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Determination Report
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Purpose of Report

The purpose of this report is to provide a framework for the Local
Review Body (LRB) to consider a ‘Notice of Review’ to amend
condition 1 of planning permission 16/00359/PPP at land at Wester
Cowden Farm, Wester Cowden, Dalkeith.

Background

Planning application 16/00359/DPP for planning permission in principle
for residential development and formation of access road at land at
Wester Cowden Farm, Wester Cowden, Dalkeith was granted
permission in February 2018 subject to a condition limiting the number
of residential units (condition 1):

1. The development shall adhere to the following constraints:
i. No more than 25 residential units shall be erected on the site;
and
ii. No building erected on the site shall exceed two-stories in
height.

Reason for 1(i): To restrict the number of dwellings to that which the
applicant has indicated will be erected on the site and which at this
present time a developer contribution can be secured to increase the
capacity within the local primary schools to accommodate the number
of children likely to arise from that number of dwellings.

Reason for 1(ii): Buildings higher than two-storey erected on the site
would appear unduly incongruous and intrusive in the landscape,
harmful to the landscape character and amenity of the area.

Planning application 18/00759/S42 to amend condition 1 of planning
permission 16/00359/PPP, to remove the restriction on the number of
residential units, was refused planning permission on 16 April 2019; a
copy of the decision is attached to this report.

The review has progressed through the following stages:
1 Submission of Notice of Review by the applicant.

2 The Registration and Acknowledgement of the Notice of Review.
3 Carrying out Notification and Consultation.
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Supporting Documents
Attached to this report are the following documents:

e A site location plan (Appendix A);

e A copy of the notice of review form and supporting statement
(Appendix B). Any duplication of information is not attached;

e A copy of the case officer’'s report (Appendix C); and

e A copy of the decision notice, excluding the standard advisor notes,
issued on 16 April 2019 (Appendix D).

The full planning application case file and the development plan
policies referred to in the case officer’s report can be viewed online via
www.midlothian.gov.uk

Procedures

In accordance with procedures agreed by the LRB, the LRB by
agreement of the Chair:

e Have scheduled a site visit for Tuesday 10 September 2019; and
e Have determined to progress the review by way of a hearing.

The case officer’s report identified that five consultation responses and
31 representations objecting to the application were received. As part
of the review process the interested parties were notified of the review.
Four representors reaffirmed their objection to the application. All the
comments can be viewed online on the electronic planning
application/review case file.

The next stage in the process is for the LRB to determine the review in
accordance with the agreed procedure:

e |dentify any provisions of the development plan which are relevant
to the decision;

e Interpret them carefully, looking at the aims and objectives of the
plan as well as detailed wording of policies;

e Consider whether or not the proposal accords with the
development plan;

e |dentify and consider relevant material considerations for and
against the proposal,

e Assess whether these considerations warrant a departure from the
development plan; and

e State the reason/s for the decision and state any conditions
required if planning permission is granted.

In reaching a decision on the case the planning advisor can advise on
appropriate phraseology and on appropriate planning reasons for
reaching a decision.

Following the determination of the review the planning advisor will
prepare a decision notice for issuing through the Chair of the LRB. A
copy of the decision notice will be reported to the next LRB for noting.
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A copy of the LRB decision will be placed on the planning authority’s
planning register and made available for inspection online.

Conditions

In accordance with the procedures agreed by the LRB at its meeting of
13 June 2017, and without prejudice to the determination of the review,
the following condition has been prepared for the consideration of the

LRB if it is minded to uphold the review and grant planning permission.

1.

No building erected on the site shall exceed two-stories in height.

Reason: Buildings higher than two-storey erected on the site
would appear unduly incongruous and intrusive in the landscape,
harmful to the landscape character and amenity of the area.

The masterplans submitted with applications 16/00359/PPP and
18/00759/S42 are not approved.

Reason: The permissions are for planning permission in principle
and an amendment to planning permission in principle only and
the details delineated within the masterplans are for illustrative
purposes only.

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 phase of the development, the
provision of affordable housing, the provision of open space,
structural landscaping and landscaping in communal areas,
SUDS provision and transportation infrastructure. Development
shall thereafter be carried out in accordance with the approved
phasing plan 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 3) 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, open space and roads in relation to a fixed
datum;

. 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;



V. 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. drainage details, watercourse diversions, flood prevention

measures 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); and

X. 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 4(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 in
the Midlothian Local Development Plan 2017 and national
planning guidance and advice.

Development shall not begin on any individual phase of
development (identified in compliance with condition 3) until an
application for approval of matters specified in conditions for the
siting, design and external appearance of all residential 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 (comprising no less than 20% of the
proposed dwellings). 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 in 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 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 policy
IMP1 of the Midlothian Local Development Plan 2017.

Development shall not begin on an individual phase of
development (identified in compliance with condition 3) 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. existing and finished ground levels for all roads, footways
and cycle ways in relation to a fixed datum;

il. the proposed vehicular, cycle and pedestrian accesses
into the site;

iii. 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 Dalkeith;

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

V. proposed construction traffic access and egress and
haulage routes;

Vi. proposed car parking arrangements; and

vii.  aprogramme for completion for the construction of

access, roads, footpaths and cycle paths.

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 on an individual phase of
development (identified in compliance with condition 3) 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;

. 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,
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V. 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 the site shall be fully implemented
as approved by the planning authority.

On completion of the decontamination/ remediation works
required in condition 8 and prior to any dwellinghouses being
occupied on site, a validation report or reports shall be submitted
to the planning authority confirming that the works have been
carried out in accordance with the approved scheme. No part of
the development shall be occupied until this report has been
approved by the planning authority.

Reason for conditions 8 and 9: 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; to ensure the
remediation works are undertaken.

Development shall not begin until an application for approval of
matters specified in conditions for an updated Coal Mining Risk
Assessment for the whole site has been submitted to and
approved in writing by the applicant and approved by the planning
authority.

Reason: To ensure the site is suitable for development given the
previous coal mining workings in the area.

Development shall not begin until an application for approval of
matters specified in conditions for a programme of archaeological
works has been undertaken and reported upon in accordance with
a written scheme of investigation which has been submitted by
the applicant and approved by the planning authority. The
programme of works shall comprise an appraisal level Historic
Building Recording and a Monitoring Soil Strip which shall be
reported upon initially through a Data Structure Report (DSR)
submitted for the prior approval of 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 2017.

Prior to the commencement of development, the scope of, and a
subsequent report on, a feasibility study of the operation of a
community heating scheme, and the installation of low and zero
carbon generating technology, for the development hereby
approved, and if practicable other neighbouring developments/
sites, in accordance with MLDP Policies NRG3, NRG4 and
NRG6, shall be submitted for the prior written approval of the
planning authority. Should the planning authority conclude, on the
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basis of this study, that a scheme is viable, no dwellinghouses on
the site shall be occupied until a community heating scheme, and/
or low and zero carbon generating technology for the site, and, if
practicable, other neighbouring developments/ sites, is approved
in writing by the planning authority. There shall be no variation
therefrom unless with the prior written approval of the planning
authority.

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

Prior to works commencing on site the additional bat surveys,
badger mitigation and breeding bird mitigation recommended in
the conclusions section of the updated Extended Phase 1 Habitat
Survey (updated September 2016) and the recommendations
made in the Bat Survey Report (dated April-September 2016)
both prepared by Acorna Ecology Ltd submitted as part of
planning permission in principle 16/00359/PPP, shall be carried
out in full. The scope of the additional surveys shall be agreed in
advance in writing by the planning authority.

Reason: In the interests of safeguarding European Protected
Species.

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 Midlothian Local Development
Plan 2017.

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 residential unit. 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 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.
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Date:

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

If the LRB is minded to uphold the review and grant planning
permission for the proposed development it shall be subject to a legal
agreement to secure developer contributions towards education
provision, children’s play provision, town centre improvements and
public transport (Borders Rail) and the provision of affordable housing.
The legal agreement shall be concluded prior to the issuing of the LRB
decision. The legal agreement shall be concluded within 6 months of
the resolution to grant planning permission, if the agreement is not
concluded the review will be reported back to the LRB for
reconsideration.

