Notice of meeting and agenda

b

M&oﬂnan

Planning Committee

Venue: Council Chambers, Midlothian House, Dalkeith, EH22 1DN

Date: Tuesday, 09 January 2018

Time: 14:00

John Blair
Director, Resources

Contact:

Clerk Name: Mike Broadway

Clerk Telephone: 0131 271 3160

Clerk Email: mike.broadway@midlothian.gov.uk

Further Information:

This is a meeting which is open to members of the public.

Audio Recording Notice: Please note that this meeting will be recorded. The
recording will be publicly available following the meeting. The Council will
comply with its statutory obligations under the Data Protection Act 1998 and the
Freedom of Information (Scotland) Act 2002.
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Welcome, Introductions and Apologies

2 Order of Business
Including notice of new business submitted as urgent for consideration
at the end of the meeting.
3 Declarations of Interest
Members should declare any financial and non-financial interests they
have in the items of business for consideration, identifying the relevant
agenda item and the nature of their interest.
4 Minutes of Previous Meeting
4.1 Minutes of Meeting held on 14 November 2017 — For Approval. 5-26
4.2 Minutes of Special Meeting held on 5 December 2017 — For Approval 27 -42
5 Public Reports
5.1 Supplementary Guidance: Green Networks - Report by Head of 43 -92
Communities and Economy.
5.2 Major Applications: Applications Currently Being Assessed and Other 93 -98
Developments at Pre-Application Consultation Stage — Report by Head
of Communities and Economy.
5.3 Appeals and Local Review Body Decisions - Report by Head of 99 -100
Communities and Economy.
Pre-Application Consultation Reports - Report by Head of Communities
and Economy.
5.4 Proposed Mixed Use Development Comprising Offices, Stores, Garage 101 - 106
and Workshops, Enterprise Business Units, Parking and Ancillary
Facilities at land west of Burnbrae Terrace, Bonnyrigg (17/00721/PAC)
5.5 Proposed Residential Development at land at Gore Avenue and 107 - 110

Newbryes Crescent, Gorebridge (17.00913.PAC)

Applications for Planning Permission Considered for the First Time —
Reports by Head of Communities and Economy.
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5.6

5.7

Application for Planning Permission for the Erection of 179 111 -132
Dwellinghouses and 20 Flatted Dwellings, Formation of Access Road

and Car Parking and Associated Works at land north of Oak Place,

Mayfield (16.99134.DPP)

Application for Planning Permission for the Formation and Installation of 133 - 138
Sustainable Urban Drainage System (SUDS) at land at Easter Bush
Campus, Bush Farm Road, Roslin (17.00773.DPP)

Private Reports

No private reports to be discussed at this meeting.

Plans and papers relating to the applications on this agenda can also
be viewed online at www.midlothian.gov.uk.
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Minute of Meeting

Planning Committee
Tuesday 9 January 2018
Item No 4.1

-

Midlothian

Planning Committee

14 November 2017

2.00 pm Council Chambers, Midlothian
House, Buccleuch Street,
Dalkeith

Present:

Councillor Imrie (Chair)

Councillor Alexander

Councillor Baird

Councillor Cassidy

Councillor Curran

Councillor Hackett

Councillor Lay-Douglas

Councillor McCall

Councillor Milligan

Councillor Montgomery

Councillor Muirhead

Councillor Smaill

Councillor Winchester
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1. Apologies

Apologies received from Councillors Hardie, Johnstone, Munro, Parry and
Russell.

2. Order of Business

The order of business was confirmed as outlined in the agenda that had been
circulated.

3. Declarations of interest

No declarations of interest were received.

4. Minutes of Previous Meetings

The Minutes of Meeting of 3 October 2017 were submitted and approved as a
correct record.

5. Reports

Report Title

Executive Summary of Report

Presented by:

Agenda No

lan Johnson

The Head of Communities and Economy explained that the purpose of today’s
presentation was to explore what could be done by the Council to support
Midlothian’s town centres. He emphasised that there were no simple solutions and
that whilst the Council could seek to influence and shape matters ultimately market
forces would largely dictate how successful, or otherwise, any measures that the
Council sought to pursue proved to be. He then went on to outline some of the key
factors that were likely to contribute to promoting and developing town centres,
highlighting in particular the need for a mix of uses, not simply retail. The national,
regional and local planning policy position remained largely unchanged, which was
“Town Centre first”. This approach was reflected in the newly adopted Midlothian
Local Development Plan 2017, which contained a range of positive actions and
restrictive measures, neither of which on their own would necessarily deliver
successful town centres, a range of other tools and actions would be required to
supplement the policy provisions, and ultimately as referred to previously it was
important to bear in mind there would be market forces over which the Council had
little, or no influence.

Summary of Discussion

The Chair, Councillor Imrie thanked lan Johnson for his presentation and invited
questions and comments from Members.

Arising from Members questions and comments, the following issues were
discussed by the Committee:-
e The need to take appropriate steps either through additional guidelines
and/or protection to ensure that town centres were safeguarded.
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e That an evaluation of the impact of projects such as CARS be undertaken in
order to assess the effectiveness of such schemes.

e That given the sustained levels of growth in Midlothian to examine how town
centres are ‘marketed’ and explore the experience of others to establish if
more could be done or if a different approach was required.

Explore ways to encourage people to ‘Think Midlothian’.

After further discussion, the Committee:-
(a) Thanked the Head of Communities and Economy for his presentation;

(b) Noted that further report(s) on individual town centres and also possible
additional planning guidance/protection would be brought forward to a future
meeting(s) of the Committee.

Head of Communities and Economy/Planning Manager

Agenda No Report Title Presented by:

5.2 Major Developments: Applications Currently Peter Arnsdorf
Being Assessed and Other Developments at Pre-
Application Consultation Stage

Executive Summary of Report

There was submitted report, dated 7 November 2017, by the Head of Communities
and Economy, updating the Committee on ‘major’ planning applications, formal
pre-application consultations by prospective applicants and the expected
programme of applications due for reporting.

The Committee, having heard from the Planning Manager, agreed:-

(@) To note the current position in relation to major planning application
proposals which were likely to be considered by the Committee in 2017/18;

and

To note the updates for each of the applications.

Head of Communities and Economy

Agenda No Report Title Presented by:

5.3 Appeal and Local Review Body Decisions Peter Arnsdorf
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Executive Summary of Report

There was submitted report, dated 7 November 2017, by the Head of Communities
and Economy, detailing the notices of review determined by the Local Review Body
(LRB) at its meeting in October 2017, and advising that there were no appeals
determined by Scottish Ministers to report.

The Committee, having heard from the Planning Manager, noted the decisions
made by the Local Review Body at its meeting on 10 October 2017.

Head of Communities and Economy

Agenda No Report Title Presented by:

5.4 Pre-Application Consultation: Proposed Peter Arnsdorf
Residential Development with Associated Access
Roads, Open Space and Sustainable Urban
Drainage (SUDs) at Land 65m West of Rosslyn
Bowling Club, Main Street, Roslin
(17/00693/PAC).

Executive Summary of Report

There was submitted report, dated 7 November 2017, by the Head of Communities
and Economy advising that a pre application consultation had been submitted
regarding the proposed residential development with associated access roads,
open space and sustainable urban drainage (SUDs) at land 65m west of Rosslyn
Bowling Club, Main Street, Roslin (17/00693/PAC).

The report advised that in accordance with the pre-application consultation
procedures noted by the Committee at its meeting on 6 June 2017 (paragraph 5.8
refers) the pre application consultation was being reported to Committee to enable
Members to express a provisional ‘without prejudice’ view on the proposed major
development. The report outlined the proposal, identified the key development
plan policies and material considerations and stated a provisional without prejudice
planning view regarding the principle of development for the Committee’s
consideration.

Summary of Discussion

The Committee, having heard from the Planning Manager, acknowledged concerns
regarding the potential pressure that the proposed development would have on
local infrastructure, in particular the ability of the local road network to adequately
support the additional traffic movements likely to be generated; pressure on health
facilities and education provision; and also measures to encourage greater use of
public transport.
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(@)  To note the provisional planning position set out in the report;
(b)  To note the comments made by Members; and
(c) To note that the expression of a provisional view did not fetter the

Committee in its consideration of any subsequent formal planning
application.

Head of Communities and Economy

Agenda No  Report Title Presented by:

5.5 Pre-Application Consultation: Proposed Peter Arnsdorf
Residential Development, Primary School,
Associated Roads, Landscaping, Open
Space, Footpath/Cycle ways, Sustainable
Urban Drainage (SUDs) and Infrastructure
at Land South East of Auchendinny, The
Brae, Auchendinny. (17/00606/PAC).

Executive Summary of Report

There was submitted report, dated 7 November 2017, by the Head of Communities
and Economy advising that a pre application consultation had been submitted
regarding a proposed residential development, primary school, associated roads,
landscaping, open space, footpath/cycle ways, sustainable urban drainage (SUDs)
and infrastructure at land south east of Auchendinny, The Brae, Auchendinny.
(17/00606/PAC).

The report advised that in accordance with the pre-application consultation
procedures noted by the Committee at its meeting on 6 June 2017 (paragraph 5.8
refers) the pre application consultation was being reported to Committee to enable
Members to express a provisional ‘without prejudice’ view on the proposed major
development. The report outlined the proposal, identified the key development
plan policies and material considerations and stated a provisional without prejudice
planning view regarding the principle of development for the Committee’s
consideration.

Summary of Discussion

Having heard from the Planning Manager, the Committee in discussing the
proposals questioned the ability of local infrastructure to support ongoing and
emerging development in the area, in particular the ability of the local road network
to adequately support the additional traffic movements likely to be generated;
pressure on health facilities and education provision; and also measures to
encourage greater use of public transport.
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(@)  To note the provisional planning position set out in the report;
(b)  To note the comments made by Members; and
(c)  To note that the expression of a provisional view did not fetter the

Committee in its consideration of any subsequent formal planning
application.

Head of Communities and Economy

Agenda No  Report Title Presented by:

5.6 Application for Planning Permission for the | Peter Arnsdorf

Erection of 554 Residential Units;
Formation of Access Roads, Sustainable
Urban Drainage Systems and Associated
Works at Land between Deanburn and
Mauricewood Road, Penicuik
(17/00068/DPP).

Executive Summary of Report

There was submitted report, dated 7 November 2017, by the Head of Communities
and Economy concerning the above application.

Summary of Discussion

Having heard from the Planning Manager, the Committee in discussing the
proposed development emphasised the need to phase the development in such a
manner that any impact on local infrastructure and services could be managed.
The ability of the local road network to adequately support the additional traffic
movements likely to be generated both during construction and once the
development was completed was also considered. It being noted that the provision
of a new roundabout at the Mauricewood Road/A702 junction would assist in this
regard. The movement of construction traffic would also be controlled by way of
conditions as would the need to carry out any remedial works as a result of the
ground conditions.

After further discussion, the Committee agreed that planning permission be granted
for the following reason:

By virtue of its scale, location, design and use the proposal complies with policies
RP1, RP2, RP3, IMP1 and IMP2 of the Midlothian Local Plan and policies
STRAT1, ECON2, IMP1 and IMP2 of the Proposed Midlothian Local Development
Plan 2014.

subject to:
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(@)  The prior signing of a legal agreement to secure:

a contribution towards Education provision;

a contribution towards nursery provision;

a contribution towards Angle Park Pavilion;

a contribution towards Penicuik swimming pool and library;

a contribution towards a Traffic Regulation Order;

the provision of affordable housing (22%);

a contribution towards the A701 Relief Road;

a contribution towards Penicuik town centre improvements;
maintenance of open space;

a contribution towards highway works including the A702 roundabout;
cycle and scooter storage/parking equipment/facilities at the catchment
schools; and

restriction on development until A702 roundabout delivered.

The legal agreement shall be concluded within six months. If the agreement
is not concluded timeously the application will be refused; and

(b) The following conditions:

1.

The indicative phasing plan submitted with the application is not
approved. Development shall not begin until details of the phasing of the
development has been submitted to and approved in writing by the
planning authority. The phasing schedule shall include the construction
of each residential phase of the development, the provision of affordable
housing, the provision of open space, structural landscaping, the SUDS
provision and transportation/roads infrastructure. Development shall
thereafter be carried out in accordance with the approved phasing
unless agreed in writing with the planning authority.

Reason: To ensure the development is implemented in a manner which
mitigates the impact of the development process on existing land users
and the future occupants of the development.

Development shall not begin until samples of materials to be used on
external surfaces of the buildings; hard ground cover surfaces; means of
enclosure and ancillary structures have been submitted to and approved
in writing by the planning authority. An enhanced quality of materials
shall be used in the area of improved quality. Development shall
thereafter be carried out using the approved materials or such
alternatives as may be agreed in writing with the planning authority.

Reason: To ensure the quality of the development is enhanced by the
use of quality materials to reflect its setting in accordance with policies
DEV?2 and DEV6 of the Midlothian Local Development Plan and national
planning guidance and advice.

Notwithstanding that delineated on application drawing the development
shall not begin until details of a revised scheme of hard and soft
landscaping has been submitted to and approved in writing by the
planning authority. Details of the scheme shall include:
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i other than existing and finished ground levels and floor levels for all
buildings, open space and roads in relation to a fixed datum;

i existing trees, landscaping features and vegetation to be retained:;
removed, protected during development and in the case of damage,
restored;

iii  proposed new planting in communal areas, road verges and open
space, including trees, shrubs, hedging, wildflowers and grassed
areas;

iv location and design of any proposed walls, fences and gates,
including those surrounding bin stores or any other ancillary
structures;

v schedule of plants to comprise species, plant sizes and proposed
numbers/density;

vi programme for completion and subsequent maintenance of all soft
and hard landscaping;

vii a woodland management plan for existing and proposed areas of
woodland;

viii a biodiversity action plan and maintenance plan to enhance the
biodiversity value of the existing suds pond located nearby to the
north east of the nursery area;

ix drainage details, watercourse diversions, flood prevention measures
and sustainable urban drainage systems to manage water runoff;

X proposed car park configuration and surfacing;

xi proposed footpaths and cycle paths (designed to be unsuitable for
motor bike use); and

xii details of existing and proposed services; water, gas, electric and
telephone

All hard and soft landscaping shall be carried out in accordance with the
scheme approved in writing by the planning authority as the programme
for completion and subsequent maintenance (vi). Any trees or shrubs
removed, dying, becoming seriously diseased or damaged within five
years of planting shall be replaced in the following planting season by
trees/shrubs of a similar species to those originally required.

Reason: To ensure the quality of the development is enhanced by
landscaping to reflect its setting in accordance with policies DEV?2,
DEV6 and DEV7 of the Midlothian Local Development Plan and national
planning guidance and advice.

Development shall not begin until details of the site access, roads,
footpaths, cycle ways and transportation movements has been
submitted to and approved in writing by the planning authority. Details of
the scheme shall include:

i existing and finished ground levels for all roads and cycle ways in
relation to a fixed datum;

i proposed vehicular, cycle and pedestrian access;

iii  proposed roads (including turning facilities), footpaths and cycle
ways;
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iv proposed visibility splays, traffic calming measures, lighting and
signage,;

v proposed construction traffic access and haulage routes;

vi a green transport plan designed to minimise the use of private
transport and to promote walking, cycling, safe routes to school and
the use of public transport:

vii proposed car parking arrangements;

viii an internal road layout which facilitates buses entering and leaving
the site in a forward facing direction;

ix proposed bus stops/lay-bys and other public transport infrastructure;

x a programme for completion for the construction of access, roads,
footpaths and cycle paths; and

xi proposed on and off site mitigation measures identified by the traffic
assessment submitted with the application.

Development shall thereafter be carried out in accordance with the
approved details or such alternatives as may be agreed in writing with
the planning authority.

Reason: To ensure the future users of the buildings, existing local
residents and those visiting the development site during the construction
process have safe and convenient access to and from the site.

5. Notwithstanding the requirements of Condition 1 of this planning
permission, prior to the first occupation of any of the houses on plots 89,
90, 96 and 97 of the Mauricewood development area and any of the
terraced houses within the Rullion Road affordable development area,
the equipped neighbourhood childrens play area with associated
benches and bins delineated on docketed drawings
No.1611.L.L.(93)002 rev A, shall be formed/constructed and made
available for use. There shall be no variation therefrom unless with the
prior written approval of the Planning Authority.

Reason: To ensure the timeous provision of an acceptable quantity and
quality of equipped children’s play in the development in the interests of
the residential amenity of the future occupants of the houses and flats.

