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Executive Summary 

Summary 

• Prime residential development site 

• Excellent location 

• Good vehicular access and connections to cycle/pedestrian network 

• Accessible to local shops, retail and schools 
 

Purpose 

This Planning Statement (Statement) has been prepared on behalf of the landowner 
Newcraighall LLP c/o Gillespie Macandrew by Stefano Smith Planning. It sets out the 
case for residential development on land south of Newcraighall Road on Lot 4 (the site) 
and demonstrates that it is a prime residential development opportunity site due to 
compliance with the aims and objectives of the Development Plan and other material 
considerations.  

This Statement also sets out potential development considerations of the site to inform 
ongoing discussions that we envisage taking place with the City of Edinburgh Council, 
including: 

• Development parameters (site constraints/opportunities) 

• Capacity (incl. density, mix, range and type of residential development) 

• Technical issues (drainage, pylon, greenspace/corridor) 

• Sustainability (location, connections, public transport etc) 

• Developer contributions (scope/Heads of Terms) 
 

Location 

The site is south of Newcraighall Road on Lot 4 and located approximately 8km east 
of Edinburgh city centre (Waverley Station, Princes Street) and adjacent to the 
constitutional boundary with East Lothian Council. 

The site forms part of the Newcraighall East (HSG 27) housing allocation in the adopted 
Edinburgh Local Development Plan (November 2016). This is a major residential 
allocation in Edinburgh and an important part of the Council’s housing land supply.  

Amenities 

The site is accessible to local amenities within the village and surrounding area, 
including the local primary school, the retail park at Fort Kinnaird, Queen Margaret 
University and ASDA. Considerable improvements for pedestrians have been carried 
out at Fort Kinnaird and along the route from Newcraighall to Fort Kinnaird. The site 
has reasonably good walking accessibility to services and facilities. 

The site is adjacent to the new and near completed residential development at 
Newcraighall East providing the context for residential development of the site in terms 
of design, scale, density, materials, layout and landscaping. 
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Connectivity 

 

The site is located approximately 4.5 miles from Edinburgh City Bypass via the 
A1 (0.7 miles) giving access to the wider motorway network.  

 

 

Lothian buses operate several services along Newcraighall Road within walking 
distance of the site.  

 

Edinburgh’s main railway stations at Waverley and Haymarket are within 6.4 
miles of the site. Newcraighall train station is 0.5 miles.  

 

Edinburgh Airport is located approximately 13.5 miles to the west. It can be 
reached easily by car or public transport. 

 

Determination and Assessment Issues 

Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended) directs 
that planning applications should be determined ‘in accordance with the Development 
Plan unless material considerations indicate otherwise’. The development plan in this 
instance comprises the adopted Edinburgh Local Development Plan (November 2016). 
Overall, residential development in this location must demonstrate that it is consistent 
with the development plan, and that there are no material considerations that indicate 
it should nonetheless be refused. By achieving this, the residential development at Lot 
4 should be granted permission. 

We have critically reviewed the principle of residential development on land south of 
Newcraighall Road (Lot 4) and consider that there is a convincing case by which 
planning permission for residential development is justified. This is based on the merits 
of residential development in this location and the analysis of the development plan 
policy and other material considerations. 

The prime residential development opportunity on land south of Newcraighall Road (Lot 
4): 

• To comply with the relevant Local Development Plan Policies and that there are 
no material considerations that should outweigh this conclusion; 

• To be acceptable in principle and compatible with the Newcraighall and 
Brunstane Development Principles; 

• To be of an acceptable design, layout, scale and density and similar in character 
and appearance to neighbouring residential developments 
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• To ensure that the amenity of neighbours shall not be adversely affected and 
future occupiers will benefit from acceptable levels of private garden ground, 
privacy, outlook, natural light and access to public greenspaces; 

• To ensure that the road layout and associated landscaping measures 
established by neighbouring residential developments will be continued and the 
proposed level of car and cycle parking is acceptable; and 

• To ensure that the setting of the city shall be preserved and it will not be 
detrimental to natural resources or the historic and natural environment.  
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1 Introduction 

1.1 Background 

1.1.1 This Planning Statement (Statement) sets out the case for residential development on 
land south of Newcraighall Road, Edinburgh (Lot 4) (the site) and demonstrates 
compliance with the Development Plan and other material considerations. It has been 
prepared by Stefano Smith Planning (SSP) on behalf of the landowner Newcraighall 
LLP (the landowner) c/o Gillespie Macandrew.  