Recommendations
It is recommended that the LRB:
a) determine the review; and

b) the planning advisor draft and issue the decision of the LRB
through the Chair

3 September 2019

Report Contact:  Joyce Learmonth, Lead Officer Major Developments and

Enforcement
joyce.learmonth@midlothian.gov.uk

Tel No: 0131 271 3311

Background Papers: Planning application 18/00759/S42 available for
inspection online.
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Education, Economy
& Communities
Midlothian Council
Fairfield House

8 Lothian Road
Dalkeith

EH22 3AA

Midlothian

Section 42 application to amend condition 1 (i) of planning

permission 16/00359/PPP (to allow more than 25
dwellinghouses on the site) at Land At Wester Cowden

Farm, Wester Cowden, Dalkeith

Reproduced from the Ordnance Survey map with the permission of the
controller of Her Majesty's Stationary Office. Crown copyright reserved.
Unauthorised reproduction infringes Crown copyright and may lead to

prosecution or civil proceedings

File No. 18/00759/S42

Midlothian Council Licence No. 100023416 (2019)

Scale: 1:2,000




Appendix B

Midlothian

Fairfield House 8 Lothian Road Dalkeith EH22 3ZN Tel: 0131 271 3302 Fax: 0131 271 3537 Emall: planning-
applications@midlothian.gov,uk

Applications cannol be validated until all the necessary documentation has been submitted and the required fee has been paid.
Thank you for completing this application form:
ONLINE REFERENCE 100169650-001

The anline reference is the unique reference for your online form only. The Planning Autharity will allocale an Application Number when
your form Is validaled, Please quote this reference if you need to contact the planning Authorily about this application,

Applicant or Agent Details

Are you an applicant or an agent? * (An agent is an archilect, consullant or someone else acting

on behalf of the applicant in connection with this application) D Applicani Agenl
Agent Details
Please enter Agent details
Company/Organisation: Holder Planning
Ref. Number: You must enter a Building Name or Number, or both: *
First Name: * James Building Name
L.ast Name: * Wall Building Number 2
Telephone Number, = | 0750860740 e South Charlotie Street
Extension Number Address 2;
Mabife Number: Town/City: * Edinburgh
Fax Number: Couniry: * United Kingdom
Postcode: * EHZ 4AN
Email Address: * fames.wall@helderplanning.co.uk

Is the applicant an individual or an organisalion/corporate entity? *

D Individual Qrganisation/Corporale entity

Page 10f &
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Applicant Details

Please enter Applicant details

Title; You must enter a Building Name or Number, or both: *
Other Title: Building Name: ¢/o Holder Planning
First Name: * Building Number: 3
Last Name: * ?Sdtfégf}s: .1 South Charlotie Street
Company/Organisation LAR Housing Trust Address 2.
Telephone Number: * Town/City: * Edinburgh
Extension Number: Country: * United Kingdom
Mobile Number: Pastcode: * S
Fax Number
Email Address: *
Site Address Details
Planning Authorily: Midlothian Council
Full postal address of the site (including postcode where available):
Address 1.
Address 2;
Address 3
Address 4:
Address 5:
Town/City/Setilement;
Post Code;
Please identify/describe the location of the site or sites
Land al Wester Cowden Farm, Dalkeith
Northing LIRS Easting 335130
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Description of Proposal

Please provide a description of your proposal to which your review relates. The description should be the same as given in the
application form, or as amended with the agreement of the planning authority: *
{Max 500 characters)

Section 42 Application to alter condilion 1 (I} on planning permission 16/00358/PPP 1o altow a greater number of residential units
1o be erected on the site.

Type of Application

Whal type of application did you submit to the planning authority? *

D Application for planning permission (including househalder application but excluding application to work minerals).
D Application for planning permission in principle.

Further application.

D Application for approval of matlers specified in conditions.

What does your review relate to? *

Refusa Nolice.
D Granl of permission with Condilions imposed

D No decision reached within the prescribed period (two months afler validation date or any agreed extension) — deemed refusal.

Statement of reasons for seeking review

You must state in full, why you are a seeking a review of the planning authority's decision (or failure 1o make a decision). Your statement
mus! set oul all matters you consider require to be taken into account in determining your review. If necessary this can be provided as a
separate document in the ‘Supporting Documents’ section: * (Max 500 characlers)

Note: you are unlikely to have a further opporiunity to add to your stalement of appeal at a laler date, sa it is essential that you produce
all of the information you want the decision-maker to take into account.

You should nol however raise any new matter which was not before the pianning authorily at the time it decided your application {or al
the time expiry of the period of determination), unless you can demonstrate that the new matler could not have been raised before that
time or that it not being raised before that time is a consequence of exceptional circumstances.

A Review Statement has been submitled as a separale document in the Supporting Documents section which sets out the
reasons we are seeking review of the refusal,

Have you raised any matters which were not before the appointed officer at the fime the D Yes IZ] No
Determination on your application was made? "

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appoinled officer before
your applicalion was determined and why you censider il should be considered in your review: * (Max 500 characlers)
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Please provide a list of all supporting documents, materials and evidence which you wish to submit with your nolice of review and intend
to rely on in supperi of your review. You can attach these documenis electronically later in the process: * (Max 500 characters)

Review_Statement Appeal Document 1 - 18/00759/S42 Decision Notice Appeal Document 2 - 16/00359/PPP Declision Notice
Appeal Document 3 - Ref.SKO03 dated July 2018 Appeal Document 4 - Rel.5K42(PL)001 daled November 2018 Appeal Document
5 - Ref SK42(PL)002 dated December 2018 Appeal Document 6 - LAR's 2018 Review Appeal Document 7 - Planning Officer's
Delegated Report Appeal Document 8 - Area Density Study Appeal Document 9 - Transport Letter Report

Application Details

Please provide details of the application and decision.

What is the applicalion reference number? * 18/00759/542

What date was the application submitted to the planning authority? * 05/10/2018

Whal date was the decision issued by the planning authority? * 16/04/2019 l

Review Procedure

The Local Review Body will decide on the pracedure to be used {o delermine your review and may at any time during the review
pracess require that further information or representations be made to enable them to delermine the review. Further information may be
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions andfor
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other
parties only, without any further procedures? For example, wrilten submission, hearing session, site inspection. *

D Yes No

Please Indicate what procedure {or combination of procedures) you think is most appropriate for the handiing of your review. You may
select more than one oplion if you wish the review lo be a combination of procedures.

Please select a further procedure *

Holding one or more hearing sesslons on specific matlers

Please explain in detail in your own wards why this furher procedure is required and the matters set out in your statement of appeal it
will deal with? (Max 500 characters)

There are disagreements between the applicant and Council officers on the correcl interpretation of the submitled plans and
planning policies. These issues are besi considered through a hearing process so that parties may explain their position and
answer any queslions that the Local Review Body may have.

Please select a further procedure *

By means of inspection of the land to which the review relates

Please explain in detail in your own words why this further procedure Is required and the matiers set out in your statement of appeal it
will deal with? (Max 500 characters)

Planning officers have indicated that the site has a countryside character and Is divorced from the urban area. We disagree with
this and a site visit is required to assess the maltter,

In the event thal the Local Review Body appoinled to consitier your application decides to inspect the site, in your opinion

Can the sile be clearly seen from a road or public land? * Yes [:I No
Is it possible for the site 1o be accessed safely and without barriers io enlry? * Yes D No
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Checklist — Application for Notice of Review

Please complete the following checklist to make sure you have provided all the necessary information In support of your appeal. Failure
to submit alf this information may resull in your appeal being deemed invalid.

Have you provided the name and address of the applicant?. * Yes l:l No

Have you provided the date and reference number of the application which Is the subject of this IZI Yes D No

review? *

If you are the agentl, acting on behalf of the applicant, have you provided details of your name Yes E’ Na D N/A

and address and indicated whether any notice or correspondence required In connection with the

review should be sent to you or the applicant? *

Have you pravided a stalement sefting out yaur reasons for requiring a review and by what Yes D No
procedure {or combination of procedures) you wish the review lo be conducted? *

Note: You must state, in full, why you are seeking a review on your application. Your stalement must set oul all matters you consider
require 1o be taken inte account in determining your review. You may not have a further opportunity to add to your statement of review
at a later dale. It is therefore essential that you submit wilh your nolice of review, all necessary information and evidence that you rely
on and wish the Local Review Body to consider as parl of your review.

Please attach a copy of all documents, malerial and evidence which you intend to rely on IZ' Yes D No
{e.g. plans and Drawings) which are now the subjeci of ihis review *

Note: Where the review relales to a further application €.9. renewal of planning permission or modification, variation or removal of a
planning condilion or where It relates to an application for approval of mallers specified in conditions, it is advisable 1o provide the
applicalion reference number, approved plans and decision notice Gf any) from the earlier consent.

Declare — Notice of Review
[We the applicant/agent certify that this is an application for review on the grounds stated.
Declaration Name; Mr James Wall

Declaration Date: 19/06/2019
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James Gilfilllan

Consultant - Transport Policy
Road Services

Midlothian Council
Midlothian House

Dalkeith
EH22 1DN
Our Ref TP588_001
Date 11th Feb 2019
Dear Jim

Proposed Steading Development

Land at Wester Cowden, Dalkeith

Planning Application Number : 18/00759/542

SECTION 42 APPLICATION TO AMEND CONDITION 1 OF PP 16/00359/PPP {to allow more then
25 dwellings on the site)

We have been passed a copy of your comments in relation to the above project and this letter is
intended to form a short Transport Statement to address the issues raised within your responses
to date and our subsequent discussion. In addressing matters below, we have taken account of
the nationally established hierarchy of travel modes and the issues identified within your
comments primarily relating to parking and vehicle access,

Development Proposals

As you are aware the site is currently occupied by a range of agricultural building associated with
the Wester Cowden Farm. The site lies immediately to the north and east of new housing
development areas to the south of Dalkeith. The site currently benefits from extant planning
permission for the construction of some 25 homes within the site. The current proposals being
brought forward by LAR housing trust would see the level of development increase from 25
homes to around 44 homes, with an indicative, updated, layout appended to this letter.

