The City of Edinburgh Council
Finalised Rural West Edinburgh Local Plan 2003

Statement of Decisions on the Inquiry Reporters’ Recommendations

A report recommending responses to objections to the Finalised Rural West Edinburgh
Local Plan 2003 was approved by the Council’'s Planning Committee on 3 November
2005. The Planning Committee agreed to approve the Council’'s Statement of Decisions on
the Inquiry Reporters’ recommendations and the List of Proposed Modifications (which are
included in a separate document). It was further agreed that the Head of Planning and
Strategy be permitted to make any minor editorial changes as may be required to the
Statement of Decisions and the List of Modifications.

A copy of the above report together with the Council’'s Statement of Decisions on in the
Inquiry Reporters’ recommendations is included in this document.

The deposit period for the Proposed Modifications is 18 November to 13 January 2006 in
accordance with the Planning Regulations.

November 2005
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Rural West Edinburgh Local Plan — Decisions on
Inquiry Report and Proposed Modifications

Planning Committee
3 November 2005

1.1

2.1

3.1

Purpose of report

The purpose of this report is to inform members of progress on the Rural West
Edinburgh Local Plan following receipt of the Inquiry Reporters’
recommendations, and to seek Committee approval for a Statement of
Decisions with regard to those recommendations and a List of Modifications to
the Local Plan in accordance with the Town and Country Planning (Structure
and Local Plans) (Scotland) Regulations 1983.

Summary

A Public Local Inquiry was held into objections to the proposed Rural West
Edinburgh Local Plan between November 2004 and April 2005. The Inquiry
Report has been received, and largely supports the Council’'s proposed
development strategy for Rural West Edinburgh. The Report recommends a
number of further modifications to the Plan, most of which are considered
acceptable to the Council. There are a limited number of issues where it is
considered that the Council should not accept the reporters’ findings, or where
the findings should only be accepted in part. These are itemised in the report
and appendices. A set of Modifications to the Plan is proposed reflecting the
Council’s decisions on the matters raised in the Inquiry Report.

Main report

The receipt of the Rural West Edinburgh Local Plan (RWELP) Inquiry Report,
and its principal findings, were reported to the Committee on 29 September
2005.



3.2

3.3

3.4

3.5

The Reporters, Mr Hickman and Mr Maslin, have considered over 500
objections to the finalised RWELP from around 130 objectors. It is to their
credit that they have managed to assess the large amount of written and oral
evidence produced and issue their report within around four months of the
inquiry closing. Members can take comfort that the main elements of the
Council’s land-use strategy for Rural West Edinburgh have been supported by
the reporters. In particular:

T Any proposals for significant housing or business development outside the
identified core development area of Newbridge/ Kirkliston/ Ratho have
been resisted,

1 The major housing allocation north of Kirkliston was supported (subject to
a small decrease in capacity); and

1 The Council’'s proposal to incorporate the implications of the emerging
Airport Masterplan and the possible relocation of the Royal Highland
Showground into a later local plan alteration, once the situation is clearer
and the West Edinburgh Planning Framework has been reviewed, was
concluded to be necessary.

The Report contains around 180 recommendations, most of which are for no
change to be made to the finalised plan. The reporters do, however, make a
number of recommendations for modifications to the Plan, as set out in the
Appendix 1 to this report. In the main, these represent improvements to the
usefulness and clarity of the Plan, and are worthy of support. Some
recommendations are of more concern and these are discussed below. There
are, however, only twelve recommendations where the Committee is advised
not to accept the reporters’ findings. It is now incumbent on the Council to
consider all the recommendations, and make a decision as to whether to
incorporate any suggested changes into the Local Plan. If approved by
Committee, Appendix 1 will constitute the Council's formal Statement of its
Decisions with regard to the Report, as required by the Planning Regulations.
Appendix 2 will constitute the formal list of Proposed Modifications to the Plan
(and incorporates the pre-inquiry modifications agreed by the Committee in
February and June 2004, where these were not objected to or were supported
by the reporters).

The most significant issues discussed by the reporters are discussed below.
Where it is considered that the reporters’ recommendations should not be
accepted, this is highlighted in bold.

Strategic Housing Allocations

The reporters’ support for the proposed allocations at North Kirkliston (their para
21.28), subject to a reduced capacity of 610 units (previously 650) to account
for the impact of the Edinburgh Airport Rail Link on the site, and at Hillwood
Road, Ratho Station (21.46), subject to the 50 capacity being described as a
maximum, is welcome.



3.6

3.7

3.8

3.9

The most significant recommendations for change in the housing land allocation
are the suggested deletion of the Council's proposed sites at Harvest Road
(HSP6) (21.54) and Harvest Road East (HSP7) (21.58), Ratho Station
(combined capacity 65 units), and the allocation of an additional site at
Freelands Road, Ratho for approximately 100 units (21.78).

The advantages of the sites at Harvest Road and Harvest Road East were their
proximity to economic development opportunities at Newbridge, and to a
proposed tram stop. However, it is accepted that the disadvantages of these
locations outweigh the benefits. In particular, they extend the built-up area of
Ratho Station south of the railway line, which has up to now formed a strong
southern boundary to the settlement. The reporters were also concerned about
the access to HSP6, the green belt location of HSP7, and the detrimental effect
of its development on the buildings associated with Norton House.