1.2 Structure of Statement 

1.2.1 This Statement considers the key issues in support of residential development on Lot 
4. It is structured as follows: 

Section 1 Introduction 
- Background 
- Key Issues 

Section 2 Site & Surroundings 
- Site Context  
- Site Details 

Section 3 Planning History 
- Site History 
- Neighbouring Site History 
- Plan History 

Section 4 Development Plan and Material Considerations 
- Introduction 
- Development Plan 
- Material Considerations 
- Summary  

Section 5 Key issues 
- Determining Issues 
- Assessment 
- Development Considerations 

Section 6 Summary & Conclusion 
- Summary 
- Conclusion 
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2 Site and Surroundings 

2.1 Site Context 

2.1.1 South East Edinburgh has experienced major change over the past five years and will 
continue to do so based on several significant proposals which have started on-site or 
have still to be implemented. These include housing and mixed-use development at 
Newcraighall and Brunstane. See Figure 1. 

Figure 1 South East Edinburgh Overview Map (extract from Edinburgh Local Development Plan 2)  

 

2.1.2 The Newcraighall and Brunstane sites are well served by bus and rail connections with 
the opportunity for these to be further enhanced, as well as connections between sites 
and to existing communities through the enhancement of existing footpath and cycle 
links and green corridor proposals.  

2.1.3 In addition, immediately south of the site across the constitutional boundary into East 
Lothian (shaded area in Figure 1), there are significant mixed use development 
proposals on approximately 116.5 hectares of land at Craighall comprising residential 
development, education, business, industry, storage and distribution, innovation hub 
(including class 2,3,4,5 and 6), employment uses, community facilities, residential 
neighbourhood centre (including class 1,2,3, and 10 uses), playing fields, changing 
facilities, public park(s) and associated work. 

2.2 Site Details 

2.2.1 The site south of Newcraighall Road (Lot 4) is located approximately 8km east of 
Edinburgh city centre (Waverley Station, Princes Street) and is adjacent to the 
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constitutional boundary with East Lothian Council. Lot 4 is located to the east (shaded 
yellow). See Figure 2. 

Figure 2 Location Plan & Site Context 
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Source: Extract from ‘Memorandum on Stockpile Sampling – Avant Homes Site, Balfour Park, Newcraighall’ (April 2020) by 
DRM Consulting Engineers 

 

2.2.2 The site is greenfield has been in agricultural use for many years. It is located on the 
eastern edge of Newcraighall on the south side of the A6905 Newcraighall Road. It is 
west of the main East Coast railway line, on the other side of which is the built-up area 

of Musselburgh. On the west, the site is bounded by the eastern edge of a new 
largely complete housing development (Newcraighall East HS27 – ELDP 2016 
Housing Allocation) forming part of the planning permission in principle 
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(App.No.10/03506/PPP) granted conditional approval for new housing, local mixed-use 
facilities together with open space, access and services, infrastructure, landscape and 
footpath/cycle provision on the 7th September 2015, and approved in detail by 
15/04112/AMC and 16/02696/FUL.  

2.2.3 The eastern edge of the site is contained by a former railway embankment. Lot 4 is 
bisected north-south by a high voltage overhead power line (OPL). To the south of the 
site lies land in East Lothian allocated for development as a business park. Queen 
Margaret University is located to the south of this allocation. In terms of agricultural 
quality, the site is Macaulay Grade 3.1.  

2.2.4 The site is relatively flat, low-lying, arable field, open to the rear of property boundaries 
on Newcraighall Road.  On its west the site is bounded by a new largely complete 
residential development (part Newcraighall East). To the north and east, scrub 
vegetation covers a broad disused railway embankment to the west of the East Coast 
mainline and settlement of Musselburgh. To the south, lie the wooded embankments 
of the A1 and the 4-5 storey building of Queen Margaret University (QMU).  A high 
voltage overhead power line (OHP) runs from north to south across the site.  The site 
has rural characteristics but is influenced by the urban developments (Newcraighall to 
the north and QMU to the south) and urban edge infrastructure (road and railway 
embankments and the power line).  

