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1 INTRODUCTION 

1.1 This Planning Statement has been prepared on behalf of J S & R Mitchell, in support of a 

planning in-principle application for mixed use development on Land Beside Ravelrig Road. 

The proposal is for a residential led scheme which includes associated community facilities, 

extensive green space and enhanced public transportation. A full description of the proposals 

is set out in Section 4 of this statement. 

STATEMENT CONTENT 

1.2 This statement provides an overview of the development Site, details of the development 

being proposed, details of the consultation which has been undertaken prior to the submission 

of this planning application, an assessment of how the proposed development complies with 

national and local level planning policy and key planning considerations. 

1.3 Against this background, the content of this statement has been set out as follows: 

• Site and Surroundings; 

• Planning History; 

• The Proposals; 

• Pre-application Consultation; 

• Planning Policy; 

• Planning Considerations; and 

• Conclusions. 
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2 SITE AND SURROUNDINGS 

2.1 This section of the Planning Statement will provide details of the application site in terms of 

its location and description.  

SITE LOCATION 

2.2 The site is located to the north-west of Balerno, approximately 0.6m from the centre of the 

village. Balerno itself is a village situated approximately 8 miles west of Edinburgh City 

Centre. 

2.3 The site area, as shown on the Site location plan at Appendix 1, extends to approximately 

34ha.  

SITE DESCRIPTION 

2.4 The site comprises green field land and is located within the Green Belt. Ravelrig Road bisects 

the site in a north-south direction. There are level changes within the site with the ground 

falling generally from the southern boundary to the northern boundary. 

2.5 To the south of the site is residential development ‘Ravelrig Heights’ (existing housing 

allocation HSG 38). To the west is a tree-belt and to the north it is bounded by the Edinburgh 

– Glasgow railway line. Arable fields are also present to the east of the site. However, to the 

south-east is the ‘Kingfisher Park’ residential development (housing allocation HSG37) which 

is also currently under construction. 

2.6 The site is bounded to the north by a railway line which serves the Shotts Line, which runs 

from Glasgow Central to Edinburgh Waverley by way of Shotts. 
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3 PLANNING HISTORY 

3.1 There have been two previous Planning Application Notices which were submitted by Rapleys 

on the behalf of the client and outlined in the table below. Due to the evolving nature of the 

proposals, these previous proposals were not proceeded with. The CEC website indicated that 

there has been no further planning activity on the Site. 

Application 

Reference 

Description Decision and 

Date 

19/05205/PAN Proposed residential development with associated 

landscaping and infrastructure works 

PAN Approved 

15th November 

2019 

20/00283/PAN Proposed mixed use development comprising 

residential development (Class 8), doctor's surgery 

(Class 2), community facility (Class 10), outdoor 

recreational area (Class 11) and associated landscaping, 

access and infrastructure works 

PAN Approved 

10th February 

2020 

 

RELEVANT PLANNING APPLICATIONS 

3.2 While the planning history at the application Site is limited, there has been significant housing 

developments adjacent to the Site which are important to highlight.  

Application 

Reference 

Site Address Description Decision 

and Date 

14/02806/PPP Land 322 Metres 

West Of 6 Ravelrig 

Road Balerno 

(Ravelrig Heights) 

Proposed residential development 

with open space, access, landscaping 

and associated engineering works. 

Appeal 

allowed 

22nd 

December 

2015 

15/05100/FUL Land 150 Metres 

South West Of 28 

Newmills Road 

Balerno 

(Kingfisher Park) 

Proposed residential development of 

206 houses and flats, formation of 

linear park, associated infrastructure 

and ancillary works (as amended). 

Approved 

17th July 

2017 

 

3.3 The recently approved proposals clearly indicate the general suitability of development 

within this area of Edinburgh. Furthermore, these developments are already either completed 

or substantially built out, highlighting that development in this area is entirely deliverable 

and can contribute positively towards the housing supply in Edinburgh, particularly in light of 

current economic uncertainties. 

  



  

  

 

5 RAPLEYS LLP 

4 THE PROPOSED DEVELOPMENT 

4.1 This submission comprises of a planning permission in principle for the development of the 

Site, comprising up to 350 residential units (Use Class 9), health centre (Use Class 2), 

community facility (Use Class 10), outdoor recreational area (Use Class 11) and associated 

landscaping, access and infrastructure works. 

LAND USES 

4.2 The land uses for which this outline Masterplan Application seeks permission comprise of the 

following: 

• Use Class 9- Residential (Dwelling Houses) 

• Use Class 2- Health Centre 

• Use Class 10 - Community Facility 

• Use Class 11- Outdoor recreational area 

RESIDENTIAL 

4.3 The planning application seeks planning permission in principle for up to 350 dwellings. The 

size and mix of dwellings can be agreed with the planning authority in due course. However 

the proposal will include 30% affordable housing provision, exceeding current LDP provision. 

HEALTH CENTRE 

4.4 The masterplan identities up to 1,000sqm which will provide a health centre to support the 

development and wider community. 

COMMUNITY 

4.5 The Masterplan identifies up to 500sqm for community use. This could be used for a range of 

community uses such as sports hall or meeting place. 

OUTDOOR RECREATION SPACE 

4.6 A large area of the Masterplan has been identified for outdoor recreational space. This will 

include children’s play areas and more expansive recreational areas. An area has been 

identified for community allotments which will support the wider community of Balerno. 

ACCESS DETAILS 

4.7 The highest proportion of the development would be to the west of Ravelrig Road and it is 

anticipated that this will be served by two main access points. Development to the east of 

Ravelrig Road will be services by one access point. 
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5 PRE-APPLICATION CONSULTATION 

5.1 Paragraph 6 of the Scottish Planning Policy (2014) (SPP) states that ‘throughout the planning 

system, opportunities are available for everyone to engage in the development decisions 

which affect them. Such engagement between stakeholders should be early, meaningful and 

proportionate.’ 

5.2 Therefore, in light of the SPP, the Government’s community empowerment agenda, and the 

strategic importance of the Site within Balerno, extensive pre-application consultation has 

been undertaken. This consultation work has been extremely rewarding and information and 

have been used in the preparation of the Masterplan which forms part of this application. 

PRE-APPLICATION ADVICE 

5.3 A pre-application meeting was held with Planning Officer Elaine Campbell (Major West Team 

Manager) from CEC on 18th November 2019. 

5.4 Within the pre-app meeting it was set out that there would be little appetite from CEC to 

development this site as it is currently unallocated. It was also noted that CEC has a sufficient 

housing land supply. 

5.5 The Officer also highlighted that from the indicative concept drawing provided on the 

exhibition boards, there was some concern that there was too much development on the 

western edge. 

5.6 For any future application, it was set out that the following would need to be demonstrated: 

• A strong demonstration of defensible boundaries, open space and for active travel 

• A demonstration that the landscape would not be negatively impacted; 

• A Transport Assessment which has been scoped with the Road Department; 

• Affordable housing at 25% would be required and encouraged dialogue with any RSLs; 

• A Flood Risk and Drainage Impact Assessment; 

• The site would have to integrate well with the surrounding area. 

5.7 The comments were addressed following the pre-application meeting and resulted in 

significant amendments to the proposal. This included reducing the level of built form on site 

as well as introducing a number of additional uses to support the development. 

5.8 All other comments have been considered and are addressed within the Assessment section 

of this statement.  

EIA SCREENING 

5.9 An EIA Screening Opinion has been sought from CEC. On the 5th May 2020 an EIA screening 

opinion was issued by CEC indicating that the proposed development constitutes EIA 

development and that any planning application would need to be accompanied by an EIA 

Assessment Report. 

5.10 Subsequently, a request for Screening Direction from Scottish Ministers was submitted on 15th 

May 2020. On 23rd July 2020, Ministers issued their decision and stated that ‘ministers are of 

the opinion that the development would be likely to have a significant effect on the 

environment and therefore an EIA will be required.’ 

5.11 They letter goes on to states that ‘the main reasons for reaching this conclusion are that the 

site is on the Green Belt edge in proximity to environmental designations at a location where 

there is significant housing development constructed, approved and under consideration. On 
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the basis of the information available, it is considered that EIA is required to address the 

impacts as well as considering the cumulative impact of the proposed development.’ 

5.12 As such, this application is supported by an EIA Report which addressed the comments made 

by Scottish Ministers. 

COMMUNITY AND STAKEHOLDER ENGAGEMENT 

5.13 An initial proposal of application notice (PAN) was submitted to CEC on 30th October 2019. A 

public exhibition event was held at Balerno Community Centre of 15th November 2019 from 

2pm-7pm. Indicative proposals were displayed at the event and local residents and other 

interested parties had the opportunity to view the scheme, discuss the proposals with Rapleys 

representatives and provide feedback. The event was attended by approximately 150 people 

and was a useful tool in establishing the key views of the local community. 

5.14 Throughout the consultation process, copies of the exhibition boards were available to view 

online on a dedicated website. An email address and postal address were also provided for 

those who wished to provide additional comments. 

5.15 Following this event, the plans were subsequently amended to reflect the comments which 

were received during the consultation. Due to the significant amendments to the indicative 

masterplan, a subsequent PAN was submitted on 13th February 2020. A further public 

exhibition event was scheduled for 23rd March 2020. 