6. Notwithstanding the requirements of condition 1 of this planning
permission, prior to the first occupation of any of the house on plots
A60, A61, A62, AG3, A64, A66, A67 and AG8 of the Belwood
development area, the informal kick about pitch within Belwood Park; as
delineated on docketed drawing 1611.L.G.(92)001 rev B, shall be
formed and made available for use. There shall be no variation
therefrom unless with the prior written approval of the Planning
Authority.

Reason: To ensure the timeous provision of an informal kick about pitch
in the development, in the interests of the residential amenity of the
future occupants of the houses and flats.

7. Development shall not begin until details, including a timetable of
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10.

implementation, of ‘Percent for Art’ have been submitted to and
approved in writing by the planning authority. The ‘Percent for Art’ shall
be implemented as per the approved details.

Reason: To ensure the quality of the development is enhanced by the
use of art to reflect its setting in accordance with policies of the
Midlothian Local Development Plan and national planning guidance and
advice.

Development shall not begin until a scheme to deal with any
contamination of the site and/or previous mineral workings has been
submitted to and approved by the planning authority. The scheme shall
contain details of the proposals to deal with any contamination and/or
previous mineral workings and include:

i. The nature, extent and types of contamination and/or previous
mineral workings on the site;

ii. Measures to treat or remove contamination and/or previous mineral
workings to ensure that the site is fit for the uses hereby approved,
and that there is no risk to the wider environment from
contamination and/or previous mineral workings originating within
the site;

iii. Measures to deal with contamination and/or previous mineral
workings encountered during construction work; and

iv. The condition of the site on completion of the specified
decontamination measures.

Before any part of the site is occupied for residential purposes, the
measures to decontaminate/remediate the ground conditions of the site
shall be fully implemented in accordance with the approved scheme to
the approval of the planning authority.

Reason: To ensure that any contamination on the site/ground
conditions is adequately identified and that appropriate decontamination
measures/ground mitigation measures are undertaken to mitigate the
identified risk to site users and construction workers, built development
on the site, landscaped areas, and the wider environment.

No building shall have an under-building that exceeds 0.5 metres in
height above ground level unless otherwise agreed in writing by the
planning authority.

Reason: Under-building exceeding this height is likely to have a
materially adverse effect on the appearance of a house.

Development shall not begin until a programme of archaeological works
(Trial Trench Evaluation) in accordance with a written scheme of
investigation. The approved programme of works shall comprise a field
evaluation by trial trenching reported reported upon initially through a
Data Structure Report submitted to the planning authority and carried
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11.

12.

13.

14.

15.

out by a professional archaeologist prior to any construction works or
pre commencement ground works taking place. There shall be no
variation therefrom unless otherwise agreed in writing by the planning
authority.

Reason: To ensure this development does not result in the unnecessary
loss of archaeological material in accordance with Policies ENV24 and
ENV25 of the Midlothian Local Development Plan.

The recommendations made within Section 6.0 of the Mauricewood,
Penicuik Preliminary Ecological Appraisal report, dated May 2016 and
docketed to this planning permission shall be implemented in full in
accordance with an action programme and timetable to be submitted to
and approved in writing by the Planning Authority.

Reason: In the interests of safeguarding biodiversity.

Development shall not begin until details, including a timetable of
implementation, of high speed fibre broadband have been submitted to
and approved in writing by the planning authority. The details shall
include delivery of high speed fibre broadband prior to the occupation of
each dwellinghouse. The delivery of high speed fibre broadband shall
be implemented as per the approved details.

Reason: To ensure the quality of the development is enhanced by the
provision of appropriate digital infrastructure.

No more than 25 residential units shall be occupied until works
associated with the upgrading of the A702(T)/Mauricewood Road
roundabout, as illustrated in Fairhurst’s Drawing No.86607/1006
Revision K, have been completed to the satisfaction of the Planning
Authority in consultation with Transport Scotland. There shall be no
variation therefrom unless otherwise agreed in writing by the planning
authority.

Reason: To ensure that the standard of infrastructure modification
proposed to the truck road complies with the current standards, and that
the safety and free flow of traffic on the trunk road is not diminished.

Detailed drawings and a written specification of the following shall be
submitted for the prior written approval of the Planning Authority:

(i) The pre-cast concrete benches;

(i) The dog waste bins.

Reason: To ensure the quality of the development is enhanced by the
provision of appropriate designed street furniture.

A detailed plan and elevation drawings and details of the finishing
materials and colours of any electricity station(s) and pumping station(s)
to be erected/installed on the site shall be submitted for the prior written
approval of the Planning Authority.
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16.

Reason: To safeguard the character and visual amenity of the area.

Notwithstanding that delineated on docketed drawings the development
shall conform to the following constraints in accordance with detailed
plans/drawings and design details to be submitted for the prior written

approval of the Planning Authority:

Vi.

Vii.

viii.

In the Belwood development area an additional 3m wide
cycleway/footpath link shall be provided in the vicinity of plot A75
linking the proposed internal road network with the main
cycleway/footpath which will run along the northern boundary of the
adjacent Taylor Wimpey site. This will provide a convenient
cycling/pedestrian link from the new development to the proposed
commercial area which is to be built within the adjacent TW site.

In the Mauricewood area a pedestrian/cyclist zebra crossing shall
be provided at the main pedestrian crossing point opposite plot 22.
This shall be formed as a humped zebra to provide traffic calming
as well as a formal crossing point. This shall be in place prior to the
26th unit in the Mauricewood area being occupied.

In the Mauricewood Road North (CALA) + Rullion Road (Affordable)
areas secure, covered, lockable cycle parking facilities shall be
provided for each flatted dwelling which does not have access to a
private rear garden; which includes plots 35 — 59. The cycle parking
buildings shall have lockable doors with an automatic internal light
and floor drainage. The internal cycle storage shall take the form of
standard ‘Sheffield’ type racks which can accommodate 2 cycles
each. These facilities shall be sited in secure locations within the
site that are overlooked by the properties they are serving.

In the Mauricewood Road North (CALA) + Rullion Road (Affordable)
areas details of the bin storage arrangements for the flats shall be
submitted and a suitable access route to the kerb provided. This will
include the provision of an area of hardstanding in the vicinity of the
pickup point.

Details of the proposed new junctions and pedestrian crossing
points onto Mauricewood Road and Rullion Road (identified in the
Transport Assessment) shall be submitted for the prior approval of
the Planning Authority.

Two sets of bus stops and shelters shall be provided at suitable
locations on the spine road. The southern set shall be in the vicinity
of the affordable housing with the second set on the Nursery
frontage.

Traffic calming features shall be provided along the spine road to
produce vehicle speeds in line with the road speed limit. As a
possible bus route raised ‘flat top’ tables at road junctions and
sinusoidal road humps would be suitable features to use. A
minimum of 3 flat top tables and 4 road humps are required for this
length of road.

Technical details for the proposed 3 SUDs basins are required
including engineering sections through the basins showing the invert
level, 1:200y flood level, side slopes and the level of any nearby
new road / footpath. The details shall also show the anticipated
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17.

18.

19.

overland flow route from the basins during extreme flood conditions.

ix. Prior to the first occupation of any units on the west side of
Mauricewood Road or by a different date to be agreed in advance
by the Planning Authority, the section of footway along the south
side of Rullion Road delineated by a purple coloured line on drawing
No.SRTS001, titled: “SAFE ROUTES TO SCHOOL
FOOTWAY/CYCLEWAY IMPROVEMENT, docketed to this
planning permission shall be widened to 2.8 metres along its length
and that widened footway/cycleway shall be marked out as a
segregated pedestrian footway and cycleway.

x. Prior to the first occupation of any units on the west side of
Mauricewood Road a new zebra crossing shall be provided at a
point on Cuiken Terrace. The location and details of the crossing
shall be submitted for the prior written approval of the Planning
Authority.

Reason for 16i-viii: In the interests of road and pedestrian safety.

Reason for 16ix and 16x: To ensure the provision of a section of safe
pedestrian and cycle route to Cuiken Primary School and Cornbank
Primary School in the interest of pedestrian and cyclist safety.

Notwithstanding that delineated on docketed drawings the configuration
of and the position of the dwellings on plots AO1 and A02 of the Nursery
development area are not approved. No works shall be carried out on
the land comprising plots AO1 and A02 unless and until either (i) a tree
survey demonstrating that no tree(s) in the adjacent woodland are within
the fall distance of the houses on plots A0O1 and A02 is submitted for the
prior written approval of the Planning Authority; or alternatively, (ii) a
revised layout plan for that part of the development site delineating the
reconfiguration of plots AO1 and AO2 and the position on those plots of
the houses on them such that they are out with the fall distance of the
trees in the adjacent woodland, is submitted for the prior written
approval of the Planning Authority.

Reason: The information supplied does not demonstrate that the house
on plot A02 is not within the fall distance of tree(s) within the adjacent
woodland.

Notwithstanding that delineated on application drawings the cycle stores
of cottage flats delineated on drawing No.15124(PL)704 and also the
cottage flats within the Rullion Road affordable area shall extend
beneath each of the stairs so that bicycles can be wheeled into the
store. Each cycle store shall have a secure lockable door and
incorporate a light, a drain and a bike rack/attachment bar.

Notwithstanding that delineated on application drawings the cycle
storage rooms of the Rullion Road and Nursery area flats shall have a
secure lockable door and incorporate a light, a drain and at least one
bicycle rack per flat.
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21.

22.

23.

24

Reason for conditions 18 & 19: To ensure the provision of adequate
secure bicycle parking for the flats that do not have a private garden, in
the interests of the amenity of the future occupants of the flats.

The road serving plots 17 - 22 of the Mauricewood development area
shall be constructed using above ground construction methods that
avoid excavation or lowering of levels of the raised knoll containing the
group of seven Beech trees referred to in the tree report titled: “Group of
Seven Mature Beech Trees” by Donald Roger Associates Ltd,
September 2017. A detailed methodology for the construction of the
road to safeguard the five Beech trees within the knoll that are to be
retained shall be approved in advance by the Planning Authority.

Reason: Allowing the development to cut into the raised knoll would
encroach into the root zone of and thus would likely harm the mature
Beech trees standing on the knoll. Five of those Beech trees are in fair
condition and have landscape amenity value and thus should be
protected. The loss of these trees would be to the detriment of the
landscape character and amenity of the area.

The recommendation made in the tree report titled: “Group of Seven
Mature Beech Trees” by Donald Roger Associates Ltd, September
2017, shall be carried out in full and without any variation unless with
the prior written approval of the Planning Authority.

Reason: To ensure the retention of five Beech trees which have historic
importance and are of landscape value.

Notwithstanding that delineated on docketed drawing
No0.1611.L.D(94)00 rev A, the proposed three 5m long concrete
benches within Area A are not approved.

Reason: Five of the existing Beech trees within the raised knoll within
area A are in fair condition and have landscape amenity values and thus
they should be safeguarded and retained. The erection/siting of
concrete benches within area A would result in harm to the roots of the
retained trees, thus jeopardising their future survival.

Development shall not begin until details of the provision and use of
electric vehicle charging stations throughout the development have
been submitted to and approved in writing by the planning authority.
Development shall thereafter be carried out in accordance with the
approved details or such alternatives as may be approved in writing with
the planning authority.

Reason: To ensure the development accords with the requirements of
policy TRANS of the Proposed Midlothian Local Development Plan.

Page 18 of 138




25. Prior to development commencing, revised site layout plans and
drawings of both the Rullion Road and Nursery affordable housing areas
delineating all boundary treatments, all footpaths, surfacing materials
and footpath lighting within those area shall be submitted for the prior
written approval of the Planning Authority.

Reason: Modifications are required to/additional information is required
in respect of the development within both the Rullion Road and Nursery
affordable housing areas in order for the development within those
areas to be acceptable in planning terms and to comply with the
development plan.

Head of Communities and Economy

Agenda No Report Title Presented by:

5.7 Application for Planning Permission for the Peter Arnsdorf
Erection of 34 Dwellinghouses; Formation of
Access Road, Car Parking, SUDS Features and
Associated Works on Land South West Of
Torcraik Farm, North Middleton, Gorebridge
(17/00224/DPP).

Executive Summary of Report

There was submitted report, dated 7 November 2017, by the Head of Communities
and Economy concerning the above application.

Summary of Discussion

The Committee, having heard from the Planning Manager, discussed the potential
impact that the proposed development might have on the existing community at
North Middleton and also what benéefits, if any, that the community might expect to
see as a result. There being understandable concerns that a development of this
size would simply put further pressure on existing infrastructure and services
unless adequate provision was made to counter the effects of the additional
housing. Concerns were also expressed regarding the provision for affordable
housing and whether, or not, the levels proposed were adequate.

After further discussion, Councillor Imrie, seconded by Councillor Cassidy, moved
that planning permission be granted as per the recommendations contained in the
report.

As an amendment, Councillor Muirhead, seconded by Councillor Hackett, moved
that planning permission be refused on the grounds of the impact that the proposed
development was likely to have on existing infrastructure and services, in particular
education and health, and also the level of affordable housing provision being
inadequate for the size of such a development.

On a vote being taken, five Members voted for the amendment and seven for the
motion, which accordingly became the decision of the meeting.
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The Committee thereby agreed that planning permission be granted for the
following reason:

By virtue of its scale, location, design and choice of materials the proposed
development accords with policies RP5, RP6, RP7, RP20, RP22, HOUS2,
HOUS4, IMP1, IMP2 and DP2 of the Midlothian Local Plan 2008 and policies
STRAT1, DEV1, DEV2, DEV5, DEV6, DEV7, DEV9, TRAN1, TRANS, IT1, ENV2,
ENV7, ENV9, ENV10, ENV11, ENV15, ENV19, ENV24, ENV25, NRG3, NRG4,
NRG6, IMP1, IMP2 and IMP3 of the Proposed Midlothian Local Development
Plan 2014. The layout and detailed appearance of the development will add
interest to the street scene and it will not have a significant adverse impact on the
amenity of nearby properties. The presumption for development is not
outweighed by any other material consideration.

subject to:

i) the prior signing of a legal agreement to secure the provision of affordable
housing, and contributions towards education provision, Borders Rail,
children’s play provision and maintenance of play equipment. The legal
agreement shall be concluded within six months. If the agreement is not
concluded timeously the application will be refused.

ii) the following conditions:

1. Development shall not begin until details of a scheme of hard and
soft landscaping has been submitted to and approved in writing by
the Planning Authority. Details of the scheme shall include:

i existing and finished ground levels and floor levels for all
buildings, open space, the SUDs feature and roads,
cycleways and paths in relation to a fixed datum;

ii. existing trees, landscaping features and vegetation to be
retained; removed, protected during development and in
the case of damage, restored;

iii) proposed new planting in communal areas and open
space, including trees, shrubs, hedging, wildflowers and
grassed areas;

iv)  location and design of any proposed walls, fences and
gates;

V) schedule of plants to comprise species, plant sizes and
proposed numbers/density;

vi)  programme for completion and subsequent maintenance of
all soft and hard landscaping. The landscaping in the open
spaces shall be completed prior to the houses/buildings on
adjoining plots are occupied. Any tree felling or vegetation
removal proposed as part of the landscaping scheme shall
take place out with the bird breeding season (March-
August);
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vii)  drainage details and details of sustainable urban drainage
systems to manage water runoff;

viii)  proposed car park configuration and surfacing;

ix)  proposed footpaths and cycle paths (designed to be
unsuitable for motor bike use);

X) details of car park and footpath lighting.

All hard and soft landscaping shall be carried out in accordance with
the scheme approved in writing by the Planning Authority as the
programme for completion and subsequent maintenance (vi).

Thereafter any trees or shrubs removed, dying, becoming seriously
diseased or damaged within five years of planting shall be replaced in
the following planting season by trees/shrubs of a similar species to
those originally required.

Reason: To ensure the quality of the development is enhanced by
landscaping to reflect its setting in accordance with policies RP20
and DP2 of the adopted Midlothian Local Plan, policy DEV6 of the
Proposed Midlothian Local Development Plan and national planning
guidance and advice.

Development shall not begin until samples of materials to be used on
external surfaces of the buildings; hard ground cover surfaces;

means of enclosure and ancillary structures have been submitted to
and approved in writing by the Planning Authority. Development shall
thereafter be carried out using the approved materials or such
alternatives as may be approved in writing with the Planning
Authority.

Reason: To ensure the quality of the development is enhanced by
the use of quality materials to reflect its setting in accordance with
policies RP20 and DP2 of the Midlothian Local Plan and national
planning guidance and advice.

Development shall not begin until details of the kerb/verge
arrangements between plots 19 and 20 and the SUDs basin have been
submitted to and approved in writing by the PlanningAuthority.