2.2.5 Views to the site are restricted by its low-lying terrain and the enclosure provided by 
surrounding development and planted transport corridors. The site is visible from local 
properties. From these areas, the site is viewed against the backdrop of the Mayfield-
Tranent ridgeline, high voltage power lines and QMU, which has introduced large scale 
urban elements into the landscape. Views from the Bypass are limited by roadside 
planting and QMU buildings. Views from the East Coast Mainline are restricted by car 
parking and embankments.  The site provides a cross boundary Core Path route, which 
runs to the west of Newcraighall.  Within East Lothian the path traces the QMU access 
road and railway crossing at Musselburgh Station, where views exist across farmland 
towards Arthur’s Seat. 

2.2.6 The site is comprised of greenfield land and crossed by an overhead power line (OPL) 
running north to south. Trees and hedging sit to the northern boundary and 
Newcraighall Road as well as to the south and the East Lothian Council area. A new, 
largely complete housing development lies to the west and a disused railway to the 
east separates the application site from the East Coast Mainline.  

2.2.7 Whitehill Street/Newcraighall Road (A6095) runs through the centre of the village. The 
A6095 is traffic calmed and restricted to 30mph and 20mph close to the school at 
various points during the day. The bridge abutments at the eastern entrance to the 
village result in a pinch point in the road causing issues for large vehicles such as 
buses. Further west of the village is the park and ride and adjacent facilities, the grade 
separated junction to the A1 and Fort Kinnaird. 

2.2.8 Vehicular access to the site is from Newcraighall Road, through the new and near 
complete neighbouring residential developments along a road which joins the site to 
Whitehill Street passing the site of the former Miners' Welfare Society and Social Club, 
flats and the service yard of a commercial business. The proposed access and visibility 
splays are considered acceptable. See Appendix 1 (Photo Study) (separately 
attached). 
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2.2.9 In relation to public transport, the site is in close proximity to the nearest bus stop on 
Whitehill Street. The bus route provides a fast, regular and frequent service throughout 
the day to the main centres of employment and retailing likely to be used by the 
residents. The service passes close to the secondary school, G.P. Surgery and leisure 
facilities.  

2.2.10 Newcraighall railway station is within walking distance of the site. The station provides 
a fast, regular and frequent service to Edinburgh, with the cross link providing a direct 
link to Edinburgh Park/South Gyle, one of the established employment areas in 
Edinburgh. 

2.2.11 Residential development of the site may wish to consider pedestrian and cycle 
crossings on Newcraighall Road, traffic calming measures, potential alterations and 
upgrades to bus shelters and the internal layout to be in accordance with Designing 
Streets. 

2.2.12 In summary, the site can be adequately accessed, it has good access to public 
transport and subject to appropriate conditions, informatives and legal agreement, the 
proposed traffic implications can be satisfactorily addressed. 
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3 Planning History 

3.1 Site History 

3.1.1 The planning history for Lot 4 is outlined below: 

7 September 2015 - Planning Permission in Principle granted for new housing, local 
mixed-use facilities together with open space, access and services, infrastructure, 
landscape and footpath/cycle provision (i.e. masterplan) (application reference: 
10/03506/PPP)  

3.2 Neighbouring Site History 

3.2.1 The planning history of neighbouring sites within the Local Development Plan Housing 
Allocation HSG 27 (Newcraighall East) includes the following: 

16 March 2016 - Application for the approval of matters specified by conditions granted 
in relation to a residential development comprising 176 dwellings and associated 
infrastructure including the discharge of condition 4 of PPIP consent ref. 10/03506/PPP 
(as amended) (application reference: 15/04112/AMC)  

23 June 2016 - Non-material variation granted in respect of application 15/04112/AMC 
and a residential development comprising 176 dwellings and associated infrastructure 
(application reference:15/04112/VARY)  

2 March 2017 - Non-material variation granted in respect of application 15/04112/AMC 
and a residential development comprising 176 dwellings and associated infrastructure 
(application reference: 15/04112/VAR2)  

