal aims to address this lack of permeability by 
opening up the site as originally intended so that the Crescent 
link is finally formed, and by creating a new perpendicular access 
to Orchard Brae that will enhance the connectivity between the 
east and west sides of the area as well as with the main artery 
that Orchard Brae is today. 
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Design Strategy  

• The proposed design focuses on addressing the main 
connectivity issues found on the site. The existing 
massing is currently forming barriers in two directions 
that accentuate the building as a standalone volume 
whose surroundings contribute very little to the 
permeability of the adjacent properties. 

• The current 1970s extension to the rear breaks the 
connectivity of the site and forms two dead ends on 
the north-west and south-east edges. Residents in 
Learmonth Crescent and Learmonth Gardens will 
benefit from having direct pedestrian connection if 
access to Orchard Brae is added to the scheme.  

• There is a substantial height difference of approximately 
6.75 meters between Orchard Brae and Learmonth 
Gardens. In addition, the site is currently fenced on 
the south east and therefore, transversal access to 
Orchard Brae is not permitted. The proposal seeks 
to create a permeable route making it accessible and 
DDA compliant by means of an inclined landscaped 
path.  

• The above principles dictate the massing of the 
proposal. To respond to the improved permeability 
of the site, the rear 1970s extension is proposed to 
be fully demolished considering that its architectural 
value adds very little to the neighbourhood.  

• The proposed development involves the change of 
use and alteration of the eight storey Finance House, 
and the demolition of its rear 1970s extension and 
replacement with a sensitively designed L-shaped 
block, to provide a total of c.150 residential flats. 
The proposal also includes co-working floorspace to 
support the trend for increased home working, and 
reflect the former office use at the site. The proposal 
will allow the site to enhance its permeability and to 
re-connect with the surrounding urban layout.

• The introduction of residential use will provide continuity 
with the prevailing pattern of residential uses of the 
area.

• The proposed demolition of the existing 1970s 
extension, and the development of a new residential 
street with the introduction of a series of new tenemental 
blocks that set back from the 1960s building, form 
an extension to the existing crescent creating a new 
pedestrian connection within the site. This key move 
offers an excellent opportunity to provide high levels 
of private and communal amenity spaces and to 
improve the flow parallel to Orchard Brae.

• Substantial level differences across the area play 
an important role in the design. An accessible, DDA 
compliant landscaped path is proposed on the south-
east edge of the site to transversely connect Orchard 
Brae with the new residential scheme and the rest 
of Learmonth Gardens. Local residents will greatly 
benefit from easier access to excellent bus links 
currently available in Orchard Brae.

Building Heights

• The area immediately adjacent to the application site comprises residential developments of 
varying heights in conjunction with some private parking and green areas. Along Learmonth 
Crescent, the properties are predominantly formed by three storey terraced flats plus roof. 
Similarly, Learmonth Avenue also presents similar building heights but alternating with four 
storey residential blocks plus roof that face directly onto the application site.

• The different ground levels play an important part when assessing the heights of the area. 
As an example, there is approximately four meters height difference between Learmonth 
Gardens and Learmonth Court. In this location, the six storey residential building that sits 
on the latter is considerably raised in comparison to the site application ground level. There 
is also around five meters level difference between Learmonth Gardens and the dead end 
between Learmonth Crescent and the site application. 

• The opposite side of Orchard Brae is partially hidden by the dense vegetation that follows the 
road. Behind it, three to six storey residential blocks along with two storey plus roof terraced 
townhouses with driveway alternate the street pattern. 

• Within the site application itself, the existing 1960s building is eight storeys above ground. 
The rear 1970s extension steps up to five stories to transition from the three storey plus roof 
terraced buildings in Learmonth Crescent.

Aerial View - Existing Contextual Building Height
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Building Uses

• Immediately adjacent to the application site, Orchard Brae presents a major 
thoroughfare between the city centre and the north of Edinburgh.

• Orchard Brae itself is characterised by its lack of amenity services where the 
residential buildings of different heights appear and disappear in between the 
dense vegetation along the whole length of the road. The narrow pathways and 
the road itself are predominant in its entire length. 

• Within walkable distance, there is a great diversity of uses towards the north of 
the site such as Broughton High School, Inverleith Park, Royal Botanic Gardens, 
Fettes College, the Western General Hospital, among other services such as 
commercial units along Comely Bank Road.