Reason: In the interests of road safety, given the close proximity of the
access road to the SUDs basin.

Development shall not begin until details of the access arrangements,
landscape planting and surfacing at the proposed pumping station have
been submitted to and approved in writing by the Planning Authority.

Reason: In the interests of clarity and to ensure that the access to the
pumping station operates successfully and safely and that the pumping
station, which is a hard landscaped feature in a prominent location, is
adequately screened from view.
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10.

Development shall not begin until a traffic management plan related to
the management of vehicles involved in the preparation and
construction of the development hereby approved has been submitted
to and approved in writing by the Planning Authority. Thereafter the
construction traffic shall operate in compliance with the approved traffic
management plan.

Reason: In the interests of road and pedestrian safety, in particular
given the close proximity of the development site to Moorfoot Primary
School.

The dwellinghouses hereby approved shall not be occupied until
vehicular, cycle and pedestrian access details and routes have been
constructed in accordance with plans to be submitted and approved in
writing by the Planning Authority. The plans shall include details of
construction, visibility, traffic calming measures, lighting and signage.

Reason: To ensure the future users of the buildings have safe and
convenient access to and from the site.

Prior to the occupation of any dewllinghouse on site a minimum
visibility splay of 2.4m by 70m shall be provided at both vehicle
entrances into the site. The visibility splay shall be shown on a site
plan to be submitted and approved in writing by the Planning Authority.
Any landscaping within the splay shall be removed and replaced to the
rear of the splay.

The existing street lighting and 20mph speed limit on Borthwick Castle
Road shall be extended over the site frontage with a suitable gateway
feature being formed at the start of the residential development.

The pedestrian crossing point on Borthwick Castle Road shall be
formed as a standard raised zebra crossing and a short section of 2m
wide public footway shall link the new crossing to the existing public
footway at the school access.

Reason for conditions 7 - 9: In the interests of highway and
pedestrian safety.

Additional cycle and scooter parking facilities shall be provided within
the school grounds at Moorfoot Primary School, in a position to be
approved in writing by the Planning Authority, prior to the occupation of
the first house unless an alternative timescale is approved in writing by
the Planning Authority. Details of the cycle and scooter parking shall
be approved in writing by the Planning Authority prior to the installation
of the parking features.

Reason: In order to encourage sustainable forms of travel in terms
of complying with the aims of policy TRAN1 of the Proposed
Midlothian Local Development Plan.
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11. Unless otherwise approved in writing by the Planning Authority the
external materials on the buildings on plots 1-4, 7 -10, 15-17, 24 and
25, as identified on the approved site plan, shall be traditional natural
materials.

Reason: These plots are the most prominent on the application site
and the use of traditional natural materials will ensure that the
development enhances the character and appearance of the
conservation area.

12. Development shall not begin until temporary protective fencing is
erected around all trees and hedges on the site to be retained and
those trees off site which have a canopy which extends in to the
application site. The fencing shall be positioned in circumference to the
trunk at a distance from it which correlates to the canopy unless
otherwise approved in writing with the Planning Authority. No
excavation, soil removal or storage shall take place within the enclosed
area.

Reason: To ensure the development does not result in the loss or
damage of trees and hedges which merit retention in accordance
with policies RP5 and RP20 of the Midlothian Local Plan, policies
DEV7, ENV7 and ENV11 of the Proposed Midlothian Local
Development Plan and national planning guidance and advice.

13. No house shall have an under-building that exceeds 0.5 metres in
height above ground level unless otherwise approved in writing by the
Planning Authority.

Reason: Under-building exceeding this height is likely to have a
materially adverse effect on the appearance of a house.

14. Development shall not begin until a scheme of archaeological
investigation has been undertaken in accordance with details
submitted to and approved in writing by the Planning Authority.

Reason: To ensure this development does not result in the
unnecessary loss of archaeological material in accordance with
Policy RP28 of the adopted Midlothian Local Plan and policies
ENV24 and ENV25 of the proposed Midlothian Local Development
Plan.

15. Development shall not begin until details, including a timetable of
implementation, of ‘Percent for Art’ have been submitted to and
approved in writing by the Planning Authority. The ‘Percent for Art’
shall be implemented as per the approved details.

Reason: To ensure the quality of the development is enhanced by
the use of art to reflect its setting in accordance with policies in the
adopted Midlothian Local Plan and the Proposed Midlothian Local
Development Plan and national planning guidance and advice.
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16.

17.

18.

19.

20.

Development shall not begin until details, including a timetable of
implementation, of high speed fibre broadband have been submitted to
and approved in writing by the Planning Authority. The details shall
include delivery of high speed fibre broadband prior to the occupation
of each dwellinghouse. The delivery of high speed fibre broadband
shall be implemented as per the approved details.

Reason: To ensure the quality of the development is enhanced by
the provision of appropriate digital infrastructure in accordance with
the requirements of policy IT1 of the Proposed Midlothian Local
Development Plan.

Development shall not begin until details of a sustainability/biodiversity
scheme for the site, including the provision of house bricks and boxes
for bats and swifts throughout the development has been submitted to
and approved in writing by the Planning Authority. Development shall
thereafter be carried out in accordance with the approved details or
such alternatives as may be approved in writing with the Planning
Authority.

Reason: To ensure the development accords with the requirements of
policy DEV5 of the Proposed Midlothian Local Development Plan.

Development shall not begin until details of the provision and use of
electric vehicle charging stations throughout the development have
been submitted to and approved in writing by the Planning Authority.
Development shall thereafter be carried out in accordance with the
approved details or such alternatives as may be approved in writing
with the Planning Authority.

Reason: To ensure the development accords with the
requirements of policy TRANS of the Proposed Midlothian Local
Development Plan.

Prior to the commencement of development details to demonstrate
how the development complies with either policy NRG3 or NRG6 of
the emerging Midlothian Local Development Plan shall be submitted to
and approved in writing by the Planning Authority.

The dwellinghouses hereby approved shall not be occupied until the
zero and/or low carbon equipment or community heating system
approved as part of condition 10 of this permission is installed in
accordance with a phasing scheme which is to be agreed in writing by
the Planning Authority.

Reason for conditions 19 and 20: To ensure this development
complies with the on-site carbon emissions target stated in policy
NRG3 of the emerging Midlothian Local Development Plan or
secures the infrastructure for a community heating system in
compliance with policies NRG3, NRG4 and NRG6 of the emerging
Midlothian Local Development Plan, in order to promote sustainable
development.
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Head of Communities and Economy

Councillor Lay-Douglas left the meeting during consideration of the foregoing item
of business at 3.10 pm.

Agenda No Report Title Presented by:

5.8 Application for Planning Permission in Principle Peter Arnsdorf
for the Erection of Retail Unit at Soutra Mains
Farm, Blackshiels, Fala, Pathhead
(17/00641/PPP).

Executive Summary of Report

There was submitted report, dated 7 November 2017, by the Head of Communities
and Economy concerning the above application.

Summary of Discussion

Having heard from the Planning Manager, who responded to Members questions,
the Committee discussed the current policy position, in particular the potential
impact of the proposed retail unit on the vitality and viability of nearby town centres
and the operational requirement by means of the sequential approach. The
Committee also considered the likely impact on road safety. It being noted that
these issues were all key concerns in relation to previous applications. Whilst
opinion was divide over whether the case for a departure from the policy position in
relation to the impact on nearby town centres and the requirement for a sequential
approach had been clearly established, there was a general feeling amongst
members of the Committee that the road safety concerns could not be ignored.

After further discussion, Councillor Smaill, seconded by Councillor Cassidy, moved
that planning permission be granted subject to appropriate conditions.

As an amendment, Councillor Milligan, seconded by Councillor Muirhead, moved
that planning permission be refused for the reasons detailed in the Head of
Communities and Economy’s report.

On a vote being taken, six Members voted for the amendment and six for the
motion. There being an equality of votes, the Chair exercised his casting vote in
favour of the amendment, which accordingly became the decision of the meeting.

The Committee agreed that planning permission be refused for the following
reasons:

1. The proposed retail development would comprise of a development in
the countryside for which it has not been demonstrated that there is an
operational requirement for a countryside location. Accordingly, the
proposed development is contrary to the adopted Midlothian Local Plan
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(2008) policies RP1, SHOPS and ECON8 and the proposed Midlothian
Local Development Plan (2014) policies TRC2 and RD1.

2. As the application site is in a remote countryside location it is not in one of
the acceptable locations, as specified in the sequential town centre first
approach identified in the Scottish Planning Policy. As no sequential test
has been submitted for assessment it has not been demonstrated, to the
satisfaction of the Planning Authority, that the site is appropriate for the
proposed use and that there are no other more sustainable or suitable
sites which could accommodate the development more appropriately.
Accordingly, the proposed development is contrary to the SPP, policy 3 of
the Strategic Development Plan, policy SHOPS5 of the adopted Midlothian
Local Plan (2008) and TRC2 of the proposed Midlothian Local
Development Plan.

3. It has not been demonstrated to the satisfaction of the Planning Authority
that the operation of the proposed retail complex would not undermine the
vitality and viability of Midlothian's town centres, in particular Pathhead.

4. It has not been demonstrated to the satisfaction of the Planning
Authority that the required visibility splays (215 metres in each direction)
can be achieved.

5. The indicative information submitted shows a building which, on account
of its scale, form, design and materials will not be compatible to its
location or to existing nearby buildings.

Head of Communities and Economy

The meeting terminated at 3.35pm.
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Planning Committee
Tuesday 9 January 2018
ltem No 4.2

Minute of Special Meeting

Planning Committee

5 December 2017 2.00 pm Council Chambers, Midlothian
House, Buccleuch Street,
Dalkeith

Present:

Councillor Imrie (Chair) Councillor Alexander

Councillor Baird Councillor Cassidy

Councillor Curran Councillor Hackett

Councillor Johnstone Councillor Lay-Douglas

Councillor McCall Councillor Montgomery

Councillor Muirhead Councillor Parry

Councillor Smaill Councillor Winchester
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1. Apologies

Apologies received from Councillors Milligan, Munro and Russell.

2. Order of Business

The order of business was confirmed as outlined in the agenda that had been
previously circulated.

3. Declarations of interest

No declarations of interest were intimated.

4. Reports

Agenda No

Report Title Presented by:

Application For Planning Permission in Principle Peter Arnsdorf
for Residential Development, Erection of Primary

School and Mixed Use Development at Land at

Cauldcoats, Millerhill, Dalkeith 14/00910/PPP.

Executive Summary of Report

There was submitted report, dated 28 November 2017, by the Head of
Communities and Economy regarding the above application.

Summary of Discussion

Having heard from the Planning Manager, who responded to Members’ questions,
the Committee discussed the potential impact of the proposed development on
existing residents living in, or near, the application site. It being acknowledged that
efforts would be made to keep disturbance to a minimum and to phase the
development in such a way that any potential issues could be sympathetically
managed.

The Committee agreed that planning permission be granted for the following
reasons:-

The proposed development site is identified as being part of the Council’s
safeguarded/committed housing land supply within the Midlothian Local
Development Plan 2017 and as such there is a presumption in favour of the
proposed development. This presumption in favour of development is not
outweighed by any other material considerations. The Environmental Assessment
submitted in relation to the planning application has been considered as part of the
assessment and it is concluded that the environmental effect of the development is
acceptable given the various mitigation measures that are detailed in the
Environmental Assessment.

subject to:
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the prior signing of a legal agreement to secure the provision of affordable
housing and contributions towards: education provision; children’s play
provision; open space maintenance; Borders Rail; improved public transport
access; and, the payment of necessary roads orders; and

the following conditions:

1.

This planning approval is for the first phase of development identified on
drawing reference number 14008(PL)003A and titled ‘Indicative
Development Framework Phase1’. The number of dwelling units
approved for this site is limited to 350, unless otherwise agreed in
writing by the planning authority. The proposed Indicative Development
Framework submitted as part of this planning application is not
approved as the Masterplan for the site. Development shall not
commence until an application for approval of matters specified in
condition regarding an overall Masterplan for the site has been
submitted to and approved in writing by the planning authority.

Reason: The application has been assessed on the basis of a
maximum of 350 dwellings being built on the site as allocated in the
Midlothian Local Development Plan 2017. Any additional dwellings
would have a further impact on local infrastructure, in particular
education provision, and additional mitigation measures may be
required. Any such measures would need further assessment by way of
a planning application.

Development shall not begin until an application for approval of matters
specified in conditions regarding the phasing of the development has
been submitted to and approved in writing by the planning authority.
The phasing schedule shall include the construction of each residential
and economic/commercial phase of the development, the provision of
affordable housing, the provision of open space, structural landscaping,
SUDS provision, transportation infrastructure and percent for art.
Development shall thereafter be carried out in accordance with the
approved phasing unless agreed in writing with the planning authority.

Reason: To ensure the development is implemented in a manner which
mitigates the impact of the development process on existing land users
and the future occupants of the development.

Development shall not begin on an individual phase of development
(identified in compliance with condition 2) until an application for
approval of matters specified in conditions for a scheme of hard and soft
landscaping works has been submitted to and approved in writing by
the planning authority. Details of the scheme shall include:

[ existing and finished ground levels and floor levels for all buildings
and roads in relation to a fixed datum;

ii existing trees, landscaping features and vegetation to be retained;
removed, protected during development and in the case of
damage, restored;
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i  proposed new planting in communal areas and open space,
including trees, shrubs, hedging and grassed areas;

iv  location and design of any proposed walls, fences and gates,
including those surrounding bin stores or any other ancillary
structures;

Y schedule of plants to comprise species, plant sizes and proposed
numbers/density;

vi  programme for completion and subsequent maintenance of all soft
and hard landscaping. The landscaping in the open spaces shall
be completed prior to the houses/industrial buildings on adjoining
plots are occupied;

vii  drainage details and sustainable urban drainage systems to
manage water runoff;

viii  proposed car park configuration and surfacing;

ix  proposed footpaths and cycle paths (designed to be unsuitable for
motor bike use);

X proposed play areas and equipment (in the residential areas);

xi  proposed cycle parking facilities; and

xii  proposed area of improved quality (minimum of 20% of the
proposed dwellings across the whole site).

All hard and soft landscaping shall be carried out in accordance with the
scheme approved in writing by the planning authority as the programme
for completion and subsequent maintenance (vi). Thereafter any trees
or shrubs removed, dying, becoming seriously diseased or damaged
within five years of planting shall be replaced in the following planting
season by trees/shrubs of a similar species to those originally required.

Reason: To ensure the quality of the development is enhanced by
landscaping to reflect its setting in accordance with policies DEV?2,
DEV5, DEV6, DEV7 and DEV9 of the Midlothian Local Development
Plan 2017 and national planning guidance and advice.

Development shall not begin on an individual phase of development
(identified in compliance with condition 2) until an application for
approval of matters specified in conditions for the siting, design and
external appearance of all residential/industrial units and other
structures has been submitted to and approved in writing by the
planning authority. The application shall include samples of materials to
be used on external surfaces of the buildings; hard ground cover
surfaces; means of enclosure and ancillary structures. These materials
will also include those proposed in the area of improved quality (20% of
the total number of proposed dwellings across the whole site).
Development shall thereafter be carried out using the approved
materials or such alternatives as may be agreed in writing with the
planning authority.

Reason: To ensure the quality of the development is enhanced by the
use of quality materials to reflect its setting in accordance with policies
DEV2, DEV5 and DEV6 of the Midlothian Local Development Plan 2017
and national planning guidance and advice.
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Development shall not begin on an individual phase of development
(identified in compliance with condition 2) until an application for
approval of matters specified in conditions for the site access, roads,
footpaths, cycle ways and transportation movements has been
submitted to and approved in writing by the planning authority. Details
of the scheme shall include:

[ a programme for completion for the construction of access, roads,
footpaths and cycle paths;

ii existing and finished ground levels for all roads, footways and
cycle ways in relation to a fixed datum;

i the proposed roads (including turning facilities), footpaths and
cycle ways including suitable walking and cycling routes linking the
new housing with the local primary school and the rest of
Shawfair;

iv. proposed visibility splays, traffic calming measures, lighting and
signage;

% proposed construction traffic access and haulage routes;

vi  proposed car parking arrangements;

vii  the proposed mitigation measures listed in section7.8.2 of the
Transport Assessment;

viii  the widening of the substandard sections of the Cauldcoats Farm
Road (U46) to a minimum of 6 metres and the provision of a
remote footway;

ix  widening and lighting of footway (to a 2.5 nominal width) of the
existing unlit pedestrian footway alongside Millerhill Road leading
from the development to Newton Village; and

X a traffic controlled junction for The Wisp/Millerhill Road junction
providing suitable traffic management and pedestrian crossing
facilities.

