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1 Introduction

1.1 In February 2003, Forth Ports PLC was invited to prepare a broad framework

for the future of Leith Docks.  This Leith Docks Development Framework

(LDDF) is prepared by Forth Ports PLC and City of Edinburgh Council (CEC)

City Development Department, and provides Supplementary Planning

Guidance (SPG) for the whole of Leith Docks and the immediately surrounding

area.  It is intended that the SPG will be incorporated as policy into the

emerging Edinburgh City Local Plan.

1.2 The docks have undergone significant change in recent years in terms of their

role and function.  Operational activity has significantly reduced and whilst a

number of port-related operations remain (ie those that benefit from a dock-

side location) further relocation to more suitable facilities either at one of Forth

Ports’ more accessible ports elsewhere on the east side or central belt of

Scotland or in other accessible industrial locations is underway.  As a result,

whilst the docks will continue to provide a city port function the focus for this is

now moving towards naval visits, cruise liner visits and occasional dock-

related operations, including the ongoing maintenance of the Royal Yacht

Britannia within the docks.

1.3 There exists, therefore, a major opportunity for the comprehensive

redevelopment of the land associated with the various docks, taking

advantage of the widely acknowledged benefits associated with waterside

development.  This Leith Docks Development Framework provides

Supplementary Planning Guidance as to how this can be best achieved.

1.4 The SPG is structured as follows:

• Section 2 outlines the process to date including a brief summary of the

Stage 1 and Stage 2 Consultation Options reports and a summary of the

targeted consultation process;

• Section 3 describes the LDDF area;

• Section 4 sets out an overview of the planning policy context;
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• Section 5 addresses infrastructure issues;

• Section 6 outlines potential land uses;

• Sections 7-10 consider Framework proposals. Section 7 addresses access

and accessibility, Section 8 environmental and sustainability issues,

Section 9 urban planning and public realm and Section 10 the framework

proposals;

• Section 11 addresses implementation.

1.5 The SPG comprises this text document and a graphics appendix document

bound separately.  It is accompanied by an Environmental Report which

updates base line environmental studies carried out at Stage 1.  A Public

Realm Strategy for the LDDF area is currently in preparation and it is intended

that this will eventually form additional and complementary SPG.

Vision

1.6 The Vision is to provide Edinburgh with a waterfront development and ‘Capital

City Port’ facility appropriate to a major European capital city, based on the

following objectives.

• To provide seamless integration of the old and the new, in a mixed,

balanced and inclusive community.

• To encourage and encompass for future generations sustainable

development principles, bio-diversity, urban village principles, and a design

quality, spatial structure and public realm strategy appropriate to the

waterfront of Scotland's capital city, setting a benchmark for future
generations.

• To provide enhanced cruise liner facilities, cross - Forth ferry berth and

increase the number of naval visits and maritime events.

• To play a significant part in the growth and prosperity of the city.
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• To recognise that Leith is already a special place, and to retain and

enhance the local identity with use of the water for transport and

recreation, and to reinforce the sense of place.

• To give priority to pedestrians, with open space and active frontages

designed to provide for the needs of people of all ages, and to create a
living environment which can provide a whole life experience for
residents.

• To provide a mix of uses that meet community aspirations, and create the

activity and atmosphere where people can walk in comfort and sit and

watch the day to day activities of a marine environment.

• To safeguard the intertidal habitats, internationally important bird
populations and geological features of the Firth of Forth Site of
Special Scientific Interest and Special Protection Area and Imperial
Dock Lock Special Protection Area.

• To contribute to a unique sense of place by focusing on the listed

buildings and scheduled monuments, by providing linked bridges and

walkways that will extend the Water of Leith Walkway, The Shore, and

other routes through the development to the Firth of Forth.

• To establish heritage, arts and event spaces on main pedestrian routes to

bring activity and changing interest throughout the year.

• To provide buildings that are adaptable for a range of uses, including

community and support uses, healthcare, and smaller-scale commercial

enterprises.

• To continue with the success of the Waterfront Recruitment Centre in the

provision of employment opportunities for local people.

• To facilitate the delivery of the objectives of the Leith Ahead Group, the

principles established in the Leith Urban Design Framework, and the

actions targeted in the Community Action Plan for Leith.
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• To put into practice the findings of the Waterfront Communities Project,

which is exploring best practice in waterfront development, along with the

Council’s partner cities of Oslo, Gothenburg, Aalborg, Odense, Hamburg,

Schiedam, Gateshead and Hull.

• To assist in the provision of a high quality tram system to facilitate

brownfield development without aggravating traffic congestion, and to link

the Airport with the Seaport, via the two city-centre rail stations.

• To facilitate a major part of the Council’s objective to create a continuous
ten-mile-long coastal walkway from the River Almond to the River Esk,

and to allow programmed implementation of this.

• To provide the City of Edinburgh with space to expand over the next 15

years, in a stimulating waterfront environment, involving redevelopment of

a strategic brownfield site.
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2 Background

2.1 Following initial discussions between Forth Ports PLC and City of Edinburgh

Council City Development in early 2003 the Council requested that Forth Ports

PLC prepare a broad framework document setting out details of its long term

plans for the docks, and an assessment of the likely impact of its development

proposals.  In May 2003 the Council set out an initial statement of the context

for this framework and in August 2003 briefing notes were prepared by the

Council to inform Forth Ports’ selection of a consultant team.

2.2 A two staged approach has been adopted: Stage 1 established the long-term

intentions and options for the docks as an operational port based on the

Edinburgh city-region’s economic and transportation needs, and was reported

to Planning Committee in June 2004.  Stage 2 – this document - outlines Forth

Ports’ development proposals for the land to be released from operational

dock activities and associated infrastructure implications.  This development

framework, is intended to be used to inform and assess a principal outline

planning application, future masterplans and subsequent detailed planning

applications.

Stage 1 Report

2.3 The Stage 1 report was submitted to the Council by Forth Ports PLC on 31

March 2004.  It concluded that the broad principle of redevelopment of land

within the LDDF area for mixed use purposes was consistent with the

sustainability and environmental objectives of national and local planning

policy.  The document demonstrated that Leith is no longer a key provider of

dock facilities for the east of Scotland and that Forth Ports PLC is continuing

to relocate existing port operators to more modern and appropriate facilities

either elsewhere within the docks or within one of their other ports, such as

Grangemouth, Rosyth and Dundee.  A process of active engagement with

existing tenants to facilitate this has been ongoing, and the majority of leases

are due to expire by 2010.
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2.4 The Stage 1 report further concludes that Leith docks is no longer as attractive

as an industrial location as other areas in the city, most notably west

Edinburgh, particularly in terms of direct access to the strategic road network.

The approved Structure Plan recognises that within the Edinburgh Waterfront

Core Development Area a level of industrial use should remain as part of the

overall mix of uses at Leith docks, but major industrial development is not a

fundamental component.

2.5 In reaching these conclusions the Stage 1 report considered the historical

context of the docks, existing operations, planning policy and an assessment

of likely demand for both existing and proposed uses up to 2015.  The report

included a scoping of existing transportation, environmental and infrastructure

issues and considered initial urban design and public realm proposals,

including an assessment of European exemplars.  This approach led to initial

framework options which focused on connectivity both between the current

heart of Leith and the expanded area, and throughout the wider city and the

City region.  Initial broad dock development parcels and their phasing were

identified and suggested uses were included.

2.6 The Stage 1 report was presented to the CEC Planning Committee on 3 June

2004.  The accompanying Committee report states that the Stage 1 report is

broadly acceptable, with key outstanding issues, to be discussed and agreed

at Stage 2, identified as the proposed pattern of land uses and targets for

diversity of housing type and tenure.  The Committee noted the content of the

Stage 1 report and agreed the outstanding issues identified in the report for

further consideration by Forth Ports PLC.  In addition the Committee endorsed

the process of preparing Stage 2 of the LDDF as a key input to the City Local

Plan and as potential Supplementary Planning Guidance.
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Consultation Options Paper and Targeted Consultation

2.7 Forth Ports had at this point also prepared an Initial Consultation Options

Paper as a basis for Forth Ports’ own early targeted consultation process. This

Stage 2A report focused on physical elements of the LDDF and in particular it

related to the spaces between buildings, public realm and overall physical

form. The targeted consultation involved a number of meetings and

presentations, and each of the parties was provided with a copy of the Stage 1

and Stage 2A (Consultation Options) reports.

2.8 Leith Ahead, Scottish Enterprise Edinburgh and Lothian, Scottish Natural

Heritage, the Health and Safety Executive, the Scottish Environment

Protection Agency and Edinburgh Chamber of Commerce responded to this

consultation. Other presentations were made to the Scottish Executive

Development and Estates Departments, The World Heritage Trust, Historic

Scotland, Edinburgh Architectural Association, Royal Fine Art Commission for

Scotland and The Cockburn Association.  In addition written invitations to

comment on the Consultation Options Paper were sent to British Airports

Authority, Transport Initiatives Edinburgh and Network Rail.

2.9 The Consultation Options Paper set out a vision for the LDDF area and built

on information gathered in the Stage 1 report, exploring connectivity and the

links previously proposed, considering the separation of pedestrian and

vehicular traffic, and assessing the potential for landmarks to be formed with

the aim of creating a legible network of routes.  The report examined a

hierarchy of open space and the distribution of activities throughout the site.

The format of the report included a significant number of diagrams to illustrate

the evolving proposals.  The themes of scale, character and massing were

explored, with the objective of creating areas of distinct identity relating to the

form of development proposed.
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2.10 The Consultation Options Paper concluded by illustrating the variety of choice

available in combining various options in relation to pattern and form with a

view to generating debate through the targeted consultation process.  This

process took place during June and early July and has informed this

framework.

2.11 The Draft Leith Docks Development Framework was approved for
consultation by the Planning Committee on 8 September 2004.  The
subsequent consultation process included the posting of copies of the
LDDF to over 70 community groups, organisations, local elected
representatives and other stakeholders; a public meeting held in the
Thomas Morton Hall, 29 September 2004;  a public display of boards in
the window of the Council’s City Development Department from 12
October 2004 to 19 November 2004; posting of the draft LDDF text and
figures in electronic form on the Planning page of the Council’s website;
and various briefings and presentations. The formal consultation period
ran for 8 weeks from 10 September 2004 until 5 November 2004.

2.12 The consultation responses have informed the preparation of this final
version of the LDDF. A summary of those responses is appended to the
covering report for this document.
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3 Description of LDDF Area

3.1 The LDDF site comprises all the land within the ownership of Forth Ports PLC

at Leith, excluding Western Harbour which is the subject of a separate

approved masterplan.  Within the LDDF boundary are included a number of

Forth Ports’ developments either completed, under construction or with extant

planning permission.  These are identified in Figure 1.03.  The boundary has

been defined to facilitate a comprehensive and co-ordinated approach to

planning the future of the port, including integration with recent and planned

developments in Leith’s waterfront, and with the traditional heart of Leith.  The

site includes part of the area defined within the Leith Urban Design Framework

(LUDF) study area to allow the LDDF to acknowledge and develop this work.

The LUDF was commissioned by the Leith Ahead Group and approved by

CEC Planning Committee in early 2003.

3.2 The LDDF area extends to 172 hectares (425 acres), of which the developable

area comprises 108 hectares (266 acres) in the single ownership of Forth

Ports PLC.  It extends from Britannia Quay in the west to Marine Esplanade in

the east (see Figure 1.01).  The site comprises the docks and associated land

of the port, including Victoria Dock, Imperial Dock and the northern peninsula,

Albert Dock Basin, Albert Dock, Edinburgh Dock and land to the east of Albert

Road bounded by Marine Esplanade to the east and Seafield

Road/Salamander Street to the south.  The LDDF also extends to a southern

boundary from west to east formed by Commercial Street/Bath Street/Baltic

Street/Salamander Street to Seafield Road.  This boundary demonstrates the

commitment in the LDDF to integration and linkage with the core of Leith, and

includes areas outwith the ownership of Forth Ports.

3.3 The LDDF site is largely in industrial use, with a number of industrial buildings

occupying locations across the site.  Approximately 15% of these buildings are

currently unoccupied and large areas of land across the site, which were

formerly in port-related use for storage and other purposes, are vacant.  The

port has suffered from, and contributed to, growing congestion in the city,

particularly during peak times, and has become less attractive for industrial

occupiers.  Port customers will select locations that are the most suitable
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geographically and economically for their businesses. As a result, businesses

with tight supply chains require easy and quick distribution from ports with

good road links for vehicle access. The Port of Leith does not have these

attributes.  In contrast, enquiries at Grangemouth and Rosyth have steadily

increased.

Port Operations

3.4 There are a number of tenancies across the site involving approximately 20

different businesses employing around 500 people.  The majority of existing

tenants are involved in port-operational activities which are dependent on a

dock-side location.  The great majority of the leases are due to expire before

2010, with a small number continuing to 2015.  Forth Ports PLC is currently

discussing suitable options for the relocation of Leith tenants to alternative

locations which will overcome the current constraints associated with Leith

docks as a commercial operational port.