5.16 In light of the Covid-19 Pandemic, and enhanced social distancing measures, this event was 

cancelled. Following the cancellation of the Public Exhibition, the Scottish Government’s 

published Coronavirus (Covid-19): Planning Guidance on Pre-Application Consultations for 

Public Events. This provided guidance on the temporary suspension of the requirement for 

public events in relation to pre-application consultation (PAC) and recommended online 

consultations. 

5.17 Given the above, the Applicant arranged an alternative method of consultation which 

involved: 

• Sending a leaflet to all households in Balerno, which provided a comprehensive 

overview of the proposed application; 

• Updating the consultation website the all the latest information (the leaflet also 

provided a link to this); 

• Hosting two live Q&A sessions on 12th June 2020; 

• Providing an online survey in order for the public to give their views on the proposals; 

• Providing a dedicated telephone number, for those who may not have access to the 

internet to be able to call and discuss the proposals; and 

• Informing all of the consultees who were initially notified of the PAN in February, and 

provide them with the details to the online resources.   

5.18 The method of consultation which was implemented is considered to be appropriate and 

entirely in accordance with Coronavirus (Covid-19): Planning Guidance on Pre-Application 

Consultations for Public Events.  

5.19 Full details of the consultation process can be found in the associated Consultation 

Statement, submitted with this application. 
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6 PLANNING POLICY 

6.1 This section of the Planning Statement provides a review of relevant planning policy at a 

national and local level. 

NATIONAL POLICY 

6.2 The following documents make up The Scottish Government series of Planning and 

Architecture documents which are material considerations in the planning system: 

• National Planning Framework (NPF) 

• Scottish Planning Policy (SPP) 

• Creating Places 

• Designing Streets 

• Circulars 

6.3 National planning policy is set out within the SPP (2014) which reflects the Scottish Ministers 

priorities for the operation of the planning system and for the development and use of land.  

6.4 SPP provides that the presumption in favour of development that contributes towards 

sustainable development is a material consideration in all planning applications.   

6.5 Specifically: 

“the planning system should support economically, environmentally and socially 

sustainable places by enabling development that balances the costs and benefits of a 

proposal over the longer term’ (Paragraph 28).”   

6.6 Paragraph 29 notes that development should be guided by the following principles, inter alia: 

• giving due weight to net economic benefit; 

 

• responding to economic issues, challenges and opportunities, as outlined in local 

economic strategies; 

 

• supporting good design and the six qualities of successful places; 

 

• making efficient use of existing capacities of land, buildings and infrastructure 

including supporting town centre and regeneration priorities; 

 

• supporting delivery of accessible housing, business, retailing and leisure 

development; 

 

• protecting, enhancing and promoting access to cultural heritage, including the 

historic environment; and  

 

• avoiding over-development, protecting the amenity of new and existing development 

and considering the implications of development for water, air and soil quality. 

6.7 Importantly, paragraph 40 requires decisions to be guided by a number of principles including: 

‘optimising the use of existing resource capacities, particularly by co-ordinating housing and 

business development with infrastructure investment including transport, education 

facilities, water and drainage, energy, heat networks and digital infrastructure’. 
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6.8 Scottish Planning Policy paragraph 49 confirms the role and purpose of Green Belts. It states 

that, the development plan may designate a Green Belt around a city or town to support the 

spatial strategy by: 

• directing development to the most appropriate locations and supporting 

regeneration; 

• protecting and enhancing the character, landscape setting and identity of the 

settlement; and 

• protecting and providing access to open space 

6.9 Paragraph 51 of the SPP sets out that ‘the spatial form of the green belt should be 

appropriate to the location… Local development plans should show the detailed boundary of 

any green belt, giving consideration to establishing clearly identifiable visual boundary 

markers based on landscape features, such as rivers, tree belts, railways or main roads.’ 

6.10 Paragraph 80 states that development on prime agricultural land, or land of lesser quality 

that is locally important should not be permitted except where it is essential: 

• as a component of the settlement strategy or necessary to meet an established need, 

for example for essential infrastructure, where no other suitable site is available; or 

• for small-scale development directly linked to a rural business; or 

• for the generation of energy from a renewable source or the extraction of minerals 

where this accords with other policy objectives and there is secure provision for 

restoration to return the land to its former status. 

6.11 With respect to the delivery of new homes, paragraph 109 of the Scottish Planning Policy 

states that ‘NPF3 aims to facilitate new housing development, particularly in areas within 

our cities network where there is continuing pressure for growth, and through innovative 

approaches to rural housing provision. House building makes an important contribution to 

the economy. Planning can help to address the challenges facing the housing sector by 

providing a positive and flexible approach to development. In particular, provision for new 

homes should be made in areas where economic investment is planned or there is a need for 

regeneration or to support population retention in rural and island areas.’ 

6.12 Paragraph 110 confirms that the planning system should: 

• identify a generous supply of land for each housing market area within the plan area 

to support the achievement of the housing land requirement across all tenures, 

maintaining at least a 5-year supply of effective housing land at all times; 

• enable provision of a range of attractive, well-designed, energy efficient, good 

quality housing, contributing to the creation of successful and sustainable places; and 

• have a sharp focus on the delivery of allocated sites embedded in action programmes, 

informed by strong engagement with stakeholders. 

6.13 In terms of Green Infrastructure, SPP recognises that the ‘NPF3 aims to significantly enhance 

green infrastructure networks, particularly in and around our cities and towns. Green 

infrastructure and improved access to open space can help to build stronger, healthier 

communities. It is an essential part of our long-term environmental performance and climate 

resilience. Improving the quality of our places and spaces through integrated green 

infrastructure networks can also encourage investment and development.’ 
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6.14 Paragraph 221 goes on to states that the planning system should consider green infrastructure 

as an integral element of places and that easy and safe access to, should be provided within 

green infrastructure. 

6.15 Paragraphs 254-268 sets out sets out the guidelines for the prevention and alleviation of flood 

risk. The main aim, in relation to flood risk management, is to prevent, avoid and reduce 

flood risk from all sources.  

6.16 In promoting sustainable transport and active travel, paragraphs 270-274 of SPP advise that 

the transport system should be balanced in favour of schemes that promote sustainable 

transport modes, to provide people with a real choice about how they travel. The document 

advises that encouragement should be given to development solutions which support 

reductions in greenhouse gas emissions and reduce congestion. Local Planning Authorities 

should therefore support schemes that seek to encourage and facilitate the use of sustainable 

modes of transport.  

6.17 All developments that generate a significant amount of movement should be supported by a 

Transport Statement or Transport Assessment. Decisions should take account of whether: 

• Opportunities for sustainable transport modes have been taken up depending on the 

nature and location of the site; 

 

• Safe and suitable access to the sites can be achieved for all people; and 

  

• Whether improvements can be undertaken within the transport network that effectively 

limits any significant impact of the development. Development should only be prevented 

or refused on transport grounds where residual cumulative impacts of development are 

severe. 

6.18 SPP guidance on travel plans, transport assessments and statements in decision-taking 

identifies that the documents are required (as appropriate) for all developments which 

generate significant amounts of movements.  

PAN 2/2010 Affordable Housing & Housing Land Audits 

6.19 This Planning Advisory Notes sets out the criteria under which the ‘effectiveness’ of a site 

can be determined. The document sets out that ‘to assess a site or a portion of a site as 

being effective, it must be demonstrated that within the five-year period beyond the date 

of the audit the site can be developed for housing (i.e. residential units can be completed 

and available for occupation), and will be free of constraints on the following basis: 

6.20 ownership: the site is in the ownership or control of a party which can be expected to develop 

it or to release it for development. Where a site is in the ownership of a local authority or 

other public body, it should be included only where it is part of a programme of land disposal; 

6.21 physical: the site, or relevant part of it, is free from constraints related to slope, aspect, 

flood risk, ground stability or vehicular access which would preclude its development. Where 

there is a solid commitment to removing the constraints in time to allow development in the 

period under consideration, or the market is strong enough to fund the remedial work 

required, the site should be included in the effective land supply; 

6.22 contamination: previous use has not resulted in contamination of the site or, if it has, 

commitments have been made which would allow it to be developed to provide marketable 

housing; 

6.23 deficit funding: any public funding required to make residential development economically 

viable is committed by the public bodies concerned; 



  

  

 

11 RAPLEYS LLP 

6.24 marketability: the site, or a relevant part of it, can be developed in the period under 

consideration; 

6.25 infrastructure: the site is either free of infrastructure constraints, or any required 

infrastructure can be provided realistically by the developer or another party to allow 

development; and 

6.26 land use: housing is the sole preferred use of the land in planning terms, or if housing is one 

of a range of possible uses other factors such as ownership and marketability point to housing 

being a realistic option. 

THE DEVELOPMENT PLAN 

6.27 Section 25 of the Town & Country Planning (Scotland) Act 1997 (as amended) requires that 

planning applications are determined in accordance with the Development Plan unless 

material considerations indicate otherwise. The Development Plan for the area is the SESplan 

Strategic Development Plan and Th Edinburgh Local Development Plan. 