• Towards the south, Orchard Brae connects with Queensferry Rd and Dean Village 
that lead to Edinburgh City Centre with all its amenities and services. These 
routes are predominantly occupied by residential buildings.

Place Key:

A- Finance House (unoccupied)
B- Orchard Brae House (commercial offices)
C- Flora Stevenson Primary School (education)
D- Bank of Scotland (commercial offices)
E- Royal Mail North West Delivery Office (public)
F- St Ninian’s Episcopal Church
G- Waitrose & Partners (retail)
H- Broughton High School (education)
I- True Jesus Church (religious)
J- Bristo Baptist Church (religious)
K- The Dean (cultural)

Application Site

Residential
Residential with commercial Ground Floor
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Existing Building

Existing Building

Existing Building

Proposed Building

Proposed Building

Proposed Building

Design Strategy | Refurbished Building  
Massing & Site Layout

• Overall, the proposal is conceived as an exercise in connectivity and re-activation of a site that is currently perceived as a volume isolated 
from its surroundings.  The proposed split residential layout will greatly improve its permeability and will fill the gap of an urban context that 
is predominantly residential.

• The existing 1960s building takes a dominant role along Orchard Brae. The surrounding trees and vegetation draw physical barriers 
between the property and the adjacent buildings, which in most occasions are either hidden behind vegetation or recessed back from 
the road. Despite its architectural prominence, the building offers a poor architectural response to site. The horizontal ribbon windows 
of the main block, whilst popular at the time of its design and construction sit awkwardly against the slope of the road and the existing 
gables facing north and south are predominantly closed.

• In order to tackle the above issues, a full strip down of the existing building envelope is proposed. A contemporary and dynamic facade 
with less horizontal expression will be installed to respond to the site and surroundings whilst upgrading the building to modern standards 
and to maximise the thermal insulation of the future flats.

• In order to maximise the site and provide a greater feeling of urban continuity between buildings on both sides, the scheme proposes 
chamfered extensions to the north and south ends that will form a stronger and more dynamic street edge that currently is excessively 
broken. Both extensions offer the opportunity to differentiate the ends from the rest of the main volume with glazed chamfered facades 
which will soften the building edges and relationship with the adjacent properties. 

• The existing lightweight extension on top of the roof is proposed to be replaced with a storey equivalent to the ones below to tie in the 
existing two volumes that form the overall 1960s building. The existing plantroom volume that sits above the latter is proposed to be 
extended and shaped to point east and west whilst “crowning” the main entrance of the building.

• A dedicated space for co-working and hot desks is proposed at Orchard Brae level on the south end. This section of the facade will be 
differentiated from the rest with a predominantly glazed elevation that can be read as an active frontage and gives a more dynamic feeling 
to the street. 

FINANCE HOUSE Proposed Scheme 
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Approach from Queensferry Road (Orchard Brae House corner)

Orchard Brae heading North

Orchard Brae heading SouthRefurbished Building CGI: Lighter presence. Residential volume ‘cantilevers’ over co-working space.

Re-shaping the volumes and lightening the mass Refurbished building materials and buildings precedent: GRC cladding with bronze toned metal detailing and upper level.

FINANCE HOUSE Proposed Scheme 
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Design Strategy | New Build 
Massing & Site Layout

• The design approach to the replacement of the 
rear 1970s building has been fully informed by the 
aspirations for east/west and north/south permeability 
through the site, and the importance attached to the 
landscape and public realm. A new recessed volume 
is proposed to provide a clean path of connection 
between Learmonth Crescent and Learmonth 
Gardens. To provide continuity and sense of 
connection between the new path proposed through 
the application site and Learmonth Gardens, the 
proposed volume accommodates its south edge to 
match this street’s direction giving as a result an “L” 
shaped building. 

• There is a level difference of around 4 to 5 metres 
from one end to the other of the new south-north 
connection route through the application site. This 
topographical constraint is used to accommodate a 
stepped design into the new volume with its highest 
point on the south end that helps to tie in at its lowest 
point with the heights of the existing three storey plus 
roof terraced buildings along Learmonth Crescent. 

• At the same time, Learmonth Court, which presents 
a six storey residential flatted development that faces 
the application site on the south edge, sits about 4m 
above Learmonth Gardens. This is translated into a 
substantial step between properties. The south face 
of the new “L” shaped building, which is the highest 
point of the new volume, provides an edge that helps 
frame the new landscaped path that provides access 
to Orchard Brae and its transport links.