3.5 There are two current operations at the docks which may continue throughout

the lifetime of the redevelopment of the site.  These are Imperial Grain Silo

and Chancelot Mill (see Figure 1.02).
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Existing Access and Transportation

3.6 Figure 1.04 illustrates existing access by various means. Existing road access

is by way of a series of arterial routes including Commercial Street, Ferry

Road, Leith Walk and Salamander Street.  These roads provide access from

the west, south and east respectively and are generally two running lanes

wide and subject to on-street parking.  Greenways and bus priority measures

are present along a number of routes, providing public transport access to

north Edinburgh and Leith primarily from the city centre.  Heavy goods vehicle

traffic for Leith docks primarily uses Ferry Road and Salamander Street; the

main operational port access is Bath Road.  A second goods vehicle access

point is located close to the junction of Albert Road and Marine Esplanade and

light goods vehicles and cars can gain access to the docks via Albert Dock

Bridge.  The operational dock area is currently secure with entry controlled for

both security and Customs reasons.

3.7 There is an extensive bus network in the area with particularly good links

provided to the west and south of the city.  The majority of services operate at

frequencies higher than 15 minute intervals during peak hours.  Leith Walk is a

key Quality Bus Corridor in Edinburgh, receiving Scottish Executive funding for

priority measures and bus infrastructure improvements.

3.8 This extensive bus network enters the LDDF area via Portland Place and

serves Ocean Terminal.  There are facilities for bus services to lay-over here,

including facilities for drivers within the Ocean Terminal development.  This

area serves both the Scottish Executive and Ocean Terminal with six local bus

routes provided from Ocean Terminal.  The X50 which links the park and ride

site at Ferry Toll to Victoria Quay with seven services per day in each direction

also terminates at Ocean Terminal.  A night time service is provided by the

N22 linking Ocean Terminal with the airport.  
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3.9 Pedestrian access to the LDDF area has been significantly improved following

recent developments in the corridor extending from Ocean Terminal to the

Shore.  At present pedestrian links are provided into the LDDF area at

Western Harbour, Britannia Quay, Ocean Drive, Victoria Quay, Commercial

Quay, the north end of the Shore, Constitution Street, Bath Road and Albert

Road from Marine Esplanade.

3.10 A key challenge for the future redevelopment of the LDDF area is to maximise

pedestrian penetration from the existing heart of Leith, particularly involving

the extension of the existing well established network of paths including those

along the Water of Leith, through Leith Links and from the less well
established routes near Seafield Road to the east.

3.11 There is a well established network of cycle routes ending at the boundary of

Leith Docks, including national cycle route 75 which links with the site at Dock

Place.  There are a number of signalised cycle crossings on the coastal road

and cycle advance stop lines are provided at some junctions.  As with

pedestrian linkage, the extension of the existing network of cycle routes in

north Edinburgh into the LDDF area will be a key requirement of future

redevelopment proposals.

3.12 There is existing freight rail access to the LDDF area at its east side, crossing

Marine Esplanade at a level crossing before splitting into branches serving

various sites within the east side of the docks.  This line connects with the east

coast main line at the Portobello junction.

3.13 In addition to the level crossing at Marine Esplanade there is a level crossing

on Albert Road and several more on the internal dock road network.  The line

is in a poor state of repair at a number of locations.

3.14 The Council’s public transport strategy, including proposals for a tram-
based system between Leith and the city centre, has been developed in
part to accommodate the regeneration of Leith and Granton Waterfronts.
Due to the scale of development envisaged, the nature of historic
transport links to the rest of the city and concern for air quality along the
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existing main transport routes in Leith, the scale of development
proposed in the LDDF could not proceed without the major improvement
in transport infrastructure that the tram will deliver. Should the tram
project stall or fail, a revision to the LDDF will be required which revisits
the scale, content and layout in the LDDF and identifies an alternative
major public transport solution in the context of reduced quantities of
development. The principle of developers making financial contributions
to this improvement has been agreed. Significant levels of developer
contributions related to the totality of development envisaged will
therefore be sought to help meet the cost of providing the necessary
transport improvements, including the proposed tram system. These
contributions will be sought in stages as each phased of development is
approved, starting in all probability with proposals for the Waterfront
Plaza site.

3.15 It is envisaged that Tram Line 1 will be operational by 2009, consisting of a two

way loop linking the city centre with Leith Docks and Granton Harbour.  In the

vicinity of the LDDF area the tram will travel along the coastal road, serve

Ocean Terminal, and travel along Ocean Drive and towards Leith Walk via

Constitution Street.  At present it is assumed that there will be eight trams per

hour in each direction at peak times along Tram Line 1 and a certain number of

additional trams per number on Tram Line 2 providing direct connection

between the LDDF area and West Edinburgh and the airport.  Total Tram Line 1

capacity per hour is estimated to 1,840 passengers, assuming a two-car tram.

3.16 A tram depot site, to be provided partly by Forth Ports, is currently proposed

east of Constitution Street, south of Edinburgh Dock (Site 1.12).  The depot is

intended to accommodate all Tram Line 1 maintenance operations and stabling.

3.17 At present there is a cruise liner berth within the LDDF site, located adjacent to

Ocean Terminal for use by vessels up to 55,000 tonnes.  At present more than

50 cruise liners use the facilities offered within the Forth Estuary every year.
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4 Planning Policy - Overview

4.1 The Development Plan relevant to the LDDF area is the approved Edinburgh

and the Lothians Structure Plan (approved June 2004) and the North East

Edinburgh Local Plan (adopted April 1998 and altered January 2004).  The

Council is currently preparing the Edinburgh City Local Plan which will replace

all existing local plans adopted for the urban area of the City.

Edinburgh and the Lothians Structure Plan

4.2 The Structure Plan strategy is based on the concept of targeting growth to

Core Development Areas (CDA).  The LDDF site is located within the

Waterfront Edinburgh CDA which comprises Leith, Granton and Portobello,

although it is recognised that only Leith and Granton have significant

brownfield potential for business and housing development.  The accessibility

of Leith is identified as needing improvement if it is to accommodate strategic

business opportunities throughout a wider catchment area.   The Structure

Plan acknowledges that there is further land capacity for business and

housing development on surplus land at Leith docks.

4.3 The Structure Plan supports the principle of mixed use development with the

focus on residential at the port of Leith.  Policy HOU2 supports the

development of suitable urban brownfield sites for housing, and encourages

higher densities where appropriate.  The Structure Plan also states that new

high density brownfield development should not be at the expense of urban

capacity by, for example, leading to over development, town cramming with

the loss of open space.

4.4 The approved Structure Plan identifies a series of locations in which housing

allocations should be made in relevant local plans (HOU3). One of them is for

a minimum of 1,700 dwellings in the Waterfront Edinburgh Core Development

Area.
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4.5 Policy HOU5 of the Structure Plan states that development of housing land

should not proceed beyond the existing infrastructure capacity of a site until

the required improvements are provided or committed. In addition, HOU 6

requires that housing developers provide contributions to remedy any
deficiencies in local facilities and amenities which result from the
additional housing. These can include for example leisure facilities, open
space or town centre improvements. In relation to economic development

policy ECON1 requires Local Plans to review the established supply of

business and industrial land and, where appropriate, reallocate sites for

alternative uses which are no longer suitable for industrial or business use.

The CDA’s are identified as the first location for new economic development

(ECON2) and should be highly accessible and meet the full range of economic

development requirements set out in Local Plans.

4.6 The economic development policies of the Structure Plan enable planning

authorities to consider the appropriateness of retaining established

employment uses where these are no longer appropriate as the sole or

principle use.

4.7 Transport policy in the Structure Plan places much emphasis on improving

public transport throughout the Plan period.  Consistent with other sections of

the Plan policy seeks to direct major travel-generating development to the

most accessible locations (TRAN2) and higher density development is

encouraged in such locations (TRAN4).  The Structure Plan encourages the

development of freight terminals at locations which are readily accessible to

the strategic rail and road networks (TRAN6).

4.8 In relation to retail development the Structure Plan defines Ocean Terminal as

a Major Strategic Shopping Centre and is therefore a sequentially preferable

location for that major non-food retailing which cannot be accommodated

either within or on the edge of the city centre or defined town centres such as

Leith Walk and Leith Central (Schedule 6.2 and Policies RET 1 and RET 2).

4.9 The Structure Plan protects international, national and local historic and
built heritage designations from development which would have an
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adverse effect on the interests for which those sites have been
designated (ENV1).

North East Edinburgh Local Plan

4.10 The adopted North East Edinburgh Local Plan allocates the majority of the

LDDF site for industrial use within which general and special industry and

storage and distribution (principally, dock-related), are encouraged.  The

southern sector of the site, between Albert Dock and Tower Street Lane is

allocated as a Mixed Activities Zone (MAZ) which promotes an appropriate

mix of activities including offices, housing, shopping, general and light industry

and appropriate leisure uses.  Recent developments including Victoria Quay,

Ocean Terminal and Ocean Point, and the extant permission for residential

development to the east of Ocean Point, are all included within this MAZ.

The Waterfront Plaza site, which is currently the subject of a mixed use

planning application for residential and office development, is also located

within this zone.

4.11 The Britannia Quay site is allocated within the Local Plan as a ferry terminal

for roll-on, roll-off ferry services.  This requirement has since been met by the

Rosyth-Zeebrugge daily passenger and freight service.  East of Constitution

Street the LDDF site is allocated for industry and business use and a specific

site is allocated for these uses at Marine Esplanade.

4.12 The Local Plan identifies and establishes protection for a number of

environmental designations, addressed in more detail in Section 8 (Figure

1.05 refers). Policy E11 establishes a presumption against development
which would adversely affect the integrity of SSSIs and SPAs. Policy E35
establishes a presumption against proposals likely to affect the amenity
of the coastline, in particular land reclamation which would adversely
affect the amenity of the coastline.

4.13 A formal Alteration to the adopted Local Plan was approved in January 2004.

This regularises the policy position in relation to Western Harbour (policy

IMP1) following the approval of the mixed use redevelopment proposals in
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2002.  It acknowledges the progress of relocation of port-related industries

from the harbour, creating a significant redevelopment opportunity that was

not envisaged when the original Local Plan was prepared.

4.14 Policy H5A (Alteration) relates to affordable housing. In relation to major sites

such as this, the policy requires an affordable housing proportion of 25%.  It is

also stated that the percentage of affordable housing may alter as a result of

particular site circumstances.   In the case of the LDDF area, due to its size,

the only potential factor justifying a proportion of affordable housing below the

25% requirement would be extraordinary site preparation costs. In such a

case, the developer will be expected to provide full and verifiable financial

details, and demonstrate all sources of remediatory finance have been

exhausted.

4.15 Policy H13 (Alteration) relates to developer contributions.  This requires

necessary infrastructure or facilities to be ‘available, firmly committed

or…provided as part of a scheme’.  Section 75 agreements to secure such

provision, on- or off-site, could relate to transport infrastructure, education

provision (where there is a shortage of school places or proposed residential

development would create a shortage), affordable housing, community

facilities, open space and local improvement schemes. These contributions
will be separate from, and additional to, any financial assistance to the
realisation of Leith Ahead’s objectives.

National Planning Policy Guidance

4.16  The Scottish Executive’s national planning policy and advice identify how the

planning system can support the Executive’s wider objectives for  sustainable

development, economic competitiveness, social justice, environmental quality,

design and integrated transport. A range of national documents are of

relevance to the LDDF area, including: Scottish Planning Policies (SPPs),

National Planning Policy Guidelines (NPPGs), Planning Advice Notes (PANs),

Designing Places, and Historic Scotland’s Memorandum of Guidance on

Listed Buildings and Conservation Areas. The LDDF has been prepared to

conform with the content of these documents.
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National Planning Framework for Scotland

4.17 The Scottish Executive published the National Planning Framework for

Scotland (NPF) in April 2004.  The NPF is a statement of Scottish Executive

policy on the long term spatial development of Scotland up to the year 2025.

The NPF supports economic development and area regeneration and informs

Scottish Executive decision making on other plans and programmes.

4.18 The NPF recognises that managing pressure for economic and housing

growth will be a key challenge for the future of Edinburgh and highlights the

importance of placing new development in sustainable locations.  In

specifically referring to the Leith Docks area, the NPF identifies the docks as a

“gateway port” for freight transport.  The role of the port in terms of the

significant tonnage of cement that is transported from Dunbar Works is also

recognised in the NPF.

Supplementary Planning Guidance

4.19 In April 2003 CEC Planning Committee agreed “to indicate to prospective

developers that the design principles in the Leith Urban Design Framework set

the standard the Council would expect them to achieve”.  The LDDF aims to

interpret the principles of the LUDF to achieve a coherent and integrated

spatial structure, urban form and townscape.  The key aim of the LUDF is to

create a distinctive, accessible waterfront neighbourhood which makes the

most of the character of the docks on the seafront and forms an important

extension of Leith.