SESplan Strategic Development Plan 

6.28 The SESplan Strategic Development Plan was approved in June 2013 and provides the 

overarching strategic policies for South East Scotland. 

6.29 Strategic Development Plan paragraph 8 states that South East Scotland is the main growth 

area and the key driver of the Scottish economy. At its heart is Edinburgh, a leading European 

city which is the hub of the regional and national economy, providing a wide range of services 

as Scotland’s Capital City. Paragraph 10 notes that household growth over the period to 2033 

is circa 712,000 households.  

6.30 The Strategic Development Plan, at paragraph 17, sets out the following strategic aims, inter 

alia: 

• Set out a strategy to enable delivery of housing requirements to support growth 

and meet housing need and demand in the most sustainable locations. 

• Integrate land use and sustainable modes of transport, reduce the need to travel 

and cut carbon emissions by steering new development to the most sustainable 

locations. 

• Conserve and enhance the natural and built environment. 

• Promote green networks including through increasing woodland planting to increase 

competitiveness, enhance biodiversity and create more attractive, healthy places 

to live. 

6.31 Policy 1A, supported by Figure 1, identifies the Strategic Development Areas (SDAs) where 

there will be a focus on development and to which new strategic development is to be 

directed. The site is not identified as being within an SDA and confirms that it is located 

within the Green Belt. 

6.32 Policy 1B sets out the development principles for Local Development Plans and states that 

the will ensure that there are no significant adverse impacts on the integrity of ecological 

destinations, heritage sites and will have regard to the need to improve the quality of life in 

local communities. 

6.33 Paragraph 27 goes on to state that the Spatial Strategy steers housing growth to sustainable 

locations where there is infrastructure capacity, or which minimise the requirement for 

additional investment. 
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6.34 Policy 6 indicates that the Plan identifies that, for the period from 2009 up to 2024, there is 

a requirement for sufficient housing land to be allocated so as to enable 107,545 houses to 

be built across the SESplan area, including on land which is currently committed for housing 

development. 

6.35 Strategic Development Plan Policy 6 requires that ‘Each planning authority in the SESplan 

area shall maintain a five years’ effective housing land supply at all times. The scale of this 

supply shall derive from the housing requirements for each Local Development Plan area 

identified through the supplementary guidance provided for by Policy 5. For this purpose 

planning authorities may grant planning permission for the earlier development of sites 

which are allocated or phased for a later period in the Local Development Plan.’ 

6.36 Policy 7 goes on to state that sites for greenfield housing development proposals either within 

or outwith the identified Strategic Development Areas may be allocated in Local Development 

Plans or granted planning permission to maintain a five years’ effective housing land supply, 

subject to satisfying each of the following criteria: 

a) The development will be in keeping with the character of the settlement and local 

area; 

b) The development will not undermine green belt objectives; and 

c) Any additional infrastructure required as a result of the development is either 

committed or to be funded by the developer. 

Edinburgh Local Development Plan (ELDP) 

6.37 The ELDP was adopted in November 2016 sets out policies and proposals to guide 

development. 

6.38 Paragraph 11 sets out the overarching aims of the ELDP, these include: 

• support the growth of the city economy 

• help increase the number and improve the quality of new homes being built 

• help ensure that the citizens of Edinburgh can get around easily by sustainable 

transport modes to access jobs and services 

• look after and improve our environment for future generations in a changing climate 

and 

• help create strong, sustainable and healthier communities, enabling all residents to 

enjoy a high quality of life. 

6.39 Paragraph 62 refers to the SESPlan which indicates that a total of 29,510 new homes are 

required in the City of Edinburgh between 2009-2024. Paragraph 63 goes on to states that the 

rate at which housing sites are developed is constrained by a variety of factors including 

market conditions. The SDP accepts that the required housing targets will be challenging to 

deliver. It stresses the importance of ensuring growth is accompanied by the appropriate 

infrastructure. 

6.40 Policy Del 1- Developer Contributions and Infrastructure Delivery sets out that 

development should only progress subject to sufficient infrastructure already being available 

or where it is demonstrated that it can be delivered at an appropriate time. 

6.41 Policy Des 2- Design Quality and Context contends that planning permission will be granted 

for development where it is demonstrated that the proposal will contribute towards a sense 
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of place. The policy also states that planning permission will not be granted for proposals 

that would be damaging to the character or appearance of the area around it. 

6.42 Policy Des 3 Development Design- Incorporating and enhancing existing and potential 

features sets out that planning permission will be granted for development where it is 

demonstrated that existing characteristics and features worthy of retention on the site and 

in the surrounding area, have been identified, incorporated and enhanced through its design. 

6.43 Policy Des 4- Development Design- Impact on Setting this policy sets out that Planning 

permission will be granted for development where it is demonstrated that it will have a 

positive impact on its surroundings, including the character of the wider townscape and 

landscape, and impact on existing views, having regard to: 

a) height and form 

b) scale and proportions, including the spaces between buildings 

c) position of buildings and other features on the site 

d) materials and detailing 

6.44 Policy Des 7- Layout Design sets out the key principles for the layout of new developments. 

This includes an integrated approach to the layout of buildings, streets, footpaths etc. As 

well as ensuring public open spaces and pedestrian and cycle routes are connected with the 

wider pedestrian and cycle network. 

6.45 Policy Env 8 Protection of Important Remains states that development will not be permitted 

where is would adversely affect nationally important archaeological remains or damage or 

destroy non-designated archaeological remains. 

6.46 Policy Env 9 Development of Sites of Archaeological Significance states that planning 

permission will be granted for development on sites of known or suspected archaeological 

significance if it can be concluded from a desk-based assessment/field evaluation that either: 

a) No significant archaeological features are likely to be affected by the development 

or 

b) Any significant archaeological features will be preserved in situ or 

c) The benefits of allow the development outweigh the importance of preserving the 

remains in situ. 

6.47 Policy Env 10 Development in the Green Belt and Countryside sets out the council’s 

position on development in the Green Belt. The policy sets out that Within the Green Belt 

and Countryside shown on the Proposals Map, development will only be permitted where it 

meets one of the following criteria and would not detract from the landscape quality and/or 

rural character of the area: 

a) For the purposes of agriculture, woodland and forestry, horticulture or countryside 

recreation, or where a countryside location is essential and provided any buildings, 

structures or hard standing areas are of a scale and quality of design appropriate to 

the use. 

b) For the change of use of an existing building, provided the building is of architectural 

merit or a valuable element in the landscape and is worthy of retention. Buildings 

should be of domestic scale, substantially intact and structurally capable of 

conversion. 
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c) For development relating to an existing use or building(s) such as an extension to a 

site or building, ancillary development or intensification of the use, provided the 

proposal is appropriate in type in terms of the existing use, of an appropriate scale, 

of high quality design and acceptable in terms of traffic impact. 

d) For the replacement of an existing building with a new building in the same use 

provided: 

1) the existing building is not listed or of architectural / historic merit;     

2) the existing building is of poor-quality design and structural condition, 

3) the existing building is of domestic scale, has a lawful use and is not a temporary 

structure; and 

4) the new building   is    of a similar or smaller size to the existing one, lies within 

the curtilage of the  existing  building  and is of high design quality. 

6.48 Policy Env 12 Trees states that development will not be permitted if likely to have a 

damaging impact on a tree protected by a Tree Preservation Order or on any other tree or 

woodland worth of retention unless necessary for good arboricultural reasons. 

6.49 Policy Env 16 Species Protection sets out that planning permission will not be granted for 

development that would have an adverse impact on species protected under European or UK 

law, unless a full survey has been carried out on the current status of the species and its use 

of the site or that suitable mitigation is proposed. 

6.50 Policy Env 20 Open Space in New Development seeks the provision of new publicly 

accessible and useable open space in new development when appropriate and justified by 

the scale of development proposed. The Council will seek the provision of extensions of 

and/or improvements to the green network. 

6.51 Policy Env 21 Flood Protection sets out that planning permission will not be granted for 

development that would increase a flood risk or impeded the flow of flood water. 

6.52 Policy Env 22 Pollution and Air, Water and Soil Quality states that planning permission will 

only be granted for developments where there will be no significant adverse effects for inter 

alia: health, the environment, amenity, air, ground stability, soil quality or water quality. 

The policy requires appropriate mitigation measures to minimise any adverse effects. 

6.53 Policy Hou 1- Housing Development sets out that where a deficit in the maintenance of the 

five-year housing land supply is identified (as evidenced through the housing land audit) 

greenfield/greenbelt housing proposals may be granted planning permission where: 

a) The development will be in keeping with the character of the settlement and the 

local area 

b) The development will not undermine green belt objectives 

c) Any additional infrastructure required as a result of the development and to take 

account of its cumulative impact, including cross boundary impacts, is either 

available or can be provided at the appropriate time. 

d) The site is effective or capable of becoming effective in the relevant timeframe. 

e) The proposal contributes to the principles of sustainable development. 