Development shall thereafter be carried out in accordance with the
approved details or such alternatives as may be agreed in writing with
the planning authority.

Reason: To ensure the future users of the buildings, existing local
residents and those visiting the development site during the
construction process have safe and convenient access to and from the
site.

Development shall not begin until an application for approval of matters
specified in conditions for a scheme to deal with any contamination of
the site and/or previous mineral workings has been submitted to and
approved by the planning authority. The scheme shall contain details of
the proposals to deal with any contamination and/or previous mineral
workings and include:

I. the nature, extent and types of contamination and/or previous
mineral workings on the site;

i measures to treat or remove contamination and/or previous
mineral workings to ensure that the site is fit for the uses hereby
approved, and that there is no risk to the wider environment from
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contamination and/or previous mineral workings originating within
the site;

iii measures to deal with contamination and/or previous mineral
workings encountered during construction work; and,

iv  the condition of the site on completion of the specified
decontamination measures.

Before any part of the site is occupied for residential/commercial
purposes, the measures to decontaminate the site shall be fully
implemented as approved by the planning authority.

Reason: To ensure that any contamination on the site is adequately
identified and that appropriate decontamination measures are
undertaken to mitigate the identified risk to site users and construction
workers, built development on the site, landscaped areas, and the wider
environment.

Development shall not begin until an application for approval of matters
specified in conditions, including a timetable of implementation, of
‘Percent for Art’ has been submitted to and approved in writing by the
planning authority. The ‘Percent for Art’ shall be implemented as per the
approved details.

Reason: To ensure the quality of the development is enhanced by the
use of art to reflect its setting in accordance with policies DEV6 and
IMP1 of the Midlothian Local Development Plan 2017 and national
planning guidance and advice.

Development shall not begin until an application for approval of matters
specified in conditions for a programme of archaeological works (field
evaluation by trial trenching) has been carried out at the site by a
professional archaeologist in accordance with details submitted to and
approved in writing by the planning authority. The area to be
investigated should be no less than 7% of the total site area with an
additional 2% contingency should significant archaeological remains be
encountered.

Reason: To ensure this development does not result in the
unnecessary loss of archaeological material in accordance with policy
ENV25 of the Midlothian Local Development Plan 2017.

Development shall not begin until an application for approval of matters
specified in conditions setting out details, including a timetable of
implementation, of high speed fibre broadband has been submitted to
and approved in writing by the planning authority. The details shall
include delivery of high speed fibre broadband prior to the occupation of
each dwellinghouse/commercial building. The delivery of high speed
fibre broadband shall be implemented as per the approved details.

Reason: To ensure the quality of the development is enhanced by the
provision of appropriate digital infrastructure.
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10.

11.

12.

13.

14.

Development shall not begin until an application for approval of matters
specified in conditions for a scheme of sustainability/biodiversity for the
site, including the provision of house bricks and boxes for bats and
swifts throughout the development, a programme of ecological surveys
(repeat survey work for bats and badgers no more than 12 months in
advance of the commencement of development on the site) and
management proposals for Invasive Non Native Species has been
submitted to and approved in writing by the planning authority.
Development shall thereafter be carried out in accordance with the
approved details or such alternatives as may be approved in writing with
the planning authority.

Reason: To ensure the development accords with the requirements of
policy DEVS of the Midlothian Local Development Plan 2017.

Development shall not begin until an application for approval of matters
specified in conditions for the provision and use of electric vehicle
charging stations throughout the development has been submitted to
and approved in writing by the planning authority. Development shall
thereafter be carried out in accordance with the approved details or
such alternatives as may be approved in writing with the planning
authority.

Reason: To ensure the development accords with the requirements of
policy TRANS of the Midlothian Local Development Plan 2017.

Development shall not begin until an application for approval of matters
specified in conditions for a scheme setting out the scope and feasibility
of a community heating scheme for the development hereby approved
and; if practicable, other neighbouring developments/sites, in
accordance with policy NRG6 of the Midlothian Local Development
Plan, shall be submitted for the prior written approval of the planning
authority.

No dwellinghouse/commercial building on the site shall be occupied
until a community heating scheme for the site and; if practicable, other
neighbouring developments/sites, is approved in writing by the planning
authority. The approved scheme shall be implemented in accordance
with a phasing scheme also to be agreed in writing in advance by the
Planning Authority. There shall be no variation therefrom unless with the
prior written approval of the planning authority.

Reason for conditions 12 and 13: To ensure the provision of a
community heating system for the site to accord with the requirements
of policy NRG6 of Midlothian Local Development Plan 2017 and in order
to promote sustainable development.

No building shall have an under-building that exceeds 0.5 metres in
height above ground level unless otherwise agreed in writing by the
planning authority.
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15.

16.

Reason: Under-building exceeding this height is likely to have a
materially adverse effect on the appearance of a building.

Development shall not begin until an application for approval of matters
specified in conditions for a Construction Environment Management
Plan (CEMP) has been submitted to and approved in writing by the
planning authority. The CEMP shall include:

I signage for the construction traffic, pedestrians and other users of
the site;

ii.  controls on the arrival and departure times for the construction
vehicles and for site workers;

iii.  details of piling methods (if employed);

iv.  details of earthworks;

v.  control of emissions strategy;

vi. a dust management plan strategy;

vii. waste management and disposal of material strategy;

viii. a community liaison representative will be identified to deal with
the provision of information on the development to the local
community and to deal with any complaints regarding construction
on the site;

ix. prevention of mud/debris being deposited on the public highway;
and

X.  material and hazardous material storage and removal.

Development shall thereafter be carried out in accordance with the
approved details or such alternatives as may be approved in writing with
the planning authority.

Reason: In order to control the construction activity on the site, ensure
environmental impact during the construction period is acceptable and
to ensure appropriate mitigation is in place in compliance with the
Environmental Statement submitted with this planning application.

Development shall not begin until an application for approval of matters
specified in conditions assessing the likely effects of road traffic noise
(including the traffic to the Anaerobic Digestion Plant and the Recycling
and Energy Recovery Centre at Millerhill) and of noise from the nearby
commercial premises (to the south west of the site, to the north of the
site, and to the opposite side of The Wisp) on the amenity of the future
occupants of the houses has been submitted to and approved in writing
by the planning authority. Any noise mitigation measures necessary to
ensure compliance with the following criteria:

i. 50 dB LAeq(16hr) for daytime external garden amenity;

ii. 35 dB LAeq(16hr) for daytime internal living apartment; and,

iii. 30 dB LAeq(8 hour) for night time internal living apartment (excluding
fixed plant controlled by NR25 or NR20 if tonal).

The night time sleep disturbance criteria shall be that contained in the
WHO Night Noise Guidelines for Europe, LAmax of 42 dB(A).
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17.

18.

19.

20.

21.

Any recommended noise mitigation measures shall be implemented
prior to the occupation of the dwellinghouses.

Reason: In the interests of safeguarding the residential amenity of
the future occupants of the houses.

Development shall not begin until an application for approval of matters
specified in conditions assessing flood risk and its mitigation has been
submitted to and approved in writing by the planning authority.
Development shall thereafter be carried out in accordance with the
approved details or such alternatives as may be approved in writing with
the planning authority.

Reason: To address the outstanding concerns highlighted by SEPA in
relation to Flood Risk and to ensure flood risk to the development can
be mitigated and the development will not increase the risk of flooding
elsewhere.

Prior to the commencement of development on the site a risk
assessment for the proposed stabilisation of mine workings with
Pulverised Fuel Ash (PFA) grout is to be submitted to and approved in
writing by the planning authority, in consultation with SEPA. Thereafter
any mitigation required to prevent the pollution of ground water
associated with proposals to grout with PFA, shall be implemented at
the site.

Reason: To ensure any grouting does not cause unacceptable
environmental impact by means of pollution of ground water.

The mixed use development shall have a floor space of no more than
200 square meters and will comprise a mix of classes 1, 2 or 3, as
defined in The Town and Country Planning (Use Classes) (Scotland)
Order 1997 and any subsequent replacement order. Planning
permission is not granted for non residential uses outwith the stated use
classes.

Reason: To define the terms of the consent and to ensure the proposal
is acceptable in terms of the Midlothian Local Development Plan 2017.

Construction, engineering, site delivery and any other operations shall
only take place between 0800 to 1900hrs Monday to Friday and 0800 to
1300hrs on Saturdays. Any amendment of these hours shall be agreed
in writing with the planning authority prior to work taking place outwith
the hours stated.

Construction, engineering, site delivery and any other operations shall
comply with following noise level: 70 dB LAeq(12hr) (fagcade), with the
best practicable means (BPM) at all times in accordance with BS5228
guidance. All fixed plant/machinery noise shall comply with the
following:

Night time (22:00 — 07:00 hrs) NR25 (internal, open window)

Day time (07:00 - 22:00 hrs) - NR30 (internal, open window)
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22. Commercial/industrial/leisure noise affecting residential use (existing or
proposed) when rated in accordance with BS 4142: 2014, shall be less
than +5dB above an agreed representative LA90.

Reason for conditions 20 and 22: To ensure noise assessment
criteria are appropriate to protect residential amenity.

Head of Communities and Economy

Agenda No  Report Title Presented by:

4.2 Section 42 Application to Extend the Time Peter Arnsdorf
Permitted for the Submission of Applications for
Matters Specified in Conditions Imposed on a
Grant of Outline Planning Permission
(09/00354/0UT) for Residential Development and
Classes 4, 5 and 6 Economic Development at
Land between Loanhead Road And Edgefield
Industrial Estate, Loanhead 17/00273/S42.

Executive Summary of Report

There was submitted report, dated 28 November 2017, by the Head of
Communities and Economy regarding the above application.

Summary of Discussion

The Committee, having heard from the Planning Manager, who responded to
Members’ questions and comments, discussed the likely hosing numbers, the
provision for affordable housing and pressure on existing infrastructure, particularly
the road transport network in the area.

The Committee agreed that planning permission be granted for the
following reasons:

The proposed development site is identified as being part of the Council’s
safeguarded/committed housing and economic land supply within the Midlothian
Local Development Plan 2017 and as such there is a presumption in favour of the
proposed development. This presumption in favour of development is not
outweighed by any other material considerations.

subject to:

i) the applicants submitting a coal mining risk assessment demonstrating that
they can mitigate the risk from the coal mining legacy to the satisfaction of
the Coal Authority and as such securing the removal of the outstanding
objection from the Coal Authority, prior to planning permission being issued.
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ii)

the prior signing of a legal agreement to secure contributions towards
education provision, affordable housing and leisure facilities. The legal
agreement shall be concluded within six months. If the agreement is not
concluded timeously the application will be refused.

the following conditions:

1.

No more than 297 dwellings shall be erected on the site.

Reason: The application has been assessed on the basis of a
maximum of 297 dwellings being built on the site. Any additional
dwellings would have a further impact on local infrastructure, in
particular education provision, and additional mitigation measures may
be required. Any such measures would need further assessment by
way of a planning application.

Development shall not begin until an application for approval of matters
specified in conditions regarding the phasing of the development has
been submitted to and approved in writing by the planning authority.
The phasing schedule shall include the construction of each residential
and economic/industrial phase of the development, the provision of
affordable housing, the provision of open space, structural landscaping,
SUDS provision, transportation infrastructure and percent for art.
Development shall thereafter be carried out in accordance with the
approved phasing unless agreed in writing with the planning authority.

Reason: To ensure the development is implemented in a manner which
mitigates the impact of the development process on existing land users
and the future occupants of the development.

Development shall not begin on an individual phase of development
(identified in compliance with condition 2) until an application for
approval of matters specified in conditions for a scheme of hard and soft
landscaping works has been submitted to and approved in writing by
the planning authority. Details of the scheme shall include:

i existing and finished ground levels and floor levels for all buildings
and roads in relation to a fixed datum;

i existing trees, landscaping features and vegetation to be retained:;
removed, protected during development and in the case of damage,
restored;

iii  proposed new planting in communal areas and open space,
including trees, shrubs, hedging and grassed areas;

iv location and design of any proposed walls, fences and gates,
including those surrounding bin stores or any other ancillary
structures;

v schedule of plants to comprise species, plant sizes and proposed
numbers/density;

vi programme for completion and subsequent maintenance of all soft
and hard landscaping. The landscaping in the open spaces shall be
completed prior to the houses/industrial buildings on adjoining plots
are occupied;
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vii drainage details and sustainable urban drainage systems to
manage water runoff;

viii proposed car park configuration and surfacing;

ix proposed footpaths and cycle paths (designed to be unsuitable for
motor bike use);

X proposed play areas and equipment (in the residential areas);

xi proposed cycle parking facilities; and

xii proposed area of improved quality (minimum of 20% (60
dwellinghouse) of the total number of proposed dwellings (297
dwellinghouses) across the whole site).

All hard and soft landscaping shall be carried out in accordance with the
scheme approved in writing by the planning authority as the programme
for completion and subsequent maintenance (vi). Thereafter any trees
or shrubs removed, dying, becoming seriously diseased or damaged
within five years of planting shall be replaced in the following planting
season by trees/shrubs of a similar species to those originally required.

Reason: To ensure the quality of the development is enhanced by
landscaping to reflect its setting in accordance with policies DEV?2,
DEV5, DEV6, DEV7 and DEV9 of the Midlothian Local Development
Plan 2017 and national planning guidance and advice.

Development shall not begin on an individual phase of development
(identified in compliance with condition 2) until an application for
approval of matters specified in conditions for the siting, design and
external appearance of all residential/industrial units and other
structures has been submitted to and approved in writing by the
planning authority. The application shall include samples of materials to
be used on external surfaces of the buildings; hard ground cover
surfaces; means of enclosure and ancillary structures. These materials
will also include those proposed in the area of improved quality (20% of
the total number of proposed dwellings across the whole site).
Development shall thereafter be carried out using the approved
materials or such alternatives as may be agreed in writing with the
planning authority.

Reason: To ensure the quality of the development is enhanced by the
use of quality materials to reflect its setting in accordance with policies
DEV2, DEV5 and DEV6 of the Midlothian Local Development Plan 2017
and national planning guidance and advice.

Development shall not begin on an individual phase of development
(identified in compliance with condition 2) until an application for
approval of matters specified in conditions for the site access, roads,
footpaths, cycle ways and transportation movements has been
submitted to and approved in writing by the planning authority. Details
of the scheme shall include:

i a programme for completion for the construction of access, roads,
footpaths and cycle paths;
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i existing and finished ground levels for all roads, footways and cycle
ways in relation to a fixed datum;

i the proposed roads (including turning facilities), footpaths and cycle
ways including suitable walking and cycling routes linking the new
housing with the local primary school and the rest of Loanhead;

iv proposed visibility splays, traffic calming measures, lighting and
signage;

v proposed construction traffic access and haulage routes; and

vi proposed car parking arrangements.

Development shall thereafter be carried out in accordance with the
approved details or such alternatives as may be agreed in writing with
the planning authority.

Reason: To ensure the future users of the buildings, existing local
residents and those visiting the development site during the
construction process have safe and convenient access to and from the
site.

Development shall not begin until an application for approval of matters
specified in conditions for a scheme to deal with any contamination of
the site and/or previous mineral workings has been submitted to and
approved by the planning authority. The scheme shall contain details of
the proposals to deal with any contamination and/or previous mineral
workings and include:

i. the nature, extent and types of contamination and/or previous
mineral workings on the site;

i measures to treat or remove contamination and/or previous mineral
workings to ensure that the site is fit for the uses hereby approved,
and that there is no risk to the wider environment from
contamination and/or previous mineral workings originating within
the site;

iii  measures to deal with contamination and/or previous mineral
workings encountered during construction work; and,

iv the condition of the site on completion of the specified
decontamination measures.

Before any part of the site is occupied for residential/commercial
purposes, the measures to decontaminate the site shall be fully
implemented as approved by the planning authority.

Reason: To ensure that any contamination on the site is adequately
identified and that appropriate decontamination measures are
undertaken to mitigate the identified risk to site users and construction
workers, built development on the site, landscaped areas, and the wider
environment.

Development shall not begin until an application for approval of matters
specified in conditions, including a timetable of implementation, of
‘Percent for Art’ has been submitted to and approved in writing by the
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10.

11.

planning authority. The ‘Percent for Art" shall be implemented as per
the approved details.

Reason: To ensure the quality of the development is enhanced by the
use of art to reflect its setting in accordance withpolicies DEV6 and
IMP1 of the Midlothian Local Development Plan 2017 and national
planning guidance and advice.