4.20 The CEC principles on urban design are outlined in the “Edinburgh Standards

for Urban Design” document.  This establishes the importance of design

issues in reaching decisions on planning applications in the city and

encourages developers to consider the design implications of new proposals

on a city-wide, as well as local, context.  It highlights the potential impact of

major new development within the city context and encourages high quality

urban design at both the strategic masterplan and site specific scales.
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5 Infrastructure Issues: Engineering

Fluvial Flooding

5.1 The Water of Leith flows into the impounded dock at Leith and discharges to

the Forth Estuary through the lock.  This flow is restricted at periods of high

tide and Forth Ports PLC operate flood control measures to maintain the level

in the impounded dock below a statutory threshold level, which is set to

prevent flooding upstream.

5.2 In conjunction with the design of the Water of Leith Flood Prevention Scheme,

which is currently being promoted by the Council, a hydraulic model of the

dock assessed the effects of various fluvial flooding events and tidal

conditions.  This has concluded that, subject to operation of the lock flood

control procedures, the risks of fluvial flooding are considered to be low.  The

flood control procedures at the locks need to be fully integrated with those

being developed across the city for the Water of Leith Flood Prevention

Scheme.  This will be a requirement of future planning permissions for the

LDDF area.

Coastal Protection and Tidal Flooding

5.3 The existing coastal defences along the north east of the LDDF comprise

various historical seawalls and concrete revetments, which have been

supplemented by tipping of inert rubble on the seaward side.  The defences

will require to be upgraded for the proposed re-development of the site and

the selection of the engineering solution will address aesthetic, environmental

and sustainability considerations. The environmental assessment of coastal

protection measures will be carried out in the context of other waterfront

developments in Edinburgh.
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5.4 Development ground levels will need to be set above the maximum tide levels

allowing for climate change in accordance with Government guidance.

However, flooding due to wave overtopping of the coastal defences will

require to be incorporated into the design of the defences and the layout of the

developments proposed adjacent to the coastline. This is being done for the

current waterfront developments at Granton Harbour and Western Harbour.

5.5 Long-term responsibility for maintenance of the coastal defences,
sealing dam and lock gates is expected to remain with Forth Ports as
harbour authority.

5.6 Agreement of the Council in consultation with the various statutory authorities,

including Scottish Natural Heritage will be required as part of future planning

applications.

Drainage

5.7 Surface water drainage systems for the development will be designed in

consultation with SEPA and the Council and will take into account the

opportunities to improve the water quality in the impounded docks through the

introduction of appropriate surface water infiltration systems.

5.8 The site lies close to Seafield Waste Water Treatment Works (WWTW), which

receives all the foul drainage generated from the greater Edinburgh area.  The

existing foul drainage network around the site is a historical combined system

and is generally at or near capacity.  Hence, foul drainage for the majority of

the re-developed dock area will require to be collected and pumped to

Seafield through a new, separate, foul drainage network connected directly to

the WWTW.  It is likely that the foul drainage flows generated by the full

development proposed for the LDDF will require upgrading works at the

WWTW and this will be a requirement of future planning permissions at the

LDDF site.

5.9 A separate connection to Seafield for foul drainage from the first phase of re-

development at the west of the LDDF site is unlikely to be necessary. Forth
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Ports has commissioned a Drainage Impact Assessment and this will
highlight the areas requiring future investment.

5.10 Formal consultation is ongoing with Scottish Water and Stirling Water to

assess the implications of the long-term development of the LDDF site on the

foul drainage network and the WWTW.

Utilities

5.11 Electricity supply to the new development will be achieved by a series of

network extensions from two established substations in the area and

interconnection between these substations will strengthen the network and

improve supply resilience.  Detailed discussions are underway between

Scottish Power and Forth Ports, who currently operate a network within the

active docks, to develop a strategy for power distribution that meets the

requirements for the phased re-development of the site.

5.12 It is envisaged that gas supply to the full LDDF development would require a

new medium pressure connection to the district gas governor at Bonnington.

It is possible that supplies to the first phase of the development could be

achieved from the existing gas network at Leith.

5.13 The site is located at the northern edge of the Scottish Water water supply

network for Edinburgh, which is fed from Megget Reservoir in the Borders

through three storage reservoirs on the south perimeter of the city.  The

distribution networks across the city are at or near capacity and some require

significant network improvements near the storage reservoirs.  It is likely that

the first phase of the LDDF development could be supplied from the existing

network but that demand generated by the full development would be such

that upstream network improvements may be required.  It is anticipated that

these would be a requirement of future planning permissions at the LDDF site.

5.14 Extensions to the existing mains network would be required to service
the proposed site with each property requiring a separate connection to
the new mains. Forth Ports has commissioned a Water Impact
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Assessment and this will highlight the areas requiring future investment
to accommodate the development.
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6 Potential Land Uses

6.1 The LDDF sets out a framework for one of the most significant planned urban

expansions in Edinburgh’s history. It is therefore crucial that its form and

function are carefully considered at the outset. The purpose of the LDDF is to

create a mixed and balanced community which exemplifies the principles of

sustainability in terms of use mix, accessibility and design.  The mix of uses

within the LDDF site will be highly influential in how successfully the area

develops as a sustainable, integrated community and the scale of the LDDF

site necessitates careful consideration of the proposed mix.  Clearly, given the

long term nature of the Framework the mix of uses will change over time, and

it is important to ensure that there is sufficient flexibility to enable such change

to be accommodated without undermining the overall objectives.

Industrial

6.2 The urban setting of the LDDF site and its physical relationship to the historic

areas of north Edinburgh, most notably Leith, supports the development of a

new residential community to sustain associated services, facilities and jobs.

It is anticipated that residential development will be the dominant use

throughout the majority of the development parcels which have emerged

through the LDDF process.  This is with the exception of eastern area, which

will be the focus for consolidated industrial use at the site.  It is anticipated that

this area could accommodate uses generating a significant number of

industrial-related jobs in a format that makes more efficient use of available

land, and not dissimilar to the number of jobs associated with the overall Leith

docks area during its port-related operational past.

Residential

6.3 A key requirement in relation to residential development within the LDDF site

is to create a balanced community with services and facilities attractive to all

sectors of the housing market.  Recent developments in the Edinburgh

Waterfront CDA have focussed on flatted formats and in particular one and

two bedroomed flats which appeal more to single dwellers or couples.
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Future proposals for the LDDF area must demonstrate that there is a range of

housing types which will appeal to all sectors of the housing market and in

particular to families.  Proposals should demonstrate innovation in design to

achieve urban densities whilst accommodating the general requirements for

family living including three, four or more bedrooms, private external space,

generous internal space and storage standards and easy access to ground

floor.  Following analysis the following guidelines in terms of residential

content are possible:

• a target of 30% of residential units should be defined as ‘family housing’;

• at least 20% of this family housing should be a maximum of three storeys;

• of the remaining 70% of residential units, there should be a mix of

accommodation, including one, two, three bedroom and larger units,

designed to accommodate a range of household types, including
older people and disabled people.

Key considerations in attempting to achieve these targets will be market

demand and planning policy.

6.4 Based on the indicative LDDF proposal this mix has the potential to deliver

18,000 residential units on Forth Ports’ land. This in turn has the potential to

deliver 4,500 affordable units in accordance with the established local plan
policy requirement of 25%. As a principle, no more than 50 affordable
units should be located in the same place. The target of 30% family
housing will be split proportionally between market and affordable
tenures leading to targets of up to 4050 market family dwellings and up
to 1350 affordable family dwellings.

6.5 A range of facilities and services should be integrated within individual

development parcels identified for the LDDF site. A mix of dwelling sizes and

tenures will be expected within each of the defined sites.
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Office

6.6 The LDDF site benefits from good accessibility by public transport throughout

the city and the implementation of the tram network will significantly improve

this further.  As such, the existing office developments within the LDDF site

(Victoria Quay, Ocean Point) should be further added to, to provide a choice of

locations for major office development in the Edinburgh city region, and to

ensure that the emerging community is able to access a range of jobs without

having to rely on travelling outwith the LDDF area itself.

Such office developments should be focussed within the established office

and mixed-use core of the LDDF area in the vicinity of Ocean Terminal and

Victoria Quay, although there is scope for smaller-scale office development

elsewhere within the LDDF site.  These could be incorporated within mixed-

use buildings as well as stand-alone developments.  The key to their location

will be to ensure that such developments are readily accessible by public

transport and contribute to the wider mix of uses. The total amount and
distribution of office space should be justified by assessment of likely
transport impacts.

Local Services

6.7 It is anticipated that the scale of the community emerging within the LDDF site

will necessitate the provision of a range of services including small-scale local

shopping, non-retail services, cafes and restaurants.  These should be

focused within the centres identified on Figure 1.06 and this concept is

identified as a key criterion within the development parcels defined within the

LDDF.  This will assist in achieving critical mass and vibrancy which are

crucial in securing the long-term viability of these enterprises.

Commercial

6.8 The LDDF area should also seek to encourage smaller scale commercial and
workshop uses within identified locations.  Edinburgh is currently

experiencing a decline in the number of local smaller scale commercial

enterprises arising from pressure for their redevelopment for residential use.
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The LDDF site provides an opportunity to facilitate such uses at identified

locations well related to proposed centres and benefiting from accessibility

from well beyond the LDDF area itself.

Retail

6.9 The Council is currently considering the longer-term need for further non-food

retail development in the city as part of the preparation of the Edinburgh City

Local Plan.  Ocean Terminal is defined as a Major Strategic Shopping Centre

in the approved Structure Plan and is a sequentially preferable location for

that  major non-food retailing which cannot be accommodated either within or

on the edge of the city centre or defined town centres such as Leith Walk and

Leith Central (Figure 1.06 refers).  It is possible that the Council may, in the

Edinburgh City Local Plan, identify a long-term need to provide further non-

food retail space at Ocean Terminal and the physical capacity to do so has

been identified in the LDDF.

6.10 Necessary food retail will be provided by existing outlets in Leith, by the
new proposed supermarket in Western Harbour, and by a small new
supermarket at a new neighbourhood centre in the north east of the area
(Figure 1.06 refers). Very small-scale (maximum 150m2 gross internal
floor area) ground-floor convenience retail uses may be appropriate
elsewhere, in particular where special active frontages are identified (see
Local Services above).

Cultural and Leisure

6.11 The LDDF area will accommodate a range of heritage, arts and event-related

uses and spaces.  These will provide opportunities for Festival and Fringe-

related events, in addition to regular events, exhibitions and performances,

from major plays to antique fairs, book fairs and farmer’s markets. More
formal leisure and recreational facilities such as libraries and a dry
sports centre are likely to be required, some of which could be provided
on suitable sites within Leith’s existing area. Groups representing young
people should be consulted at the masterplanning stage to identify their
specific needs in terms of recreational facilities.
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6.12 New sports pitch and related needs are to be addressed in a ‘pitch strip’
in the east of the area. Facilities for water-based leisure uses will be
sought and convenient access to the docks for small leisure craft should
be provided through examination of the principle and nature of the
sealing dam and lock gates.

6.13 In terms of commercial leisure uses, major hotel and commercial leisure

provision may be appropriate around the Ocean Terminal/Britannia

Quay/Edinburgh Harbour/Victoria Quay core, thereby benefiting from direct

access to the transport hub focused on Ocean Drive on the east side of Ocean

Terminal.

Open Space

6.14 In relation to uses focussing on the built form, a key component of the LDDF

area will be a hierarchy of public and private open space and its relationship to

the existing public open space in the Leith area.  This hierarchy consists of a
new community park, over 3ha of sports pitches, smaller-scale pocket

parks, play areas, a sea-edge walkway/linear park and a hierarchy of urban

squares, plazas, boulevards and private spaces around residential buildings

(Fig. 1.10 refers).  The quality of open space and public realm provision will be

a key consideration in the determination of future planning applications for the

LDDF site. It is expected that since some of the open space needs of

residents in the LDDF area will be met by existing open spaces in Leith,

particularly in the period before the central park is delivered in the 3rd phase

but also in the long-term, financial contributions to the cost of upgrading and
maintaining those existing open spaces will be required from developers in

the LDDF area.

Education

6.15 School provision will be a necessary requirement arising from the scale of

residential development proposed at the site, a significant percentage of which

will be designed to accommodate families. It is anticipated that in the long-

term additional primary and secondary school capacity will be required as part

of the redevelopment proposals to accommodate the anticipated demand for
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schooling arising within the LDDF area. While there may be some spare
capacity in the non-denominational sector that could be utilised by this
development, there is no such capacity in the secondary or
denominational sectors. Based on the potential numbers and mix of
housing units identified above, the following long-term potential school
requirements have been identified:

• A maximum of 4 double-stream primary schools (subject to further
study of existing capacity), each potentially requiring a 1.2ha site.

• 1 new secondary school with a notional capacity of 900 expandable to
1200 as development progresses. A compact urban design would
require a site of at least 1.7ha if playing fields are nearby, if not, the
minimum secondary school site requirement would be 5.54ha.

• 1 single stream denominational primary school, potentially requiring
a 0.91ha site, which could share a campus with a non-denominational
school.

• An extension to the denominational Holy Rood High School.

These are estimates and will be subject to further study. More compact
site areas for the primary schools may be justifiable as exceptions to
national regulations.

6.16 A site for the new secondary school has been identified in Site 2.1,
between the new neighbourhood centre and Edinburgh Dock.
Associated playing fields are to be provided in the pitch strip to the east.