6 January 2020 - Planning permission granted for the erection of 37 dwelling houses 
(application reference: 16/02696/FUL)  

20 October 2020 - Application for the approval of matters specified by conditions 
granted conditions 4(j) existing and finished ground levels and proposed floor levels in 
relation to Ordnance Datum and 4 (k) hard and soft landscaping details, including of 
consent ref 10/03506/PPP i.e. regrading of existing ground levels (application 
reference: 20/00488/AMC)  

18 March 2021 – Application for full detailed planning permission for the erection of 29 
nos. residential dwellings including all roads drainage and infrastructure works (as 
amended) at land south of 104 Newcraighall Road, Edinburgh (Lot 2 and 3) granted 
conditional approval (including Section 75 Agreement) (App.No.19/04910/FUL). It is 
proposed to develop an area of land at Newcraighall, Edinburgh for residential use. 
The site is approximately 9 hectares in area and is accessed by a new access road 
from Newcraighall Road. The site falls relatively uniformly from a level of approximately 
30m AOD at the western end to 24m AOD at the eastern end.  

The proposed development is split into three areas: 

• Lot 1: 176 units for which planning has been granted 

• Lot 1A: 37 units which is the subject of the current planning application 
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• Lots 2 & 3: 34 units – potential future development. 

The surface water and foul drainage systems and SUDs have been designed for the 
development as a whole and this report considers the full development of 247units. 
See Figure 3. 

Figure 3 Newcraighall Edinburgh Layout (Lots 1 to 3) 

 

The 0.9ha 'L-shaped' application site forms part of the 7.4ha Local Development Plan 
HSG 27 (Newcraighall East) housing allocation. Planning permission in principle 
10/03506/PPP was granted on the 7 September 2015 for a residential development 
with local mixed-use facilities and associated infrastructure and landscape works.  

The application site is broadly level and located at the eastern end of Newcraighall 
village, to the south of Newcraighall Road. It is bounded to the north and west by 
residential developments established in principle by 10/03506/PPP and approved in 
detail by 15/04112/AMC and 16/02696/FUL. Vehicular access to the application site is 
from Newcraighall Road, through these neighbouring residential developments. Land 
to the east and south is currently in an agricultural use and within East Lothian Council.  

Pending Decision - Minded to grant planning permission in principle subject to legal 
agreement in relation to a proposed residential development (including class 8 
residential institutions, class 9 houses and sui generis flats) primary school (class 10 
non-residential institutions) local centre (including class 1 retail, class 2 financial 
services, class 3 food and drink, class 10 non-residential institutions and class 11 
assembly and leisure), green network, access and transport links, infrastructure and 
associated ancillary works (as amended) (application reference: 16/04122/PPP). 
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3.3 Plan History 

3.3.1 The site was originally allocated for housing (for an anticipated 220 units) in the adopted 
Edinburgh City Local Plan (ECLP) 2010. A nearby site to the north of Newcraighall 
Road was also allocated for housing (for an anticipated 200 units).  

3.3.2 Two parties challenged the adoption of the ECLP in relation to these two housing 
allocations at Newcraighall by Statutory Challenge to the Court of Session. The first 
challenge was heard in March 2011 by Lord Malcolm in the Court of Session and his 
decision was issued on 6 May 2011. The challenge was successful and consequently 
Lord Malcolm quashed part of the plan insofar as it includes the allocation of 200 units 
of housing within Newcraighall North (site HSG 14 in the local plan as adopted) and 
the allocation of 220 units of housing within Newcraighall East (site HSG 15 in the local 
plan as adopted and the site of this current application). The court's order resulted in 
the site identified as HSG 15 no longer being allocated for housing in the ECLP. This 
did not mean that the site reverted to having a green belt designation. In terms of the 
ECLP the land is not within the green belt but is in the Urban Area.  

3.3.3 The Proposed Local Development Plan (2013) contained the site as a new housing 
proposal Newcraighall East HSG 27 with an estimated capacity of 275 - 385 units. 
Newcraighall North HSG 26 was proposed as a housing site with an estimated capacity 
of 150 - 210. Development on the HSG 26 site has started (application numbers 
13/03181/FUL and 13/01381/VARY). See Figure 4. 

