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elcome to a beautiful two-bedroom ground-floor flat set within a significant
and William Sibbald. Situated in the heart of the New Town conservation
area within easy strolling distance of all the city centre offers, this home has
a prestigious and highly coveted location forming part of one of the most
important and best-preserved examples of urban planning in Britain. It boasts the spacious
architecture typical of its period, along with wonderfully large sash windows and original
details. Modern neutral styling elevates the interiors, in addition to a stylish contemporary
kitchen and a new shower room (fitted in 2025). It also has a private cellar and homeowners
can apply for access to the Queen Street Gardens East.

The flat is reached via a secure communal entrance and well-maintained foyer steeped in
period charm. Stepping into the home, you are welcomed by a hall with a crisp finish and
built-in storage. On the left is the living and dining room. Here, expansive dimensions are
brightly illuminated by twin sash windows with south-facing aspects. Neutral décor and soft
carpeting create an elegant environment, alongside detailed cornice work and an impressive
feature fireplace with a large over-mantle period mirror which frames the room with an
eye-catching focal point. Next door, the kitchen has an ultra-modern design with generous
cabinet storage and high-end composite worktops. Easy-clean splashbacks and under-unit
lighting add practicality, while premium integrated appliances complete the sophisticated
look. Positioned to the rear, the two double bedrooms enjoy a peaceful garden aspect, as
well as spacious proportions and an airy ambience. The principal bedroom has the benefit
of a large walk-in wardrobe/storage cupboard and both rooms mirror the aesthetic of the
living area. Conveniently, the new shower room is set between the bedrooms, featuring a
modern three-piece suite. Finally, there is also a private, secure dry cellar off the communal
entrance hall for additional storage.

Outside, the home falls within a controlled permit parking area (Zone 6). Residents can also
apply for access to the Queen Street Gardens East for a modest annual fee. This private
garden (shared exclusively by local homeowners) offers a scenic escape from the bustle
of the city centre, featuring a massive expanse of lawn framed by mature plants and trees.




VIEWING
By appointment only

EPC COUNCIL with Gilson Gray on
RATING TAX BAND 0131516 5366
Features

A beautiful ground-floor flat with modern interiors
Part of a significant A-listed Georgian building

In the heart of the New Town conservation area
Elegant interior design and high-end finishings
Secure telephone-entry system and shared foyer

Welcoming communal entrance hall with built-in
private shelf-lined storage.

Large living/dining room with south-facing aspect
and working gas fire

Ultra-modern kitchen with integrated appliances
Two double bedrooms (one with built-in storage)
New three-piece shower room fitted in 2025

Gas central heating, a new Worcester boiler
installed in 2023, is under guarantee until 2030.

Private cellar for additional storage
Access to Queen Street Gardens East via application
Controlled permit parking (Zone 6)










Extras: integrated kitchen appliances
(ceramic hob, concealed extractor, Neff
Slide-and-Hide oven, Neff microwave,

dishwasher, and a larder fridge).

Storage/utility room off hallway with
freezer, washing machine and tumble

drier are also included. All curtains

available, also beds and settees and

wood furniture plus most china and
kitchen equipment.

Please note, except for the boiler,
no warranties or guarantees shall
be provided in relation to any of
the services, moveables, and/or
appliances included in the price, as
these items are to be left in a sold as
seen condition.
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NEW TOWN

Set within the New Town, the property enjoys a prime location in Edinburgh’s most prestigious postcode. Its excellent
situation offers residents the finest amenities the capital has to offer, all within easy walking distance. On your doorstep,
you will find a superb choice of top-rated restaurants, cafés, fashionable bars, and clusters of small speciality shops. The
New Town hosts world-class shopping outlets including Harvey Nichols, John Lewis, Multrees Walk at St. Andrew Square,
and St James Quarter, while Princes Street is lined with all the top-name High Street retailers. Stockbridge offers a unique
village atmosphere, and the independent outlets here are arguably some of the best in the country. A selection of some of
Scotland’s finest art galleries is in close proximity, including the National Portrait Gallery, the Gallery of Modern Art, and
the Scottish National Galleries. For days out, picnics or scenic walks, the tranquil Water of Leith at Stockbridge and the
colourful Royal Botanic Gardens are both nearby, as is the breathtaking Calton Hill. Edinburgh boasts some of the best
private schools in the country. Both Fettes and Edinburgh Academy are close by, along with excellent state schools. The
area offers an abundance of public transport services for commuting to any part of the city or other parts of the country.
The tram line runs from nearby all the way to the airport, whilst there are over 35 bus routes departing from the area, and
Waverley Station is conveniently close.



FLOORPLAN

Ground Floor
Approx. 83.2 sq. metres (895.6 sq. feet)

Shower Room
75" x 4'5"
2.25 % 1.35m

Bedroom 2
111" x 9'5"
3.39x 2.86m

Bedroom 1
17'1" x 102"
521x3.10m

Kitchen
127" x 55"
3.84 % 1.65m

Cellar
Approx. 5.2 sq. metres (56.0 sq. feet)

Living/
Dining
Room
191" x 17'3"
5.81x 5.26m

Total area: approx. 83.2 sq. metres (895.6 sq. feet)
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PROTECTED Fired the home you deserve

These particulars were prepared on the basis of our own knowledge of the local area and, in respect of the property itself, information supplied to us by our clients; all reasonable steps were taken at the time of preparing these

particulars to ensure that all details contained in them were accurate. All statements contained in the particulars are for information only and all parties should not rely upon them as statements or representations of fact. In

particular, (a) descriptions, measurements and dimensions, which may be quoted in these particulars are approximate only and (b) all references to conditions, planning permission, services, usage, constructions, fixtures

and fittings and movable items contained in the property are for guidance only. Our clients may instruct us to set a closing date for offers at short notice and therefore if you wish to pursue interest in this property, you should

immediately instruct your solicitor to note interest with us. Our clients reserve the right to conclude a bargain for the sale of the above subjects or any part thereof ahead of a notified closing date and will not be obliged to

accept either the highest or indeed any offer for the above subjects or any part thereof. All measurements have been taken using a sonic tape and cannot be regarded as guaranteed given the limitations of the device. Services
and/or appliances referred to in these particulars have not been tested and no warranty is given that they are in full working order.