6.17 Site 1.12 between Constitution Street and Bath Road, if not
accommodating the tram depot, would be well-placed for one of the non-
denominational primary schools to serve both the new and existing
communities of Leith. Site 1.11 to the east could provide an acceptable
alternative location for such a shared school. Alternative sites to the
north or south of these sites would be less likely to serve both
communities in an equitable way.
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6.18 Sites for the other non-denominational primary schools and the
denominational primary school have not been identified in the
framework but will be required in the masterplans for the northern parts
of the framework area.

Community/Health Facilities

6.19 Certain public facilities serving all of Leith should be focused at the most
accessible locations, within reach of both the existing and new
communities. Suitable sites may include those of existing facilities
within Leith’s existing core. Within the LDDF area sites 1.6, 1.11 and 1.12
are particularly well-placed to serve both areas. Other facilities intended
to serve a more local population should be clustered with other facilities
at the defined neighbourhood centre in Site 3.4 or in defined special
active frontages elsewhere. A key principle when determining the need
for and location of new or replacement community facilities is that there
should not be an adverse impact on provision in existing areas of Leith.

6.20 Provision of medical and related facilities will be required to meet demand

arising from both within the LDDF area and within traditional Leith, and

integration between the two will be a key objective.  It is estimated that one

medical practice per 6-8,000 people will be required, each requiring around
1,000m2 floorspace, and this equation will form the basis for estimating future

provision as the more detailed proposals are prepared.

6.21 At this time, there is no anticipated need for additional investment in hospital

facilities arising directly from the LDDF proposals, however if this changes in
the future, any new hospital facilities should be well located to serve
both existing and new communities.

6.22 Other necessary community facilities could include premises for police
and fire services and other public service providers. Collocation of
emergency services may be appropriate, subject to the general
requirement for facilities to be located to be within reach of both new
and existing communities.
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6.23 Cultural and community centres which foster community life, including
community centres and places of worship, may be identified through
consultation as requirements at the masterplanning stage. Space for
such uses should be included in the masterplans in defined centres and
special active frontages.
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7 LDDF Proposals – Access and Accessibility

7.1 To create a sustainable development in transport terms, whereby reliance on

the private car is minimised, the necessity for trips by car off the development

site must be reduced, and high levels of accessibility by alternative transport

modes achieved.  The wide mix of land-uses anticipated on the site and the

relationship of these land-uses to each other will assist this.  To further reduce

potential car trips, high quality pedestrian, cycle and public transport links will

be provided between the site and adjacent areas, particularly north-south
with Leith’s existing area but also east-west along the coastal edge.

Hierarchy of Accessibility

7.2 The development needs to be accessed safely and to provide for access by a

range of means of travel.  The design of the development can assist in altering

the relative attractiveness of different transport modes and in encouraging

means of access other than the private car.

7.3 In considering the design of the development, a hierarchy of access by

employees, residents and the general public must be adopted.  This should

give first priority to providing convenient access for pedestrians and cyclists.

This may be through, for example, the siting of the main access to a building

adjacent to the main street, or other pedestrian and cycle routes, rather than

behind a large car park, or the provision of specific convenient routes and

facilities within the site.

7.4 Priority should be given to the ease of access by high quality public transport

including, where necessary, the provision of additional infrastructure or

services.

7.5 Finally the needs of potential access by private cars should be assessed.  This

will include the layout of parking areas and access roads.
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Key Infrastructure

Points of Access

7.6 Figure 1.04 illustrates existing access to the site. In order to provide

integration with the remainder of Leith and with existing pedestrian and cycle

routes, the main linkages to the development site will be provided via:

• Ocean Drive;

• Victoria Quay;

• Commercial Quay;

• The Shore;

• Constitution Street;

• Bath Road; and

• a new access to the east, joining Seafield Road east of Seafield Place.

7.7 Ocean Drive, Constitution Street and the new access will provide the primary

all-mode routes into the development with pedestrian/ cycle-only access

provided via Victoria Quay, Commercial Quay and The Shore.  Significant

works will be required in these routes to ensure they are capable of catering

for all modes.

Internal Network

7.8 The network of internal routes is illustrated at Figures 1.07, 1.11, 1.12 and

1.13.  Within the development site itself two major east/ west linkages will be

provided.  The primary route will be via Ocean Drive, which will be extended

eastwards beyond Albert Road and then turn south to join the existing east/

west coast road at a new junction east of Seafield Place.  In conjunction with

this, the existing coast road between Salamander Street and Lindsay Road

will be downgraded with respect to car traffic.
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It is intended that the new route through the development site will become the

main east/west link through the area, enabling the existing coastal route to be

enhanced with respect to pedestrian, cycle and public transport uses.

Particular attention will be paid to the enhancement of the Bernard Street

area, key to reducing severance between the new development and the

existing areas of Leith.  The secondary east/ west local traffic route through

the site will bisect the northern peninsula of the docks, running from the

northwest tip to a junction with Albert Road (Figure 1.11 refers).

7.9 The major east/ west routes will be supplemented by a number of more minor

east/ west links in appropriate locations to complement the major routes.

Measures will be put in place to discourage use of these routes as rat-runs.

7.10 The east/ west routes will be linked by a series of north/ south routes forming

a gridiron pattern throughout the development site.  Three major north/ south

local distributor routes will be formed as follows (Figure 1.11 refers):

• from the northern roundabout adjacent to Ocean Terminal via new bridge

links across the Water of Leith and Imperial Dock to Edinburgh Harbour

and the northern peninsular east/ west route;

• from the primary east/ west route via a new bridge over the waterway

between Albert Dock and Edinburgh Dock and east of the Imperial Grain

Silo to the northern peninsular east/ west route;

• from the eastern end of the northern peninsular east/ west route to the

primary east/ west route and its link to Seafield Road.
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Form of Network

7.11 The network within the LDDF will facilitate the movement of pedestrians,

cyclists, public transport and private vehicles.  All major routes will be provided

with 7.3 metre carriageways, 2 metre verges (incorporating on-street planting)

and 4 metre wide shared footway/ cycleways.  Major road intersections will be

signalised with full pedestrian and cycle crossing facilities provided.  Where

intermediate crossings are required, these will be full carriageway width

Toucan crossings.  Bus lanes will be required on key links and approaches to

junctions.

7.12 Where the key pedestrian routes identified in Figure 1.07 cross major
routes, in particular where The Shore meets Ocean Drive, pedestrian
convenience will be a high priority. Such pedestrian crossings will be
subject to a Road User Safety Audit at the design stage to determine the
level of crossing facility to be provided.

7.13 Minor routes within the development will be provided with 6 metre wide

carriageways to ensure maximum potential for penetration of the site by public

transport.  2 metre wide verges (incorporating on-street parking and planting)

and 4 metre wide footway/ cycleways will also be provided on these links.

7.14 Frontage vehicular access onto the major routes will be minimised to enable

uninterrupted pedestrian and cycle routes to be provided adjacent to main

vehicle carriageways.

Pedestrian and Cycle Access and Facilities

Access

7.15 In addition to the pedestrian and cycle routes provided alongside the main

network of routes, traffic-free linkages will be provided wherever possible.  Key

routes will include those heritage-based routes identified in Section 9 (Figure

1.07 refers) and a route from The Shore, west to Ocean Terminal via the

proposed Victoria Quay walkway and public realm associated with Waterfront

Plaza, plus a route across the existing swing bridge at the western channel

into Albert Dock.



Leith Docks Development Framework Supplementary Planning Guidance
Final Version

February 2005 35

7.16 To facilitate north/ south linkage to the west of the site, it is an aspiration to

provide a link from Commercial Street, through Victoria Square, the currently

secure Scottish Executive compound, Waterfront Plaza and Ocean Point to

the quayside immediately north of Ocean Terminal (West Pier).  This is

dependent on consultation with, and the approval of, the Scottish Executive.

7.17 The existing National Cycle Route 75 ends on Commercial Street opposite

Dock Place from where access into the development site is provided via a

poorly sited Toucan crossing.  It is essential that the route end be better

integrated into the proposed development, and this is likely to involve the

relocation of the Toucan crossing towards Bernard Street/ The Shore.

7.18 Other key pedestrian/ cycle routes that will be integrated with the development

through the provision of appropriate facilities include the shared footpath/

cycleway from Roseburn to Craigleith, which currently ends close to Chancelot

Mill, the shared footpath/cycleway from Seafield Cemetery and beyond
and routes through Leith Links, which will be connected via Bath Road and

Elbe Street.

7.19 Provision of shared foot/ cycle ways on all routes within the site, links to the

external pedestrian/ cycle network and enhancement of the existing east/ west

coast road for non-car modes will significantly improve east to west linkage for

pedestrians and cyclists within the area.  This will facilitate the Council in its

aspiration to develop a leisure route from Cramond to Portobello, currently

constrained due to the severance effect of Leith docks.

7.20 Footways, footpaths and cycle tracks will be designed according to the

guidelines set out in the CEC Development Quality Handbook ‘Movement and

Development’ and ‘Cycling by Design’ published by the Scottish Executive.

Facilities

7.21 Throughout the site, all pedestrian and cycle facilities will of the highest

standards in terms of location, design, finishes, signing and lighting to

encourage their use and ensure the safety and security of users.
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7.22 A major factor inhibiting the use of cycles is the lack of certainty in being able

to find a secure, safe place to leave the cycle at the end of the trip.  The

provision of good parking facilities will help to avoid the unsightly, and

sometimes dangerous, clutter of bicycles chained to various other items of

street furniture.  Well-positioned cycle parking will serve to increase the

relative amenity of cycling and reinforce a positive image for it.

7.23 Short stay facilities should be easy to use and must minimise the potential for

damage to the bike: stands that support the bike by the wheel only are not

acceptable.  ‘Sheffield’ type stands or wall-mounted loops are the most

appropriate designs. High quality cycle storage for dwellings will be required.

As a principle, communal outdoor cycle parking for residential developments

will not be acceptable. Principles for incorporating cycle parking into the public

realm will be addressed in the LDDF Public Realm Strategy. Detailed

requirements for providing for cyclists will form part of future planning

permissions.

Public Transport

7.24 Public transport will play a key role in facilitating movement within the

development site and between the site and the remainder of the city.  It is

envisaged that the primary east/ west route through the site will act as a key

public transport corridor served by both Edinburgh’s proposed Tram Line 1

and buses.  Works to the existing portion of this route may be required for it to

fulfil this function. All development should be located within the maximum

walking distance cited in the Council’s Movement and Development

Guidelines.

Trams

7.25 The proposed route of Tram Line 1 will form a loop through the site, entering

at Newhaven, continuing along the Ocean Drive east/ west link, to exit onto

Constitution Street.  Tram stops will be provided outside Ocean Terminal, at

Albert Dock and at Newhaven.  Given these locations, the majority of the site

will fall within 700 metres of a tram stop; the maximum passengers are likely to

walk.



Leith Docks Development Framework Supplementary Planning Guidance
Final Version

February 2005 37

Buses

7.26 Buses will be capable of penetrating the site more deeply and widely than the

proposed tram and certainly in the short and medium term buses will provide

the majority of public transport needs.  Provision will be achieved through

extension of some or all of the successful existing services that currently

terminate at Ocean Terminal and/ or creation of new services.  As the specific

locations of various land-uses are finalised, consultations with bus operators

to develop these routings will be necessary. New and altered bus services
should not result in an adverse impact on services to existing parts of
Leith.

7.27 In order to enable buses to permeate throughout the development, minimum

carriageway widths will be 7.3 metres or a minimum of 6.0 metres where bus

frequency is likely to be low.  In a development of this size it is likely that at

least two bus terminus facilities will be required.  Potential locations for these

should be discussed with bus operators as the development content is

progressed.  Where desirable, these terminus facilities should be provided

whilst development is taking place, even though a bus route may only be

partly established.

7.28 The design and layout of the development should be such that the maximum

walking distance to the nearest bus stop should not exceed 400 metres, such

routes should be safe and convenient. Higher density housing should be

located nearer to public transport routes than lower density.

7.29 In order to address air quality issues in the existing major streets in
Leith, it is likely that measures to introduce low-/no-emission bus
vehicles serving the area will be required as part of the package of
transport improvements (see LDDF Proposals - Environment and
Sustainability section).

Private Cars

7.30 Car access to and within the site will be provided via the key infrastructure: in

addition to the major and minor network links, roads will be provided in each of
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the development blocks.  Direct access from individual sites will be provided

onto these links rather than onto the key infrastructure.  These access roads

will be designed in accordance with the guidelines set out in the CEC

Development Quality Handbook ‘Movement and Development’ and include

extensive ‘home zone’ areas and appropriate traffic calming.

Outline Travel Plan

7.31 Key to the development of the site will be the requirement to minimise the

demand for trips to be made by private car.  There are many methods that can

be employed to ensure this is achieved, ranging from issues to be considered

during the planning of the entire area to the development of individual Travel

Plans for specific sites.

7.32 Key elements which must be considered as the LDDF area is developed

include:

• The density, scale and mix of land uses – clustering shops, commercial

development, schools and housing provides the opportunity to live, work

and socialise without the need to travel any significant distance thus

encouraging walking and cycling.