Development shall not begin until an application for approval of matters
specified in conditions for a programme of archaeological works (field
evaluation by trial trenching) has been carried out at the site by a
professional archaeologist in accordance with details submitted to and
approved in writing by the planning authority. The area to be
investigated should be no less than 7% of the total site area with an
additional 2% contingency should significant archaeological remains be
encountered.

Reason: To ensure this development does not result in the
unnecessary loss of archaeological material in accordance with policy
ENV25 of the Midlothian Local Development Plan 2017.

Development shall not begin until an application for approval of matters
specified in conditions setting out details, including a timetable of
implementation, of high speed fibre broadband has been submitted to
and approved in writing by the planning authority. The details shall
include delivery of high speed fibre broadband prior to the occupation of
each dwellinghouse/commercial building. The delivery of high speed
fibre broadband shall be implemented as per the approved details.

Reason: To ensure the quality of the development is enhanced by the
provision of appropriate digital infrastructure.

Development shall not begin until an application for approval of matters
specified in conditions for a scheme of sustainability/biodiversity for the
site, including the provision of house bricks and boxes for bats and
swifts throughout the development has been submitted to and approved
in writing by the planning authority. Development shall thereafter be
carried out in accordance with the approved details or such alternatives
as may be approved in writing with the planning authority.

Reason: To ensure the development accords with the requirements of
policy DEVS of the Midlothian Local Development Plan 2017.

Development shall not begin until an application for approval of matters
specified in conditions for the provision and use of electric vehicle
charging stations throughout the development has been submitted to
and approved in writing by the planning authority. Development shall
thereafter be carried out in accordance with the approved details or
such alternatives as may be approved in writing with the planning
authority.
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12.

13.

14.

Head of Communities and Economy

Reason: To ensure the development accords with the requirements of
policy TRANS of the Midlothian Local Development Plan 2017.

Development shall not begin until an application for approval of matters
specified in conditions for a scheme setting out the scope and feasibility
of a community heating scheme for the development hereby approved
and; if practicable, other neighbouring developments/sites, in
accordance with policy NRG6 of the Midlothian Local Development
Plan, shall be submitted for the prior written approval of the planning
authority.

No dwellinghouse/commercial building on the site shall be occupied
until a community heating scheme for the site and; if practicable, other
neighbouring developments/sites, is approved in writing by the planning
authority. The approved scheme shall be implemented in accordance
with a phasing scheme also to be agreed in writing in advance by the
Planning Authority. There shall be no variation therefrom unless with the
prior written approval of the planning authority.

Reason for conditions 12 and 13: To ensure the provision of a
community heating system for the site to accord with the requirements
of policy NRG6 of Midlothian Local Development Plan 2017 and in order
to promote sustainable development.

No building shall have an under-building that exceeds 0.5 metres in
height above ground level unless otherwise agreed in writing by the
planning authority.

Reason: Under-building exceeding this height is likely to have a
materially adverse effect on the appearance of a building.

The meeting terminated at 2.15 pm.
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PLANNING COMMITTEE
TUESDAY 9 JANUARY 2018

Midlothian e

SUPPLEMENTARY GUIDANCE: GREEN NETWORKS

Report by Head of Communities and Economy

11

2.1

2.2

2.3

PURPOSE OF REPORT

This report seeks the Committee’s agreement to undertake a formal
consultation on its proposed ‘Green Networks’ supplementary
guidance.

BACKGROUND

At its meeting of 7 November 2017 the Council adopted the Midlothian
Local Development Plan 2017 (MLDP). The MLDP included a
commitment to prepare Supplementary Guidance and Planning
Guidance on a number of topic areas (Section 7.2, pages 81 and 82 of
the MLDP). Additional guidance is required to provide further detail
and interpretation of the policies and strategy set out in its
development plan. One of the topic areas which needs further
clarification is with regard Midlothian’s Green Networks.

Draft Supplementary Guidance has to be published to enable
interested parties to make comment and for any representations
received to be considered prior to finalisation of the guidance.
Supplementary Guidance is subject to a Strategic Environmental
Assessment (SEA) and a Habitats Regulations Appraisal (HRA).
Furthermore, the local planning authority must also notify Scottish
Ministers of its intention to adopted Supplementary Guidance, who
have the opportunity to intervene in its drafting and adoption. Once
adopted Supplementary Guidance forms part of the development plan
and is given statutory weight. Supplementary Guidance is expected on
core topics which are integral to the Council spatial strategy.
Supplementary Guidance will be a significant policy consideration in
the assessment of planning applications.

Non-statutory Planning Guidance does not require prior publication,
consultation or notification to Scottish Ministers. Planning Guidance
will be a material consideration in the assessment of planning
applications but does not form part of the development plan.
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3.1

3.2

3.3

3.4

GREEN NETWORKS SUPPLEMENTARY GUIDANCE

In Midlothian, the green network is connected areas of green and blue
spaces within, around and between towns and villages that provide
usable open space, active travel routes (routes for walking and
cycling), habitats for wildlife and plants, and natural surface water and
flood water management opportunities. Green networks include green
features like parks, woodlands, trees, planted areas, hedges, verges,
allotments, community growing spaces, outdoor play and sports areas
and gardens. They also incorporate blue features such as rivers, lochs,
wetlands, ponds, other watercourses, permeable paving and
sustainable urban drainage systems (SuDS). When considered
together as a network, these green and blue features provide important
assets that contribute to place and environmental quality, opportunities
for shelter, access and travel, sustainable urban drainage, pollution
mitigation, wildlife habitats and to climate change mitigation and
adaptation.

Specific support for and protection of the green network is provided
through MLDP policy ENV2: Midlothian Green Network. This policy is
designed to work in conjunction with other policies in the MLDP
relating to green and blue infrastructure assets and features of
biodiversity value.

The supplementary guidance provides a framework supporting the
delivery of the green network across the whole of Midlothian.
Delivering improvement of the Midlothian Green Network is a
collaborative task, whether it relates to additions to the network or the
protection and enhancement of existing network components.
Midlothian Council will therefore work with partners including
landowners, communities, non-governmental bodies, charities and
other third sector organisations, schools and colleges, businesses and
developers to support the continuing improvement and use of the
green network. The Council will also work with partners to enhance the
green network by seeking to deliver additional green and blue
components that are not specifically anticipated in this document.
Enhancements and additions to the Green Network that will be
delivered as an integral part of new development are identified in the
guidance. The specific requirements for allocated development sites
are identified, as are the area wide network requirements that the
Council will seek contributions to.

The draft guidance will be made publically available on the Council’s
website for period of no less than 28 days. The Community Councils,
the Scottish Environment Protection Agency (SEPA), Scottish Wildlife
Trust, Scottish Water, the RSPB, the Forestry Commission and
Scottish Natural Heritage will be notified of the draft guidance and
invited to make comment.
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4 RECOMMENDATION

4.1 The Committee is recommended to:
a) approve the draft Green Network Supplementary Guidance for
consultation; and
b) consider a further report on the Green Network Supplementary
Guidance following the proposed consultation.

lan Johnson
Head of Communities and Economy

Date: 22 December 2017

Contact Person: Peter Arnsdorf, Planning Manager
peter.arnsdorf@midlothian.gov.uk

Tel No: 0131 271 3310

Background Papers: MLDP 2017 adopted 7 November 2017.
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PLANNING COMMITTEE
TUESDAY 9 JANUARY 2018

Midlothian e

MAJOR DEVELOPMENTS: APPLICATIONS CURRENTLY BEING
ASSESSED AND OTHER DEVELOPMENTS AT PRE-APPLICATION
CONSULTATION STAGE

Report by Head of Communities and Economy

11

2.1

2.2

2.3

3.1

PURPOSE OF REPORT

This report updates the Committee with regard to ‘major’ planning
applications, formal pre-application consultations by prospective
applicants, and the expected programme of applications due for
reporting to the Committee.

BACKGROUND

A major application is defined by regulations and constitutes proposed
developments over a specified size. For example; a development
comprising 50 or more dwellings, a business/industry use with a gross
floor space exceeding 10,000 square metres, a retail development with
a gross floor space exceeding 5,000 square metres and sites
exceeding 2 hectares. A major application (with the exception of a
Section 42 application to amend a previous grant of planning
permission) cannot be submitted to the planning authority for
determination without undertaking a formal pre application consultation
(PAC) with local communities.

At its meeting of 8 June 2010 the Planning Committee instructed that it
be provided with updated information on the procedural progress of
major applications on a regular basis.

The current position with regard to ‘major’ planning applications and
formal pre-application consultations by prospective applicants is
outlined in Appendices A and B attached to this report.

DEVELOPMENT PLAN UPDATE

The development plan is comprised of the Edinburgh and South East
Scotland Strategic Development Plan June 2013 (SDP1) and the
Midlothian Local Development Plan 2017 (MLDP). The MLDP was
adopted by the Council at its meeting of 7 November 2017. The
proposed Strategic Development Plan (SDP2) is currently subject to
examination by Scottish Government Reporters. The Reporter’'s
findings are scheduled to be published in April 2018.
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4 RECOMMENDATION

4.1 The Committee is recommended to note the major planning application
proposals which are likely to be considered by the Committee in 2018
and the updates for each of the applications.

lan Johnson
Head of Communities and Economy

Date: 22 December 2017

Contact Person: Peter Arnsdorf, Planning Manager
peter.arnsdorf@midlothian.gov.uk

Tel No: 0131 271 3310

Background Papers: Planning Committee Report entitled ‘Major
Developments: Applications currently being assessed and other
developments at Pre-Application Consultation stage’ 8 June 2010.
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PLANNING COMMITTEE
TUESDAY 9 JANUARY 2018

Midlothian s

APPEALS AND LOCAL REVIEW BODY DECISIONS

Report by Head of Communities and Economy

11

2.1

2.2

2.3

3.1

PURPOSE OF REPORT

This report informs the Committee of notices of reviews determined by
the Local Review Body (LRB) at its meeting in November 2017. There
are no Scottish Government appeal decisions to report to the
Committee.

BACKGROUND

The Council’'s LRB considers reviews requested by applicants for
planning permission, who wish to challenge the decision of planning
officers acting under delegated powers to refuse the application or to
impose conditions on a grant of planning permission.

The decision of the LRB on any review is final, and can only be
challenged through the Courts on procedural grounds.

Decisions of the LRB are reported for information to this Committee.
PREVIOUS REVIEWS DETERMINED BY THE LRB

At its meeting on 21 November 2017 the LRB made the following
decisions:

Application Site Address | Proposed LRB Decision
Reference Development
1 | 17/00363/DPP | 61A Clerk Change of use Permission granted
Street, from Chiropodist | at LRB meeting of
Loanhead to 21.11.2017

dwellinghouse

2 | 17/00440/DPP | 29 Waverley Change of use Permission refused

Road, from flat to at LRB meeting of
Bonnyrigg house in 21.11.2017
multiple
occupation
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4 RECOMMENDATION

4.1 The Committee is recommended to note the decisions made by the
Local Review Body at its meeting in November 2017.

lan Johnson
Head of Communities and Economy

Date: 22 December 2017

Contact Person: Peter Arnsdorf, Planning Manager
peter.arnsdorf@midlothian.gov.uk

Tel No: 0131 271 3310

Background Papers: LRB procedures agreed on the 13 June 2017.
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PLANNING COMMITTEE
TUESDAY 9 JANUARY 2018

Midlothian Tnes

PRE - APPLICATION REPORT REGARDING MIXED USE
DEVELOPMENT COMPRISING OFFICES, STORES, GARAGE AND
WORKSHOPS, ENTERPRISE BUSINESS UNITS, PARKING AND
ANCILLARY FACILITIES AT LAND WEST OF BURNBRAE TERRACE,
BONNYRIGG (17/00721/PAC)

Report by Head of Communities and Economy

1

11

1.2

2.1

2.2

2.3

PURPOSE OF REPORT

The purpose of this report is to advise the Committee of a pre-
application consultation submitted on behalf of Midlothian Council
regarding a proposed mixed use development comprising offices,
stores, garage and workshops, enterprise business units, parking and
ancillary facilities at land west of Burnbrae Terrace, Bonnyrigg.

The pre-application consultation is reported to Committee to enable
Councillors to express a provisional view on the proposed major
development. The report outlines the proposal, identifies the key
development plan policies and material considerations and states a
provisional without prejudice planning view regarding the principle of
development.

BACKGROUND

Guidance on the role of Councillors in the pre-application process,
published by the Commissioner for Ethical Standards in Public Life in
Scotland, was reported to the Committee at its meeting of 6 June
2017. The guidance clarifies the position with regard to Councillors
stating a provisional view on proposals at pre-application stage.

A pre-application consultation for mixed use development comprising
offices, stores, garage and workshops, enterprise business units,
parking and ancillary facilities at land west of Burnbrae Terrace,
Bonnyrigg was submitted on 12 September 2017.

As part of the pre-application consultation, public drop in sessions took
place at Burnbrae Primary School on Thursday 28 September and
Thursday 26 October 2017, from 3pm to 7pm; and at Lasswade Library
on Saturday 30 September and Saturday 28 October 2017, from 2pm
to 5pm. On the conclusion of the public event and the 12 week pre
application consultation engagement period the applicant could submit
a planning application for the proposal. It is reasonable for an Elected
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2.4

3.1

3.2

3.3

3.4

3.5

3.6

Member to attend such a public event without a Council planning
officer present, but the Member should (in accordance with the
Commissioner’s guidance reported to the Committee at its meeting in
June 2017) not offer views, as the forum for doing so will be at
meetings of the Planning Committee.

Copies of the pre application notices have been sent by the
prospective applicant to Poltonhall and District Community Council and
Bonnyrigg and Lasswade Community Council.

PLANNING CONSIDERATIONS

In assessing any subsequent planning application the main planning
issue to be considered in determining the application is whether the
currently proposed development complies with development plan
policies unless material planning considerations indicate otherwise.

The development plan is comprised of the Edinburgh and South East
Scotland Strategic Development Plan (June 2013) and the Midlothian
Local Development Plan 2017 (MLDP).

The site is bounded by the B6392 ‘Bonnyrigg Bypass’ to the south,
agricultural land to the west; and otherwise by the wider ‘Hopefield’
residential development currently under construction, Burnbrae
Terrace and Little Wood Grove being completed and adjoining the site
to the east and north respectively. Across the B6392 to the south is
more agricultural land.

The site has been laid out with service roads, accessed from a single
point on Burnbrae Terrace; with street lighting, surface water drainage
features and surrounding structural landscaped bunds. The bunds are
not currently within the control of the Council. The site is otherwise in
a condition awaiting development.

No further details of the proposal have been submitted with the pre-
application consultation.

The MLDP identifies the site as a 5 hectare (i.e. excluding the bunds)
committed economic development site (€16). In terms of development
considerations, the MLDP states that “development will need to be
suitable for a location close to housing. To assist in safeguarding the
amenity of neighbouring housing, acceptable uses [are] business
(Class 4) alone. This will reduce the potential for neighbour conflict,
but continue to provide scope for local jobs”. The MLDP identifies the
site as being within the built-up area of Bonnyrigg. Any subsequent
application will be subject to assessment against policies STRATL1:
Committed Development; DEV2: Protecting Amenity within the Built-Up
Area; DEV5: Sustainability in New Development; DEV6: Layout and
Design of New Development; DEV7:Landscaping in New
Development; ECON1: Existing Employment Locations; TRAN1:
Sustainable Travel; TRANS: Electric Vehicle Charging; IT1: Digital
Infrastructure; ENV9: Flooding; ENV10: Water Environment; NRG6:

Page 102 of 138



3.7

3.8

4.1

4.2

4.3

5.1

Community Heating; IMP1: New Development; IMP2:Essential
Infrastructure Required to Enable New development to Take Place;
and IMP3: Water and Drainage.

Offices, business units, industrial activities/processes and associated
uses which do not have a detrimental impact on residential amenity by
reason of noise, vibration, smell, fumes, smoke, soot, ash, dust or grit
can be classed as a ‘Class 4 business use’ and are therefore
compatible with the site’s allocation in the MLDP and acceptable in
principle.

With regard the assessment of any planning application for the
proposed uses which fall outwith ‘Class 4 business use’, such as
storage and vehicle repairs, consideration of the impact on the amenity
of neighbouring housing will be a significant material consideration.
Employment uses outwith Class 4 could potentially be considered
acceptable if they do not have a detrimental impact on neighbouring
residential amenity and if they are integral to the development of the
site as a whole.

PROCEDURES

The Scottish Government’s Guidance on the Role of Councillors in
Pre-Application Procedures provides for Councillors to express a
‘without prejudice’ view and to identify material considerations with
regard to a major application.