• The new build residential scheme has been carefully 
considered in relation to its context to result in a form 
that is responsive to the existing constraints of the site 
and effective at optimising the achievable development 
of a disconnected area.

Aerial View - Site Location & Context
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Scheme within context

1- New shared space between new build and existing building to connect Learmonth Crescent and Learmonth 
Gardens as historically intended.

2- New green path to connect Learmonth Garderns, Crescent and Avenue with Orchard Brae and its bus links.

3- Refurbished building extended on each side following the existing neighbouring building orientations to 
improve their relationship. Gap between buildings reduce proportionally on both sides to create and improve 
residential street feeling along Orchard Brae.

FINANCE HOUSE Proposed Scheme 

1 2

3 4
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Shaping the mass to sit within the immediate context and existing ground levels. Breaking up the volumes and emphasising the accompaniment of the changing levels. New build materials and buildings precedent: White toned buff brick with bronze toned metal detailing and 
upper levels. 

New Build CGI: Bronze-like finish acting as connecting material with refurbished building, whilst the buff brick acts as an intermediary between the refurbishment and 
surrounding context.  Balconies and terraces providing depth and volume contrast.

Ground view from shared space looking north

View from landscaped path Ground view from shared space loooking south

Ground view looking towards refurbished building Rear view of new build 

FINANCE HOUSE Proposed Scheme 
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Accessible landscaped path towards Orchard Brae looking at the new build

Landscaping Proposal

FINANCE HOUSE Public Spaces

The landscape proposal tries to maximise the new east-
west and north-south connections by offering meaningful 
open spaces for the residents and the neighbourhood. 

There is an important mix of private and public spaces. 
Main door entries combined with common access are 
being provided for both buildings at ground level. As 
previously noted, there is a substantial level difference 
across the site, which will be used to the landscape’s 
advantage to promote a great variety of gardens, seating 
and play areas. 

Vehicular traffic will be restricted to the south end of the 
development, which will provide a car free space in the 
shared areas between the refurbished building and the 
new build. This space will have retractable bollards on 
each end for the exclusive use of fire engines in case of 
emergency. The east-west connection to Orchard Brae 
will provide an accessible DDA landscaped path equipped 
with seating, play areas, new trees and gardens. 

Recycling and residual waste stores for the residential 
units have been strategically integrated in the landscape 
and the basement of the refurbished building. 
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Connection to Orchard Brae through the landscaped path approaching the refurbished building.

rankinfraser landscape architectureFinance House

6.0 Greenspace
6.1 Context

Edinburgh Design Guidance 

'All homes should be within 400 metres walking distance (equivalent to 
a five minute walk) of a ‘good’ quality, accessible greenspace of at least 
500 square metres' 

‘All homes should be within 800m walking distance of a good quality ac-
cessible greenspace of at least two hectares.’
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Edinburgh Design Guidance

“All homes should be within 400 metres walking distance (equivalent to a five minute walk) 
of a ‘good’ quality, accessible greenspace of at least 500 square metres”

“All homes should be within 800 metres walking distance of a good quality accessible 
greenspace of at least two hectares.”

Greenspace Site Context

Spatial Strategy Pedestrian and Cycle CirculationVehicular Circulation

Proposed Site Circulation Diagrams

FINANCE HOUSE Public Spaces
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New Learmonth Crescent Connection: View from Learmonth Crescent at ground level. 

rankinfraser landscape architectureFinance House

7.2 Play Space to Learmonth Crescent

Finance House

2124 Layout Option 3A

08/09/21
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7.0 Landscape Design 
7.1 Central  Park

Finance House

2124 Layout Option 3A

08/09/21

DRAFT

rankinfraser landscape architecture

access for fire tender only

central park for 
ball games, 
picnics etc.

wide bench protects the space and provides 
a communal gathering space 

hard and soft landscape 
become single communal 
space 

green roof bin 
stores

rankinfraser landscape architectureFinance House

7.2 Play Space to Learmonth Crescent

Finance House

2124 Layout Option 3A

08/09/21

DRAFT

rankinfraser landscape architecture

new pedestrian 
link created

LEARMONTH CRESCENT

informal play ele-
ments

Bin collection 
point

tree planting provides privacy 
between proposed and existing 
flats

open space for ball games, 
picnics etc. 