• The design and layout of the development – the development needs to be

amenable to the use of alternatives to single-occupancy car travel.  Careful

design throughout the LDDF area will be necessary to ensure that

pedestrians and cyclists can take the shortest possible route on links that

are pleasant to use.

• Planning for higher density developments to be clustered around public

transport links.

• Provision of high quality and accessible public transport links.

• Parking provision which is comparable with that of the city centre,
with particular constraints for those uses likely to generate a
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significant amount of personal travel such as commercial and retail
uses.

Individual Land Use Travel Plans

7.33 As specific sites are developed, individual travel plans will be necessary.

Travel plans are packages of measures aimed at widening travel choices by

all modes of transport and cutting unnecessary car use.  Travel plans are

intended to encourage people to think about the best way of making a journey,

taking into consideration its purpose, environmental impact, local conditions

and whether any alternative options are available.

7.34 Site-specific travel plans should include objectives, scope of plan, actions,

marketing, targets and monitoring, and be administered by a full-time Travel

Plan Co-ordinator facilitating a Travel Plan Forum for the LDDF area.
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8 LDDF Proposals – Environment and Sustainability

Landscape, Townscape and Visual Impact

8.1 Edinburgh city centre is an internationally recognised built environment,

accorded World Heritage Site status.  Its landmarks, such as the Castle,

Calton Hill and Arthur’s Seat dominate the landscape, and the historical views

from and to these sites across the Firth of Forth are of importance in

considering any future development in the Edinburgh area (Figure 1.09

refers).

8.2 Development proposals will be expected to comply with the densities of the

development contained in the LDDF, and the guidance on building heights and

massing.

8.3 Future developments on the site will be assessed for the resulting visual

impact.  Development proposals will be required to take full account of the

historic views from the city over the Firth of Forth.

Heritage

8.4 The following Scheduled Ancient Monuments are noted on the site:

• Albert Dock, Hydraulic Crane And Cabin - Scheduled Monument no. 3528

• Victoria Swing Bridge - Scheduled Monument no. 3709

• Martello Tower - Scheduled Monument no. 2418

• Rennie’s Lock Bridge - Scheduled Monument no. 3849

8.5 Future development proposals should retain and enhance the scheduled sites.

Scheduled Monument Consent will be required from Historic Scotland for any

works affecting the scheduled sites, including restoration works.

8.6 The following Listed Buildings are noted on the site:

• Albert Dock Category B Listed
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• Victoria Dock & Lock Gates Category B Listed

• Imperial Dock Grain Elevator Category B Listed

• Victoria Swing Bridge Category B Listed

• Edinburgh Dock & Swing Bridge Category B Listed

• Edinburgh Dry Dock Category B Listed

• Edinburgh Dry Dock Pumping House Category B Listed

• Alexandra Dry Dock Category B Listed

• Alexandra Dry Dock Hydraulic Station Category B Listed

• Prince Of Wales Dry Dock Hydraulic StationCategory B Listed

• Prince Of Wales Dry Dock Category B Listed

8.7 Listed Building Consent will be required from the Council for any

developments affecting the character of the listed buildings or their settings.

The LDDF seeks to retain and enhance the listed features in future

developments, in order to increase the attractiveness and tourism

opportunities afford by the site’s industrial heritage. All listed and scheduled

structures should be retained in their original locations together with all the

ancillary structures, fixtures, details and materials which allow them to be seen

as an integral part of the dock system they were constructed to serve.

Sensitively-designed additions to the docks themselves may be appropriate,

particularly where they allow better access to the water. A Conservation Plan
for the designated structures should be prepared and used to inform the
design, construction and operation of relevant new development.

8.8 Where development proposals are found to affect any archaeological interests

of the site the developers will be required to seek to preserve archaeological

remains in situ as a first option.  Where this is not possible, archaeological
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excavation or an appropriate level of recording may be an acceptable

alternative.

8.9 The Leith Conservation Area includes part of the LDDF area, including Albert

Dock and the cluster of listed and scheduled structures to its west.

Ecology

8.10 The coastal boundary of the site from Marine Esplanade in the east to the

Western Breakwater in the west is adjacent to the Firth of Forth Special

Protection Area (SPA), Site of Special Scientific Interest (SSSI),and Ramsar

Site.  It is already envisaged that the coastal defences along this line will be

upgraded, and the design of such defences will need sensitive treatment,

taking account of the ecological designations.  In addition, any development

adjacent to the SPA will be required to undergo an appropriate assessment

under the Conservation (Natural Heritage etc.) Regulations 1991.

8.11 The Imperial Dock SPA is designated as a result of a Common Tern colony.

Design and land uses of the adjacent developments will address the potential

impacts on the colony, and the need for an appropriate assessment under the

Conservation (Natural Heritage etc.) Regulations 1991. The height, design
and lighting of buildings to the south of the Imperial Dock Lock SPA will
be restricted subject to detailed assessment of their potential impact on
the colony and the agreement of Scottish Natural Heritage (Figures 1.14
and 2.03 refer). Pedestrian access to certain areas of quayside to the
north and possibly south of the colony will have to be restricted at
certain times of year to avoid potential conflict with the interests of the
colony.

8.12 Construction activities have the potential to cause significant
disturbance to the bird populations of the Firth of Forth and Imperial
Dock Lock SPAs. As the risk of disturbance varies seasonally, the
timing, as well as the method of construction will have to be carefully
planned in each instance to mitigate any potential detrimental effects on
these protected sites. The details of such mitigation will be agreed at the
planning consent stage.
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8.13 There is the potential for bat roosts within existing structures on the site, and

surveys will be required prior to demolition works to identify sites, and

proposals prepared to minimise any impacts. Similar measures will be

required for any other species protected by the Wildlife and Countryside Act

1981 (as amended).

8.14 The LDDF area also includes part of the Water of Leith Urban Wildlife Site.

Impacts on ecological resources identified across the site and the

opportunities to positively support the objectives of the Edinburgh Biodiversity

Action Plan will be discussed and agreed with the Council and Scottish

Natural Heritage.

Noise

8.15 The site currently experiences operational noise from commercial and

industrial operations. While significant operational changes will take place in

the early years of the phased development of the docks resulting in there

being little noise producing activity in the medium- to long-term that there is a

long-term commitment to continue with the grain unloading and storage at the

Imperial Grain Silo and the operation of Chancelot Mill.  It is likely that the pipe

coating activities on the northern peninsula will also continue in the short-term.

As such, the noise impacts associated with the ongoing operations during the

phasing of the development may constrain the use, type and form of

development to be proposed in any one of the sub-areas.  Further work will be

undertaken to develop the timing and phasing of development.

8.16 Future developments on the site must comply with Council standards on noise

mitigation.

8.17 Noise assessments will be also be required for the potential traffic impact of

the development proposals.

Air Quality

8.18 The existing site includes a variety of tenants who carry out different

operations and processes. There are two main sources for air pollutant
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emissions arising from the existing site at Leith Docks: industrial sources and

traffic emissions.  Existing industrial sources are expected to be phased out as

the development progresses, with the exceptions of the Imperial Grain Silo

and Chancelot Mill. However it will be necessary to consider the effects of

emissions on future development.

8.19 Air quality, particularly in existing streets in Leith, could potentially be
adversely affected by the traffic impact of the development proposals.
Traffic air quality assessments, based on the scope of the Transport

Assessment, will be required as part of the Environmental Impact
Assessment for the LDDF proposals.  The air quality mitigation
measures identified in the Environmental Statement, and the transport
measures identified in the Transport Assessment need to complement
and reinforce one another, and in some instances are likely to be one
and the same. At this stage it is thought that these measures will likely
need to be addressed through a legal agreement between developer(s)
and the Council which reflects partnership between developers and bus
operators to deliver low-/no-emission bus vehicles serving the area.

Ground Conditions

8.20 The docks at Leith have been created by periods of successive land

reclamation since the early 19th century, resulting in the great majority of the

LDDF site comprising up to 10m of filled ground, overlying natural sands and

boulder clays.  Careful consideration will need to be given to the design of

foundations for any new development and their interaction with the walls of the

existing docks.

8.21 There is a long history of industrial uses in the docks, which may have

contributed to contamination of the soils and groundwater underlying the site.

Potentially contaminative land uses have also existed immediately landward of

the site and migration of contamination onto the site is also a possibility.

Contamination risk assessments will be required prior to re-development and

these will be based on extensive ground investigations to assess soil,

groundwater and soil gas conditions.
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8.22 The scope of a site-wide preliminary ground investigation has been agreed

with the Council and this work is programmed to be underway on site during

August and September 2004.

Water quality

8.23 This document sets out a strategy for the development of the docks
which requires that the docks themselves will be used for water-based
leisure activities. It should also be assumed that with the major increase
in people living and working within the area, the frequency of deliberate
or accidental contact with the water in the docks will increase
significantly. It is therefore necessary that water quality in all of the
docks is assessed for chemical and biological risks to human health
and, if necessary, measures put in place to improve it to an acceptably
high level. Consultation with SEPA suggests that the potential future use
of impounded waters within the LDDF area for leisure/recreational
purposes could lead to their classification as ‘Recreational Waters’ in
terms of the Water Framework Directive.  Such classification will require
the water quality to be established to, and maintained at the appropriate
statutory standards.

Sustainability Policy and Targets

8.24 A set of sustainability targets for development in the LDDF area has
been prepared on behalf of Forth Ports (Annex A). Masterplans and
development proposals will be expected to address these targets along
with the other principles set out in this document.
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9 LDDF Proposal – Urban Planning and Public Realm

Sense of Place

9.1 One of the prime objectives of the LDDF is to extend Leith to the seafront with

a seamless but transitional urban continuity, building upon the existing

character of Leith and the docks with high quality public realm and modern

buildings that change in scale and architectural treatment to repeat the

characteristics of the various key elements of the site. In creating a successful

balanced urban area, development should create a sense of place based on

the following criteria:

• Several distinct areas which together form a coherent identity for the

whole of the LDDF area.

• Strong integration and evolution of Leith's existing social, environmental

and economic structures.

• The creation of a legible perimeter urban block structure, defined by a

robust network of routes stemming from a series of key elements within

Leith's historically rich past, ranging from discrete structures to the overall

urban form.

• A robust public realm strategy in which a hierarchy of hard- and soft-
landscaped public spaces are created in relation to strongly identifiable

locations, complementing both locations of historical interest and planned

new buildings.  The public realm should consist of places and streets
designed for people rather than cars and be safe and enjoyable to
spend time in.

• Provision of clearly defined semi-private and private external space
within perimeter blocks.

• Areas of focus around which local centres can be established providing a

legible hierarchy of centres comprising a range of commercial, leisure and

community facilities.



Leith Docks Development Framework Supplementary Planning Guidance
Final Version

February 2005 47

• Facilitating a range of economic activities with a wide range of employment

opportunities.

• Exploring the opportunities of the water edges throughout the LDDF area

to create vibrant activity both on and adjacent to the water.

• An identifiable landmark character, locating Leith within the wider city

context.

• Building design which provides some kind of activity to all public ground-

floor frontages, with special active frontages in certain defined places.

• Creation and protection of far-reaching views to, from and through the

development.

• Emphasis of the traditions of the site by the use of refined palettes of

materials combined with a modern design ethos and high quality

elevational treatments.

Visual Corridors and Key Routes

9.2 One of the prime objectives is to link Leith with the seafront through a series of

interconnecting routes and spaces at a size and scale that changes naturally

throughout the site (Fig. 1.07, 1.08).

9.3 A series of visual corridors – the “Leith Reaches” – should be established

through the development to reinforce views to the Castle, Arthur’s Seat and

Calton Hill, local views to the docks and views through the development to the

sea.

9.4 Guidance for the preservation and treatment of these areas keeping the views

free of visual obstructions at pedestrian levels will be defined in future

masterplans and will form the basis of a new series of historic axes linking

Leith with the city.
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9.5 The historic centre of Leith should be connected with the seafront through a

series of new pedestrian and cycle routes each with a special character,

linking existing landmarks and historic buildings, with major new public

spaces, reinvigorated docks, heritage, monuments, areas of special interest

and the protected seafront. As a principle, all of these routes must be publicly-

accessible 24-hours a day.

9.6 Four distinctive heritage based routes are proposed (Fig. 1.07):

• The Coastal Walk – passing along the breakwater at Western Harbour

from the west, crossing the sealing dam across the mouth of the harbour

over the operational lock gates and meandering along the protected

seafront taking in the views west up the Firth and north to Fife and

connecting with the existing coastal pedestrian route to Portobello and

back to the city of Edinburgh along the landscaped “Leith Reaches”. This

route will form a crucial part of the Council’s intended pedestrian / cycle

route along the entire waterfront of the city.

• The Western Harbour link – a circular route around the largest of the

existing docks providing views to Britannia which is permanently docked at

Leith, an opportunity to watch the lock gates open and close for vessels

entering the Port of Leith.  The Western Harbour link also connects

together the sheltered gardens at the heart of the Western Harbour

development, with a new entertainment centre on Britannia Quay, Ocean

Terminal and a major new footbridge linking Edinburgh Harbour to the new

Cultural Centre.