The Committee is invited to express a ‘without prejudice’ view and to
raise any material considerations which they wish the applicant and/or
officers to consider. Views and comments expressed by the
Committee will be entered into the minutes of the meeting and relayed
to the applicant for consideration.

The Scottish Government’s Guidance on the Role of Councillors in
Pre-Application Procedures advises that Councillors are expected to
approach their decision-making with an open mind in that they must
have regard to all material considerations and be prepared to change
their views which they are minded towards if persuaded that they
should.

RECOMMENDATION

It is recommended that the Committee notes:

a) the provisional planning position set out in this report;

b) that any comments made by Members will form part of the minute
of the Committee meeting; and

c) thatthe expression of a provisional view does not fetter the
Committee in its consideration of any subsequent formal planning
application.
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lan Johnson
Head of Communities and Economy

Date: 22 December 2017
Contact Person: Brian Forsyth, Planning Officer
Tel No: 0131 271 3473
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PLANNING COMMITTEE
TUESDAY 9 JANUARY 2018

Midlothian s

PRE - APPLICATION REPORT REGARDING RESIDENTIAL
DEVELOPMENT AT LAND AT GORE AVENUE AND NEWBYRES
CRESCENT, GOREBRIDGE (17/00913/PAC)

Report by Head of Communities and Economy

11

1.2

2.1

2.2

2.3

PURPOSE OF REPORT

The purpose of this report is to advise the Committee of a pre-
application consultation submitted regarding residential development at
land at Gore Avenue and Newbyres Crescent, Gorebridge.

The pre-application consultation is reported to Committee to enable
Councillors to express a provisional view on the proposed major
development. The report outlines the proposal, identifies the key
development plan policies and material considerations and states a
provisional without prejudice planning view regarding the principle of
development.

BACKGROUND

Guidance on the role of Councillors in the pre-application process,
published by the Commissioner for Ethical Standards in Public Life in
Scotland, was reported to the Committee at its meeting of 6 June
2017. The guidance clarifies the position with regard to Councillors
stating a provisional view on proposals at pre-application stage.

A pre-application consultation for residential development at land at
Gore Avenue and Newbyres Crescent, Gorebridge was submitted on
16 November 2017. The Proposal of Application Notice submitted
describes the development as being “75 units split between houses,
flats and care homes”.

As part of the pre-application consultation, a public event took place at
Gorebridge Leisure Centre on Wednesday 6 December 2017, from
15:00 to 19:00 and on Saturday 9 December 2017 from 12:00 to 16:00.
On the conclusion of the public event and the 12 week pre application
consultation engagement period the applicant could submit a planning
application for the proposal. It is reasonable for an Elected Member to
attend such a public event without a Council planning officer present,
but the Member should (in accordance with the Commissioner’s
guidance reported to the Committee at its meeting in June 2017) not
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2.4

3.1

3.2

3.3

3.4

3.5

3.7

4.1

offer views, as the forum for doing so will be at meetings of the
Planning Committee.

Copies of the pre application notices have been sent by the
prospective applicant to the local elected members and Gorebridge
Community Council.

PLANNING CONSIDERATIONS

In assessing any subsequent planning application the main planning
issue to be considered in determining the application is whether the
currently proposed development complies with development plan
policies unless material planning considerations indicate otherwise.

The development plan is comprised of the Edinburgh and South East
Scotland Strategic Development Plan (June 2013) and the Midlothian
Local Development Plan 2017 (MLDP).

The site is situated to the north of the centre of Gorebridge. The site
comprises 3 separate plots with a combined area of 1.95 hectares. The
plots were formerly occupied by Council houses which were
demolished in 2016 following concerns over gas emissions from former
mine workings. The site is bounded to the north-west by Newbyres
Care Village. The southern corner of the site is bounded to the west by
Gorebridge Bowling and Social Club. The remaining boundaries of the
site are with existing residential gardens.

The MLDP identifies the site as being within the built-up area of
Gorebridge. Any subsequent application will be subject to assessment
against policies STRAT2: Windfall Housing Sites; DEV2: Protecting
Amenity within the Built-Up Area; DEV3: Affordable and Specialist
Housing; DEVS5: Sustainability in New Development; DEV6: Layout and
Design of New Development; DEV7:Landscaping in New
Development; DEV9: Open Space Standards; TRAN1: Sustainable
Travel; TRANS: Electric Vehicle Charging; IT1: Digital Infrastructure;
ENV9: Flooding; ENV10: Water Environment; ENV16: Vacant, Derelict
and Contaminated Land; NRG6: Community Heating; IMP1: New
Development; IMP2:Essential Infrastructure Required to Enable New
development to Take Place; and IMP3: Water and Drainage.

The planning history of the site is a material consideration.

If an application is submitted there will be a presumption in favour of
residential development subject to securing the appropriate level of
developer contributions towards infrastructure including education
provision and affordable housing.

PROCEDURES

The Scottish Government’s Guidance on the Role of Councillors in

Pre-Application Procedures provides for Councillors to express a
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‘without prejudice’ view and to identify material considerations with
regard to a major application.

The Committee is invited to express a ‘without prejudice’ view and to
raise any material considerations which they wish the applicant and/or
officers to consider. Views and comments expressed by the
Committee will be entered into the minutes of the meeting and relayed
to the applicant for consideration.

The Scottish Government’s Guidance on the Role of Councillors in
Pre-Application Procedures advises that Councillors are expected to
approach their decision-making with an open mind in that they must
have regard to all material considerations and be prepared to change
their views which they are minded towards if persuaded that they
should.

RECOMMENDATION

It is recommended that the Committee notes:

a) the provisional planning position set out in this report;

b) that any comments made by Members will form part of the minute
of the Committee meeting; and

c) thatthe expression of a provisional view does not fetter the
Committee in its consideration of any subsequent formal planning
application.

lan Johnson
Head of Communities and Economy

Date: 22 December 2017
Contact Person: Graeme King
Tel No: 0131 271 3332
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PLANNING COMMITTEE
TUESDAY 9 JANUARY 2018
ITEM NO 5.6

Midlothian

APPLICATION FOR PLANNING PERMISSION 16/00134/DPP FOR THE
ERECTION OF 179 DWELLINGHOUSES AND 20 FLATTED DWELLINGS,
FORMATION OF ACCESS ROAD AND CAR PARKING AND ASSOCIATED
WORKS AT LAND NORTH OF OAK PLACE, MAYFIELD

Report by Head of Communities and Economy

11

1.2

1.3

2.1

2.2

SUMMARY OF APPLICATION AND RECOMMENDED DECISION

The application is for the erection of 179 houses and 20 flatted
dwellings, the formation of an associated access road and a
sustainable urban drainage system (SUDS) on land north of Oak
Place, Mayfield. There have been 8 representations and
consultation responses from the Scottish Environment Protection
Agency (SEPA), the Council’s Archaeology Advisor, the Council’s
Policy and Road Safety Manager, the Council’s Head of Education,
the Council’s Construction Services Housing Manager and the
Mayfield and Easthouses Community Council.

The relevant development plan policies are policies 5 and 7 of the
Edinburgh and South East Scotland Strategic Development Plan
2013 (SESplan) and policies STRAT1, DEV2, DEV3, DEV5, DEV6,
DEV7, DEV9, TRAN1, TRANS, IT1, ENV2, ENV7, ENV9, ENV10,
ENV11, ENV15, ENV24, ENV25, NRG6, IMP1, IMP2 and IMP3 of the
Midlothian Local Development Plan 2017.

The recommendation is to refuse planning permission.
LOCATION AND SITE DESCRIPTION

The application site is approximately 8.3 hectares of agricultural land
and forms part of Lawfield Farm. The site slopes upwards from the
south west to the north east. There are open views from the site
westwards towards the Pentland Hills and the north west of Edinburgh.
Much of the character of the site comes from its agricultural setting with
existing farms and rolling countryside to the north and east. The site
comprises allocated housing site h41, North Mayfield, with an indicative
capacity of 63 dwellings. The site was original allocated in the 2003
Midlothian Local Plan.

To the south is a linear area of grassed open space with two-storey

houses in Oak Place beyond. Allocated housing site h48, which is the
vacant site of the former Bryans Primary School, bounds the site to the
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south west. Right of Way (ROW 5-9) with agricultural land beyond,
bounds the site to the northwest.

An existing core path (core path 5-11) dissects the site from the north
east to the south west and is accessed from the junction of D’Arcy
Road and D’Arcy Terrace in the south and Lawfield in the north.

The existing housing in the surrounding area comprises predominantly
traditional post war, two-storey terraced and semi detached houses.
The character of the area comprises houses fronting onto streets with
small front and rear gardens and either fenced or hedged boundaries.
The majority of the buildings are characterised by various forms of
rendered and brickwork wall finish.

PROPOSAL
The proposed development comprises:

0] the erection of 179 two-storey houses;

(i) the erection of a linked row of cottage flats comprising a total of
20 flats;

(i)  the formation of a vehicular access off Oak Place and across the
linear area of grassed open space to the south; and,

(iv)  the formation of a SUDS basin in the south western corner of
the site.

The proposal comprises 89 detached houses, 26 semi-detached
houses, 64 terraced houses and 20 flats.

Twelve different house types are proposed and two flatted types. There
are 20 two bed units, 97 three bed units and 82 four bed units.

All of the proposed houses and the proposed flatted buildings are two-
storey and have pitched roofs.

The applicant proposes on-site affordable housing, but has not
confirmed which plots are to be affordable. The planning statement
submitted with the application states that the site requirement under the
2003 Midlothian Local Plan, when the site was allocated, was for 5-
10%, which they are applying to the first 63 units of the site. The
balance of the site is subject to a 25% on-site requirement.

A new vehicular access is proposed off Oak Place to the south. The
section of the existing core path that bisects the site (core path 5-11) is
to be retained as a pedestrian route. It is to be upgraded to a surfaced
and lit footpath from D’Arcy Road/D’Arcy Terrace to Lawfield.

Materials specified for use within the site include renders, dark grey

roof tiles and reconstituted stone detailing. No materials have been
specified for the internal roads, mixer courts, parking courts and layby
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parking and details of the percent for art requirement have been
submitted.

A planning statement, design and access statement, drainage strategy,
transport statement, housing land assessment, landscape appraisal,
archaeological written scheme of investigation, ecology report and pre-
application consultation (PAC) report have been submitted with the
application.

The drainage strategy accompanying the application informs that the
drainage design has been based on all foul water discharge from the
site connecting to the existing combined sewerage system in Conifer
Road. A hydro-brake is proposed to control the rate of surface water
discharge into the existing combined sewerage system in Conifer
Road. Two levels of SUDS treatment is proposed; which is: (i) gravel
filter trenches at the rear of the adopted footways and private parking
areas and driveways, which will provide initial source treatment of the
roads run-off; and, (i) a SUDS retention basin in the western corner of
the site to provide attenuation. Any existing land drainage encountered
during the course of the works will be fully grouted to ensure no ground
water passes below the buildings or roads/car park areas on the site.
Where this cannot be resolved by grouting, water will be re-routed
around the infrastructure affected in a manner which helps to maintain
the previous drainage characteristics of the site. The SEPA Flood Map
indicates that the site is not in an area at risk of flooding from rivers.

BACKGROUND

The applicants carried out a pre-application consultation
(13/00522/PAC) for a residential development in July, August and
September 2013.

Subsequent to the application being registered on 4 March 2016, the
applicant submitted a revised site layout plan that is significantly
different to the originally submitted site layout and section drawings
delineating the substantial raising in levels across the site to facilitate
the proposed development. The applicants were also proposing to
change the number of units on the site. The applicant was advised by
the Planning Authority that the proposed amendments could not be
made as part of the determination of the existing application; but
instead, a revised planning application is required to be submitted for
the revised scheme. The reason for this decision is that the
amendments would result in a substantial change in the description
and layout of the development. Therefore another application is
required to take forward the variation which would give interested
parties an opportunity to make representation. This position is in line
with statutory requirements of Circular 4/2009: Development
Management Procedures. The applicant has declined to submit a new
planning application for the revised scheme. Therefore, the application
stands to be determined on the basis of the originally submitted
scheme of development, including the original proposed development
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layout. The local community, residents and consultees were neighbour
notified and consulted on the original submission.

The linear area of grassed open space to the south is part of a larger
area of land for which planning permission 08/00175/FUL was granted
in February 2009 for the erection of 49 houses and 48 flatted dwellings.
However this development has not been implemented and the planning
permission has expired.

CONSULTATIONS

The Scottish Environment Protection Agency (SEPA) does not
object to the application. However, they advise that surface water
guality issues and appropriate mitigation measures are conditioned and
agreed with the Council prior to construction on site.

An initial desk-based appraisal of the site was undertaken in order to
examine the possible implications on the historic environment from the
proposed development. As a result of this study the Council’s
Archaeology Advisor confirms that there is a requirement for a
programme of archaeology works (Evaluation) to mitigate the impact of
the proposed development upon the historic environment. This should
comprise a field evaluation by trial trenching which should be reported
upon initially through a Date Structure Report (DSR) submitted to the
archaeology advisor. The area to be investigated by trial trench
evaluation should be no less than 10% of the total site area.

The Council’s Policy & Road Safety Manager raises concerns and
recommends the following changes to the proposed development:

1. The applicant has not demonstrated the Council’s parking
standards have been met.

2. A 4.5m by 70m visibility splay should be provided at the proposed
vehicle access onto Oak Place.

3. The existing 2m wide grass verge on Oak Place, between the
proposed site access and the existing footway at D’Arcy Road,
should be replaced with a 2m wide public footway.

4. The existing 2m wide grass verge on Oak Place, between the
proposed site access and the existing bus stop, should be replaced
with a 2m wide public footway.

5. The existing (southbound) 3 bay bus shelter on Oak Place should
be upgraded to a 5 bay shelter to accommodate the additional
number of passengers the new housing will generate.

6. The existing (northbound) bus stop should have a new 5 bay bus

shelter installed to accommodate the additional number of
passengers the new housing will generate.
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7. A plan should be provided showing the residential and visitor
parking spaces. Parking should be provided to meet current
Council standards which are based on the number of bedrooms.

8. An AutoTrack or similar computer programme showing the swept
path of an HGV driving round the internal road network should be
submitted for consideration.

9. The proposed internal access road is shown as finishing at the
western boundary of the site. This would place it adjacent to the
cycleway/footpath to be provided as part of the Lawfield Steading
development. This section of internal road should be closed off with
only a 3m wide pedestrian/cycle access provided over the last 5m
section.

10. All flats which do not have access to a private rear garden will
require secure, covered, residential, lockable cycle parking facilities.
These are best placed within the building but could also be sited in
secure locations within the site which are overlooked by the
properties they are designed to serve.

11.Details of the location of the bin stores for the flats and their HGV
access should be shown on the layout. If the bin stores are to be
located within the rear parking area then a HGV turning head will be
required within the parking area.

12.A 3m wide cycleway/footpath should be provided from the south
west corner of the site, running along the northern edge of the
adjacent Council owned site to provide a walking/cycling link to
Conifer Road. This route would provide the main active travel route
to Lawfield Primary School.

13.The proposed footpath across the landscaped area on the southern
edge of the site should be aligned to join with the existing
pedestrian link leading down to Oak Place.

14.Details of the proposed SUDs basin should be submitted for
consideration with cross sections through the basin showing the
land form and gradients on each side of the basin. Vehicle access
to the basin will be required for maintenance.

The Head of Education advises that the proposed development of 199
dwellings could be expected to generate the following number of

pupils:

Primary a7
Secondary 60

The site for this development lies within the following school catchment
areas:

Non-denominational primary Lawfield Primary School
Denominational primary St Luke’s RC Primary School
Non-denominational secondary Newbattle Community High School
Denominational secondary St David’s RC High School
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Primary Non-denominational provision for the Easthouses/Mayfield
area is within the catchment of Lawfield Primary School, which has
insufficient spare capacity to accommodate this development. A
contribution will be required towards the cost of providing additional
capacity. The erection of 199 units is significantly more than the
indicative site capacity of 63 units, and would create a need to provide
more primary capacity than planned in the extension of Lawfield
Primary School. Currently Education has no solution for the provision
of this additional capacity and cannot therefore support approval of the
application.

Primary Denominational provision will be at St Luke’s RC Primary
School, which has insufficient spare capacity for this development and
additional primary capacity will be required. A contribution will be
required towards the cost of additional capacity.

Secondary Non-Denominational provision will be at Newbattle High
School. A significant amount of new housing has already been
allocated to Newbattle High School and additional secondary capacity
will be required. A developer contribution will be required towards the
cost of any additional provision.