The site area remains the same as previously but there is a reconfiguration of the layout to
provide the additional units.

It is noted that there were no adverse comments from transportation in relation to the extant
scheme with the response indicating that:-

Transport Planning Ltd. Forsyth House, 93 George Street, Edinburgh, EH2 3£5
t: 0131 208 1267 m: 07837 563313 www.tranplanworld.co.uk
Registered Office: Apex 2, 97 Haymarket Terrace, Edinburgh Registered in Scotland: SC 375908 VAT No. 556 4368 54



“The existing access to the steading is presently from two points - from the north boundary of the
site off Easter Langside Lane, and from a point on the south boundary of the site off Pheasant
Grove vio Howk Crescent. The illustrative masterplan submitted with the application delineates
the retention of both accesses to serve the new residentiol development. The accessing of a
residential development on the site from either or both of the existing accesses is acceptable in
transportation terms and the Council’s Transportation Consultant raises no objection to this. The
local road network; including the residential roads within the Wester Cowden development, are
capable of accommodating the volume of traffic generated by the proposed residential
development. In addition, the local road network and the proposed accesses are of an adequate
standard of accommodating construction vehicles and service vehicles associoted with the
proposed development.”

Trip Generation

Therefore, in terms of assessing the updated proposals it is important to bear in mind the
potential changes in traffic flow that may result. Adopting a robust peak hour trip generation of
some 0.8 trips per home (0.6 departures and 0.2 arrivals in the AM and the reverse in the PM) the
additional 20 units would potentially result in 16 additional vehicle trips in the peak hours. This is
equivalent to one vehicle trip every 3-4 minutes.

Access Arrangements

The proposed layout retains the upgraded access link to Easter Langside Lane and, consistent
with the transport response to the extant application, also provides a connection to the south to
Pheasant Grove.

MC roads have raised a concern about the use of a connection to the south which crosses the
shared cycle route adjacent to the site and potentially routes traffic through the residential areas
around Hawk Crescent. However, the response to the original application indicated that “either
or both” access routes would be suitable to serve 25 homes so the transport response appears to
be content with traffic associated with 25 homes (circa 20 vehicles) routeing through either
access and the adjacent road network connections.

The proposed construction of 44 homes with a choice of 2 routes would appear to also be accord
with this initial advice with traffic able to distribute across the 2 access points as desired. We
understand that concerns relate to the potential for all traffic to route through a single access
and as such further consideration has been given to the routes available to drivers leaving the
proposed development.

It is also important to bear in mind that a segregated pedestrian / cycle link is also available from
the site connecting down adjacent to the existing bus stops on Easter Langside Avenue.
Pedestrian connections can also be made along the site access to the existing footway on the
south side of the residential road running north away from East Langside Lane.



Route Choices ond Rood Standards

In order to assess the routes drivers will take it is important to understand both the standard of
the adjoining roads and the likely destinations drivers are travelling to. The applicant has
prepared a plan examining the layout and standard of the routes through Easter Langside Lane
and Hawk Crescent which is appended to this letter.

This sets out that the road connections to the south through Hawk Crescent are all 5.5m wide
and also have footways provided on both sides of the road, with a typical example of this shown
below.

Howk Crescent

This connects to the main distributor road connecting west to the A6106 or north towards
Salter’s Road,

The connections to the north towards Easter Landside Lane are also shown to be 5.5m wide. The
road directly north of the access to the site is 5.5m wide with footway provision on the northern
part of the route, with grassed verges and is constructed out of block paving, shown below.

Road heading north from the access

The road to the left is of a more traditional road carriageway appearance, again with no footway
connection until the southern end of Easter Langside Avenue is met, Beyond here there are
footway connections to the wider site.



Route to west of access

On both roads, were it considered desirable there would be space to incorporate a footway,
within existing verge. There are also footway connections to the north/east alongside the
housing road extending away from the site towards the Dalkeith School Campus,

Travel Distances

The driving distances using either of the available routes to the north are almost exactly the same
to reach the main access roundabout with the B6414 being some 350m from the site boundary.
The driving distance to reach this roundabout via Hawk Avenue from the southern site boundary
is marginally longer at 400m.

Within the site there is around 250m of road length between the northern and southern access
points.

Adopting a simple appraisal of the driving distances to reach the main external road network
there is an identified ‘threshold’ point within the site where it becomes a shorter route for drivers
to use the north or south access depending on their position within the site. This point is reached
around 150m along the road into the site from the north and therefore it is reasonable to assume
that drivers living in properties to the north of this point would generally route north to leave the
site and vice versa for drivers living in homes to the south. This actually equates to a split of
around 20 homes to the north of the threshold point and 24 homes to the south.

Therefore, it would be reasonable to expect that, given roads had no issue with 25 homes being
accessed to either the north or the south the development, the 44 home proposal, with a
relatively equal split of vehicte trips across the accesses to the north and south, would also be
acceptable.

Interrogating potential trips further using the Datashine Commute information from the 2011
census shows that in the Thornybank area of Dalkeith some 85% of trips to work occur to the
north, towards Edinburgh and Dalkeith. Some 10% of trips are to destinations to the west {i.e.
Bonnyrigg, Mayfield, Gorebridge) with only 5% of trips to the south.

This would mean that there may be a desire for trips heading west or south to route via Hawk
Avenue (as the perceived direction of travel) regardless of where in the development they reside
and this would only account for 5 trips from the development.



Importantly it is also clear that the route created through the development site is of such a length
and design that it would not be attractive as a short cut for any traffic in either of the residential
areas to the north or south being significantly longer than the existing routes to reach the main
road network.

Shared surface routes

Returning to the concern raised about the ability of the adjacent ‘shared surface’ roads to
accommodate the likely uplift in traffic — based on the data above this is unlikely to be any
different to a standalone scheme of 25 homes accessed solely to the north (or south) and hence
would appear to be contrary to previous advice. In essence it appears that 2 developments of 25
homes would be acceptable if no connection through the site were provided but this would be
contrary to current best practice to ensure a coherent, permeable road network within
residential areas.

The sections of road considered to be ‘shared surface’ are only located to the north of the site
and are only ‘shared’ for a distance of around 60m. In terms of the ability for these roads to
carry the likely additional traffic there is little specific guidance in this regard with ‘Designing
Streets’ indicating a position on managing the speed environment and making a sense of place,
whilst being pedestrian friendly. Similarly, the National Roads Development Guide also
comments on the design and layout of ‘shared spaces’ indicating they are suitable for low traffic
volume, low speed environments but stopping short of providing capacities. Both of these
documents point to the importance of a connected network of streets which in turn provide a
choice of routes to drivers, which the proposed development provides. Interestingly the ‘Manual
for Streets’ (guidance covering England and Wales) identifies that shared surface areas share
most successfully in areas with a peak hourly flow of less than 100 vehicles per hour (vph). The
development is expected to add at most 20 movements per hour to the north, which coupled
with the existing traffic is unlikely to result in flows above 100 vph.

Summary

It has been established that, in providing 2 accesses and identifying the threshold point within the
development where journeys are shorter via one access than the other, the effects of the
development would be similar or less on the adjacent residential streets compared to the extant
consent with a single access point. Therefore, the findings of the original transportation
response remain valid insofar as “The local road network; including the residential roads within
the Wester Cowden development, are capable of accommodating the volume of traffic generated
by the proposed residential development.”



Ftrust you will find the above in order, fim. Meantime if you have any queries please do not
hesitate to contact me directly.

Yours sincerely

Kenny Fearnside
for Transport Planning Ltd
e: kenny@tranplanworld.co.uk
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EXECUTIVE SUMMARY
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This Statement has been prepared to support a Review of the refusal of permission for a Section 42
application that seeks to amend the terms of an existing Planning Permission in Principle at Wester

Cowden, Dalkeith.

The proposed amendment to Condition 1 of the Planning Permission in Principle seeks a greater

number of houses on the site, to allow a medium rather than low density housing development.
The LAR Housing Trust intend to build and manage all of the houses for affordable rent.

it is of significant concern to LAR that the planning officer's assessment of the application has been
based on a layout plan which was NOT submitted for that purpose. Quite the contrary - it was
submitted to demonstrate why some of the planning officer’'s comments on the application would
actually result in a poor form of development. In our view, if the planning officer had properly
considered LAR's preferred layout, then this could well have resulted in the application being approved
rather than refused. In our view, LAR's preferred layout accords with all of the Council's planning

policies and will result in a high quality development.