• The Marine Trail – this new trail links the footpaths and cafes along The

Shore with the Docklands Information Centre which is suspended over the

Alexandra Dry Dock.  Three new footbridges provide a dockside walk to

Edinburgh Harbour past small pleasure crafts and south facing dock

edges.  On crossing the entrance to Imperial Dock it extends to the

Martello Tower and the restored promenade along the Firth of Forth.
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The walk then joins the coastal path taking in the views along the “Leith

Reaches” until it winds its way back through the new market square and

community landscape of the Central Park to Bernard Street and the statue

of Robert Burns.

• Southern Leith route - a shorter but equally diverse walk starting and

finishing in Leith Links, passing the proposed Maritime Heritage Centre in

the Edinburgh Dry Dock, linking with the coastal walk and then heading

back towards the Links with Arthur’s Seat dominating the skyline ahead.

9.7 Vehicular pressure of traffic on the Commercial Street/Bernard

Street/Salamander Street link should be relieved by extending Ocean Drive

through to Seafield Road, thereby facilitating substantial public realm

improvements from Commercial Street to Salamander Street.  Particular care

should be taken to ensure that this new route functions as an active street,
does not cause severance between areas to the north and south, and

encourages integration between the old and new Leith.

Hierarchy of Public Spaces

9.8 The pattern of public realm has developed from the provision of an integrated

urban design strategy, based on heritage hubs, and major pedestrian

connections to and within the site as an extension of the existing urban fabric

of Leith. It consists of three primary elements: the street pattern, public

spaces/hierarchy of centres, and the scale, size and distribution of uses, as

described below.

The Street Pattern

9.9 The street pattern is generated by the various visual, urban and pedestrian

connections to the surrounding area, particularly those visual corridors and

key routes identified in Fig. 1.07, and described above.  Of particular

importance to this are the Marine Trail and the Coastal Walk.  The
permeability of the network should be based on blocks of between 40m
and 100m.
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Public Spaces / Hierarchy of Centres

9.10 The defined town centres of Leith Walk and Leith Central, and the
Strategic Shopping Centre at Ocean Terminal represent the hierarchy of
centres as defined in the development plan. New food retail will be
restricted to the new Neighbourhood Centre in Site 3.4, with only very
small units accommodating convenience retail or service uses to be
allowed elsewhere. The location of the heritage hubs provides a series of

focal locations around which centres of cultural and leisure activity should be

based; proposals should seek to strengthen these centres.  Each centre
should provide community facilities and local services for the local area.
Ground floor frontage commercial activity at these locations should be
maximised. Other locations where ground floor non-residential uses will
be required are defined in Figures 2.02-2.22 as special active frontages.

The component centres within the LDDF area are (Fig. 1.06):

• Leith Docks Neighbourhood Centre

This is sited at one of the junctions of the proposed new bus network,
in the north-east part of the site where the northern peninsula meets
the eastern area around Edinburgh Dock. Key elements to be located
at this centre are described in Section 6 and include a small
supermarket, a new secondary school and other community facilities.
The centre should be based around the primary street junction and a
pocket park.

• Bernard Street Historic Quarter

The downgrading of the east/west link between Salamander Street and

Commercial Street provides the ability for major new public realm

improvements to be made to Bernard Street. This space can become a

pedestrian priority area in which streetfront activity can now be allowed to

utilise the newly rejuvenated streetscape.  Bernard Street should act as the

physical and symbolic heart of Leith in its new form.
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• The Docklands Information Centre

The Water of Leith and the vibrant activity that currently exists along The

Shore is linked to and extended far into the new development within the

LDDF area (the ‘Marine Trail’). This is a series of intimate spaces bringing

together the listed Alexandra Dry Dock, pump houses and cranes.  Local

community individuals and organisations can be involved in and informed

about the future evolution of Leith in a Docklands Information Centre

occupying a modern structure suspended above the renovated Alexandra

Dry Dock.  Small retail units, cafes and bars are located around the base of

the new buildings animating the street/dock frontages.

• Ocean Terminal / Britannia Quay Leisure and Retail Centre

The existing operation of Ocean Terminal can be extended to provide

greater capacity in its existing function, as well as additional new berthing

facilities for large vessels visiting the Port of Leith. New quay edge activity

and 24-hour public access provide a range of leisure facilities including

part of the ‘Western Harbour link’, water-based sporting and training

facilities sharing the water environment with Britannia.

• The Cultural Centre, at Imperial Dry Dock

A large new urban plaza is proposed at Imperial Dry Dock. The plaza is

introverted and protected from the prevailing winds.  An iconic cultural

building could face onto the plaza and provide a focal point from the

entrance to the Western Harbour. A tree-lined boulevard following the line

of the old pipeline assembly area links the cruise liner site with the

Cultural Centre.

• Central Park and Water Garden, adjacent to the Imperial Grain Silo

At the heart of the neighbourhood is the community park, a place to sit out

and enjoy the local festivals, to watch water-based activities on both sides

of the park or to explore the markets held within the space. The park

should be an innovative green space with some hard landscaping
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incorporating existing heritage features but with a majority of green

landscaped space, forming a hierarchy of environments to enjoy.

• Edinburgh Dock Maritime Centre

In its newly refined form Edinburgh Dock creates a unique environment

within the city. The water surface of the dock has potential for innovative
development such as houseboats and floating homes around which
public space, ateliers, start-up businesses, and craft workshops
could be located. An historic vessel could be displayed in permanent dry

dock with a series of local amenities, shops, bars, and restaurants spilling

out onto the newly landscaped dock edges.

Scale, Size and Distribution of Uses

9.11 The scale and distribution of uses throughout the site, and the provision of an

integrated spatial network will provide a wide choice of routes between places

and a diversity of experiences for people living in the area or visiting for

recreation.

9.12 In order to provide the area with definition it is proposed that a hierarchy of

spaces and routes be developed to reflect the importance and character of

particular locations and that markers and special treatments of surfaces and

fittings be developed.  Visual and physical links can be controlled to enable a

clear definition and graduation between public, semi-public, semi-private and

private realm. The hierarchy is set out in indicative form in Figure 1.10, and a

separate Public Realm Strategy will develop this in more detail.

9.13 In order to ensure public space is an integral part of the LDDF area as

illustrated in Fig 1.10, masterplans should incorporate the following key

components:

• a coherent green and civic space strategy for the whole site;



Leith Docks Development Framework Supplementary Planning Guidance
Final Version

February 2005 53

• a hierarchy of public realm elements including a community park, heritage

squares, civic squares, pocket parks, quayside walkways, sheltered

promenades, sea-side promenade, sports pitches and play areas;

• the legible linkage of spaces and vistas through the planned townscape.

9.14 It is essential that public art be fully integrated into the design as a response to

the character and specification of the public realm.

Heritage Features

9.15 Heritage features range in scale from small streetscape items such as

bollards, rail lines and quay walls to larger scale structures.  These should be

incorporated into development providing valuable contributions to the identity

and quality of the public realm. The larger structures such as pump houses

cranes, lock gates and bridges etc., should be utilised to provide landmarks

within the townscape of the area, and a focus for activity.

Views

9.16 The use of landmarks both existing and proposed should provide definition to

the urban grain. Landmarks may be buildings, landscape spaces, water

bodies, public art, or maritime / industrial structures. They should be of the

correct scale in relation to the view / vista within which they operate and they

may also constitute part of a collection of elements in composition.

9.17 Views from the wider context of Edinburgh and its surrounding environs

should also be considered.   Proposals will be assessed on their impact on

these views, those views from within the context of Leith and the LDDF area

(Fig. 1.08, 1.09), and from the line of the deep-water channel approach into

Leith Docks.

Network and Grain - Non-Motorised Transport

9.18 Masterplans should define a hierarchy of routes that allow choice of

movement throughout the site. The allowance for non-motorised transport

networks should take precedent over motorised forms of transport. The scale
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of the network grain produced for non-motorised modes of transport should be

of a finer grain to that of motorised forms. Non-motorised routes should be

provided adjacent to motorised transport routes, as well as independently from

them (Figs. 1.11, 1.12).

9.19 The provision of new infrastructure in the form of routes, space and structures

should ensure that they are articulated through the use of landmarks.

Network and Grain - Motorised Transport

9.20 The permeability of the new development should be based on a reduced

number of routes than that provided for non-motorised forms, however new

development should still provide a high degree of permeability and integration

with existing networks (Fig. 1.11). Non-motorised modes of transport should

generally be separate from motorised modes, unless at specified crossing

points, or in 'home zone' areas where a lower speed limit exists and non-

motorised modes have clear priority.

9.21 Car parking levels must be agreed with the Council, and should be located

within the curtilage of site boundaries.  The majority of parking should not be

visible from the street. Blocks and rows of car parking should be avoided. The

majority of visitor parking provision should be provided within individual plots

rather than on-street, with remaining visitor spaces provided as general on-

street parking shared with non-residential uses.

9.22 New infrastructure will be provided to improve permeability throughout the

sites.  In particular new bridge structures should create significant new

landmarks for the LDDF area.

9.23 Provision for public transport should be available throughout the site including

a variety of bus routes and tram links (Fig. 1.13).

Scale and Character

9.24 New development proposals should provide a high quality environment

incorporating social, environmental and economic needs both for the LDDF

and for the existing Leith community.  The development should provide range
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and variety in terms of scale, location and function.  Masterplans should

incorporate the following key components:

• a coherent strategy for the whole site that provides a hierarchy of scale

and character;

• scale and character building on the existing structure of Leith and variety

and character across the site should represent a logical progression from

this existing structure;

• character areas should have a local focus based on heritage hubs, or

centres of new activity;

• residential use will be dominant, however a mix of uses must be

incorporated;

• the majority of the docks should be maintained as navigable water bodies

and quaysides should be identified that allow for waterborne activity;

• there are opportunities to provide a limited number of iconic landmark

spaces and buildings in specific locations: these should vary in scale and

use, and must have a positive and compatible relationship with adjacent

uses;

• consistency of quality of design, materials and function must be a key

requirement of future planning applications to maintain appropriate

standards throughout the site, and design competitions should seek to

achieve this where appropriate. As a principle, building elevations visible

from the public realm should predominately make use of  locally-sourced

natural stone;

• developments must form direct and positive relations with the water bodies

and water must provide a variety of uses both on the water and along the

waters edge.
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Massing

9.25 Building heights should be appropriate to location and function. New

development should provide a variety of sizes of development in accordance
with the prevailing building heights identified in Figure 1.14.

9.26 Potential zones within which masterplans may be able to justify building
heights of up 16 residential storeys are identified at Waterfront Plaza
(due to its high accessibility by public transport), and the north and
south edges of the Western Harbour (to relate visually to the large
expanse of water). Precise locations within these zones for any
development proposals extending above 10 residential storeys will have
to be identified and justified at the masterplanning stage by a complete
townscape analysis.

9.27 The acceptability, height, architectural form and use of buildings above 16
residential storeys will not be decided until the forthcoming city-wide high

building study has been approved by the Council.  The height of buildings
on the north-western tip of Edinburgh Harbour will be restricted subject
to detailed assessment of their potential impact on the Imperial Dock
SPA and the agreement of Scottish Natural Heritage (Figures 1.14 and
2.03 refer).

Residential Densities/Mix of uses

9.28 Development of the LDDF area should provide a range of dwelling types and

sizes (Figs.1.15 a&b).  Proposals should demonstrate innovative solutions to

providing a mix of uses and dwelling types both in section and zone planning.

Provision for facilities and services should be integrated into the mix of

residential areas.  These should be generally focused at local centres and

provide active frontage in those areas.

9.29 Dwelling types should be linked with urban structure and road hierarchy.

Lower density family units should be located in quieter areas, whilst flatted

development should be focused in busier locations.  Private open space and

children's play provision should meet Council guidelines.
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10  LDDF Proposal

Phasing

10.1 The LDDF phasing has been developed in three distinct and clearly identified

parcels, (Fig. 1.17):

Phase 1 Ocean Terminal, Britannia Quay, Waterfront Plaza, Ocean Triangle,

and the link to the Water of Leith, the industrial area and the parcels

of land between Commercial Street and the new link road.

Phase 2 The area around Edinburgh Dock, the new neighbourhood centre
and the residential and schools campus out to the Firth of Forth.

Phase 3 Edinburgh Harbour, the Central Park and the Northern Peninsula

out to the new cruise liner facilities.

10.2 The development is currently projected to be completed in a time scale of 5-

year periods per phase.  This sequencing mirrors the release of operational

land from Forth Ports and provides a natural extension of the development

away from the centre of Leith to the sea front. It ensures that the
neighbourhood centre facilities and secondary school are provided
midway through the overall development of the area, though if necessary
to serve population increases from the first phase, the facilities should
be brought forward in the phasing. The detailed development dates within

this broad phasing will be determined by the dates of commitment of vital

infrastructure such as the tram.