With regard to Secondary Denominational provision a contribution
towards St David’s High School, Dalkeith is required.

The Council’s Construction Services Housing Manager requests
that if planning permission is granted then the Planning Authority
should ensure that ground drainage is contained within the application
site and does not spill onto the neighbouring land of the former Bryans
Primary School (allocated housing site H48), which the Council have
title to. The concern is that the Council should not be responsible for
dealing with ground drainage from the application site.

Mayfield and Easthouses Community Council raise the following

concerns:

e the increase in population of Mayfield as a result of the
development combined with other developments in the area will
have a negative impact on the area and would bring no significant
benefits to the community in Mayfield;

e the site is very visible from long distances and the layout does not
avoid the higher parts of the site;

e the use of 3 storey apartment blocks will be highly visible making
the development look ugly;

e there is no spare education capacity for this site within the school
catchment area;

e no increased/improved infrastructure or service provision is being
proposed by the applicant to meet the probable demand generated
by the proposed development. The strain on local infrastructure
and services as a result of the proposed development will be
exacerbated by the development of other housing sites in the area
including at the former Bryans Primary School site, which is likely to
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be developed with substantially more residential units than the
indicative number it was allocated for in the local plan;

there is presently no capacity within the GP surgeries, which are not
accepting new residents of Mayfield;

other than education contributions the applicant will make minimal
financial contribution or will avoid making any financial contribution
toward essential infrastructure deficiencies and deficiencies in local
facilities and amenities, including investment in town centre
regeneration;

the proposed houses would be occupied by people who will
commute to work in Edinburgh and who will not use local amenities
and services and thus will not be integrated into the local
community; and

the landowner’s return on investment and share of developer profit
will be substantially more than it would have been if the site was
developed for 63 units as it is indicatively allocated for in the 2003
Midlothian Local Plan.

REPRESENTATIONS

There have been 8 representations received, which can be viewed in
full on the online planning application case file. A summary of the
points raised are as follows:

insufficient infrastructure to cope with the number of houses
proposed including the road infrastructure, schools, doctor and
dental surgeries and bus service;

loss of/harm to biodiversity;

there is already a lack of amenities, facilities and infrastructure
within the Mayfield area;

noise nuisance from construction activity and from traffic;

the location of the site access should be moved to make space for a
parking area for Finlay Place;

concerns about pollution;

road and pedestrian safety concerns;

the existing road infrastructure is not of a standard to cope with the
increase in use of it resulting from the development;

during periods of construction there would be traffic congestion;
during periods of construction residents of dwellings in Oak Place
who would usually park their vehicles on Oak Place would no longer
be able to do so; but instead they would have to park elsewhere on
roads within the existing housing development resulting in parking
congestion;

during bad weather future residents of the proposed houses would
park on Oak Place;

the land comprising the site may be unstable/unsafe owing to old
mine workings in the area,;

loss of trees;

concern about flooding to neighbouring properties as a result of rain
run-off from the site;

deer who reside/forage on the site will be displaced;
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e J|oss of view; and,
e increased traffic in the area.

PLANNING POLICY

The development plan is comprised of the Edinburgh and South East
Scotland Strategic Development Plan (June 2013) and the Midlothian
Local Development Plan 2017 (MLDP). The following policies are
relevant to the proposal:

Edinburgh South East Scotland Strategic Development Plan 2013
(SESPIan)

Policy 5 (HOUSING LAND) requires Local Development Plans to
allocate sufficient land for housing which is capable of becoming
effective in delivering the scale of the housing requirements for each
period.

Policy 7 (MAINTAINING A FIVE YEAR HOUSING LAND SUPPLY)
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: (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.

Midlothian Local Development Plan 2017 (MLDP)

Policy STRAT 1. Committed Development seeks the early
implementation of all committed development sites and related
infrastructure, facilities and affordable housing, including sites in the
established housing land supply. Committed development includes
those sites allocated in previous development plans which are
continued in the MLDP.

Policy DEV2: Protecting Amenity within the Built-Up Area states
that development will not be permitted where it would have an
adverse impact on the character or amenity of a built-up area.

Policy DEV3: Affordable and Specialist Housing seeks an
affordable housing contribution of 25% from sites allocated in the
MLDP. Providing lower levels of affordable housing requirement may
be acceptable where this has been fully justified to the Council. This
policy supersedes previous local plan provisions for affordable
housing; for sites allocated in the Midlothian Local Plan (2003) that do
not benefit from planning permission, the Council will require
reasoned justification in relation to current housing needs as to why a
25% affordable housing requirement should not apply to the site.
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Policy DEV5: Sustainability in New Development sets out the
requirements for development with regards to sustainability principles.

Policy DEV6: Layout and Design of New Development sets out
design guidance for new developments.

Policy DEV7: Landscaping in New Development sets out the
requirements for landscaping in new developments.

Policy DEV9: Open Space Standards sets out the necessary open
space for new developments. This policy requires that the Council
assess applications for new development against the open space
standards as set out in Appendix 4 of that Plan and seeks an
appropriate solution where there is an identified deficiency in any of
the listed categories (quality, quantity and accessibility).
Supplementary Guidance on open space standards is to be brought
forward during the lifetime of the plan.

Policy TRAN1: Sustainable Travel aims to encourage sustainable
modes of travel.

Policy TRANS: Electric Vehicle Charging seeks to promote a
network of electric vehicle charging stations by requiring provision to
be an integral part of any new development.

Policy IT1: Digital Infrastructure supports the incorporation of high
speed broadband connections and other digital technologies into new
homes.

Policy ENV2 Midlothian Green Networks supports development
proposals brought forward in line with the provisions of the Plan that
help to deliver the green network opportunities identified in the
Supplementary Guidance on the Midlothian Green Network.

Policy ENV7: Landscape Character states that development will not
be permitted where it significantly and adversely affects local
landscape character. Where development is acceptable, it should
respect such character and be compatible in terms of scale, siting
and design. New development will normally be required to
incorporate proposals to maintain the diversity and distinctiveness of
the local landscapes and to enhance landscape characteristics where
they have been weakened.

Policy ENV9: Flooding presumes against development which would
be at unacceptable risk of flooding or would increase the risk of flooding
elsewhere. It states that Flood Risk Assessments will be required for
most forms of development in areas of medium to high risk, but may
also be required at other locations depending on the circumstances of
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the proposed development. Furthermore it states that Sustainable
urban drainage systems will be required for most forms of development,
so that surface water run-off rates are not greater than in the site’s pre-
developed condition, and to avoid any deterioration of water quality.

Policy ENV10: Water Environment requires that new development
pass surface water through a sustainable urban drainage system
(SUDS) to mitigate against local flooding and to enhance biodiversity
and the environmental.

Policy ENV11: Woodland, Trees and Hedges states that
development will not be permitted where it could lead directly or
indirectly to the loss of, or damage to, woodland, groups of trees
(including trees covered by a Tree Preservation Order, areas defined
as ancient or semi-natural woodland, veteran trees or areas forming
part of any designated landscape) and hedges which have a particular
amenity, nature conservation, biodiversity, recreation, landscape,
shelter, cultural, or historical value or are of other importance.

Policy ENV15: Species and Habitat Protection and Enhancement
presumes against development that would affect a species protected
by European or UK law.

Policy ENV24: Other Important Archaeological or Historic Sites
seeks to prevent development that would adversely affect regionally
or locally important archaeological or historic sites, or their setting.

Policy ENV25: Site Assessment, Evaluation and Recording
requires that where development could affect an identified site of
archaeological importance, the applicant will be required to provide
an assessment of the archaeological value of the site and of the likely
impact of the proposal on the archaeological resource.

Policy NRG6: Community Heating seeks to ensure developments
deliver, contribute towards or enable the provision of community
heating schemes.

Policy IMP1: New Development. This policy ensures that
appropriate provision is made for a need which arises from new
development. Of relevance in this case are education provision,
transport infrastructure; contributions towards making good facility
deficiencies; affordable housing; landscaping; public transport
connections, including bus stops and shelters; parking in accordance
with approved standards; cycling access and facilities; pedestrian
access; acceptable alternative access routes, access for people with
mobility issues; traffic and environmental management issues;
protection/management/compensation for natural and conservation
interests affected; archaeological provision and ‘percent for art’
provision.
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Policy IMP2: Essential Infrastructure Required to Enable New
Development to Take Place states that new development will not take
place until provision has been made for essential infrastructure and
environmental and community facility related to the scale and impact of
the proposal. Planning conditions will be applied and; where
appropriate, developer contributions and other legal agreements will be
used to secure the appropriate developer funding and ensure the
proper phasing of development.

Policy IMP3: Water and Drainage require sustainable urban drainage
systems (SUDS) to be incorporated into new development.

National Policy

The SPP (Scottish Planning Policy) sets out Government guidance
for housing. All proposals should respect the scale, form and density of
their surroundings and enhance the character and amenity of the
locality. The individual and cumulative effects of infill must be
sustainable in relation to the social and economic infrastructure of a
place, and must not lead to over-development.

The SPP encourages a design-led approach in order to create high
quality places. It states that a development should demonstrate six
gualities to be considered high quality, as such a development should
be; distinctive; safe and pleasant; welcoming; adaptable; resource
efficient; and, easy to move around and beyond. The aims of the SPP
are developed within the local plan and local development plan
policies.

The SPP states that design is a material consideration in determining
planning applications and that planning permission may be refused and
the refusal defended at appeal or local review solely on design
grounds.

The SPP supports the Scottish Government’s aspiration to create a low
carbon economy by increasing the supply of energy and heat from
renewable technologies and to reduce emissions and energy use. Part
of this includes a requirement to guide development to appropriate
locations.

The SPP notes that “high quality electronic communications
infrastructure is an essential component of economic growth across
Scotland”. It goes on to state that

“Planning Authorities should support the expansion of the electronic
communications network, including telecommunications, broadband
and digital infrastructure, through the development plan and
development management decisions, taking into account the economic
and social implications of not having full coverage or capacity in an
area”.
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The Scottish Government policy statement, Creating Places,
emphasises the importance of quality design in delivering good places.

Designing Places, A Policy Statement for Scotland sets out the six
key qualities which are at the heart of good design namely identity,
safe and pleasant environment, ease of movement, a sense of
welcome, adaptability and good use of resources.

The Scottish Government’s Policy on Architecture for Scotland
sets out a commitment to raising the quality of architecture and design.

PLANNING ISSUES

The main issue to be determined is whether the proposal accords with
the development plan, unless material planning considerations indicate
otherwise. The representations and consultation responses received
are material considerations.

The Principle of Development

The site is allocated for housing and is located within the built up area
of Mayfield where there is a presumption in favour of appropriate
development. The principle of residential development on the site was
first established by its allocation for housing within the 2003 Midlothian
Local Plan and again in the 2008 Midlothian Local Plan. The site is
now a committed development site in the Midlothian Local
Development Plan 2017 (MLDP) with an indicative allocation of 63
residential units.

In the applicants planning statement they seek to justify the higher unit
numbers proposed (199) compared to the allocated number (63) on the
following grounds:

i.  the allocation of the site for housing in the 2003 Midlothian Local
Plan with a notional capacity for 63 units was not based on a
detailed appraisal and layout of the site;

ii. the adopted (at the time the application was submitted) Midlothian
Local Plan 2008 is out of date and the Council is not meeting their
housing land supply requirements. Given this, additional housing
land is required and the Council should support opportunities to
maximise capacities of the existing site allocations;

iii.  notwithstanding the site’s allocation, the proposal to increase the
site capacity should be assessed against the provisions of
Scottish Planning Policy (SPP) in terms of identifying any adverse
impacts that would “significantly and demonstrably outweigh the
benefits” when assessed against the wider policies of the SPP -
the applicant claims that the proposal constitutes sustainable
development with no adverse impact which would “significantly
and demonstrably outweigh the benefits”; and

iv.  the range of housing proposed, including on-site affordable
provision, would provide economic benefits including local
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employment opportunities, increased local spend and support for
the Mayfield town centre.

In response, it is relevant to note that Midlothian has an up to date
adopted local plan which sets a development strategy which includes
sufficient housing allocations to meet its housing requirements and in
doing so having an effective housing land supply. The MLDP was
adopted 7 November 2017 following a local plan examination where
the Reporter concluded that there is a 5-year effective housing land
supply in Midlothian. Furthermore the Reporter did not agree that more
units than the indicative number in the Plan would have to come
forward on this site or other allocated sites in order for the Council to
meet its 5 year effective housing land supply requirement.

Layout and Form of Development

The proposed development is for 179 dwellinghouses and 20 flatted
dwellings with an average density of 24 dwellings per hectare. This
amounts to a relatively high density development in a suburban area.
The development has been designed to include a series of formal
streets along a grid like pattern which includes pockets of informal
amenity space, shared surfaces, footpaths, landscaping and a
landscape buffer on the boundary of the site.

The MLDP requires good levels of amenity for residential development
in terms of garden sizes, open space and the separation distances
between dwellinghouses to mitigate against overlooking, loss of privacy
and creating a sense of overbearing on neighbours. The required
spatial standards were set out in the superseded Midlothian Local Plan
2008 and are likely to be incorporated into the supplementary guidance
on ‘Quality of Place’ which is currently being drafted following the
adoption of the MLDP in November 2017. These dimensional
standards help those in the planning process quantify what good levels
of amenity are and therefore it is reasonable to expect housing
developments to meet these requirements unless there is justification
not to do so. The requirements with regard usable private garden sizes
should be: (i) 100 square metres for terraced houses of 3 or more
apartments; (i) 110 square metres for other houses of 3 apartments;
and (iii) 130 square metres for houses of 4 apartments or more. 93 of
the 179 proposed houses have rear private gardens that fall below this
standard. It is expected that each of the flats is provided with the
equivalent of 50 square metres of open space, provided in an area of
communal private space — the proposed flats do not meet this required
standard. The flats are provided with 221 square metres of communal
open space rather than 1,000 square metres.

Open space for children’s play in new developments should accord
with the National Playing Field Association (NPFA) standards, which is
currently set at 0.6-0.8 hectares of useable open space per 1000
population. In assessing the area requirement, the potential population
of a housing development will be used for the basis of the calculation.
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Based on a population of 2.4 persons per household an open space of
1.46 hectares is the minimum requirement for the number of houses
proposed in this planning application. Two areas of open space are
proposed in the development. At some 0.6 hectares in area the
smaller of the two spaces is too small to be classed as useable and as
such does not count towards children’s play space. Essentially the
only useable open space in the proposed development is a triangular
area of grass located at a point on the eastern extremity of the site.
However, at only 1.25 hectares the open space falls short of the
minimum required size for a development of the number of units
proposed. It is not big enough to contain both an equipped children’s
play area of the size required for the size of development proposed and
a kick about pitch for informal ballgames. Thereby there is inadequate
open space for children’s play and recreation for the future occupants
being proposed.

The spatial separation between a number of proposed dwellings on the
southern boundary of the site and those existing dwellinghouses in
D’Arcy Crescent is below the standard expected. The distance between
these units is 21 metres rather than the required 25 metres, giving rise
to mutual overlooking and loss of privacy.

The proposed erection of a significantly higher number of dwellings
than allocated has a consequence of increasing the need to adjust
levels across the site. The most significant increase in levels is on the
western extremity of the site where the levels are delineated on a
section drawings submitted with the application as being raised by 5
metres. The proposed increase in levels is substantial and would
appear both in short views and in long views as a visually dramatic,
contrived and intrusive engineering operation in the landscape that
would be detrimental to the landscape character and visual amenity of
the area. Reducing the number of houses on the site would enable the
levels to be gradually graded to incorporate the development into the
landscape.

The SUDS retention basin in the western extremity of the site is located
at the lowest grade of the site. No section drawings through the SUDS
basin showing the land form and gradients on each side of the basin
have been submitted. Owing to the site levels and the relatively
confined area in which the SUDS basin is located it would have to be
formed as a deep basin with high mounded embankments. Such an
engineered structure would not appear as a naturalistic and soft
attractive feature in the landscape; but instead it would appear as a
visually intrusive structure in the landscape that would be detrimental to
the landscape character and visual amenity of the area. The confined
area of land in which the SUDS is located and its unduly steep
embankments would significantly restrict the scope for planting on the
site to mitigate its visual impact. Moreover the high embankments of
the SUDS basin would prohibit passive surveillance of it from the
proposed houses fronting onto it. The absence of adequate passive
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surveillance of the SUDS basin would pose a safety and security
hazard.