Figure 4 Edinburgh Proposed LDP Proposed Plan (extract) 
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3.3.4 It also provided Development Principles for the site – Newcraighall East (HSG27). 
See Figure 5. 

Figure 5 Edinburgh First Proposed Local Development plan (extract)  

 

3.3.5 The Second Proposed Local Development Plan (June 2014) identifies the site as 
part of the housing proposal Newcraighall East HSG 27 with a capacity of 275 - 385 
units. See Figure 6. 
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Figure 6 Edinburgh Local Development Plan Second Alteration (extract)  
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4 Development Plan and Material Considerations 

4.1 Introduction 

4.1.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended) directs 
that planning applications should be determined ‘in accordance with the Development 
Plan unless material considerations indicate otherwise’.  

4.1.2 The development plan in this instance comprises the adopted Edinburgh Local 
Development Plan (November 2016).  

4.2 Development Plan 

4.2.1 The relevant development plan for the consideration of planning applications on the Lot 
4 site is the adopted Edinburgh Local Development Plan 2 (November 2016). 

4.2.2 See Figure 7 extract from the adopted Edinburgh Local Development Plan 2. 

Figure 7 Newcraighall and Brunstane Site Brief (extract from adopted Edinburgh Local Development Plan 2)  

 

 

 

 



 

Planning Statement – Residential Development Opportunity at Newcraighall (Lot 4) Edinburgh 

 

 

Document4 

Relevant policies of the Local Development Plan 

• LDP Policy Des 8 (Public Realm and Landscape Design) sets criteria for 
assessing public realm and landscape design 

• LDP Policy Env 9 (Development of Sites of Archaeological Significance) sets 
out the circumstances in which development affecting sites of known or 
suspected archaeological significance will be permitted 

• LDP Policy Env 21 (Flood Protection) sets criteria for assessing the impact of 
development on flood protection 

• LDP Policy Tra 7 (Public Transport Proposals and Safeguards) prevents 
development which would prejudice the implementation of the public transport 
proposals and safeguards listed 

• LDP Policy Tra 9 (Cycle and Footpath Network) prevents development which 
would prevent implementation of, prejudice or obstruct the current or potential 
cycle and footpath network.  

4.2.3 See Table 1 (Appendix 2) (separately attached) for potential Implications of the 
Edinburgh Local Development Plan (November 2016): HSG 27 Newcraighall East on 
Lot 4. 

4.3 Material Considerations 

4.3.1 Planning support statement should be informed by the current development plan, as 
well as relevant information submitted in support of the approved neighbouring 
residential developments forming part of HSG Newcraighall East. 

Relevant Non-Statutory Guidelines  

4.3.2 Non-Statutory guidelines Edinburgh Design Guidance supports development of the 
highest design quality and that integrates well with the existing city. It sets out the 
Council's expectations for the design of new development, including buildings, parking, 
streets and landscape, in Edinburgh.  

4.4 Summary 

4.4.1 Overall, the proposed development must demonstrate that it is consistent with the 
development plan, and that there are no material considerations that indicate it should 
nonetheless be refused. By achieving this, the proposed development should be 
granted permission. 

4.4.2 The next section assesses the proposed development in terms of the key determining 
issues.  
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5 Key Issues  

5.1 Determining Issues 

5.1.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 states - Where, in 
making any determination under the planning Acts, regard is to be had to the 
development plan, the determination shall be made in accordance with the plan unless 
material considerations indicate otherwise.  

5.1.2 The key determining issues will be: 

• Do the proposals comply with the development plan?  

• If the proposals do comply with the development plan, are there any compelling 
reasons for not approving them?  

• If the proposals do not comply with the development plan, are there any 
compelling reasons for approving them?  

5.2 Assessment 

5.2.1 To address these determining issues, the following issues are likely to be considered 
as to whether:  

a. The proposal is acceptable in principle 

b. The design, scale, density, materials, layout and landscaping are acceptable 

c. The amenity of neighbouring developments will be adversely affected and that 
future occupiers have acceptable levels of amenity 

d. It raises any issues with respect to road safety and transport 

e. It requires developer contributions 

f. There are any other material considerations 

a) The proposal is acceptable in principle 

5.2.2 The residential development opportunity at Lot 4 is acceptable in principle. The site is 
located in the Local Development Plan (LDP) HSG 27 (Newcraighall East) housing 
allocation. 10/03506/PPP was approved under the superseded Edinburgh City Local 
Plan and the in-principle site matches the extent of HSG 27.  