10.3 The Framework anticipates that the market will continue to evolve throughout

the course of the development.  Assumptions and decisions will need to be

reviewed at regular intervals to ensure that the development objectives can be

achieved or improved.
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Content

10.4 The mix of uses appropriate within the various phases will evolve over the

course of the development programme.  Uses appropriate to the LDDF area

are outlined in general terms at Section 6.  The Development Principles which

follow provide a more fine-grained analysis, including reference to preferred

uses where appropriate.
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Development Principles

Site 1.1: Ocean Terminal

10.5 Proposals for this site should incorporate the items listed below and described

in Fig. 2.02

• Provision for and enhancement of 24-hour pedestrian and cycle access to

quayside should form a constituent part of the ‘Western Harbour link’.

• Provision of additional leisure and possibly retail facilities as part of a high-
quality mixed use extension of Ocean Terminal into the Western Harbour

basin. This building could provide the physical capacity for a further large

department store (See Section 6 – Retail), and a range of leisure and other

retail functions, water taxi arrival point and berthing for other maritime

activities.  The quayside can also provide external market and event

spaces, served by the current bus and future tram stops.

• Provision of berthing facilities for vessels around new extension to Ocean

Terminal, including marina berthing facilities, and berthing facilities for

larger vessels.

• Enhancement of public realm at entrance to Ocean Terminal and new tram

halt, and enhanced linkages across Ocean Drive to Waterfront Plaza.

• Public realm enhancements to Ocean Drive, to encourage a high degree of

permeability into the outer areas of the LDDF.
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Site 1.2: Edinburgh Harbour

10.6 Proposals for this site should incorporate the items listed below and described

in Fig. 2.03

• Provision of high quality public realm, through streetscape and public open

space in the form of quayside activity, and pocket parks, to form a

hierarchy of routes and spaces and encourage a high degree of

permeability through the site and the wider LDDF area. Vistas should be

maintained that run through the site area

• An appropriate mix of uses in accordance with Section 6 of this
document.

• Special active building frontages should be concentrated along quayside

areas, and key points along the central spine road.

• Massing and layout should be organised around a central spine road with

the majority of development to the north and south of this link.

Development heights, building design and lighting at the north-west
end of the site (blocks identified with height ‘X’) are restricted subject
to detailed assessment of their potential impact on the Imperial Dock
SPA and the agreement of Scottish Natural Heritage. Pedestrian
access to certain areas of quayside to the north and possibly south of
the colony will have to be restricted at certain times of year to avoid
potential conflict with the interests of the colony.

• Provision of a new road bridge link to the south, to provide separation of

vehicular, pedestrian and cycle modes of transport and a new pedestrian
/ cycle bridge to the north and south of the westernmost tip of the
site. Where the ‘Marine Trail’ meets with the road bridge/central spine
road, pedestrian convenience in crossing the road should be
achieved through the design detail of the bridge and road in this
location.
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• Provision for berthing of larger vessels on the quayside of Imperial Dock,

including liner and naval vessels.

Site 1.3: Ocean Point and Skyliner Sites

10.7 Proposals for this site should incorporate the items listed below and described

in Fig. 2.04

• The majority of this area is formed by development that currently has

detailed planning consent. Should new proposals come forward for
these plots, they will be subject to the principles set out in the
document, for example in the provision of special active frontages to
Ocean Drive.

• Provision of a high quality public realm, through streetscape and public

open space in the form of quayside activity, and pocket parks, to form a

hierarchy of routes and spaces and encourage a high degree of

permeability through the site and the wider LDDF area. Vistas should be

maintained that run through the site area.

• Provision of an enhanced public realm to Ocean Drive to the south of the

area should provide separation of vehicular, pedestrian and cycle modes of

transport. The existing eastern road bridge link should be improved to

accommodate this.

• A new mixed-use gateway building could be formed to the east of the site;

this should form a landmark and be of the highest design quality.

• An appropriate mix of uses in accordance with Section 6 of this document.

Site 1.4: Alexandra and Prince of Wales Dry Docks

10.8 Proposals for this site should incorporate the items listed below and described

in Fig. 2.05

• Provision of a high quality public realm, through streetscape and public

open space in the form of quayside activity, and pocket parks, to form a
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hierarchy of routes and spaces and encourage a high degree of

permeability through the site and the wider LDDF area. Vistas should be

maintained that run through the site area

• Provision of new pedestrian bridge links should form a continuation of The

Shore and form part of the ‘Marine Trail’ to the Martello Tower.

• Development should seek to provide an appropriate mix of uses in

accordance with Section 6 of this document.

• Massing and layout should be organised around the existing quays.

Building heights and massing should be low to reflect the role of this
area as part of the connection space between the existing area of
Leith and the areas to the north.

• Sensitive enhancement and adaptive rehabilitation of Alexandra Dry Dock

to form new Docklands Information Centre – the focus of the ‘Dockland

Centre’.

Site 1.5: Britannia Quay

10.9 Proposals for this site should incorporate the items listed below and described

in Fig. 2.06

• Provision of a high quality public realm, through streetscape and public

open space in the form of quayside activity, and pocket parks, to form a

hierarchy of routes and spaces and encourage a high degree of

permeability through the site and the wider LDDF area. Vistas should be

maintained that run through the site area

• An appropriate mix of uses possibly including a hotel, major commercial

leisure use and a performance arena, in accordance with Section 6 of this

document.

• Provision of an enhanced public realm to Ocean Drive to the south of the

area should provide separation of vehicular pedestrian and cycle modes of

transport. The existing western link to Lindsay Road adjacent to the
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existing mill site should be provided as the main vehicular approach to the

LDDF area from the west.

• Provision for and enhancement of pedestrian and cycle access to the

quayside should form a constituent part of the ‘Western Harbour’ link. A
pedestrian/cycle link should be provided through the site to the south
to link directly with the existing cycleway at Anchorfield.

• Massing and layout should be organised around the existing quayside and

road structure. Massing should generally reflect that of the existing context

to the south of the area. Massing may increase toward the north of the site

area.

Site 1.6: Victoria Dock / Waterfront Plaza / Ocean Triangle

10.10 Proposals for this site should incorporate the items listed below and described

in Fig. 2.07

• A public open space to the north-west of the Scottish Executive building at

Victoria Quay should be provided to enhance the provision of walkway

linkage from the Shore.

• The creation of underground car parking to the south of the Scottish
Executive building in order to create a major new public space,
possibly making use of shallow water as a security barrier, would be
desirable.

• Provision of an enhanced public realm to Ocean Drive should provide

separation of vehicular pedestrian and cycle modes of transport and active

building frontages. The existing link to Junction Street should be provided

as the main vehicular approach to the LDDF area from the western part of

Leith.  The roundabout access should be removed and the junction

converted to traffic signals with pedestrian and cycle crossing facilities.

• Provision of special active building frontages to Ocean Drive, the main

pedestrian routes and public spaces.



Leith Docks Development Framework Supplementary Planning Guidance
Final Version

February 2005 64

• Provision for and enhancement of pedestrian and cycle access to

quaysides of Victoria Dock should form a constituent part of a permeable

network of routes. Opportunity for public realm improvements to

Commercial Street to reduce traffic flow and speed, providing greater

emphasis on pedestrian and cycle routes.

• An appropriate mix of uses in accordance with Section 6 of this document.

• Massing and layout should be organised around a network of routes.

Site 1.7: The Shore

10.11 Proposals for this site should incorporate the items listed below and described

in Fig. 2.08

• Existing mix of functions within existing buildings should be retained.

• Provision for and enhancement of pedestrian and cycle access to The

Shore should form part of the ‘Marine Trail’ to the Martello Tower. This

should also form a constituent part of a permeable network of routes.

• Opportunity for significant public realm improvements to Bernard Street to

reduce traffic flow and speed, providing greater emphasis on pedestrian

and cycle routes. Provision should be made for public / civic events and

gatherings.

• Provision of an enhanced public realm to Ocean Drive should provide

separation of vehicular pedestrian, and cycle modes of transport.

Enhancement of the role of Ocean Drive should mitigate possible

severance through the provision of adequate controlled crossing points,

including further facilities when tram line 1 is constructed.

• Major improvements to the existing public realm and pedestrian

environment along The Shore.

• A pocket park focused on the 3 listed Albert Dock cranes should be

created on the south-east corner of Albert Dock.
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Site 1.8: Albert Road

10.12 Proposals for this site should incorporate the items listed below and described

in Fig. 2.09

• Provision of a landscaped strip of sports pitches and related
facilities, intended to perform a combined role serving the pitch sport
needs of the new secondary school and the general community. The
landscaping solution for this strip should include trees enclosing the
various elements to provide wind shelter and a unifying visual effect.

• New provision for industrial, storage, distribution or small-scale office use

should be made.  Layout should remain flexible within the site area to allow

for a variety of operational activities, though where possible good urban

design practice in terms of layout will be expected. Vistas should be

maintained that run through the site area

• Provision of an enhanced public realm to Ocean Drive and Albert Road,

should provide separation of vehicular pedestrian and cycle modes of

transport.

• The extension of Seafield Place should form the main vehicular access to

the Northern Peninsula area from the east, and provide separation of

vehicular pedestrian and cycle modes of transport

Site 1.9: Marine Esplanade

10.13 Proposals for this site should incorporate the items listed below and described

in Fig. 2.10

• New provision for strategic rail freight and waste transfer/management

facilities should be safeguarded in the industrial park. The layout should

remain flexible within the site area to allow for a variety of operational

activities, though where possible good urban design practice in terms of

layout will be expected. Vistas should be maintained that run through the

site area
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• At least one existing rail line and sidings should be maintained within the

area to allow for connection by rail. The proposed strategic rail freight
facility could provide a replacement for the existing facilities to the
south-west.

• Significant public realm improvements should be made to Salamander

Street to reduce traffic flow and speed, providing greater emphasis on

pedestrian and cycle routes. Provision of an enhanced public role to Ocean

Drive should provide separation of vehicular pedestrian and cycle modes

of transport. Ocean Drive should become the main access to the LDDF

area from the east.

• The extension of Seafield Place should form the main vehicular access to

the Peninsula area from the east, and provide separation of vehicular

pedestrian and cycle modes of transport. The existing road access
route, Marine Esplanade, should be downgraded or possibly closed at
an appropriate location, to reduce unnecessary vehicular traffic over
the existing level crossing.

•  The gateway building at the junction with Ocean Drive and Salamander

Street will require to be of particularly high design quality due to its

prominent location.

Site 1.10: Seafield Place

10.14 Proposals for this site should incorporate the items listed below and described

in Fig. 2.11

• Provision of a landscaped strip of sports pitches and related
facilities, intended to perform a combined role serving the pitch sport
needs of the new secondary school and the general community.

• Significant public realm improvements should be made to Salamander

Street to reduce traffic flow and speed, providing greater emphasis on

pedestrian and cycle routes. Provision of an enhanced public role to Ocean

Drive, should provide separation of vehicular pedestrian and cycle modes
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of transport. Ocean Drive should become the main access to the LDDF

area from the east.

• An appropriate mix of uses in accordance with Section 6 of this document.

Proposed uses will be influenced by existing noise-generating uses

nearby.

• Massing and layout should be organised around a network of routes.

Massing should generally reflect that of the existing context.

Site 1.11: Salamander Place

10.15 Proposals for this site should incorporate the items listed below and described

in Fig. 2.12

• Significant public realm improvements should be made to Salamander

Street to reduce traffic flow and speed, providing greater emphasis on

pedestrian and cycle routes. Provision of an enhanced public role to Ocean

Drive should provide separation of vehicular pedestrian and cycle modes

of transport. Ocean Drive should become the main access to the LDDF

area from the east.

• An appropriate mix of uses in accordance with Section 6 of this document.

Proposed uses will be influenced by any existing noise-generating uses

nearby.

• Massing and layout should be organised around a network of routes.

Massing should generally reflect that of the existing context.

• This site is well-placed to accommodate those educational and
community facilities to be shared by both the new and existing
communities of Leith.

• This site would provide an suitable location for one of the non-
denominational primary schools to serve both the new and existing
communities of Leith.
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Site 1.12: Baltic Street

10.16 Proposals for this site should incorporate the items listed below and described

in Fig. 2.13

• Significant public realm improvements should be made to Salamander

Street and Baltic Street to reduce traffic flow and speed, providing greater

emphasis on pedestrian and cycle routes. Provision of an enhanced public

role to Ocean Drive, should provide separation of vehicular pedestrian and

cycle modes of transport. Ocean Drive should become the main access to

the LDDF area from the east.

• Vistas should be maintained that run through the site area providing visual

linkage to the wider area.

• An appropriate mix of uses in accordance with Section 6 of this document.

• Massing and layout should be organised around a network of routes.

Massing should generally reflect that of the existing context.

• Part of this site covers the Leith Glassworks archaeological site.
Development proposals should address the potential to preserve any
archaeological remains of the glassworks and incorporate them and
interpretation facilities into their design, for example through  the
creation of public space.

• The provision of the northern part of the site as a tram depot as currently
proposed by TIE would sever parts of the LDDF area physically and
visually from Leith’s existing core. Residential development consisting

predominately of urban family housing, with mixed use development

adjacent to Bernard Street and the site’s eastern boundary are preferred. If
this site is not required for the tram depot, it would be well-placed to
accommodate one of the non-denominational primary schools to
serve both the new and existing communities of Leith.
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Site 2.1: East Craigs

10.17 Proposals for this site should incorporate the items listed below and described

in Fig. 2.14

• Provision of a high quality public realm, through streetscape and public

open space in the form of quayside activity, pocket parks and coastal park,

to form a hierarchy of routes and spaces and encourage a high degree of

permeability through the site and the wider LDDF area. Vistas should be

maintained that run through the site area.