6.54 Policy Hou 2 Housing Mix states that The Council will seek the provision of a mix of house 

types and sizes where practical, to meet a range of housing needs, including those of families, 
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older people and people with special needs, and having regard to the character of the 

surrounding area and its accessibility 

6.55 Policy Hou 4 Housing Density sets out that the Council will seek an appropriate density of 

development on each site and will have regarding to its characteristics and those of the 

surrounding area and the need to encourage and support the provision of local facilities 

necessary to high quality urban living. 

6.56 Policy Hou 6 Affordable Housing states that planning permission for residential 

development, including conversions, consisting of 12 or more units should include provision 

for affordable housing amounting to 25% of the total number of units proposed. For proposals 

of 20 or more dwellings, the provision should normally be on-site. Whenever practical, the 

affordable housing should be integrated with the market housing. 

6.57 Policy Hou 10 Community Facilities states that Planning permission for housing development 

will only be granted where there are associated proposals to provide any necessary health 

and other community facilities relative to the impact and scale of development proposed. 

6.58 Policy Tra 1 Location of Major Travel Generating Development sets out that where a non-

City Centre site is proposed, the suitability of a proposal will be assessed having regard to:  

a) the accessibility of the site by modes other than the car 

b) the contribution the proposal makes to Local Transport Strategy objectives and the 

effect on targets in respect of overall travel patterns and car use 

c) impact of any travel demand generated by the new development on the existing road 

and public transport networks. 

6.59 Policy Tra 8 provision of Transport Infrastructure sets out that development proposals 

relating to major housing or other development sites, and which would generate a significant 

amount of traffic, shall demonstrate through an appropriate transport assessment. 

6.60 Policy Tra 9 Cycle and Footpath Network states that planning permission will not be grated 

for development which would prevent the implementation of proposed cycle paths/footpaths 

shown on the Proposals Map or be detrimental to a path which forms part of the core paths 

network.  

6.61 Policy RS 6 Water and Drainage states that planning permission will not be granted where 

there is an inadequate water supply or sewerage available to meet the demands of the 

development and necessary improvements cannot be provided. 

EDINBURGH DESIGN GUIDANCE (OCTOBER 2017) 

6.62 The Edinburgh Design Guidance (EDG) was updated in November 2018 and is part of a suite 

of non-statutory planning guidance which interpret the policies set out in the Local 

Development Plan. 

6.63 The guidance supports development of the highest design quality that integrates well with 

the existing city. It sets out the CEC expectations for the design of new development, 

including buildings, parking, streets and landscaping. 

EDINBURGH AFFORDABLE HOUSING GUIDANCE 

6.64 The Edinburgh Non-Statutory Affordable Housing Guidance was updated in February 2019 and 

is a material consideration in determining this planning application. This guidance provides 

information for the situations where developers would be required to provide affordable 

housing.  
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CITY PLAN 2030 

6.65 In January 2020, CEC began their consultation on ‘Choices’ consultation document which 

forms the Main Issues Report for City Plan 2030. This plan is at a very early stage of 

development and therefore bears no weight within planning decisions at this time. However, 

the choices which have been outlined within the document can be viewed as an indicator for 

the aspirations of the Council. 

6.66 Relevant information from the document has outlined below:  

6.67 Choice 5 – Delivering Community Infrastructure sets out that the Council’s homes and 

businesses need investment in community infrastructure. Schools, healthcare facilities, 

access to public transport and active transport are needed. The Council will therefore direct 

development to where there is existing infrastructure, or where new infrastructure will be 

accommodated. 

6.68 Choice 11- Delivering more affordable homes recognises that Edinburgh is a growing city. 

However, there are inequalities within the communities and entrenched areas of poverty and 

as such, the Council are seeking to ensure everyone in Edinburgh to be able to live in an 

affordable home. As such, the Council has committed to delivering 20,000 affordable homes 

in the next 10 years.  

6.69 Choice 12- Building our new homes and infrastructure indicates that 22,600 homes will be 

needed in Edinburgh between 2019 and 2032. The consultation document also sets out that 

20,800 affordable homes will be required to 2027. 
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7 PLANNING CONSIDERATIONS 

7.1 The section of the Planning Statement sets out the key planning considerations relevant to 

the determination of the Planning Permission in Principle application, informed by contextual 

analysis of the site’s surroundings, planning history, policy review, the public consultation 

exercise and pre-application consultation with City Council Officers. 

7.2 There are a number of key planning considerations relevant to the Application, these can be 

summarised as follows: 

i. Principle of Development 

a. Five-year Effective Housing Land Supply 

b. Competitions programme 

c. Deliverability 

d. Additional Material Considerations 

ii. Impact on the Green Belt 

iii. Loss of Agricultural Land 

iv. Residential Uses 

a. Affordable housing 

b. Residential Mix and Density 

v. Community Uses 

a. Health Care Facility 

b. Community Hub 

c. Provision for Local Schools 

vi. Green Infrastructure 

vii. Transport and Roads 

a. Pedestrian and Cycle Access and Movement 

b. Vehicular Access and Movement 

c. Public Transport 

d. Highways Impact 

e. Measures to Influence Travel Behaviour 

viii. Ecology 

ix. Trees 

x. Archaeology/ Cultural Heritage 

xi. Ground Conditions 

xii. Flood Risk 
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PRINCIPLE OF DEVELOPMENT 

Five-year Effective Housing Land Supply 

7.3 It is acknowledged that there is significant housing need within Edinburgh. The 2020 Housing 

Study published by Edinburgh Council stating that ‘a target of 22,600 units of market housing 

and 20,800 affordable homes in the period 2019-2030 is proposed’.  

7.4 The current housing land requirement for Edinburgh is set within the SESplan (2014) and 

accompanying Housing Land Supplementary Guidance (2014). These documents are now more 

than five years old, and as such, their policies relating to housing are now out-of-date. This 

position was confirmed by Scottish Ministers in a notice of intention issued on 30 April 2020 

for a mixed-use development at Edinburgh Garden District (under reference NOD-EDB-002). 

A more recent appeal decision issued on 29 September 2020 for development at South East 

Wedge (under reference PPA-230-2295), has reiterated this. 

7.5 In terms of the actual housing supply, it was established within the report to Scottish Ministers 

for appeal ref. NOD-EDB-002 that when using the figures within the Housing Land Audit 2019, 

that CEC could demonstrate a 6.5 years supply. This, however, was based on figures from the 

SESplan, which are now out-of-date.  Within the same report, the Reporter highlighted that 

the SESplan Housing Need and Demand Assessment 2 (HNDA2) (2016) contains the most recent 

assessment of housing need and demand. Using the same methodology and applying the more 

recent housing supply targets from the HNDA2, the Reporter calculated a housing shortfall of 

20,843 (equating to 1.99 years supply.) 

7.6 More recently, the reporter for appeal ref. PPA-230-2295 analysed the use of HNDA2 as a 

material consideration in decision making. The reporter acknowledged that HNDA2 was used 

to inform a policy view of housing distribution across each LDP area in the proposed SESplan2, 

which was ultimately rejected by Scottish Ministers. As such this Reporter concluded that this 

document and its housing figures cannot be given any weight. Notwithstanding this, the 

Reporters states that ‘the weight of evidence does indicate that it would be probable that if 

the housing supply target and housing land requirement was now updated, it would be greater 

than that in SESplan1 and the LDP.’ As such, the reporter assessed the application on the 

assumption that there is a shortfall in the effective housing land supply, without calculating 

the full extent of the shortfall. 

7.7 It has been made clear in these recent appeal decisions that it is not necessary to reach a 

finding on what the supply actually is. Instead, in these circumstances, where policies are 

out-of-date, Paragraph 33 of SPP makes clear that the presumption in favour of development 

that contributes to sustainable development will be a significant material consideration. 

Gladman Developments Limited v Scottish Ministers Court of Session decision, dated 03 June 

2020, clarified that where SPP paragraph 33 is engaged and development would contribute 

towards remedying a housing shortfall, a ‘titled balance’ in favour of granting planning 

permission would exist. Undoubtedly, this proposal would provide a significant contribution 

to the Councils Housing Supply and as such, this factor would need to be significantly and 

demonstrably outweighed if planning permission was to be refused. 

7.8 As such, the development must be assessed against relevant policies SESPlan Policy 7 and Part 

2 of LDP Policy Hou 1. SESplan Policy 7 (‘Maintaining a five year housing land supply’) allows 

for developments either within or outwith the identified strategic development areas in order 

to maintain a five year effective housing land supply, subject to the development being in 

keeping with the character of the settlement and local area; not undermining green belt 

objectives; and required additional infrastructure is either committed or to be funded by the 

developer. Part 2 of LDP policy Hou 1 (‘Housing development’) also applies where a deficit in 

the five-year effective housing land supply is identified. This policy allows the release of 

greenfield and green belt sites subject to similar criteria to those provided by SDP policy 7, 
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plus a requirement for the proposed development to be effective (or to become so) in the 

relevant timeframe. 

7.9 The latter parts of this statement provide a full assessment of the proposals against these 

relevant policies.  

Completions Programme 

7.10 To further add to the above, there is also uncertainty regarding the Councils anticipated 

completions programme. 

7.11 The Housing Land Audit and Completions Programme (2019) reported that ‘the recovery in 

the housing market is expected to continue and the number of completions over the next 5 

years is expected to average 2,740 homes per year – the highest programmed completion rate 

ever recorded. The number of completions could actually be higher as there will likely be 

some additional housing completions on windfall sites.’ 