5.2.3 The site is located in an LDP housing allocation and forms part of a multi-phase 
development of HSG 27. Compatibility with 10/03506/PPP, its conditions and approved 
neighbouring residential developments remain material considerations. The residential 
development of the site must also comply with the Newcraighall and Brunstane 
Development Principles (NBDPs) which set out the requirements for the development 
of HSG 27.  

5.2.4  
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b) The design, scale, density, materials, layout and landscaping are 
acceptable 

5.2.5 Residential development at Lot 4 should consider the following design, scale, density, 
materials, layout and landscaping issues: 

• The house types to be broadly similar in design, materials and scale to those of 
the neighbouring residential developments; 

• The character and appearance of the road layout, development pattern and 
overarching design to respond to the principles of HSG 27 and be broadly 
similar to the new, surrounding residential developments; 

• Landscaping measures, including boundary treatments, and street finishes 
associated with the neighbouring residential developments to be broadly similar 
to the new, surrounding residential developments; 

• Density of development, to be broadly compatible with the wider allocation 
(HSG 27); 

• The site marks the boundary between Edinburgh and the more rural in 
character areas of East Lothian. The landscape strategy for the site should 
therefore reflect this as outlined in the Newcraighall and Brunstane Site Brief 
Development Principles; and 

• The residential development opportunity to utilise renewable technologies and 
electric vehicles in order to meet zero carbon targets. The dwellings to be 
constructed to the same sustainability standards as the neighbouring residential 
developments, which meet the essential criteria for sustainable building. 

c) The amenity of neighbouring developments will be adversely affected 
and that future occupiers have acceptable levels of amenity 

5.2.6 Residential development at Lot 4 should consider the following amenity issues: 

• All dwellings to benefit from acceptable levels of natural light and outlook, 
consistent with scale and change to ground levels; 

• Sufficient areas of private amenity space to be provided to the front and rear of 
each dwelling and appropriate boundary treatments, combined with adequate 
separation distances, to ensure adequate privacy for future occupiers; 

• Internal amenity space to be acceptable and future occupiers to have access 
to public greenspaces within the wider allocation; 

• The amenity of the neighbouring residential developments is not to be affected. 
Creating active frontages to all streets and open spaces will promote community 
security and natural surveillance; and 

• To carefully consider the distance between the dwellings and the overhead 
power lines that run north-south through the site. The dwellings within the site 
should be no closer to the power lines than those within the neighbouring 
residential developments.  
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d) It raises any issues with respect to road safety and transport 

5.2.7 Residential development at Lot 4 should consider the following road safety and 
transport issues: 

• To apply the relevant parking standards (vehicular/cycle) in the context of the 
new and near complete surrounding residential development; 

• To link to the neighbouring residential developments by similar in character 
shared surfaced streets, promoting active travel and prioritising pedestrian 
movement.  

e) It requires developer contributions 

5.2.8 Residential development at Lot 4 should consider potential developer contributions in 
the context of relevant guidance and other material considerations, including the legal 
agreement that has been signed in relation to 10/03506/PPP. Potential developer 
contributions include transport mitigation measures and road and pedestrian network 
improvements, affordable housing, education and public open space.  

f) There are any other material considerations 

5.2.9 Residential development at Lot 4 should consider other potential material 
considerations, such as: 

• Flooding – consultations with CEC Flood Prevention and the Scottish 
Environment Protection Agency to confirm that pre and post-development 
overland surface water flow paths from the proposed development will not 
cause any significant re-direction of surface water flows to surrounding areas  

• Archaeology - Archaeological investigations undertaken in association with 
planning permission in principle 10/03506/PPP uncovered evidence of the 
areas historic mining industry and early prehistoric activity. Assuming relatively 
non-invasive land raising works and limited in scale it is unlikely that they will 
have significant archaeology implications. Early consultation with CEC 
Archaeology Service is recommended. 