The planning officer’s assessment concludes that the development is not appropriate to a countryside
location. However, this seems to ignore the fact that the site is derelict and unattractive and has a
character which is more urban than rural. it also ignores the fact that planning permission has already

been granted for a housing scheme and the site now in effect forms part of the existing urban area.

The application has been refused on the basis that at present the Council cannot provide education
capacity for non-denominational primary school children for a development which has more than 25
houses. However, LAR is able to manage its fettings policy to ensure that school capacity thresholds are
not exceeded. If required, LAR is prepared to accept a condition on the planning permission to agree

an approach to lettings which is acceptable to the Council.

There are a number of refusal reasons which relate to what the planning officer considers to be a poor
housing layout. These conclusions are based on the wrong plan, and none are relevant to LAR's

preferred layout plan.

The application was refused on the basis that the additional houses proposed would have a significant
impact on traffic safety. This conclusion is not justified and contradicts the evidence presented to the

Council. The proposed development will not have any significant traffic safety impacts.

We therefore recommend that planning permission is granted with reference to LAR's preferred layout

plan and an upper limit of 44 new homes.
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2.2

23

2.4

2.5

2.6

This Review Statement has been prepared on behalf of the LAR Housing Trust. The planning
application {ref: 18/00759/542) was made under Section 42 of the Planning Act, which is for the
amendment of a condition attached to an existing planning permission {Appeal Document 1 -
18/00759/542 Decision Natice). In this case, Planning Permission in Principle (ref: 16/00359/PPP)
was granted in February 2018 for residential development at Wester Cowden, Dalkeith (Appeal
Document 2 — 16/00359/PPP Decision Notice). The Planning Permission in Principle application did
not specify the number of houses to be built, that being a matter which Midlothian Council was

content to establish through the approval of matters specified in conditions.

However, Condition 1 of the Planning Permission in Principle requires that no more than 25
residential units be erected on the site. The only reason given for the impaosition of this condition is

stated in the decision notice, as follows:

“To restrict the number of dwellings to that which the applicant has indicated will be erected on the
site and which at this present time o developer contribution can be secured to increase the capacity
within the local primary schools to accommodate the number of children likely to arise from that

number of dwellings.”

The Planning in Principle applicant {Buccleuch Property) was at the time content with this restrictive
condition as they had expected a private housebuilder to purchase the site, who would be likely to

develop it at relatively low density.

However, following marketing of the site last year, the LAR Housing Trust were the successful
bidder. They wish to develop the site for 100% affordable housing. LAR have identified the demand
for their housing to be predominantly 3-bedroom homes, with some 2-bedroom homes and also
wheelchair accessible accommodation. Because of this, they are able to make more efficient and
sustainable use of the site than a private housebuilder might, proposing to increase the capacity to

44 new homes.

This leads to a conflict with Condition 1 of the Planning Permission in Principle, and hence the reason
that LAR submitted the Section 42 Application to amend the condition to allow for a greater number
of homes to be built. Following the hoped-for approval of the Section 42 Application, it is LAR's
intention to submit for the Council's approval all of the detailed information required by the

conditions attached to the Planning Permission in Principle.

In support of the Section 42 Application, LAR submitted a proposed layout plan {Appeal Document
3 - Ref. 5K003 dated July 2018} in order to assist the Council in assessing the impact of a
development of 44 homes. This layout took account of pre-application advice given by officers, and

was subsequently amended by way of an improved but similar layout {Appeal Document 4 - Ref.
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29
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542(PL)001 dated November 2018). For the avoidance of any doubt, this plan is the one that the

applicant wishes to be considered in the determination of this Review.

It is therefore of significant concern that the planning case officer based their assessment of the
application on a different layout plan that either of the above plans. The confusion appears to
have arisen bacause the planning case officer had criticised the applicant’s preferred revised
layout plan (542({PL)001}, and the applicant then prepared a third plan to demonstrate that if the
planning case officer’s comments were applied, then it would produce an inappropriate site

layout (Appeal Document 5 - Ref $42(PL)002 dated December 2018).

The applicant was therefore dismayed that in deciding to refuse the application, the planning case
officer decided to base their assessment on a plan which was never intended for that purpose.
Indeed, the applicant considered it to be a poor layout, and had simply prepared it to dermonstrate
that point. At no stage did the applicant indicate that the plan had any formal status and the case

officer therefore had no reason to treat the plan in the way they did.

We think the mistake made by the case officer has partly arisen because throughout the application
determination process they refused to meet with the applicant despite multiple requests from the
applicant to do so. Such a meeting would have clarified the position and might have led to an

approval of the application rather than refusal.

As a result of the planning case officer assessing the wrong plan, most of the refusal reasons below

are not relevant in our view.
The application was refused by officers for the following reasons:

1. There is not an education solution to accommodate the school children that would arise from the
proposed increase in residential unit numbers at the site, in particular non-denominational primary
school capacity, and as such the proposed development does not accord with policies IMP1 and IMP2

of the Midlothian Local Development Plan 2017.

2. The size of the site does not provide adequate space for such on increase in the number of
residential units proposed. It has not been demonstrated that adequate levels of private outdoor
space, sufficient parking provision, capacity for a surface water drainage solution and adeqguate
landscaping con be achieved at the application site based on the proposed residentiol unit numbers.

Therefore the proposal represents an overdevelopment of this site,

3. It has not adequately demonstrated that the proposed increase in residential unit numbers can be
accommadated within the application site without having a detrimentol impact on the privacy of

neighbouring properties.
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4. It has not adequately demonstrated that the proposed increase in residentiol unit numbers can be
accommodated within the application site, which is located within the countryside, without having
a detrimental impact on the landscape character of the area, due to the loss of landscaping and the

lack of space to accommodate required landscoping.

5. For the above reasons the proposal represents g significant overdevelopment of the site and does
not comply with policies RD1, DEVE, DEV7, ENV7 and ENV1O of the adopted Midlothian Local
Development Plan 2017.

6. The proposed increase in residential units would result in a layout that does not meet the minimum
transportation standaords for new developments. The increase in unit numbers would result in o
substantial increase in the number of vehicle trips at the site would have o significant detrimental

impoct on the safety of pedestrion and cycling activity in the local area.
We explain in the Section 4.0 of this statement why we disagree with all of these refusat reasons.

As indicated above, the only reason given for the existing planning permission’s restriction on house
numbers was the limitation of primary education capacity. LAR requested a meeting with the
planning case officer to discuss specifically how it would be able to control the number of primary
school age children occupying the new homes by way of its lettings policy. However, this request

was also declined.
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3.0

LAR HOUSING TRUST

3.1

3.2

3.3

3.4

3.5

3.6

LAR, which stands for Loca) Affordable Rent, is a charity set up to build and then manage good
quality affordable homes across Scotland in areas of high demand. LAR’s first development in
Midlothian was for 24 x 2 bedroom flats in Bonnyrigg, on a site brought to LAR by Midlothain Council
Housing Team. LAR’s second development in Midlothian is at Fordel, near Dalkeith, also for 24 x 2
bedroom flats. LAR hope to build on this to develop a strong relationship with both Midlothian

Councillors and Officials to further assist in the delivery of affardable homes in Midiothian.

Of the 300 homes across Scotland that LAR has already built, LAR has 24 operational units in
Midlothian. Of the 600 homes that LAR has in occupation or in its pipeline, only 48 are in Midlothian.
LAR has found it difficult to source suitable sites for affordable housing in Midlothian but is keen to
work with the Council on any opportunities which are available, and hopes that the Wester Cowden

site can contribute to LAR’s affordable housing in Midlothian.

LAR comes with its own money - they are funded by £120M of public and private loan finance and

as such we do not seek any money or grant allocation from the Councit.

LAR can deliver afferdable housing on this site by 2021 without requiring any grant funding. This
would be additional affordable housing which would count towards the Council's affordable

housing completion figures.

LAR operates across Scotland and there are no targets on how many homes they build in any
particular area. LAR specialises in providing developments which support local communities and it
is perhaps of note that 90% of first lets in their most recent development were to people who

originally came from or lived within 2-3 miles of the development.