7.12 At the time of writing this Statement, the Covid-19 pandemic is ongoing and there are 

restrictive measures in place around the country. While it is unclear at this stage the full 

effects that the pandemic will have, the IMF have confirmed that the global economy will 

shrink as a result of the lockdowns. It has also been reported that workloads in the 

construction sector fell to their lowest level in almost eight years in the first quarter for 2020. 

Given this, it is considered that the effects of Covid-19 will have a significant impact on 

completions over the 5 years and it is anticipated that the Council will see a sharp decline in 

the delivery of housing in the short term.  

7.13 To add to this, the Audit confirmed that 24% of the total established supply in City of 

Edinburgh is constrained. Constrained land is defined as land on which development cannot 

current take place without remedial action. Not only does this place a heavy reliance on 

constrained land as part of the housing supply, it is also considered that the effects of the 

Covid-19 outbreak with further hinder development on these ineffective sites. 

7.14 Further to the above, at the time of writing this statement, the Housing Land Audit and 

Completions Programme for 2019/2020 has not been published by CEC. Without this data, it 

is impossible to ascertain the housing land supply for the area or gain an understanding of 

completions. However, given the current climate, it anticipated that completions will be far 

lower than initially reported which will place a greater strain on the housing need within 

Edinburgh. 

Effectiveness of the Site 

7.15 Deliverability and effectiveness have come into greater focus in Scottish planning policy. 

Recent research issued by The Scottish Government titled ‘The Deliverability of Site 

Allocations in Local Development Plans’ (2020) explores the types of information which is 

required to demonstrate a sites deliverability. Results from a survey sent to all Scottish local 

authorities and National Park planning authorities found that ‘assessing deliverability- 

particularly viability- can be challenging during the early stages of considering sites’ and 

‘information categories mirroring PAN 2/2010s’ effectiveness criteria for housing are ‘usually’ 

or ‘seldom’ provided by site promoters at the allocation stage.’  

7.16 With regards to the Site at Land beside Ravelrig Road, development proposals are already at 

an advanced stage. A thorough assessment of the Site by technical consultees has been 

undertaken to identify the existing constraints and opportunities of the Site and an EIA Report 

has been produced to accompany the application. These factors have dictated the 

developable area of the Site and have informed the layout of the indicative masterplan. All 

technical reports have been provided to accompany this application. An assessment of the 

site against PAN 2/2020 effectiveness criteria is set out below: 
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Criteria Assessment 

Ownership The site has been brought forward by a single landowner who are in a 

position to release it for development. Developments which involve a 

single landowner are far more advantageous than those which involve 

multiple landowners. Having a single landowner ensures that the 

entirety of the land is available and can come forward without 

significant delays. 

Physical The site is free from significant physical constraints and this is 

outlined within the technical reports which support this application.  

Furthermore, the proposal has been through a rigorous EIA process 

and further assessment of the site has been undertaken in order to 

create the EIA report. The EIA report ultimately concludes that there 

would be no significant environmental effects arising form a proposed 

development. 

Contamination The application is supported by a Phase 1 Geo-Environmental Desk 

Study which indicates that there are no significant constraints relating 

to contamination.  

Recommendations for further investigation are set out within the 

report. If the Council these recommendations necessary, the further 

investigations can be conditioned on the decision notice. 

Deficit Funding No public funding is required to make this development economically 

viable. 

Marketability There has been significant recent housing development within the 

immediate area surrounding the application site. Housing allocations 

HG37 (Newmills Road) and HG38 (Ravelrig Road) both gained planning 

permission in 2017. HG37 gained permission for 203 units while HG38 

gained permission for 140 units. 

The Housing Land Audits report that in the year between 2018/2019, 

55 units were completed on HG37 and 32 units were completed on 

HG37. While the most recent completions programme has yet to be 

made public, it is apparent that significant progress has been made 

on both sites. 

Given the above evidence, it is considered that the site will be 

developed within a suitable timeframe if permissions were to be 

forthcoming. 

Infrastructure The site is free from significant infrastructure constraints and the 

associated technical reports have established this position. 

Furthermore, the proposal is for a mixed-use development which 

includes significant infrastructure as part of the development scheme. 

It is considered that this infrastructure could realistically be delivered 

by the developer. 

Land Use The proposal is for a residential led mixed-use development. All other 

uses proposed as part of the developments are directly connected to 

the residential aspects of the proposal. 
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7.17 Given the extensive work which has already been undertaken to determine the approach at 

this Site, is has been established that the Masterplan displays a viable development proposal 

which meets each of the 7 tests out in circular 2/2010. 

Additional Material Considerations 

7.18 Despite the above discussion, it should be highlighted that this proposal is for a mixed-use 

scheme and offers a multitude of additional infrastructure which should be regarded as 

significant material considerations in favour of the proposal. 

7.19 There is a clear drive in National and Local Planning Policy to steer development towards the 

most appropriate locations and ensuring that they can be supported by infrastructure. Not 

only this, it is clear that Edinburgh Council aspires to creating communities which are mixed 

and balanced. The City Plan 2030 consultation document states that the Council want to 

deliver the affordable and market homes on a range of mixed use and mixed tenures sites 

across the city. 

7.20 The proposed development at Land beside Ravelrig Road, would provide a mixed-use and 

mixed-tenure scheme providing high quality infrastructure to support the development and 

wider community of Balerno. This additional infrastructure has been established through 

extensive consultation with the community and is responsive to local need. 

The additional benefits that this scheme will bring to the local area can be summarised as: 

• Significant contribution towards Edinburgh’s housing need; 

• High quality affordable housing; 

• Bespoke community facilities; 

• Health care provision; 

• Extensive Green Infrastructure, including play areas and community allotments; 

• Enhanced public footway/cycle path; and 

• Additional public transport links. 

7.21 Full details of these additional material considerations are discussed in detail throughout the 

next stages of the Planning Assessment.  

7.22 The position of the Site means that new homes can be delivered in the short term, 

contributing positively to housing supply in the City of Edinburgh which will be supported by 

existing and enhanced local infrastructure.  

7.23 Overall, it is considered that the given the absence of a demonstrable five-year housing land 

supply, the contribution to housing supply proposed through this scheme should be a 

significant material consideration and as such, the principle of a residential led scheme should 

be considered acceptable. Further to this, this statement contends that there would not be 

any adverse impacts which would significantly and demonstrably outweigh this positive 

contribution and each planning consideration is assessed in turn below. 

IMPACT ON THE GREEN BELT 

7.24 Policy 7 of the SESplan states that sites for greenfield housing development proposals either 

within or outwith the identified Strategic Development Areas may be allocated in Local 

Development Plans or granted planning permission to maintain a five years’ effective housing 

land supply, subject to satisfying each of the following criteria: 
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a) The development will be in keeping with the character of the settlement and local 

area; 

b) The development will not undermine green belt objectives; and 

c) Any additional infrastructure required as a result of the development is either 

committed or to be funded by the developer. 

7.25 As discussed in the previous sections of this report, it is clear that this development would 

contribute towards remedying the Council’s lack of an effective five-year housing land supply. 

and as such this Policy is relevant to this application. Furthermore, the Council’s current 

significant housing supply deficit and lack of an up to date strategic housing requirement, 

means that the SPP’s presumption in favour of sustainable development is engaged. In 

accordance with paragraph 33 of SPP, “where relevant policies in a development plan are 

out-of-date or the plan does not contain policies relevant to the proposal, then the 

presumption in favour of development that contributes to sustainable development will be 

a significant material consideration.” (Our emphasis added). 

7.26 We take the three criterion of Policy 7 in turn. 

7.27 With regard to the first criterion, while it is acknowledged that full design details have not 

been submitted at this stage, it is clear through the information set out in this planning 

statement, the submitted LVIA, indicative masterplan and Design Statement show that the 

proposal would be in keeping with the character of the settlement and local area, including 

the recently built developments adjacent to the application proposal. It is considered that 

relevant parameters can be conditioned to ensure an appropriate form of development. Full 

design details will be agreed with the Council as part of the submission of an application for 

detailed matters.. 

7.28 Turning to the second objective regarding green belt objectives, it is considered that these 

are set out within SPP: 

• directing development to the most appropriate locations and supporting 

regeneration; 

• protecting and enhancing the character, landscape setting and identity of the 

settlement; and 

• protecting and providing access to open space. 

7.29 The first Green Belt objective seeks to direct development to the most appropriate locations 

and to support regeneration. The Site is located on the fringe of the existing Balerno 

settlement and as such, it is within walking distance to the existing local amenities within 

Balerno. These include; convenience shops, a post office, churches, schools and a library. Not 

only this, but as the above section highlights the proposal will be supported by an array of 

additional infrastructure to support the local community. Given this, it is considered that this 

Site is located within an appropriate location and would not compete with this objective. 

7.30 In terms of protecting and enhancing the character and landscape setting, as classified within 

the Edinburgh Landscape Character Assessment, the site lies within Landscape Character Type 

Rolling Farmland and specifically Landscape Character Area (LCA) 27 Gowanhill Farmland. 