A large proportion of the proposed houses have been orientated
perpendicular to the slope of the site and as a consequence high
retaining structures would be required to facilitate the erection of the
buildings. Full details of the site levels and the position and heights of
retaining structures have not been submitted with the application.
Therefore it remains to be demonstrated by the applicant that the
contiguous height of retaining structures and boundary fences and
walls would not be unduly high so as to impose themselves on the
proposed houses or appear unduly intrusive in the landscape.
Furthermore, owing to the positioning of the buildings perpendicular to
the slope the principal elevation of the dwellings would not have
westward views towards the Pentland Hills, Arthur’'s Seat and
Edinburgh Castle. The layout has not been designed for its setting
taking into account the topographical constraints or the opportunities
the site presents; but instead, it has primarily been designed to
maximise the number of residential units that can be accommodated on
the site.

The proposed erection of 199 residential units on the site is an
overdevelopment which is demonstrated by a significant number of
usable gardens falling below an acceptable size, limited open space for
children’s play, ground levels which will be incongruous to the
landscape, retaining structures being erected to the detriment of future
occupants and the close proximity of proposed and existing dwellings.
The assessment set out in paragraphs 8.6 to 8.12 demonstrates that
the development would be detrimental to the residential amenity of the
future occupants of the proposed dwellings and the landscape
character and amenity of the area.

The development consists of traditional styles of dwellings, being two-
storey with pitched roofs. This reflects its siting in Mayfield and this
general approach to house design is acceptable. However, there
would be a requirement for an added emphasis on the quality in design
of a minimum of 20% of the dwellings on the site. This applies to
individual buildings and the use of materials both in building finishes
and also in the boundary treatments and ground surfaces. The
expectation is that such treatment is focused on prominent landmark
groups of buildings or key individual buildings. None of the proposed
houses on the site are identified as being within an area of improved
quality (AIQ) in terms of design and materials. An AlQ seeks to add
interest and character to developments, particularly in developments of
the scale proposed. The absence of an AIQ is to the detriment of the
design of the scheme. The overall design of the scheme is further
undermined by the absence of ‘percent for art’ for the development, an
artistic feature that would add interest and local reference to the
development.
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The woodland belt along the north eastern and western countryside
edge of the site would provide an adequate landscape buffer between
the site and the countryside.

Transportation Issues

The site layout plan has a number of omissions: (i) the house and flat
plots are not numbered; (ii) the number of bedrooms in each house and
flat is not identified; (iii) the parking spaces designated as public visitor
spaces are not identified; and (iv) the affordable units are not identified.
Consequently, it cannot be assessed whether the proposed parking
provision meets the Council’s parking standards.

The existing road network outwith the site is of sufficient standard to
accommodate the increase in traffic generated during the construction
of the site and once the development is occupied. However an
Autotrack showing the swept path of an HGV driving round the internal
road network has not been submitted for consideration. Therefore, it
has not been demonstrated that service vehicles can be manoeuvred
through the site without posing a risk to pedestrians and other road
users and also damage to property.

The new footpath/cycleway running in a north east to south west
orientation is to be formed through the site. It will replace the existing
section of core path (core path 5-11 of the Council’'s Core Path Plan)
that bisects the site.

MLDP policy ENV2 (Midlothian Green networks) requires new
development sites to fully incorporate green network opportunities in
their design and implementation. This can potentially be delivered
through a combination of path networks, open space and sustainable
urban drainage systems. The MLDP identifies a key issue facing
Mayfield is the importance of retaining and enhancing the core path
network into the countryside and the need to improve access to
services and employment. With regards to site h41 the MLDP states
that the layout and access options should consider the relationship with
the committed housing site at Bryans (h48) to deliver a better
design/layout solution. However, the proposed development does not
include a footpath/cycle link from the south western corner of the site
onto the footpath and cycle network at Conifer Road to/from Lawfield
Primary School located nearby to the north west of the site. The desire
route to/from Lawfield Primary School is from a point in the south west
corner of the site, which route would be the Safe Route to/from the
School. Given the absence of the said footpath/cycle the proposed
development is contrary to policy ENV2 (Midlothian Green networks) of
the MLDP and does not meet the aspiration of the Scottish
Government policy statement "Designing Streets’ that a connected
permeable network be provided for in new developments.
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Other Material Planning Considerations

There are a number of outstanding issues which are material to the
assessment of the application, but are matters which are usually
addressed by way of planning conditions on grant of planning
permission for a residential development. These outstanding matters
include:

e mitigating ground contamination/instability;
archaeology;
bin stores at the flats;
details of SUDS to mitigate flood risk;
a biodiversity and sustainability strategy;
a community heating strategy.

Developer Contributions

If planning permission were granted it should be subject to the
conclusion of a Planning Obligation to secure the provision of
affordable housing and developer contributions towards (i) primary and
secondary denomination and non-denominational education; (ii)
equipped children’s play provision and/or maintenance; (iii) town centre
improvements; and (iv) a community facility.

The MLDP requires a 25% affordable housing provision, this would
equate to 50 residential units. The applicant is proposing up to 40
residential units, this equates to 20% affordable housing provision.
This level of provision is contrary to development plan policy and
unreasonable considering the applicant’s aspirations to exceed the
sites allocation of 63 units. The applicant is proposing 5-10%
affordable housing for the first 63 units (the number of units the site
was originally allocated for in the 2003 local plan) based on the policy
in 2003 and 25% for the balance of 136 units. A total of 37 to 40 units.
The 5-10% requirement in the 2003 local plan, which was also
protected in the 2008 local plan, has been superseded by the 25%
requirement in the adopted MLDP. The applicant has not provided any
justification in terms of site viability to relax the required 25% affordable
housing provision.

The erection of 199 units is significantly more than the indicative site
capacity of 63 units and would create a need to provide more primary
non-denominational capacity than has been planned for in the
extension to Lawfield Primary School. As a consequence there is no
education solution to meet the demand that would arise from the
proposal. Therefore the Council’s Head of Education recommends that
the planning application is refused.

Other Matters raised by Representors and Consultees

The concerns raised by objectors about the existing capacity of general
practice in Midlothian and the impact of new house building on health
and care services is a matter which would need to be addressed by the
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Midlothian Health and Social Care Partnership through the provision of
sufficient health service capacity. That can involve liaison with the
Council as planning authority but it is not, on its own, a sufficient basis
in itself on which to resist or delay the application.

The proposed development is unlikely to result in extraordinary noise
and disturbance during periods of construction. If a statutory noise
nuisance were to arise this could be controlled through Environmental
Health legislation.

If planning permission is granted for the proposed development the
subject of this planning application, it would not hinder or jeopardise the
development of the grassed area of land the subject of expired
planning permission 08/00175/FUL and for a development similar to
the one the subject of that expired planning permission.

The matter raised by representors regarding loss of view is not a
material consideration in the determination of the application.

RECOMMENDATION

It is recommended that planning permission be refused for the following
reasons:

1. There is not an education solution to accommodate all of the
school children that would arise from the proposed residential
development of the site, in particular non-denominational
primary school children and as such the proposed development
does not accord with policies IMP1 and IMP2 of the Midlothian
Local Development Plan 2017.

2. The provision of up to 40 (20%) affordable housing units falls
below the 25% (50 units) requirement set by policy DEV3 of the
Midlothian Local Development Plan 2017. No reasoned
justification, for the development in an area of housing need,
has been submitted to support the below policy provision.

3. The proposed development of the site for 199 residential units,
when the site is allocated for 63 residential units, is an
overdevelopment of the site which is detrimental to the
character and amenity of the area and the future occupants of
the development contrary to policies DEV2, DEV5 and DEV6 of
the Midlothian Local Development Plan 2017. The
overdevelopment of the site is demonstrated by the large
proportion of the proposed dwellings having unduly small sized
rear private gardens, there being inadequate communal open
space and children’s play areas, inadequate spacing between
proposed and existing dwellings, excessive raising in site levels
and likely engineering works, including retaining structures to
facilitate the development and buildings not being optimally
orientated relative to the sites contours.
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The engineering works to re-grade the levels on the site; in
particular on the western part of the site, would be unduly
visually dramatic, contrived and intrusive in the landscape to the
detriment to the landscape and character and amenity of the
area. Therefore the proposed development is contrary to
policies DEV2, DEV6 and DEV7 of the Midlothian Local
Development Plan 2017.

It has not been demonstrated to the Planning Authority that the
contiguous height of retaining structures and boundary
walls/fences required to be erected on the site to facilitate the
proposed number of residential units and the proposed layout,
would not impose themselves on the proposed houses or
appear unduly intrusive, harmful to the character and amenity of
the area. Therefore the proposed development is contrary to
policies DEV2, DEV6 and DEV7 of the Midlothian Local
Development Plan 2017.

Insufficient information has been submitted with the planning
application to demonstrate to the Planning Authority that the
SUDS detention basin would not pose a safety and security risk
as a result of it not having adequate passive surveillance.
Therefore the proposed development is contrary to policies
DEV2 and DEV6 of the Midlothian Local Development Plan
2017.

It has not been demonstrated to the Planning Authority that
service vehicles can be manoeuvred through the site without
posing a risk to pedestrians and other road users and also
damage to property.

The proposed development does not provide a ‘Safe Route to
School’ or ‘Green Network’ to Lawfield Primary School from a
point in the vicinity of the south western corner of the site
contrary to policies TRAN1, ENV2, IMP1 and IMP2 of the
Midlothian Local Development Plan 2017 and the aspiration of
the Scottish Government policy statement "Designing Street’
that a connected permeable network be provided for in new
developments.

Insufficient information has been submitted with the application
to enable the Planning Authority to assess whether the
proposed parking meets the Council’s parking standards.

No cycle parking is proposed for the flats. Therefore the future
occupants of the proposed flats would not be afforded adequate
residential amenity and the proposed development does not
accord with Midlothian Council’s cycle parking standards.
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PLANNING COMMITTEE
TUESDAY 9 JANUARY 2018

ITEM NO 5.7

Midlothian

APPLICATION FOR PLANNING PERMISSION 17/00773/DPP,
FORMATION AND INSTALLATION OF SUSTAINABLE URBAN
DRAINAGE SYSTEM (SUDS) AT EASTER BUSH CAMPUS, BUSH FARM
ROAD, ROSLIN

Report by Head of Communities and Economy

11

2.1

2.2

2.3

SUMMARY OF APPLICATION AND RECOMMENDED DECISION

The application is for the formation and installation of sustainable
urban drainage systems (SUDS) at Easter Bush Campus, Bush
Farm Road, Roslin. There have been no representations and
consultation responses from Scottish Environment Protection
Agency (SEPA) and the Council’s Policy and Road Safety
Manager. The relevant development plan policies are STRATL,
STRATS5, ECON2 and ENV14 of the Midlothian Local Development
Plan. The recommendation is to grant planning permission
subject to conditions.

LOCATION AND SITE DESCRIPTION

Easter Bush Campus is a long-established university campus set in a
rural location and forms an integral part of the Midlothian Science
Zone. The campus is home to a number of facilities relating to
veterinary medicine and bioscience; and is owned by the University of
Edinburgh. Easter Bush was originally a farm steading and there are
some 19thC farm buildings still remaining, although they have been
converted to uses related to the campus. The campus saw significant
development in the 1960’s and again in the last 20 years; the majority
of the buildings on the campus date from these two periods.

The application site boundary encloses an area of 24.5 hectares. The
site includes the majority of the existing buildings at the campus; some
areas of spine and perimeter road; and some undeveloped areas of
grazing land.

The campus is bounded to the south west by the Forestry
Commission’s Northern Research Station; to the south east by Scottish
Enterprise’s BioCampus research park; to the north by Midlothian
Innovation Centre business park; and on the remaining sides by
grazing land. The external boundaries of the campus are demarcated
by long established belts of woodland.
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4.3

4.4

4.5

4.6

4.7

4.8

4.9

PROPOSAL

The existing SUDS facilities at Easter Bush have been formed on a
development by development basis, with individual schemes for each
development. Most of the existing SUDS schemes drain into the
existing SUDS pond which was formed to support the Roslin Institute
building. It is now proposed to establish a campus wide SUDS scheme
that will accommodate the existing buildings and future development
plans.

The proposal comprises a SUDS pond with an area of 4167 sqm; a
SUDS basin with an area of 1027 sgm; 10 swales with a total
combined area of 2367 sgm; 3 areas of permeable paving with a total
combined area of 14,635 sqm; and 1.3 km of connecting pipework.

BACKGROUND

The campus has been the subject of significant development over the
last 10 years; the infrastructure will serve the following recent consents.

Planning application 07/00091/FUL for the new vet school was granted
permission on 24 September 2007. This building is complete and
occupied.

Planning application 08/00338/FUL for the EBRC building (Easter Bush
Research Centre - Roslin Institute) was granted permission on 4
December 2008. This building is complete and occupied.

Planning application 14/00130/DPP for the Centre Building was
granted permission on 14 August 2014. This building is complete and
occupied.

Planning application 14/00713/DPP for the Energy Centre building was
granted permission on 1 December 2014. This building is currently
under construction.

Planning application 15/00381/DPP for the Equine Diagnostic, Surgical
and Critical Care Unit was granted permission on 06 July 2015. This
building is complete and occupied.

Planning application 16/00472/DPP for the Large Animal Research and
Imaging Facility (LARIF building) was granted permission on 20 March
2017. This building is currently under construction.

The infrastructure will also serve a number of older facilities which
house the Large Animal Hospital, Small Animal Hospital and Equine
facilities.

The applicant carried out a pre-application consultation
(17/00339/PAC) for the installation of sustainable urban drainage
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6.1

7.1

7.2

7.3

7.4

7.5

systems (SUDS) on the site, which was reported to Committee at its
meeting of 22 August 2017. The application site was also the subject of
an Environmental Impact Assessment (EIA) Screening Opinion as part
of the current application; an Environmental Statement was not
required.

CONSULTATIONS

The Scottish Environment Protection Agency (SEPA) has no
objection/comment.

The Council’s Policy and Road Safety Manager has responsibility for
the Council’s functions with regard to flood risk and surface water
management and has no objection/comment.

REPRESENTATIONS

No representations have been received in connection with this
application.

PLANNING POLICY

The development plan is comprised of the Edinburgh and South East
Scotland Strategic Development Plan (June 2013) and the Midlothian
Local Development Plan 2017 (MLDP). The following policies are
relevant to the proposal:

Midlothian Local Development Plan 2017 (MLDP)

Policy STRAT1: Committed Development seeks the early
implementation of all committed development sites and related
infrastructure, including sites in the established economic land supply.
Committed development includes those sites allocated in previous
development plans which are continued in the MLDP.

Policy STRATS Strategic Employment Land Allocations supports
development for employment uses on sites identified as strategic
employment land allocations.

Policy ECON2: The Bush Bioscience Cluster states that the cluster,
of which the application site forms part, will be safeguarded for the
specific purpose of supporting and expanding bioscience research and
development. Development will be supported on committed
development sites, allocated sites and on non-allocated sites within the
Bush Framework Masterplan; subject to detailed design, scale and
landscape impact being acceptable and the necessary local and
strategic infrastructure requirements of the MLDP being met.

Policy ENV14: Regionally and Locally Important Nature
Conservation Sites states that development will not be permitted
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where it could adversely affect the nature conservation interest of such
sites, unless it can be demonstrated that appropriate mitigation
measures are in place.

PLANNING ISSUES

The main issue to be determined is whether the proposal accords with
the development plan, unless material planning considerations indicate
otherwise. The consultation responses received are material
considerations.

The existing campus is a long established bioscience research and
development use where there is a presumption of appropriate
development including infrastructure and enabling works as proposed
in the application. Development has been consistently supported by
Midlothian Council and by development plan policies. The infrastructure
will serve both existing occupants of the campus and future
development. While the majority of the application site does not form
part of either a committed development site or an allocated site; the
long history of development associated with veterinary medicine at
Easter Bush is a material consideration in the assessment of this
proposal. Furthermore those works which are outwith the designated
allocations do not constitute the construction of buildings and are of a
form which is reflective of their rural setting. The development
therefore complies with the aims of policies STRAT1, STRAT5 and
ECON2 of the MLDP and supports the existing and planned
development at the Easter Bush Campus.

Features such as swales, basins and ponds are common features of
modern campuses such as Easter Bush; the various features will not
appear out of character with the surrounding area. The permeable
paving will be incorporated within areas of car parking and will not have
a detrimental impact on the character of the surrounding area.

RECOMMENDATION

That planning permission be granted for the following reason:

The proposed development will support the furtherance of existing
activities within the Bush Bioscience Cluster. The proposal therefore

complies with the aims of policies STRAT1, STRAT5 and ECON2 of
the adopted Midlothian Local Development Plan 2017.
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