All of LAR's rents are set at levels consistent with other providers of mid-market rent
accommodation and are below local housing allowance rates. For further information, LAR's 2018
Review is submitted with this Review Statement (Appeal Document 6 — LAR's 2018 Review). Below

is a picture of one of LAR’s completed schemes.
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4.0  CONSIDERATION OF REFUSAL REASONS

4.1 As explained in our introduction, the application report and delegated decision has been made on
the basis of the wrong plan for the site. The plan assessed by the planning officer is shown below,
and on the following page is the plan which LAR intend for consideration. We refer to these plans,
where relevant, in following paragraphs to explain why the concerns expressed in the planning
officer’s delegated report (Appeal Document 7 — Planning Officer's Delegated Report] and in the

refusal reasons are not relevant.
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4.2 Refusal Reason 1 states that;

There is not an education solution to accommodate the school children that would arise from the

proposed increase in residentiol unit numbers at the site, in particular non-denominational primary
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4.3

4.4

4.5

4.6

4.7

school capacity, and as such the proposed development does not accord with policies IMP1 and IMP2

of the Midlothian Local Development Plan 2017,

In considering the Planning Permission in Principle Application, the Council’s Head of Education
advised that based on an estimated development of 25 dwellings there would arise a demand for 7
non-denominational and 1 denominational primary school pupils. In considering this Section 42
Application, the Head of Education estimated that 44 dwellings would give rise to a total of 14
primary school pupils, without distinguishing between the number of denominational and non-
denominational pupils. Based on the figures given for the Planning Permission in Principle, our

assumption is that the proposal for 44 homes would result in the following split:
Non-Denominational Primary: 12 pupils
Denomination Primary: 2 pupils

Consequently, the proposal for 44 homes would only produce 5 more pupils than that considered
to be acceptable for the original planning permission. In our view that is a negligible number and
well within the margin of error of the Council's calculation of children arising in the school

catchment.

Notwithstanding that, unlike private houses for sale, LAR could, if required by Midlothian Council,
apply a constraint to their lettings policy for this development to ensure that the number of primary
school age children occupying the homes does not exceed the potentially available school capacity.
LAR would accept a condition on the planning permission requiring agreement to be reached with
Midlothian Council on that lettings policy, until such time as the Midlothian council are able to

deliver the additional primary schoo! capacity enabled by the S75 contribution from the site,
Refusal Reason 2 states that:

The size of the site does not provide adequate space for such an increase in the number of residential
units proposed. It has not been demonstrated that adequate levels of private outdoor space,
sufficient parking provision, capacity for a surface water drainage solution and adequate
landscaping can be achieved at the application site based on the proposed residential unit numbers.

Therefore the proposal represents an overdevelopment of this site.

We fundamentally disagree with these conclusions. LAR have undertaken an Area Density Study
{Appeal Document 8 — Area Density Study), which shows that the proposed density of the
application site, assuming 44 units, is 11.4 units per acre. This is a typical medium density scheme
for residential development, and by no stretch of the imagination can it be considered to be over-
development. By way of comparison, the adjacent recently built housing estate, as shown in the

Area Density Study, contains a mix of character areas ranging from 7.7 units/acre to 17.3 units/acre.
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The average density of the area is 11.8 units/acre, which is slightly higher than that proposed by
LAR.

In respect to garden ground, the planning officer’s delegated report states in the 4* paragraph on

page 13 that:

“Only six of the proposed houses meet the required private garden ground provision. Whilst the
Planning Authority can accept a reduction in the levels of gardens where it has been justified, such
as in the creation of a high quality layout and the provision of other amenities within the site, for
example as open spoce, play areas and access to such areas, this is not the case in the current layout.

The lack of garden provision further indicates an overdevelopment of the site.”

These comments were made in respect of the wrong layout plan, and LAR’s preferred layout shows
the majority of new houses situated around a large area of communal open space. LAR’s experience
of the mid-market rental sector shows that tenants often do not want or use private garden of the
size commonly specified by local authorities for private housing. Rather than create unused,
unmaintained and potentially unsightly private garden ground spaces, the proposed design provides
smaller private gardens which will be less work to maintain but of adequate size for normal outside
garden activities. The site layout provides building separation distances in excess of the
requirements to prevent overlooking. Some plots have larger gardens, which will allow tenants to
choose suitable properties depending on haw much private outside space they need and wish to
maintain. The large common green will provide a space centrally within the development for use by
all residents, with natural surveillance from houses and will be maintained by LAR Housing Trust.
The overall ratio of buiiding footprint to private and semi-private garden ground is 1:4 and exceeds

the narmal planning requirements for garden ground.
Itis also the case that the Council's parking standards are achieved on LAR's preferred layout plan.
Refusal Reason 3 states that:

it has not odequately demonstrated that the proposed increase in residential unit numbers can be
accommodated within the application site without having o detrimental impact on the privacy of

neighbouring properties.
In this regard, the planning officer’s delegated report states in the 3™ paragraph on page 10 that:

“Any impact on existing houses, in regards overlooking, loss of privacy and loss of light, would be
those to the south. There could potentially be overiooking if there are to be any windows on the
gable elevations of the proposed houses to the houses on Hawk Crescent and Pheasont Grove. There
is to be 13 metres between the house at 1 Pheasant Grove and the closest proposed house. This is
closer than the required standards and may have some potential for the loss of light to the existing

house. However the extent of the impact on the existing properties is difficult to assess in the
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absence of proposed elevations. The loss of any hedgerow would require to be replaced by either
new landscaping or appropriate boundary treatments to ensure there is not loss of amenity to

existing residents or a detrimental impact on the surrounding area.”

These conclusions relate to the wrong layout plan, and all of these matters are dealt with
satisfactorily in LAR’s preferred site plan. The separation distance between the house at Hawk
Crescent is 19 metres — wider than the minimum reguirement. There are no overlooking windows
on the side elevation on Hawk Crescent. Hedgerow loss will be avoided wherever possible and new
planting provided. There are conditions on the existing Planning Permission in Principle that require
satisfactory detailed plans to be submitted and approved by the Council before development can

proceed.
Refusal Reason 4 states that:

it has not adequately demonstrated that the proposed increase in residentiol unit numbers can be
accommodoted within the application site, which is located within the countryside, without having
a detrimental impact on the landscape character of the area, due to the loss of landscaping and the

lack of space to accommodate required landscaping.

We do not consider that it is reasonable to characterise the site as being in the countryside, which

in our view is illustrated in the aerial photograph below,

Google Earth

- swel @
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The planning officer’s delegated report contains the following text in the final paragraph on page

13.

“The site lies within the countryside. There is only support for housing here on the basis of the
redevelopment and conversion of redundant buildings. Any development needs to respect this rural
location and be of a scale appropriate to this. it is acknowledged that there are recent housing
developments to the north, west and south of the site, however these are within the built up area
and were allocated housing sites. There is, therefore, a significont distinction between the
application site and the surrounding areo, and what is appropriate elsewhere may not be

appropriate at the application site.”

We strongly disagree with this conclusion. The aerial photograph of the site shows the site in
relation to the neighbouring new housing estates to the north, west and south and the utilitarian
and ‘industrial’ locking agricultural sheds on site. These can be clearly distinguished from the
countryside to the east of the application site. It should also be taken into account that the
application site already has planning permission for up to 25 homes, which will in any circumstances

make it part of the urban area.

Itis notable that the planning officer who approved the Planning Permission in Principle for the site,

concluded in the site description of his delegated report that:

“The site is fairly weli contained in the local and wider landscape with limited short distonce views

in and out of Lthe site.”
He also concluded later in his delegated report that:

“New dwellings and associated development on the site would not be seen as o standalone isolated
development in the countryside. Instead, the development would be seen in relation to the existing
housing development ot Wester Cowden and as an extension to thot existing residential

development.”
We agree with these conclusions.
Refusal Reason 5 states:

For the above reasons the proposal represents a significant overdevelopment of the site and does
not comply with policies RD1, DEV6, DEV7, ENV7 and ENVI0 of the adopted Midiothian Local
Development Plon 2017.

For the reasons given above we do not agree that the proposal represents a significant over-
development of the site. The proposed density is medium at 11.4 units/hectare, which is slightly

less than the adjacent new housing estate.
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Policy RD1 indicates that development in the countryside will only be permitted if: it is required for
the furtherance of agriculture, including farm related diversification, horticulture, forestry,
countryside recreation or tourism; it accords with other named policies; or it accords with the
Council's Supplementary Guidance on Development in the Countryside and Green Belt. All such
development will need to be: of a scale and character appropriate to the rural area and well-
integrated into the rural landscape; capable of being serviced with an adequate and appropriate
access; capable of being provided with drainage and a public water supply at reasonable cost, or an
acceptable private water supply, avoiding unacceptable discharge to watercourses; and accessible

by public transport and services, within 1 mile of a bus route with a frequency of 1 bus per hour.

In our view this policy is no longer of any significant relevance in the context of planning permission
already being granted for housing development on the site. It can no longer be described as a rural

area and should not be considered in that context.

Policy DEVE indicates that good design and a high quality of architecture will be required in the
overall layout of development proposals. This also provides guidance on design principles for
development, materials, access, passive energy gain, positioning of buildings, open and private

amenity space provision and parking.

The planning officer's delegated report is critical of the proposed development layout but, as we
have explained, these comments are based upon the wrong site plan. The correct fayout plan
responds very well to the concerns expressed in the delegated report, locating development around
a communal open space and relating well to the existing listed farmhouse. In contrast to some
modern private housing estates the proposals contain terraces and semi-detached homes, as well
as the conversion of existing old farm buildings, depending on viability. It is also inlended to
reinstate an old stone wall which will be an attractive feature of the development. As regards
architecture, this will be a matter for approval by the Council through the submission of detailed
plans in due course. LAR have a track record of building high quality architecture and look forward

to further discussions with the Council on design matters in due course.