This LCA is typical of other farmed areas on the fringes of Edinburgh, and strongly influenced 

by communications and power infrastructure, settlement and industry. It is not unique or rare 

within Edinburgh or the Lothians, although it does provide a degree of landscape setting to 

the settlements of Currie/Balerno. It is noted as having low scenic quality due to the 

fragmented pattern, influenced by high voltage power lines, settlement and industry.  
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7.31 The Land beside Ravelrig Road appears to offer a further and natural extension to Balerno, 

particularly given that it is bounded on the north by the railway line which creates a physical, 

defensible boundary for any development beyond. The creation of such a defensible boundary 

in turn supports the green belt objectives set out in Scottish Planning Policy; protecting the 

wider landscape setting and identity of Balerno and Currie, by delivering appropriate 

development in a location which does not cause settlement coalescence and which does not 

harm the landscape setting of either settlement. The proposal would therefore not appear 

incongruent within its LCA. 

7.32 With regards to ‘protecting and providing access to open space’, the Site has the capacity to 

provide significant high-quality green infrastructure as displayed in the indicative masterplan. 

The green spaces will be well connected within the Site and to the wider area of Balerno. 

Furthermore, the proposal includes a core cycle/footpath route through the Site, linked to 

the adjacent development ‘Kingfisher Park’ which will allow for safe and easy access into the 

wider Green Belt (this is detailed further in the transport and roads section of the report). 

7.33 The final criterion cited within Policy 7 of the SESplan indicates that additional infrastructure 

is committed or funded by the developer. In this regard, it should be highlighted that this 

proposal is for mixed use development, rather than wholly residential. This has been formed 

in response to the identified infrastructure needs in Balerno and to support the local 

community. Full details of the additional infrastructure provide through this proposal is 

highlighted in the latter sections of this statement. 

7.34 It is clear therefore that the Site passes the Policy 7 test and as such, planning permission in 

principle should be granted on the Site in order to maintain a five-year effective housing land 

supply within the City of Edinburgh area. 

LOSS OF AGRICULTURAL LAND 

7.35 The Site is made up of Agricultural Land which is a mix of Class 2 and Class 3.1 land, which is 

considered to be Prime Quality Agricultural Land (PQAL).  

7.36 SPP Paragraph 80 states that development on prime agricultural land, or land of lesser quality 

that is locally important should not be permitted except where it is essential as a component 

of the settlement strategy or necessary to meet an established need. 

7.37 This Planning Statement demonstrates that there is an established need for residential 

development within Edinburgh. Furthermore, there is a clear need for developments which 

are supported by bespoke infrastructure which responds to local demand. The latter sections 

of this Statement demonstrate that a mixed use development which provides both residential 

and additional uses, is required within this area of Edinburgh.  

7.38 Notwithstanding the above, the vast majority of greenfield land around Edinburgh, falls 

within the scope of PQAL, particularly to the west of Edinburgh. When comparing the 

proposed loss of PQAL with Edinburgh as a whole, the loss og Agricultural Land will not be 

significant in that context. 

7.39 As such, it is considered that the proposal would be in accordance with Paragraph 80 of the 

SPP. 

RESIDENTIAL USES 

7.40 The proposal seeks residential development of up to 350 dwellings. As outlined in the above 

sections of this Statement, this has the potential to significantly contribute, in the short term 

to Edinburgh’s housing need.  

Affordable housing 
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7.41 There is clearly a significant affordable housing need in Edinburgh, having regard to having 

the ratio of average house prices of average earnings.  Consequently Choice 12 of the City 

Plan 2030 options document sets out the housing need for Edinburgh and this consists of 

20,800 affordable homes by 2027. The 2020 Housing Study corroborates with this and indicates 

that there is a high level of demand for housing and an even higher need for affordable 

housing in Edinburgh. The report recognises that ‘the plan must be deliverable therefore 

there must be a balance between the desire to maximise the amount of affordable housing 

provided through the market and the viability for developers to provide this.’ 

7.42 Policy Hou 6 Affordable Housing states that planning permission for large residential 

developments should provide affordable housing amounting to 25% of the total number of 

units proposed. For proposals of 20 or more dwellings, the provision should normally be on-

site. Whenever practical, the affordable housing should be integrated with the market 

housing. 

7.43 In response to the substantial affordable housing need in Edinburgh, this proposal seeks to 

provide 30% on site affordable housing which is 5% more than is required by current policy. It 

is therefore anticipated that the development has the capacity to provide 105 affordable 

homes on site, which will significantly boost the housing choice within the area. This is a 

significant material consideration in support of the proposal, providing a comprehensive 

sustainable development. 

7.44 The Masterplan indicates that there will be a section of affordable housing to the east of the 

development and a further section to the west. These sections of affordable housing will be 

designed so that they are tenure blind and will be fully integrated into the wider 

development. It is considered that the integration of substantial community facilities into the 

development will allow for a high quality of life for all residents and enhanced community 

cohesion. 

7.45 Furthermore, initial discussions have taken place with a number of Registered Social 

Landlords, operating in Edinburgh. These discussions have indicated that there is a strong 

appetite for delivering affordable homes in this location and as such, it is considered that 

there would be no constraints to delivering these homes should planning permission be 

forthcoming. 

7.46 As such it is considered the proposal is responsive to the housing need in Edinburgh and will 

exceed the requirements set out in LDP Policy Hou 6. 

Residential Mix and Density  

7.47 Planning permission in principle is sought for up to 350 dwellings. Within this total, a range 

of unit types will be provided.  

7.48 This application for planning permission in principle and in these terms, the details of 

residential mix and density will be subject to consideration and approval by the Council at 

the approval of matters specified in conditions stage. 

7.49 Notwithstanding the above, the submitted masterplan provides indicative or illustrative 

details, and guidance in the forms of future design parameters, to ensure a suitable range of 

unit types and sizes will be provided on the Site. 

7.50 In this regard it is considered the proposal has the potential to provide a suitable housing mix 

relevant to its context, in accordance with Policy Hou 2.  

COMMUNITY USES 
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7.51 It is acknowledged that any development at the Site will increase the wider population of 

Balerno which continue to rise due to the recent developments adjacent to the site; Ravelrig 

Heights and Kingfisher Park.  

7.52 The Masterplan Application includes approximately 1.5ha of land within the Site which will 

be set aside for the provision of suitable community facilities. The exact scale and nature of 

these facilities will be determined through further discussions with Officers of the City 

Council. Details of the community uses to be included on Site, or by way of off-site 

contribution, are set out below. 

Health Care Facility 

7.53 The masterplan framework indicates that the Site will be able to accommodate a Doctor’s 

Surgery which will be of a benefit to the new residents and also the wider community. As 

existing, there is no surgery in Balerno and the nearest doctor’s surgery to the Site is The 

Pentlands Medical Centre, located approximately 2 miles to the east of the Site in Currie.  

7.54 ISD Scotland released data in July 2020 regarding ‘GP Workforce and Practice Populations’, 

which indicated that there are currently 15 GPs who work at the centre and the surgery holds 

a patient list size of 13,719. It is anticipated that the current list size of The Pentlands Medical 

Centre will rise with the growing population in Balerno. 

7.55 The 2018 report ‘General Practice- GP Workforce and practice list sizes 2008-2018’ published 

by ISD Scotland indicates that the average practice list size for Scotland is 6,000. While it is 

acknowledged that due to varying population sizes in Scotland, the average practice list for 

Scotland is a limited measure, it is clear that The Pentlands Medical Centre serves a large 

and growing population. Given this, and that there is no existing medical facility in Balerno, 

it is considered that the proposal will meet a rising demand within the area, to the benefit 

of the wider community. 

7.56 The on-site provision is in accordance with SPP which seeks to ensure that new development 

is co-ordinated with infrastructure investment and Policy Hou 10 which seeks to ensure that 

new development can be supported by necessary health facilities. 

Community Hub 

7.57 The indicative masterplan submitted with this proposal indicates that there is capacity to 

provide a community facility of up to 500sqm which will be sited a location that is easily 

accessible for both those living within the development and the wider community in Balerno. 

7.58 The on-site provision is in accordance with the SPP which promotes enabling development, 

which is economically, environmentally and socially sustainable and LDP polices Hou 4 and 

Hou 10 which seek to ensure adequate community facilities are provided for new 

developments. 

7.59 It is envisaged that the local community can take an active role in the ongoing management 

of the new facility to ensure that it provides for, and continues to meet, community needs 

now and in the future. 

Provision for Local Schools 

7.60 There are three schools within Balerno which are all located to the south of the Site and there 

are four schools in Currie to the east. The 2019 report ‘The School Place Challenge 2019’ 

published by Scape Group states that Edinburgh City Council will need ‘an additional 47 

classrooms as pupil numbers will climb 7.5% by 2020/21’. 

7.61 The report cites ‘offsite construction’ as one of three recommendations moving forward to 

mitigate the rising pupil populations. It states that ‘the adoption of offsite construction as 
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the main method of building for all new schools and extensions would mean that they are 

built quicker than by using traditional methods. If modular can grow in scale, building schools 

will become more efficient and cost-effective.’ 