The Council had opposed the development of land at Freelands Road, Ratho
for several reasons, including the value of the land to the green belt, and the
relatively poor public transport services available in Ratho. However, it is
accepted that the site rounds off the existing village form while providing land
suitable for a development of high quality executive homes that would add to
the range and choice of new housing available in the city. In addition, the
reporters have also recommended that any development of this site is tied to
the provision of a marina. This proposal is supported by British Waterways
Scotland and would result in a valuable new recreational resource for the village
and the City. It is therefore recommended that the Council accepts these
recommendations.

Business Land at Newbridge

The availability of business land at Newbridge is a core part of the local plan
strategy, a principal justification behind the structure plan’s identification of a
core development area in Newbridge/ Kirkliston/ Ratho, and is strongly
supported by the West Edinburgh Planning Framework. The reporters made
three significant recommendations affecting this area. Firstly, they
recommended pulling the boundary of the ECONS8 site (formerly Continental
Tyres) back further east to avoid any conflict with the Site of Importance for
Nature Conservation along the River Almond (9.165). The Council had never
envisaged this area being subject to built development and so this change is
acceptable.

3.10 The reporters also rejected the idea of any residential component within ECON

8 (21.38) due to loss of employment opportunities, conflict with the structure
plan, unacceptable noise exposure to future residents (from aircraft), and
problems with the accessibility of schools and school capacity. This
recommendation reflects the Council’s position.

3.11 Finally, the reporters propose allocating additional business land to the south of

the existing industrial estate around Claylands Farm (9.178). They saw such an
allocation as rounding off the urban allocations at Newbridge by bringing

3



3.12

3.13

3.14

development as far south as the M8, and they considered the land had little
intrinsic value as countryside. There is logic in this position and the area
concerned already contains a significant scrap yard operation. It is therefore
recommended that the Council accepts this recommendation. However, any
development of this land will need to be carefully planned in order to provide
adequate landscaping and protect the amenity of the residential properties that
exist in this area. The reporters recommend the Council considers preparing a
development brief for the site, which would be a suitable vehicle to address
these issues.

The Council has separately commissioned consultants to address
environmental improvements, maximising investment, economic development
opportunities, and improving links and opportunities for local communities in
Newbridge. That study’s conclusions will be reported to the Council in due
course and will form an input (along with a revised West Edinburgh Planning
Framework) to the forthcoming local plan alteration.

Tram

RWELP introduces a safeguard for the route of tram line 2 to the Airport and
Newbridge. It also states that housing in the strategic greenfield sites at
Kirkliston and Ratho Station should not be occupied until funding for the tram to
Newbridge is committed. The reporters have recommended (10.37) qualifying
this statement to specify December 2006 as the deadline for such a
commitment, failing which, preparation of alternative transport options may
begin. Though the Council has accepted that there may be circumstances in
which alternatives to the tram could be contemplated, the approach suggested
by the reporters is not accepted. There is no basis in the structure plan for
specifying a deadline, and it is not currently possible to set a precise date when
it will be clear whether the tram to Newbridge is definitely proceeding. The
Council and Transport Initiatives Edinburgh (tie) remain committed to delivering
the tram to Newbridge, but tie’s evidence to the recent parliamentary committee
considering the tram bills was that contracts for the tram would not be awarded
until the end of June 2007. Also, the reporters’ considerations were partly
based upon a timetable for delivering housing completions by 2009. There is
no basis for this in the structure plan, which only requires allocations by 2015. It
is considered preferable to retain the approach put forward by the Council in a
pre-inquiry change to the plan, the effect of which was to accept that at some
point alternatives to the tram could be considered, but not setting any arbitrary
deadline for this.

A related recommendation (10.37) is to change the plan to imply that some
development of the strategic greenfield housing sites can proceed in advance of
any public transport improvements up to the level that can be supported within
existing infrastructure capacity. This is also not accepted because it is
incompatible with Policy HOUS of the Structure Plan which requires all the
relevant infrastructure set out in the structure plan action plan to be provided or
committed, before planning permission is granted for housing development.



3.15

3.16

3.17

3.18

3.19

Another recommendation (10.50) is to state that housing in the strategic
greenfield sites may be occupied once there is a final commitment to the tram’s
construction. This differs from the wording in the finalised plan and the
definition of committed infrastructure in the structure plan, both of which link
commitment to the agreement of funding. It is therefore recommended that this
recommendation is not accepted.

Flooding

A number of objections related to land south of the Hilton Hotel at Edinburgh
Airport. The reporters did not support releasing this site for development, or
removing it from the green belt, and these conclusions are welcomed.
However, the reporters did recommend (7.34) removing this site’s designation
as part of an area of importance for flood control. This is not accepted. The
Council remains convinced that this site does form a part of the ‘functional flood
plain’, and is required to store flood waters to protect the Airport in the event of
a 1 in 200 year flood event. There is also an apparent contradiction in the
reporters’ conclusions that the site is not a part of the functional flood plain and
yet would flood in a 1 in 200 year event.