Policy DES7 indicates that development proposals will be required to be accompanied by a
comprehensive scheme of landscaping. This should: complement the existing landscape within and
in the vicinity of the site; create landmarks in the development layout and use the landscape to
emphasise these; provide shaded areas and shelter; make use of tree and shrub species that are of
good appearance, hardy and low maintenance, with a preference for indigenous speries; where a
site abuts the countryside, incorporate tree belts to define the urban edge, allow for future growth
of the trees and promote pedestrian access to the countryside beyond; ensure that where roads
are to be lined with trees, these are given adequate room to grow and mature; make use of trees

to define the edge of development areas; promote local biodiversity; and ensure that finishing
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materials, surface textures and street furniture, together with the design of walls an fencing,

combine with the landscaping to create an attractive environment.

The conditions on the Planning Permission in Principle require the submission and approval of
detailed landscape plans prior to the commencement of development, which of course will be
provided by LAR. The revised layout plan shows adequate space for landscaping to ensure that it is

appropriately integrated into its surroundings.

Policy ENV7 indicates 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.

The existing character of the site is characterised by 2 large unattractive agricultural sheds, areas of
disused hardstanding, and mounds of un-landscaped earth. The proposed development, as

explained in previous paragraphs, will enhance the character of the ares.

Policy ENV10 indicates 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. The formation of new culverts is not supported.
The last paragraph on page 14 of the planning officer’s delegated report states that:

“The applicant has stated that permeoble roadways and small scale surface water soakoways are
proposed throughout the development, rather thon in o dedicated SUDs orea. As detailed aobove,
the site layout is constrained and unoble to accommodate the required amenities foroccupaonts. The
Planning Authority is concerned that there will be insufficient land for any SUDs features which may
be required to deal with the surface water run-off from the site. There is also o requirement to
ensure that any proposed drainage at the site can deal with any water run-off from the adjacent

field.”

These comments are hased on the wrong layout plan. It is likely that SUDS can be accommadated
without a dedicated SUDS area, but in order to satisfy the planning officers comment, LAR’s
preferred layout plan shows that there is plenty of open space within which to accommodate any
required SUDS features. If a SUDS area is required, it would be designed to be multi-use space. The
detailed design of this is a significant exercise which will be carried out in due course to comply with
the condition on the Planning in Principle consent and which will be subject to the approval of the

Council.

Refusal Reason 6 states that;
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The proposed increase in residential units would result in a layout thot does not meet the minimum
transportation standards for new developments. The increase in unit numbers would result in a
substontial increase in the number of vehicle trips ot the site would have o significont detrimental

impact on the safety of pedestrion and cycling activity in the local area.

We completely disagree with this conclusion and LAR commissioned a respected and expert
Transport Consultant to address the concerns raised by officers during the processing of the
application. The Transport Consultant prepared a letter report (Appeal Document 9 - Transport

Letter Report), which we refer to below.

The site area remains the same as previously but there is a reconfiguration of the layout to provide
the additional units. It is noted that there were no adverse comments from transportation in
relation to the extant scheme (the Planning Permission in Principle) with the response indicating
that:-

“The existing occess to the steading is presently from two points - from the north boundary of the
site off Eoster Langside Lane, and from a point on the south boundary of the site off Pheasant Grove
via Hawk Crescent. The illustrative masterplan submitted with the application delineates the
retention of both accesses to serve the new residential development, The accessing of o residential
development on the site from either or both of the existing accesses is acceptable in
transportation terms and the Council’s Transportation Cansultant raises no objection to this. The
local road network; including the residential roods within the Wester Cowden development, are
capable of occommodating the volume of troffic generoted by the proposed residential
development. In addition, the focol road network and the proposed accesses are of on odeguate

standard of accommodating construction vehicles and service vehicles associated with the proposed
development.”

Therefare, in terms of assessing the updated proposals it is important to bear in mind the potential
changes in traffic flow that may result. Adopting a robust peak hour trip generation of some 0.8
trips per home {0.6 departures and 0.2 arrivals in the AM and the reverse in the PM) the additional
20 units would potentially result in 16 additional vehicle trips in the peak hours. This is equivalent

to one vehicle trip every 3-4 minutes.

The proposed layout retains an upgraded access link to Easter Langside Lane and, consistent with
the transport response to the extant application, also provides a connection to the south to

Pheasant Grove.

MC roads have raised a concern about the use of a connection to the south which crosses the shared
cycle route adjacent to the site and potentially routes traffic through the residential areas around
Hawk Crescent. However, the response to the original application indicated that “either or both”
access routes would be acceptable to serve 25 homes so by definition the routing of traffic
associated with 25 homes (circa 20 vehicles) through either aceess and the adjacent road network

connections is also acceptable.
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The proposed construction of 44 homes with a choice of 2 routes can be considered to accord with
this initial advice as traffic is able to distribute across the 2 access points. However, we understand
that concerns relate to the potential for all traffic to route through a single access and as such
further consideration has been given to the routes available to drivers leaving the proposed

development.

It is also important to bear in mind that appropriate pedestrian and cycle routes can be provided,
with a segregated pedestrian / cycle link from the site connecting down adjacent to the existing bus
stops on Easter Langside Avenue. Pedestrian connections can also be made along the site access to
the existing footway on the south side of the residential road running north away from East Langside

Lane.

in order to assess the routes that the traffic will take, it is important to understand both the standard
of the adjoining roads and the likely destinations drivers are travelling to. The applicant has
prepared a plan examining the layout and standard of the routes through Easter Langside Lane and

Hawk Crescent which is appended to this letter.

This sets out that the road connections to the south through Hawk Crescent are all §.5m wide and
also have footways provided on both sides of the road. This connects to the main distributor road

connecting west to the A6106 or north towards Salter’s Road.

The connections to the north towards Easter Landside Lane are also 5.5m wide. The road directly
north of the access to the siteis 5.5m wide with footway provision on the northern part of the route,
with grassed verges and is constructed out of block paving. The road to the left is of a more
traditional tarmac road carriageway appearance, again with no footway_connection until the
southern end of Easter Langside Avenue is met. Beyond here there are footway connections to the

wider site.

Adopting a simple appraisal of the driving distances to reach the main external road network there
is an identified ‘threshold’ point within the site where it becomes a shorter route for drivers to use
the north or south access depending on their position within the site. This threshold point is reached
around 150m along the road into the site from the north and therefore it is likely that drivers living
in properties to the north of this point would generally route north to leave the site and vice versa
for drivers living in homes to the south. In practice this equates to a split of around 20 homes to the

north of the threshold point and 24 homes to the south.

Therefore, it would be reasonable to expect that, given roads had no issue with 25 homes being
accessed to either the north or the south the development, the 44 home proposal, with a
relatively equat split of vehicle trips across the accesses to the north and south, would also be

acceptable,
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Interrogating potential trips further using the Datashine Commute information from the 2011
census shows that in the Thornybank area of Dalkeith some 85% of trips to work occur to the north,
towards Edinburgh and Dalkeith. Some 10% of trips are to destinations to the west {i.e. Bonnyrigg,
Mayfield, Gorebridge) with only 5% of trips to the south. This would mean that there may be a
desire for trips heading west or south to route via Hawk Avenue (as the perceived direction of travel)
regardless of where in the development they reside and this would only account for 5 trips from the

development.

Importantly it is also clear that the route created through the development site is of such a length
and design that it would not be attractive as a short cut for any traffic in either of the residential
areas to the north or south being significantly longer than the existing routes to reach the main
road network. The original roads response also indicated that a connection through the site would

be acceptable with either of both accesses indicated as acceptable.

Returning to the concern raised about the ability of the adjacent ‘shared surface’ roads to
accommodate the likely uplift in traffic, based on the data above, this is unlikely to be any different
to astandalone scheme of 25 homes accessed solely to the north {or south) and hence would appear
to be contrary to previous advice. In effect it appears that 2 developments of 25 homes would be
acceptable if no connection through the site were provided but this would be contrary to current

best practice to ensure a coherent, permeable road network within residential areas.