SUDs

rankinfraser landscape architectureFinance House

7.0 Landscape Design 
7.1 Central  Park

Finance House

2124 Layout Option 3A

08/09/21

DRAFT

rankinfraser landscape architecture

access for fire tender only

central park for 
ball games, 
picnics etc.

wide bench protects the space and provides 
a communal gathering space 

hard and soft landscape 
become single communal 
space 

green roof bin 
stores

Central Park

Play Space to Learmonth Crescent

Link to Orchard Brae

Orchard Brae

Landscape Precedents

FINANCE HOUSE Public Spaces
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Aerial view looking EastAerial view looking south - Bronze toned cladding

Conclusion

• The proposed development involves the change of use and alteration of the eight storey Finance House building, and the 
demolition of its rear 1970s extension and replacement with a sensitively designed L-shaped block, to provide a total of 
152 residential flats. The proposal also includes co-working floorspace to support the trend for increased home working, 
and reflect the former office use at the site. The proposal will allow the site to enhance its permeability and to re-connect 
with the surrounding urban layout.

• The introduction of residential use will provide continuity with the prevailing pattern of residential uses of the area.

• The proposed demolition of the existing 1970s extension, and the development of a new residential street with the 
introduction of a series of new tenemental blocks that set back from the 1960s building, form an extension to the existing 
crescent creating a new pedestrian connection within the site. This key move offers an excellent opportunity to provide high 
levels of private and communal amenity spaces and to improve the flow parallel to Orchard Brae.

• Substantial level differences across the area play an important role in the design. An accessible, DDA compliant landscaped 
path is proposed on the south-east edge of the site to transversely connect Orchard Brae with the new residential scheme 
and the rest of Learmonth Gardens. Local residents will greatly benefit from easier access to excellent bus links currently 
available in Orchard Brae.

• The fully re-clad 1960s building with its side extrusions will reinforce the street character of Orchard Brae by reducing the 
substantial gaps between properties and by providing a reactivated active frontage.

• The new build residential scheme has been carefully considered in relation to its context to result in a form that is responsive 
to the existing constraints of the site and effective at optimising the achievable development of a disconnected area. 

• Overall, the proposal is conceived as an exercise in connectivity and re-activation of a site that is currently perceived as a 
volume isolated from its surroundings.  The proposed split residential layout will greatly improve its permeability and will fill 
the gap of an urban context that is predominantly residential.

Sustainability

Air Source Heat Pumps via communal centralised plant will be utilised to provide heating and domestic hot 
water.

The City of Edinburgh has pledged to achieve net zero carbon by 2030, this is in advance of the National 
Scotland target to achieve this in 2045. The proposed design standards will future proof the development 
in assisting to achieve this target.

As the proposed design removes the requirement for fossil fuels and provides a highly efficient heating 
solution using electricity, it will allow the development to decarbonise alongside the electrical grid. When the 
grid reaches net zero, and all electricity is produced via renewables, the development will also then achieve 
net zero in regard to operational carbon.

This new standard promotes reduction in heating demand and the installation of a low carbon heating solu-
tion.

The Energy Strategy has calculated that, the proposed development is predicted to achieve an aggregate 
reduction in CO2 emissions substantially lower than a baseline compliant development through the use of:

 - Optimised levels of fabric insulation.
 - Reduced levels of air permeability in order to minimise uncontrolled heat gains or losses.
 - Incorporation of heat recovery on ventilation systems.
 - The use of low energy variable speed drives and motors.
 - The installation of automated controls to limit plant and lighting operation where practical.
 - Installation of low energy lighting schemes throughout.
 - Fossil Fuel Free development.

To further contribute to the reduction of carbon emission, additional measurements are being used as part 
of the design strategy:

• The development is proposing to re-use a currently vacant site and supports the retention of the existing 
reinforced concrete frame of the main 1960s Finance House building on Orchard Brae.

• Thermal envelope design requirements to allow for a more efficient and thermally sustainable building which 
require lower running costs and energy usage.

• Promotion of cycle over car. Over 300 cycle parking spaces will be provided.

• Electric car charging points to meet the requirements of the Council. 

• Enhanced biodiversity created through the retention of existing mature trees and hedges, and the inclusion 
of new trees, green roofs and flowering species.

• Use of sustainable drainage systems (SUDS) that provide an alternative to the direct channelling of surface 
water through networks of pipes and sewers to nearby watercourses.

Re-use of existing concrete frameAir source heat pumps used as low carbon energy solution

Conclusion

FINANCE HOUSE Sustainability

Private decked terraces

Communal decked terraces

Green roofs