• Overhead Power Line - the proposal would not give rise to amenity issues for 
residential neighbours. Albeit residential development is restricted in close 
proximity to OHP, other potential uses such as SUDs, greenspace or roads are 
acceptable. 

• Transport and Cycle safeguards - the proposal should not prejudice transport 
and cycle safeguards (where relevant) without appropriate mitigation.  

• Transboundary Impact - East Lothian Council granted planning permission in 
principle (18/00485/PPM) on the 28 October 2019 for a mixed used 
development to the east and south of the application site. The proposal shall 
not prejudice the future development of this land given its nature and location.  
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5.3 Development Considerations 

Vehicular access 

• Through the existing residential development 

• Street design – within the development the streets will be designed to place the 
experience of pedestrians and cyclists ahead of vehicular requirements. Streets 
will be places for people and play - cars will be accommodated.  

• Access to public transport – bus stops and train station. 

Pedestrian and Cycle Movement 

• Pedestrians and cycle movement will be encouraged throughout taking 
advantage of existing routes north to the city centre, east to Musselburgh, south 
to the Queen Margaret University campus and west to the park and ride and 
Newcraighall shopping centre.  

Public Open Space 

• The layout seeks to create a green route through the centre of the plan 
connecting the existing amenities and quality of Newcraighall Park with a new 
parkland area to the east.  

• Boulevard tree planting along the southern edge will create a landscaped 
sunbreak between the development and any future development in the land to 
the south.  

• Within the block structure two pockets of green space offer spaces for toddler 
play and residents to sit out in the sunshine.  

• The open parkland along the eastern boundary will be retained as green open 
space with pathways around the edges for running /cycling and walking.  

Built Form 

• Lot 4 could be considered in two parts: upper level and lower level. Upper-level 
connections to drainage network. Need to maintain access easements to lower 
level. 

• Homes will be arranged in legible 'urban blocks' forming a perimeter around 
private gardens and small parking courtyards. Private and public space, 
ownership and parking arrangements will be clearly defined.  

• East, south and western boundaries are addressed by the principal facades of 
homes arranged in traditional street blocks - this development intends to make 
a very positive contribution to its surroundings.  

Housing Mix 

• Mix, range and type of housing. 

• Potential emphasis on the provision of family housing.  
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• Detail of the housing mix and typologies proposed will be included in the 
separate applications for the site.  

• Affordable housing where provided is to be indistinguishable and integrated 
throughout the development. 

Sustainability 

The principle of sustainability and energy efficiency to be integral to the urban design.  

At a strategic level the residential development opportunity potentially allows for: 

• An emphasis on minimum road construction through the use of a simple, well 
planned and efficient road layout 

• A layout that prioritises the solar orientation of houses and gardens. 

• The creation of a safe, pleasant and user-friendly public realm. 

• The creation of a public realm that discourages unnecessary use of cars whilst 
encouraging cycling, walking and children playing. 

• Encourage sustainable transport including access to the local train and bus 
service and access to an attractive footpath and cyclepath network. 

• Biodiversity by improving on the ecological range of the existing farmland 
through new planting with indigenous species. 

• SUDS proposals incorporated into the layout including the use of permeable 
paving where possible. 

• Adaptability and flexibility, where possible, to encourage long-term occupation.  
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6 Summary and Conclusion  

6.1 Summary 

6.1.1 In summary, the site is considered to be a prime residential development opportunity 
for the following reasons: 

• It can be adequately accessed and has good access to public transport and 
subject to appropriate conditions, informatives and legal agreement, the 
proposed traffic implications can be satisfactorily addressed; 

• There are opportunities to integrate walking and cycling provision within the site 
and wider network. 

- The site is accessible to local shops/pub/restaurant, the local primary 
school, the retail park at Fort Kinnaird, Queen Margaret University and 
ASDA. Considerable improvements for pedestrians have been carried 
out at Fort Kinnaird and along the route from Newcraighall to Fort 
Kinnaird. The site has reasonably good walking accessibility to services 
and facilities; 

- National Cycle Route 1 (NCR1) runs close to the site running along a 
path from Queen Margaret University along the western side of 
Newcraighall Park before joining the local streets and then the A6095. 
It runs east along the road before joining another off road section which 
runs along the former railway embankment and north through to 
Brunstane. NCR 1 in its current state is identified as a core path; and 

- The site offers good connections with the existing village and the wider 
area.  