• Provision of local services should be made at the quayside of Edinburgh

Dock and alongside the neighbourhood centre’s pocket park.

• A 1.7ha (minimum) site should be provided for a secondary school
capable of expansion up to a capacity of 1200 pupils. A larger site will
be required if a primary school is to be included on-site.

• There should be a focus on family accommodation...

• Massing and layout should be organised around a network of routes.

Massing should generally reflect that of the existing context.

Site 2.2: East Sands

10.18 Proposals for this site should incorporate the items listed below and described

in Fig. 2.15

• Provision of a high quality public realm, through streetscape and public

open space in the form of quayside activity, pocket parks and coastal park,

to form a hierarchy of routes and spaces and encourage a high degree of

permeability through the site and the wider LDDF area. Vistas should be

maintained that run through the site area.
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• Provision of local services should be made at the quayside of Edinburgh

Dock. Some leisure facilities should be places in association with new

coastal park.

• Edinburgh Dock should be retained in its current shape. There may
be potential for innovative development on the water in the northern
part of the dock, subject to compliance with townscape and listed
building objectives.

• An appropriate mix of uses in accordance with Section 6 of this document.

• Massing and layout should be organised around a network of routes.

Massing should generally reflect that of the existing context.

Site 2.3: Edinburgh Dock

10.19 Proposals for this site should incorporate the items listed below and described

in Fig. 2.16

• Provision of a high quality public realm, through streetscape and public

open space in the form of quayside activity, pocket parks and coastal park,

to form a hierarchy of routes and spaces and encourage a high degree of

permeability through the site and the wider LDDF area. Vistas should be

maintained that run through the site area.

• Provision of local services should be made at the quayside of Edinburgh

Dock and alongside the new square. A cultural facility should be places in

association with the new square, forming the focus of the ‘Maritime

Centre’.

• An appropriate mix of uses in accordance with Section 6 of this document.

• Massing and layout should be organised around a network of routes.

Massing should generally reflect that of the existing context, with the

possibility to develop an accent building of greater height to the north of the

new square.
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• Edinburgh Dock should be retained in its current shape. There may be
potential for innovative development on the water in the northern part
of the dock, subject to compliance with townscape and listed building
objectives.

• The heights, form and massing of buildings on the land between

Edinburgh and Albert Docks should allow east-west through-views from the

opposite, eastern side of Edinburgh Dock, to reflect the role of this site
as part of the connection space between the existing area of Leith
and the areas to the north.

• A new bridge should be included in the development, located on alignment

with the new north-south access road. There is a presumption in favour
of retention of the existing listed swing bridge, however this will be

considered at the appropriate stage.

Site 2.4: VA Tech

10.20 Proposals for this site should incorporate the items listed below and described

in Fig. 2.17

• Provision of a high quality public realm streetscape should form a hierarchy

of routes and spaces to encourage a high degree of permeability through

the site and the wider LDDF area. Vistas should be maintained that run

through the site area.

• The VA Tech building is expected to cease operations at some point
in the near-future. If this occurs, the building may have potential as  a
ready-built location for a new industrial occupier. Alternatively, new
development on this site should create new north-south pedestrian
routes and incorporate an appropriate mix of commercial uses and
community facilities.

• An appropriate mix of uses in accordance with Section 6 of this document.

Proposed uses will be influenced by any existing noise-generating uses

nearby.
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• Massing and layout should be organised around a network of routes.

Massing should generally reflect that of the existing context.

Site 3.1: Peninsula

10.21 Proposals for this site should incorporate the items listed below and described

in Fig. 2.18

• Provision of a high quality public realm streetscape should form a hierarchy

of routes and spaces to encourage a high degree of permeability through

the site and the wider LDDF area. It may be possible to create public small

spaces around or over the lock gate housings. Vistas should be maintained

that run through the site area.

• A new linear park should be formed along the northern edge of the site,

and be designed to avoid adverse impact on the Firth of Forth SSSI and

SPA, on the Firth of Forth SSSI and SPA, designations which protect
the significant numbers of birds which roost on the natural beach in
this location. This may require the design to discourage public access to

the natural beach and careful consideration of the route of the coastal

walkway relative to the sea wall in this location.

• Massing and layout should be organised around a network of routes.

Massing should generally reflect lower scale development toward the

northern shore and larger scale development toward the southern part of

the site, justified in part by the opportunity to utilise wind resources
as a source of renewable energy in building design.

• An appropriate mix of uses in accordance with Section 6 of this document.

• A public space at the furthest end of the peninsula will afford views of the

proposed cruise liner terminal’s operation and uninterrupted views west

along the Firth of Forth. The precise siting and design for such a space
will be subject to appropriate assessment of its impact on the Firth of
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Forth SPA, and if necessary an alternative site which provides the
above qualities will be sought in this general location.

• The landfall location for the ocean liner terminal must be subject to
detailed and appropriate assessment of its potential impact on the
Firth of Forth SPA, and the final position and design determined in
agreement with Scottish Natural Heritage.

• Provision of new pedestrian and cycle bridge links across the sealing dam

and caisson structures should form a continuation of the circular ‘Western

Harbour’ link around the Western Harbour basin.

• Provision of local services should be made at the new pocket park at the

centre of the site area

Site 3.2: Martello Tower

10.22 Proposals for this site should incorporate the items listed below and described

in Fig. 2.19

• Provision of a high quality public realm streetscape should form a hierarchy

of routes and spaces to encourage a high degree of permeability through

the site and the wider LDDF area. Vistas should be maintained that run

through the site area

• A new linear park should be formed along the northern edge of the site,

and be designed to avoid adverse impact on the Firth of Forth SSSI
and SPA, on the Firth of Forth SSSI and SPA, designations which
protect the significant numbers of birds which roost on the natural
beach in this location.  This may require the design to discourage
public access to the natural beach and careful consideration of the
route of the coastal walkway relative to the sea wall in this location.

• A new major civic space should be formed around the Imperial Dry Dock,

identified as ‘Imperial Park’ on Figure 2.19. Provision should be made
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for a variety of functions and activities to occur within this space. This

should include its use as an exhibition / event space, and an allowance for

the Dry Dock be operational.

• The site includes a plot which provides a long-term opportunity to

accommodate a major cultural centre or institution.  It should have an

international standing and act as an iconic landmark for the city as a whole.

The design quality should be based on the highest achievable, an

international design competition should seek to achieve this. Active edges

to the building should operate on the quayside and to the major civic

space.

• Provision of new pedestrian and cycle bridge links should form a

continuation of The Shore and form part of the ‘Marine Trail’ to the Martello

Tower.

• Provision for and enhancement of pedestrian and cycle access to quayside

should form a constituent part of the ‘Western Harbour’ link.

• A new water park should provide the Martello Tower with a water-based

context.

• A new north – south ‘outer reach’ linear park should be formed with a pier

structure extending beyond the shoreline.

• Massing and layout should be organised around a network of routes.

Massing should generally reflect lower scale development toward the

northern shore and larger scale development toward the southern part of

the site.

• An appropriate mix of uses in accordance with Section 6 of this document.
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Site 3.3: Imperial Dock

10.23 Proposals for this site should incorporate the items listed below and described

in Fig. 2.20

• Provision of a high quality public realm streetscape should form a hierarchy

of routes and spaces to encourage a high degree of permeability through

the site and the wider LDDF area. Vistas should be maintained that run

through the site area

• A new linear beach park should be formed along the northern edge of the

site, and provide access to the natural beach edge.

• Massing and layout should be organised around a network of routes.

Massing should generally reflect lower scale development toward the

northern shore and larger scale development toward the southern part of

the site.

• Provision for and enhancement of pedestrian and cycle access to quayside

should form a constituent part of a route along the northern edge of

Imperial Dock.

• Plot lines on the southern edge of the site should be varied to provide

additional public space / pocket parks

• Provision of local services should be made at new pocket parks.

• A new north – south ‘outer reach’ linear park should be formed with a pier

structure extending beyond the shore line.

• The reuse of existing crane structures should occur at quayside pocket

park locations.

• An appropriate mix of uses in accordance with Section 6 of this document.
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Site 3.4: Middle Craigs

10.24 Proposals for this site should incorporate the items listed below and described

in Fig. 2.21

• Provision of a high quality public realm streetscape should form a hierarchy

of routes and spaces to encourage a high degree of permeability through

the site and the wider LDDF area. Vistas should be maintained that run

through the site area

• The Leith Docks Neighbourhood Centre should be located at the
junction of the proposed new bus network, in the east end of this site.
Key elements to be located at this centre are described in Section 6
and include a small supermarket, a new secondary school and other
community facilities. The centre should be based around the primary
street junction and a pocket park. This centre should be provided in
the section phase of development in order to serve the areas to the
east and south.

• Massing and layout should be organised around a network of routes.

Massing should generally reflect lower scale development toward the

northern shore and larger scale development toward the southern part of

the site.

• Plot lines on the southern edge of the site should be varied to provide

additional public space / pocket parks

• The reuse of existing crane structures should occur at quayside pocket

park locations.

• A new north – south ‘outer reach’ linear park should be formed with a pier

structure extending beyond the shore line.

• An appropriate mix of uses in accordance with Section 6 of this document.
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Site 3.5: Central Park

10.25 Proposals for this site should incorporate the items listed below and described

in Fig. 2.22

• Provision of a high quality public realm streetscape should form a hierarchy

of routes and spaces to encourage a high degree of permeability through

the site and the wider LDDF area. Vistas should be maintained that run

through the site area

• Massing and layout should be organised around a network of routes.

Massing should generally reflect lower scale development toward the

western side and larger scale development toward the eastern side of the

site.

• A major new community park should be developed, providing amenity for a

variety of leisure pastime activities. The park should have a mix of uses

associated with it and a variety of smaller scale environments within its

structure.  Buildings should be positioned to overlook the park. Key to the
character of the park will be the absence of public roads through it,
allowing an uninterrupted landscape between the two docks, and the
incorporation of existing dock features such as the cranes, rail lines
and cobbling into the landscape design.

• If the Imperial Grain Silo ceases operation at some point in the future,

enhancement and adaptive rehabilitation of the building to form new

cultural and community facilities would be sought.

• An appropriate mix of uses in accordance with Section 6 of this document.
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11 Implementation

11.1 The LDDF, once approved as supplementary planning guidance (SPG), will be

used to inform and assess a subsequent principal outline planning application

for the bulk of development proposed here, with parallel smaller outline
applications for special elements such as the cruise liner terminal, future

masterplans and subsequent detailed planning applications.  It is intended to

incorporate the SPG as policy for the LDDF area in the new Edinburgh City

Plan.

11.2 Satisfactory masterplans will be required by the Council for the
groupings of sites identified in Figure 1.17. These should implement the
principles set out in this framework. They should each demonstrate how
a distinctive character area will be created. They should be designed and
drawn in three dimensions and provide the basis for all types of
development (buildings, open spaces, streets and public transport) that
will be delivered over the lifetime of the masterplan. They should include
the following elements:

• a statement setting out a vision for the masterplan area which the
Council can share with the developer;

• a character description;

• 3-dimensional representation of proposals;

• a movement network;

• landscape design;

• a hierarchy of streets with active ground floor frontages;

• key open spaces;

• a sustainability statement addressing the LDDF Sustainability Targets
(Annex A)



Leith Docks Development Framework Supplementary Planning Guidance
Final Version

February 2005 79

• a microclimate study addressing wind, daylight and sunlight issues;

• a statement of the public consultation process and its outcomes

11.3 The masterplan preparation process needs to be informed by
consultation with the public and relevant organisations and groups.
Annex B lists those groups who have already signalled an interest in
being involved in that process, however this list is not exhaustive and
opportunities to be involved should be publicised widely. The proposed
Docklands Information Centre at Alexandra Dry Dock should provide a
venue for this process from the first phase onwards.

11.4 Phasing should accord with the diagram and text in the LDDF relating to

phasing, although there will be flexibility in implementation to reflect changing

market conditions.  The developer will largely be responsible for infrastructure,

services and facilities necessary to accommodate the form and scale of

development proposed.  Details shall be determined as part of subsequent

planning permissions, however the Council’s position regarding some
likely infrastructure requirements is established in this document.

11.5 It is anticipated that, for the purposes of clarity, and to agree Section 75

contributions, an outline planning application will be submitted by Forth Ports

PLC for the bulk of the currently undeveloped LDDF site, which will provide

further detail on proposed development parcels, land uses, densities, phasing

and delivery of infrastructure, services and facilities.  This principal application

will be accompanied by an Environmental Statement and Transport
Assessment to take full account of the likely environmental impacts

associated with the overall proposals.

11.6 A number of key infrastructure proposals identified in this document will
require the co-operation of landowners other than Forth Ports to deliver.
Forth Ports will be expected to undertake an active role in working with
the Council to secure that co-operation and thereby implement the
strategy set out in the framework.