The sections of road considered to be ‘shared surface’ are only located to the north of the site and
are only ‘shared’ for a distance of around 60m. In terms of the ability for these roads to carry the
likely additional traffic there is little specific guidance in the ‘Designing Streets’ document which
refers to managing the speed environment and making a sense of place, whilst being pedestrian
friendly, Similarly, the National Roads Development Guide also comments an the design and layout
of ‘shared spaces’ indicating that they are suitable for low traffic volume, low speed environments
but is not specific on these points. Both of these documents point to the importance of a connected
network of streets which in turn provide a choice of routes to drivers, which the proposed
development provides. Interestingly the ‘Manual for Streets’ (guidance covering England and
Wales) identifies that shared surface areas operate most successfully in areas with a peak hourly
flow of less than 100 vehicles per hour (vph). The development is expected to add at most 20
movements per hour to the north, which coupled with the existing traffic is unlikely to result in

flows above 100 vph.
Summary

It has been established that, in providing 2 accesses and identifying the threshold point within the
development where journeys are shorter via one access than the other, the effects of the

development would be similar or less on the adjacent residential streets compared to the extant
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consent with a single access point. Therefore, the findings of the MC transport response in respect
to the Planning Permission in Principle application remain valid i.e. “The local road network;
including the residential roads within the Wester Cowden development, are capable of

accommodating the volume of traffic generated by the proposed residential development.”

We appreciate that the above analysis by LAR’s expert Transport Consultant is somewhat technical

in parts, but it clearly demonstrates that Refusal Reason 6 is not justified.

Although the LAR's Transport Consultant’s Letter Report was submitted to the Council's planning
and roads officers, they do not appear on the planning portal and we are not aware if it was ever

considered in advance of refusing the application.
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Conclusion

The Council’s officers have 4 main concerns regarding the Section 42 application:

1. There is insufficient education capacity to accommodate the children arising form 44

homes.
2. The development is too dense for a countryside location,
3. The proposed layout does not comply with the Council’s policies on placemaking.
4. Theincrease in housing numbers will create significant traffic safety problems.
As we have demonstrated in this statement, none of these concerns are valid.

On the first point, the number of additional non-denomination primary school children is estimated
by the Head of Education as only 5 pupils. In our view, this is a negligible number in terms of the
margin of error in calculating school capacities. Notwithstanding this point, LAR is prepared to
accept amending its lettings policy to ensure that school capacities are not exceeded. A condition

can be applied to this effect.

On the second point, it is not considered reasonable to address this as a countryside location. It
already has planning permission for housing and is quite distinct from the adjacent countryside. It

is currently derelict and unattractive, comprising large industrial looking sheds.

On the third point, the planning officer has assessed the wrong layout plan, which was submitted
to demonstrate how some of the planning officer's comments would resuit in a poor layout., LAR's

preferred layout plan satisfactorily addresses the Council’s placemaking policies and objectives.
On the fourth point, a detailed assessment by a respected and expert Transport Consultant has

demonstrated that there will be no significant impacts on traffic safety.

Recommendations

It is important to understand the nature and effect of a Section 42 Application. Although this
application seeks to amend Condition 1, if the application is permitted it creates a wholly new
Planning Permission in Principle. This means that the Local Review Body is entitled to apply any new

or amended conditions that it sees fit.
Condition 1 of the Planning Permission in Principle currently states:
“The development shall adhere to the following constraints:
i No more than 25 residentiol units shall be erected on the site

ii. No building erected on the site shall exceed 2 stories in height
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LAR’s Section 42 Application states that it seeks to amend this condition “to allow more than 25

dwellinghouses on the site”.

In support of this application, LAR submitted a layout plan to show how this increase in numbers
could be satisfactorily accommodated on the site. The result is that there is now sufficient

information to approve the site layout plan and proposed unit numbers.

LAR is satisfied that their preferred layout is one they can implement and that it accords with ali of

the Council’s planning policies.

It is therefore recommended that this plan is incorporated into the Planning Permission in

Principle by way of the following amendment to Condition 1.

“The development shall be generally in accordance with the layout and unit numbers shown on
Site Layout Plan - 542(PL)001 Revision A. No more than 44 residentiol units shall be erected on the

site, none of which should be more than 2 stories in height.”

Condition 2 of the existing Planning Permission in Principle states that the masterplan submitted
with the original application is not approved. This condition can therefore be deleted because it is

effectively superseded by the proposed revised terms of Condition 1.

LAR is content with all of the other conditions applied to the existing Planning Permission in

Principle.
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& WE set high targets and standards at LAR and | am delighted
to report that at the end of cur second full financlal year we
have lived up to these high expectations,

It has been a particularly busy year of acquisition and

development and you will read more detail of our varlous

aclivities elsewhere In this review. However, | should like to

highlight the fact we have recorded a number of ‘firsts’ during

the last 12 months, most notably our:

+ First design and bulld profect

- First conwersion of a commercial bullding into residential use

« First subsidiary, allowing us to purchase the buliding in which
our head office s located. This will afford us a base from
which we can grow and better serve our tenants.

- First Modern Apprentice appointment and our first Tralnee
Property Manager as we build for the future.

I pay tribute o our growing staff for their piofessionalism,
commitment and energy. LAR remains under the excellent
stewardship of Chief Executive Ann Leslie, as we continue to
address the Issue of a shortage of quality mid-market rental
homes across Scotland,

Our endeavours are greatly enhanced by the excelient weorking
relationships we have developed with the Scottish Government
and our funders Bank of Scotland and Scottish Widows, We
continue ta receive tremendous support from Housing Minister
Kevin Stewart, who has taken a keen interest in our work and
visited some of our developments,

Finally, | thank LAR's Trustees for their wise counsel and support
during the last year. In particular, thank you to Barry White who
has left us to pursue new career opportunities south of the
barder and a warm welcome to his replacement Andrew Bruce,
representing Scottish Futures Trust Investments.

Ann Leslie
Chief Executive

@ IT can be very Instructive reflecting on 12 months of work
and achievement, especlally if you can refer back to the
previous year in numbers. At this ime In 2017, 1 highlighted
a year of success noting that we had 14 sites across
Scotland. A year on, and | am able to report that we now
have 24 sites and 600 homes either occupied, under
construction or In planning.

Itis a source of great pride for all connected with LAR that
this equates to buying a new home every other day since
we launched. We are ahead of schedule and making an
impact on the housing sector in Scotland. As such, we have
now lald the groundwork to expand beyond our original
business case, while keeping mid-market rent at the very
core of our activitles.

None of this would have been possible without a huge team
effort and you will read elsewhere in this review about our
growth as an organisation. Our staff complement now stands
at 10 and we have brought all services in-house aliowing us
to better serve our tenants.

With all homes now under internal management, the team is
seeing an Increasing number of inter-development transfers,
with tenants wishing to remain with LAR when their housing
needs change. This Is a very positive sign and is something
that the team will bulld on In the future.

Finaliy, I should parlicularly like to praise the staff team for
their commitment to taking on tasks, no matter how big or
small, that fall outside of their recognised remit. Getting a
site ready for a grand opening requires all hands on deck
= perhaps a fitting analogy for our newest development at
The Boatyard in Cockenzle {see pages 8 and 9).

B starHousingTust B3 LARhousingirust % irfo larhousingtrust.co,uk 01383630190 @ larhousingtrust.co.uk

F3 Buchan Heuse. Carnegie Campus, Enterprise Wa y. Dunfermliine KY1{ 8PL,.
LAR Housing Trust is a Scotush Charitable Incorporated Organisation (Scottish Chanty number 5C044825)
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A TALE OF TWO CITIES

Setting records as we sign significant deals in Edinburgh and Glasgow

@ WE have signed our first two deals
for developments in Edinburgh,
including our first conversion of a
commercial bullding into residential use.

Work i5 ongoing at Westwood House
on the city’s Gorgie Road to convert
the former office block into 47 flats.
We were delighted to have secured
this bullding te add Edinburgh to

our portfolio of homes In East Lothian
and Midlathian.

This was a significant move for us and
was at the time the biggest deal we had
completed both In terms of the number
of properties on one site and in purely
financia! terms.

The development will consist of 18 one
bedroom, 27 two-bedroom and two
three-bedroom flats and the aim is to
complete the project and welcome the
first tenants by summer 2019.

Hard on the heels of our first Edinburgh
profect came the second. A deal was
concluded with Manchester based MCR
Property Group to buy 40 units at
Chesser House, just next door to
Westwood House. This will consist of

a range of one, two and three-bedroom
homes in a superb location and is a

R

most welcome additlon to our portfolio.

A huge thank you to the City of
Edinburgh Council for working with us
on this profect. Chesser (or Elfin House,
as itis soon to be known) together with

RECORD DEAL IN GLASGOW

@ NO sooner had we concluded our
biggest deasl for Westwood House in
Edimburgh, than an even bigger
praject and oppartunity arose.

We were delighted to agree to
purchase 64 homes at a site hemg
developed by Cruden Estates Limutedd

on Helenvale Street, just a short walk

from the Sir Chnis Hoy Velodroma in

the east end of Glasgow

This 15 just our second site in
Scotiand’s largest city. Locat housnig
asscciations and asgovy City

Council have bren yery welcoming to

us and we contiive to be on the

lookaut for other sites in the city!