• The site is currently arable farmland and has limited ecological value. The 
former railway line adjacent to the site is designated as a Local Nature 
Conservation Site but is outwith the site boundary.  

• The residential development opportunity site provides scope for biodiversity 
enhancement of the area. For example, the SUDs scheme, as could the 
provision of any open space within the site. 

• The site is of an appropriate scale to enable a suitable design to provide an 
acceptable level of amenity for future and existing residents, including noise 
and air quality, green space and linkages to the existing residential area. 

6.2 Conclusion 

6.2.1 In conclusion, this Statement demonstrates that the site is a prime residential 
development opportunity due to compliance with the aims and objectives of the 
Development Plan and other material considerations.  

6.2.2 This Statement also sets out potential development considerations of the site to inform 
ongoing discussions that we envisage taking place with the City of Edinburgh Council, 
including: 
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• Development parameters (site constraints/opportunities) 

• Capacity (incl. density, mix, range and type of residential development) 

• Technical issues (drainage, pylon, greenspace/corridor) 

• Sustainability (location, connections, public transport etc) 

• Developer contributions (scope/Heads of Terms) 
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Appendices (separately attached) 

 

Appendix 1 Photo Study 

Appendix 2  Newcraighall and Brunstane Site Brief – Implications upon Lot 4 
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Residential Development Opportunity 
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The Site (Lot 4) and Context 

 



1. View looking eastwards across the northern part of the site (Lot 4) from Glennie Road  

 



2. Emerging residential development at Newcraighall East to the west of the site (Lot 4)  

 



3. Emerging residential development at Newcraighall East opposite the site (Lot 4) 

 



4. View looking eastwards across the site from Grassie Avenue (Lot 4) 

 



 
5. Vehicular and pedestrian/cycle access into the Newcraighall East residential development area from Newcraighall Road 

 



APPENDIX 2 
NEWCRAIGHALL AND BRUNSTANE SITE BRIEF – IMPLICATIONS UPON LAND SOUTH OF NEWCRAIGHALL ROAD (LOT 4) 
 
Table 1 Edinburgh Local Development Plan (November 2016): HSG 27 Newcraighall East – Potential Implications on Lot 4 

 
 Newcraighall and Brunstane Site Brief (NBSB) 

Development Principles 
Implications on Land South of Newcraighall Road, Edinburgh 
(Lot 4) 

1 Vehicular access to be taken from Whitehill St/Newcraighall 
Road at two points.  

Vehicular access to Lot 4 to be taken from Newcraighall Road via 
Newcraighall East (HSG27) emerging residential development. 

2 Site layout should enable a bus route to be formed north-south 
through the site. It is intended that this connect to QMUC across 
land allocated for development in East Lothian. A bus gate at the 
site boundary should prevent general vehicular access through 
this route.  

Indicative bus route on land west of the greenspace corridor. No 
proposed impact on Lot 4. 

3 Layout should create pedestrian and cycleway connections 
through the site.  

New east/west footpath/cyclepath connections through Lot 4.  

4 A new green corridor should be created along the course of the 
power lines running through the site, extending grassland habitat 
with the opportunity for connections outwith the Council area. This 
greenspace should be fronted by new development in order to 
improve community safety and aid placemaking.  

This greenspace, in accordance with the Newcraighall and 
Brunstane Site Brief diagram, should be fronted by new housing 
development on BOTH sides including Lot 4 (adjacent to and east 
of the greenspace corridor). Street improvement and frontage of 
Lot 4 housing development onto greenspace to improve 
community safety and aid placemaking. 

5 Layout should make provision for an extension of Newcraighall 
Primary School's grounds.  

Proposed school grounds extension at Newcraighall on land west 
of greenspace corridor. No proposed impact on Lot 4. 

6 Opportunity for retail/commercial units as part of street frontage 
to Whitehill Street / Newcraighall Road.  

Commercial/retail opportunities indicated east of vehicular access 
into Newcraighall East (HSG 27) residential development fronting 
Newcraighall Road. No proposed impact on Lot 4. 
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