Affordable Housing

While supporting the principle of including an affordable housing policy in the
plan, the reporters have made quite a radical suggestion to amend the policy to
seek an affordable housing contribution, in the form of the payment of a
commuted sum, from developments of between 5 and 39 units (22.57). This
would be inconsistent with the Council’s city-wide policy which generally
exempts developments of this size. However, there is some logic in extending
the requirement to smaller sites, particularly in the rural west area where there
are relatively few larger developments to generate affordable housing
contributions. It would also assist in implementing affordable housing on
proposed site HSP5 at Ratho Station, which addresses a recognised local
housing need.

A review of the city-wide affordable housing policy is currently underway.
Nevertheless, it is considered that these recommendations can be supported in
the particular circumstances of the Rural West Edinburgh Local Plan. The
outcome of the city-wide affordable housing policy review can be brought into
the local plan at a later alteration.

Tree Preservation Orders

The reporters recommended (2.43(h)) that the TPO at Bavelaw Steadings be
reviewed to enable the adjacent steading (a scheduled ancient monument) to
be maintained. However, the relevant legislation allows the Council to permit
works to trees covered by a TPO where necessary, for instance, to maintain or
protect an ancient monument. This recommendation is therefore not accepted.
Archaeological Sites



3.20

3.21

3.22

3.23

3.24

4

4.1

The reporters recommended (2.43(j)) that a list of sites of archaeological
significance be included in the plan and identified on the Proposals Map. This
is considered to be impractical due to the sheer number of such sites. There is
also the implication in highlighting known sites, that other sites have no value.
However, there will be many sites whose archaeological significance is not yet
known. This recommendation is therefore not accepted.

Areas of Outstanding Landscape Quality (AOLQs)

The reporters recommended that all AOLQs should be redesignated as Areas
of Great Landscape Value (the existing designation covering the Pentland Hills)
(4.78(a)). Though this recommendation has the attraction of simplifying the
plan, it is important to maintain the distinction between the designations as they
were identified through separate methodologies and have different meanings.
This recommendation is therefore not accepted.

Retail Frontages

The Council agreed a pre-inquiry modification to the plan to add additional
flexibility by allowing class 4 business uses within retail frontages. The
reporters recommended extending this to allow residential uses where premises
had been unsuccessfully marketed for 18 months (12.42). This approach is not
accepted. Introducing residential uses into frontages would threaten the vitality
and viability of shopping centres, the units affected would be unlikely to ever
return to a retail or business use, and this approach would limit the supply of
premises for small artisan businesses. The potential value of residential use
could act as an incentive to abandon viable retail or business concerns.

There are a number of other instances where the reporters have suggested the
benefits of carrying out further work to inform local plan policy. In most cases
this view is accepted, but it has often not proved possible to complete this work
within the timescale for reporting to this Committee and timeously adopting the
local plan. These policy reviews will therefore be carried out in due course, and
will inform any future alteration or replacement of the local plan.

The other Modifications set out in Appendix 2 have either previously been

advertised as Pre- inquiry Modifications, follow the wording recommended by
the Reporter, or relate to minor matters.

Financial Implications

No significant costs are expected to arise.



5.1

5.2

5.3

6.1

Conclusions

This report has inevitably focussed on some points of potential disagreement
between the Council and the inquiry reporters. However, this should not detract
from the positive response that members can make to the bulk of the reporters’
findings. The local plan strategy has emerged from the inquiry largely intact,
and most of the reporters’ recommendations for change can be welcomed as
improvements to the clarity and usefulness of the plan.

If agreed, the Modifications set out in Appendix 2 will be advertised and placed
on deposit for a six week period to allow formal objections. If no objections are
received, the Council may proceed towards the adoption of the local plan. If
objections are received, the Council need only afford objectors the opportunity
of appearing at a further Public Local Inquiry if their objections relate to new
matters not previously considered at a local inquiry. Since all the proposed
modifications arise out of issues already discussed, it is not anticipated that any
objection need give rise to a new inquiry.

Following the deposit period, regulations require a number of further procedures
to be gone through. However, it is anticipated that the Plan remains on course
to be adopted in mid-2006.

Recommendations

It is recommended that the Committee:

a. approves Appendix 1 as the Council’s Statement of Decisions on the Inquiry
Reporter's recommendations;

b. approves Appendix 2 as a List of Proposed Modifications, to be placed on
public deposit as required by the Planning Regulations; and

c. authorises the Head of Planning and Strategy to make any minor editorial
changes as may be required to the Statement of Decisions and the List of
Modifications.

Andrew M Holmes
Director of City Development




Appendices

Contact/tel

Appendix 1: Statement of Decisions on the
Inquiry Reporter’s
Recommendations

Appendix 2: List of Proposed Modifications

Stephen Hall:  (0131) 469 3598

Wards affected 1,2, 3, 4, 13, 23, 41, 42

Background
Papers

1 Finalised Rural West Edinburgh Local
Plan (2003)

2 Report on Objections to the Finalised
Rural West Edinburgh Local Plan

SH/FK/PLANCOM/RWELP Mods and Decisions

26 October 2005
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