7.62 While the masterplan framework does not allocate any of the development site for education, 

given the expansive green space indicated on the plan, there is the opportunity for the green 

spaces to be used by schools within the area for sport. It is anticipated that this would ease 

pressure on existing school sites and allow more space for modular classrooms within the 

vicinities of existing school sites, to provide a quick solution to additional classroom need. 

GREEN INFRASTRUCTURE 

7.63 National Policy recognises the importance of maximising the benefits of green infrastructure 

through Planning to provide both environmental and community benefits. 

7.64 The rural nature of the Site has been carefully considered throughout the design process of 

the project. The Masterplan Framework enclosed within these representations illustrates that 

the Site is capable of delivering extensive high-quality multi-functional green infrastructure 

and open space framework linked to existing GI networks which will provide a strong sense of 

place and a valuable recreational and habitat resource. 

7.65 The indicative Masterplan maintains substantial green infrastructure, which is split into the 

following typologies: 

• Amenity space 

• Play Areas 

• Community Allotments 

• Enhanced Woodland 

7.66 The makeup of green infrastructure provision, its location with and across the Site and division 

into the above typologies has been informed the feedback received from the pre-application 

public consultation activity, discussions with Officer’s and research into Green Infrastructure 

need within the area. Existing landscaping and mature tree cover of high vale has been 

retained wherever possible. 

7.67 The development will provide high quality amenity space and play areas which will be well 

connected within the development and to wider areas of Balerno. As discussed in the previous 

section, the amenity spaces have the potential to be multi-functional and could serve a wide 

range of activities to the benefit of the community. 

7.68 Choice 1 of the City Plan 2030 consultation document indicated that the Council wish to 

identify specific sites for new allotments and food growing. It is also noted that the Council’s 

website indicates that all allotments in Edinburgh have a waiting list. This clearly indicates 

both the demand for allotments and the need for new provision within the area. The attached 

Masterplan highlights an area for community allotments into the design which is well 

connected to the wider site and the neighbouring Kingfisher Park development. 

7.69 As such it is considered that Green Infrastructure is an integral element to this proposal which 

will bring significant environmental and community benefits to the wider area, in accordance 

with the provisions set out in National Policy. 

TRANSPORT AND ROADS 

7.70 In accordance with Scottish Planning Policy, the Application is supported by a Transport 

Assessment (TA). The TA fully appraises the existing transportation conditions, the proposed 

vehicular and pedestrian / cycle access points and movement corridors, and assessed the 
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likely impacts of the proposed development, identifying any mitigation measures required to 

ensure the proposal ate acceptable in planning terms. 

7.71 The details and conclusions of this assessment, in relation to key transportation matters, are 

summarised below. This summary should be read in conjunction with the Transport 

Assessment. Overall, the assessment concludes that the proposals accord with national and 

local transport planning policy. 

Pedestrian and Cycle Access and Movement 

7.72 Pedestrian and cycle access will be provided from Ravelrig Road. As existing, only the 

southern part of Ravelrig Road includes footway to the eastern side. Further afield, with 

Balerno, the town is well supported by a network of accessible footways which allow for 

movement withing and around Balerno. 

7.73 National Cycle Network Route No.75 connects the Cowal Peninsula in Argyll with Edinburgh 

via Glasgow, and runs along Ravelrig Road, thus immediately passing between the parcels of 

the application Site. There is clear signage along the route to highlight the directions to 

cyclists. 

7.74 The masterplan indicates that within the application Site, a new footway/footpath will be 

created on the eastern side of Ravelrig Road from the new vehicular access, to serve the 

eastern part of the Site and will connect with the existing provision to the south of this road. 

Safe crossing areas will also be incorporated on Ravelrig Road to assist pedestrians who wish 

to cross into either side of the Site. 

7.75 The masterplan incorporates a series of dedicated pedestrian and cycle routes that run north 

–south and east – west throughout the Site. These routes will provide linkages to destinations 

within the Site as well as Balerno. The routes within the Site are designed and located in such 

a way as to promote safe and attractive movement by the new and existing community in 

accessing the new homes and community uses within the Site and making journeys further 

afield. 

7.76 The future improvements to the NCN75 cycle network, as shown in the proposals map (which 

is a new connection following the old railway alignment between Newmills Road, Ravelrig 

Road and further west), can be safeguarded and/ or provided for within the application Site, 

in accordance with Policy Tra 9. This proposed core path/cycleway will allow for safe and 

attractive movement through the Site as well as into the wider countryside to the west of the 

Site. Not only this, but it is proposed that the pathway will connect into the linear park which 

is to be formed in the neighbouring Site Kingfisher Park (ref. 15/05100/FUL). This will allow 

for travel into the centre of the Balerno and other key destinations in the area. 

7.77 It is noted that the old railway line crossing through the site is shown on the CEC Core Path 

Plan as a future potential route. Furthermore, Map 1 of the City Plan 2030 highlights the 

former railway as an active travel route through the site. In these terms, not only is the 

Masterplan in accordance with national and local planning policy and guidance it also seeks 

to bring forward an active travel route set as an aspirational development for CEC. 

Vehicular Access and Movement 

7.78 The application Site is located adjacent to existing development and the linkages that affords. 

The section of Ravelrig Road between the edge of the built-up area and the Glasgow to 

Edinburgh via Shotts railway line effectively splits the application Site in two halves. The A70 

Lanark Road West runs perpendicular to the south of Ravelrig Road and this road is one of the 

main arterial routes into the centre of Edinburgh and connects the villages of Balerno, Currie 

and Juniper Green. Balerno itself is well connected with a number of existing roads which 

allow for vehicular access within and around the Site. 
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7.79 As the application Site straddles Ravelrig Road, new priority junctions will be created to 

access both parcels of the Site. A minimum of one new priority junction will be created to 

serve the eastern parcel of land, while a minimum of two new priority junctions will be 

created to serve the western parcel. 

7.80 An area for car parking is proposed to the north of the development. This is intended to allow 

users of the amenity space, active transport routes and allotments to park their vehicles. This 

will allow for a multitude of users to gain access to these community uses and help to 

integrate the development into the wider area. 

7.81 Following consultation with the local community, it became clear that there was an appetite 

for the reopening of a train station in Balerno. While this matter resides with relevant 

authorities (both Network Rail Scotland and Scotrail) and cannot be conisdered through this 

Planning Permission in Principle application, we do howeber note the strong desire for this to 

be considered. Consequently an area of car parking area within the masterplan is also 

intended to provide parking for a potential train station, if feasibility studies indicate a 

potential re-opening of the line in the future.  

7.82 None of the Transport Proposals and Safeguards listed in Table 9 of the LDP will be impacted 

upon or prejudiced by the proposed development. The only road improvements would be the 

slight widening of a short section of Ravelrig Road to a residential road standard accommodate 

two-way traffic. 

Public Transport 

7.83 The application Site is located in the area of a well-established local bus network and footway 

links available in the area provide easy connectivity with onward bus services. The TA 

identifies that there are two bus stops within walking distance of the Site which provide direct 

and frequent services into Edinburgh. Curriehill rail station lies within a 30 minute walk/ 10 

minute cycle to the east of the application Site and affords regular connection by rail to 

Edinburgh city centre as well as Livingstone and Glasgow. 

7.84 Notwithstanding this, initial discussions with the principal bus operator, Lothian Buses. 

Lothian have indicated that they anticipate a new service could depart from Ravelrig Road, 

call at Curriehill and make its way into the west of the City via the garden district, which 

would greatly improve existing public transport connections for the area. 

7.85 As such, it is considered that there is sufficient public transportation infrastructure at present 

to support the development and there is the potential to enhance services in the area through 

the inclusion of a new route should the development be forthcoming. 

Highways Impact 

7.86 The TA has assessed the impact of the Masterplan Development on the surrounding highways 

network. Detailed operational assessment of the impact of the residual trips has been 

undertaken at a wide range of junctions in the vicinity of the Site. The assessment has 

included all existing junctions within the study area, along with the proposed site access 

junctions onto Ravelrig Road as well as integrating the committed development in the vicinity 

of the Site (Ravelrig Heights and Kingfisher Park). 

7.87 From this, the analysis predicts that the proposed site access junctions and the existing 

junctions within the study area are all predicted to operate satisfactorily for the design year 

with the proposed mixed-use development trips included.  

7.88 In this context it is considered that the Masterplan Development complies with national and 

local planning policy and guidance in respect of highways impacts. 

Measures to Influence Travel Behaviour 
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7.89 It is proposed that a residential travel plan will be developed, which will ensure that 

appropriate measures to promote sustainable travel by residents and other members of the 

community are in place and highlight the commitment of the applicant and incoming residents 

to ensure a modal shift towards sustainable travel. 

7.90 The travel plan will be implemented through a range of measures including physical provision 

of linkages within and from the application Site together with the formation of a travel pack.  

The key role of residential travel packs is to ensure that during the marketing of the 

development, new householders are made aware of sustainable travel opportunities in their 

area and are provided with accurate and up to date information to enable them to make an 

informed decision over their choice of travel mode. 

7.91 In these terms the proposal is in accordance with national and local planning policy which 

seeks to promote the use of public transport in favour of less sustainable modes of travel. 

 

ECOLOGY 

7.92 A preliminary Ecological Appraisal of the Site has been undertaken. The Appraisal found that 

there are no statutory designated sites located within 2 km of the Site; the closest is Balerno 

Site of Scientific Interest (SSSI) which is located approximately 3.2 km to the south of the 

Site. There are nine non-statutory designated sites within 2 km of the Survey Area; these are 

a combination of five Local Biodiversity Sites (LBS) and four Sites of Importance for Nature 

Conservation (SINC). The closest are Balerno to Ravelrig Junction Railway SINC (located within 

the Site) and Dalmahoy LBS and SINC which forms the western boundary of the Site. 

7.93 It is considered that there are protected, and notable species likely present on, or using the 

Site. However, the populations of such species on Site are not considered to be locally 

significant and due to the presence of similar habitat types in the wider area and connectivity 

between the Site and those habitats it is considered unlikely that the proposed development 

would result in significant effects. 

7.94 The masterplan has been developed to avoid ecologically sensitive areas and to incorporate 

the areas of woodland into the proposed open space.. Further mitigation would also be 

incorporated into the final design, such as sensitive lighting, targeted nectar rich planting, 

the establishment of linear features (where appropriate) such as hedgerows and treelines, 

and further woodland/tree planting would represent an enhancement for the local fauna 

population. 

7.95 A number of management plans have been recommended in the Ecological Appraisal which 

will mitigate the potential impacts of the proposal these include; a Construction 

Environmental Management Plan, a Landscape and Ecology Management Plan and a detailed 

Invasive Non-Native Species Management Plan. 

7.96 As such it is considered that the proposals are in accordance with the development principles 

set out in the SESplan as well as policies outlined in the LDP. 

TREES 

7.97 A Tree Survey has been undertaken which has assessed the quality and value of the existing 

trees on the Site. The Tree Survey records eleven tree groups and one-hundred individual 

trees. Trees are concentrated in four key locations; predominantly along or close to the 

southern boundary; either side of Ravelrig Road; within the woodland area to the east of the 

Site; and growing on the former trackbed of the discussed railway line. None of the trees are 

protected by City of Edinburgh Council Tree Preservation Orders (TPO). 
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7.98 The Site contains 37 Category A trees, and these are largely concentrated along the southern 

boundary, the west of Ravelrig Road and in the south east corner of the Site. There are 27 

Category B trees, 34 Category C trees and 2 Category U trees. It is considered that impacts 

on the most notable trees can be satisfactorily mitigated through the design process. 

7.99 The indicative Masterplan retains, wherever possible given the constraints of needing to 

provide a suitable development platform as many of these high value trees as is possible. 

Furthermore, significant new planting and landscaping is proposed throughout the 

development. 

7.100 In these terms, it is considered that the proposal would accord with LDP policies Des 3 and 

Env 12. 

ARCHAEOLOGY/CULTURAL HERITAGE 

7.101 There are no designated historic assets located within the Site. Balerno Conservation Area 

and 550 Lanark Road West are the nearest designated heritage assets however, these share 

no intervisibility with the Site. As such, it is considered that there will be no impacts to the 

heritage significance of any designated historic assets. 

7.102 A Historic Environment Desk-based Assessment has been carried out which appraises the 

existing archaeological conditions of the Site and any potential impacts arising from the 

development.  

7.103 In terms of non-designated assets, the Assessment identified the remains of the embankment 

to the Balerno Branch line and also a stone wall to the east of the Site as having low heritage 

significance.  

7.104 In relation to archaeological potential, it is considered that there is potential to encounter 

remains that are if low to medium heritage significance. It is anticipated that the proposed 

scheme will include groundworks which could impact on any archaeological remains that may 

be present within the Site. However, any remains encountered are likely to be of low to 

medium heritage significance.  

7.105 It is considered that measures to reduce impacts of the proposed development on any assets 

which hold significance could be agreed in advance by way of condition.  

7.106 As such, at this stage, there is no reason to believe that any heritage or archaeology factors 

would form an overriding constraint to development. In these terms, the Masterplan 

Development accords with LDP policies Env 8 and Env 9. 

GROUND CONDITIONS 

7.107 A phase 1 Geo-environmental Desk Study has been prepared to support the application. The 

Study provides information on past and current use of the Site as well as establishing if there 

are any constraints to the Site. The report also provides recommendations which have been 

formed as a result of the study. 

7.108 It has been identified that there is a moderate risk of landslides affecting the Site, largely 

due to changes in slope present on Site. It has also been noted that a geological fault crosses 

through the Site, however significant effects are not considered to be likely. 

7.109 As such, the Phase 1 Geo-environmental Desk Study Report makes recommendations for 

further study which will refine the risks to future receptors and provide necessary information 

for geotechnical design purposes. It is considered that the recommendations can be stipulated 

by way of condition if the Council deems them to be necessary for the future development of 

the site. 

7.110 It is therefore considered that at this stage the proposal complies with LDP policy Env 22. 
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FLOOD RISK 

7.111 A Level 2 Flood Risk Assessment and Outline Drainage Strategy has been undertaken to assess 

the flood risks associated with the proposed development. 

7.112 In accordance with SPP, the Assessment sets out the guidelines for the prevention and 

alleviation of flood risk. The SEPA Flood Map indicated that the Site is not at risk of flooding 

in up to the 1 in 1,000 year annual probability flood event, which corresponds to a low 

likelihood of flood risk. 

7.113 The report recommends that the infiltration potential of the Site should be explored, and a 

number of mitigation measures have been proposed as part of the Site concept surface water 

drainage strategy to reduce the impact of surface water runoff. However, the likely impacts 

are not considered to be significant and do not prevent development from coming forward. 

7.114 As such, it is considered that the proposals are in accordance with SPP and LDP Policy Env 21. 

 

AIR QUALITY 

7.115 The application is supported by an air quality impact assessment which provides an 

assessment of the likely impact of increased road traffic emissions and the construction phase 

of the proposed development. 

7.116 The assessment concludes that the magnitude of change in pollutants between the future 

without Proposed Development and future with Proposed Development scenarios 

demonstrated that the proposed development would have a negligible impact at all receptors 

within the study area.  

7.117 Overall, it is concluded that the Proposed Development is considered to be suitable for future 

residential and community facility use, with regard to air quality. 
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8 CONCLUSIONS 

8.1 This Planning Statement has been prepared on behalf of J S & R Mitchell, in support of a 

Planning Permission in Principle application for mixed use development at Land beside 

Ravelrig Road, Balerno. The development would comprise of up to 350 residential units (class 

9), doctor’s surgery (class 2), community facility (class 10), outdoor recreational area (class 

11) and associated landscaping, access and infrastructure works. 

8.2 Prior to the submission of this application, extensive pre-application consultation has been 

undertaken with the City Council and the local community. This consultation work has been 

extremely informative and has been used in the preparation of the Masterplan which forms 

part of this application. 

8.3 This statement has ascertained that Edinburgh City Council does not have a demonstrable 

five-year effective housing land supply and the implications of Covid-19 are likely to have a 

detrimental impact on delivery and the rate of residential completions, placing additional 

strain on existing housing need.  As such, SPP paragraph 33 is engaged and ‘the presumption 

in favour of development that contributes to sustainable development will be a significant 

material consideration’.  

8.4 This proposal undoubtedly presents an opportunity for new homes to be delivered in the short 

term, contributing positively to both the market and affordable housing supply in the City of 

Edinburgh. Not only this, but the proposal is supported by an array of additional infrastructure 

which will support the development and benefit the local community, alongside substantial 

affordable housing provision in excess of current policy requirements.  The additional 

infrastructure proposed is responsive to local need, which has been highlighted throughout 

extensive research and local consultation. This Statement contends that these features should 

be regarded as material considerations which bear substantial weight in favour of the 

application.  

8.5 In terms of landscape impact, the Land beside Balerno appears to offer a further and natural 

extension to Balerno, particularly given that it is bounded on the north by the railway line 

which creates a physical defensible boundary for any development beyond. In this regard, it 

is considered that the proposals will ensure positive growth and progress when assessed 

against the social, economic and environmental dimensions of sustainable development as 

set out in SPP. 

8.6 The Masterplan Application is supported by a suite of supporting technical documents, which 

ensure that relevant development control, environmental, townscape and infrastructure 

considerations have been suitably addressed. 

8.7 Impacts arising from the proposal, in particular in terms of transportation and environmental 

considerations, have been assessed in detail through the environmental impact assessment 

process, and suitable mitigation measures are provided through the planning process to 

ensure that the proposed development is acceptable in planning terms 

8.8 In these terms, it is considered that the Planning Application in Principle is in conformity with 

the overall policy objectives of the Scottish National Policy, the SESplan and the City Council’s 

LDP. Furthermore, the presumption in favour of sustainable development is engaged in the 

absence of an effective housing supply and is a significant material consideration. The 

Planning Authority should therefore support the proposal on this basis and the fact that the 

accompanying technical reports indicate that there are no significant adverse impacts arising 

from the development which would indicate otherwise. 
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INDICATIVE MASTERPLAN 
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