The 64 homaes are all two-bedrooim
lats of varyimg s'zes and construchion

rk 15 nov well uinder winy The waork
il be completed in phiases and

CCL Ot first tenants to move:

i by simuner 2019, The last phase
will be ready for occupation by late
autum 2019

Qur othar Glasgow develepment is
s the east end, at the site of the
former Belvidere Hospital and s
proving to be invery high damand

and below,

“n . 3
Abovenihoe oxterioofWesmoo _".rjouse

Wesiwood House gives LAR a
noticeable presence in a very
popular area of the city

Again, we expect our first tenants to
move in during the summer of 2019.

Canstruction a1 Helenvaie
Stieet. Glnsgow

LARHOUSING TRUST 3



“A RENTED
PROPERTY
THAT FEELS
LIKE HOME”

Two residents of LAR’s Ocean
Apartments in Aberdeen — now
neighbours, colleagues and
friends — give their new homes
a huge thumbs up

LISA AND KIRSTY'S STORY

@ “THIS is my flat and for the first ime | have a rented property
that feels ke home.” The words of 33-year-old Lisa Mathieson who
moved into LAR's Ocean Apartments in Aberdeen's Park Road a
year ago with her pariner Stuan.

Her experience is very much mirrored by 25-year-old Kirsty
Robertson: “I was in an awful house share and had to move
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quickly. Within a week I'd moved into LAR's Ocean Apartments
and instantly felt like | could treat it as my own home”

Kirsty and Lisa have a lot in common and not just thelr address.
Not only do they have a shared love of the arts, they work for
the same organisation, thelr famllies live three miles apart in
the central belt and they both struggled to find suitable
accommodation when they first moved to Aberdeen

The palr work for Aberdeen Performing Arts, Kirsty running
music education classes for children and outreach projects in
areas of deprivation, and Lisa In the theatre learning team as a
Creative Learning Manager. Both agree moving to a new city
without family and friends was a challenge. However, a shared
heritage in growing up near each other in Bothwell and
Motherwell, and a love of the arts meant they struck up an
instant friendship.



Lisa Mathieson (left} and Kirsty Rabertson
Richard Frew Aberdeen Performing Arts

Kirsty’s hasty retreat from her previous flat meant that she moved
into her LAR home without any furniture. She said: *| lived a
minimalist Japanese lifestyle at first and had to order stuff quickly.
But the fact | could move in within a week was a godsend and the
people at LAR were very easy to deal with”

The pair both admit not having family In the area was difficult at first,
but now have each other as back up and in case of emergencies.
Glven the nature of the work they do, they are ofien late heme and
say having company on the walk home or sharing a tax! is ideal.
Lisa said: “It's not just having Kirsty there but | do feel there is a
sense of a proper community at Ocean Apartments. We're also just
a 10 or 15-minute walk lo the clty centre yet we're in a very quiet
nelghbourhood, The whole process with LAR was a different
experience to anything I'd had before”

Final verdict from them both? Ten out of 10!

THE FINDLAY'S STORY
© “AS soon as | saw the view it was game over.” Linda

Findlay had lived her whale life in Berwick-upon-Tweed,
but she and husband Donald were looking to relocate
to East Lothian to be near their twe daughters.

Linda wasn't 100 per cent sure about the move, but as
s00nN as she saw the Cockenzie flat at LAR's Boatyard
development she was sold on the idea. *How could yau
refuse this?" she enthused as she gazed out her sitting
room window to a sea view.

And for Denald, born and brought up in Prestonparns, it
was a hemecoming after years away and a chance to be
near his wider family, most of whom are still in the area.

LAR has become a feature in the lives of the Findlay
family as one of their daughters, Justine, has also
moved into the Cockenzie development and Donald's
sister lives in the organisation's first campleted site at
Pinkie Mains.

He said: "It was Justine's idea for us all to move into the
same development and it has worked out brilllantly for
us. I'm retired, but seem to have taken on a new role as
chauffeur to our four grandchildren.”

Linda added: “We have abviously spent a lot of time
with family int this area over the years and we enjoyed
watching as the development progressed during
construction. We always wandered round the site for
1 good nosey when we were here”

Danald was also well aware of the Cockenzie site's past
as a working boatyard run by the Weatherhead family

A farmer welder he had worked at shipyards in Berwick
and Eyemouth, both of which had, at some point, been
owned by the Weatherheads. He said: "It’s an added
cannection te the development and the mural depicting
the site's past is right outside cur windew. | like that.”
Both are delighted with the move and described the
LAR staff as “incredioly helpful and obliging”. And the
proximity to their family, particulariy their grandchildren,
has made this a hugely successful move. "We love 1t
here” concluded Linda.

Danaid and Liride Findlay

LAR HOUSING TRUST
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=) WE have been breaking new ground — literally —
this year with a series of firsts and notable achievements.
We've completed our {irst design-and-bulld project, we
entered the Edinburgh clty market for the first time and we
started work on our biggest single development at a site in
the east end of Glasgow. All of that on top of a series of
other deals across Scotland as we do our part to address
the shortage of good quality mid-market rental homes.
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@ LAR'S development at Cackenzle, completed In September
2018, was a game changer for the organisation. At the official
opening our Chalr, Andrew Roberison, halled the development
as a flagship project, as it was LAR's first design-and-build
development and the first to be called off its £5 milllon buliding
framework.

It was officlally opened by Scotland's Housing Minister, Kevin
Stewart MSP, who had visited the site earlier in the year at the
first stages of construction,

LAR had previously only been involved In turnkey projects and
at sites already under construction. In this case, the team was
actively invelved in remediating the site, designing the homes
and seeking planning permission, priot to appointing a builder

The 26 new mid-market rental homes, built by Hart Builders,
are on the slte of a former boatyard and boast enviable
harbour views. We were particularly delighted to welcome
descendants of the original boatyard owners to the opening
of this development and the positive feedback which we
have receivied from them, the local community and residents
has been marvellous to hear.

A huge thank you for the care, professionalism and hard work
shown by the team at Hart and especially John Brotherston
which has ensured that these hames are exceptional. LAR (Local,
Affordable, Rent) was established to provide homes within
communities and these are truly local homes for local peaple,
with the vast majority of residents coming from the local area.

This latest project marks continued growth in East Lothian for
LAR and is the organisation’s third development to open in the
area. LAR's growing presence in the area has been welcomed
by East Lothlan Council. Cabinet Member for Housing, Clir Jim
Good{ellow, described the Cockenzie site as, “a welcome
addition to our affordable housing programme™.

We look forward to working with East Lothian Council 1o
continue to provide affordable homes in the area In the future.

Residents have their say on their new homes: Turn ta pages 485

8 ANNUAL REVIEW




LAR's Cockenzie development is at the site
of a fermer boatyard ariginally run by the
Weatherhead family for 70 years, but sadly

closed down in 1969,

On hearing that the site was to be develaped
for housing, LAR was approached by a local
Counciller and |cca! heritage group, Boatie
Blest, on behalf of the Weatherhead family,
asking if some kind of recognition of the site's
past could be incorporated into the
development. In particular, the family was
keen to see something to mark thelr history
at the site.

Their hope was for a piece of work by local
stonemason, Gardner Molloy, to be included
somewhere in the development and the idea
was fioated for a mural to be incorporated
into one of the buildings.

LAR then instructed Gardner Malloy and

thelr beautiful carving is an excellent example
of local community involvement in LAR's
development plans. This is building for the
future with a nod to the past.

Above: Chair Andrew Robertson (left) and Kevin Stewart
MSP, Minister for Local Government, Housing and Planning
Clockwise from far left: Cockenzie before work commenced:

interior shot of one of the new properties; a coastal view;
Cockenzie as viewed from the courtyard

LAR HOUSING TRUST



BUILDING FOR THE FUTURE

(= We have continued to acquire homes and sites across Scotiand
with further new developments under way or planned in Aberdeen,
Perth, Blairgowrie, East Lothian and Midiothian.

We have Just completed cur seventh development in Aberdeen at
Balgownie, Bridge of Don, which brings the total number of LAR
homes in the area to 142,

LAR has taken nine properties at the development in Balgownie,
consisting of six two-bed and three one-bed fats. This is LAR's
second collaboration with Cala In the city having compileted a deal
for 15 flats at Shaw Road in the city’s west end last year,

We are still looking for more good quality homes in Aberdeen —
particularly larger three-hedroom homes which our current tenants
can move Into as thelr housing needs change. As such, we would
be Interested in speaking to developers and construction
companies who might have sultable properties for us.

It has been a busy time in Midlothlan with developments at
different stages al Pelendreia Court in Bonnyrigg, Fordet! in
Dalkeith and Wester Cowden. We already have two completed
blocks of flats at Petendrela Court and phase three, consisting of
six two-bed flats, is now well under way and we hope to have
tenants moved in by spring 2019.

In East Lothian we have another design-and-bulld project at
Prestonpans where, subject to planning, we hope to be developing
26 homes I a very skmilar fashion to our successful development in

10 ANNUAL REVIEW

Cockenzie (see pages 8 and 9). Such was the demand for homes
at our Cockenzie development we were very somy to be tuming
away so many applicants, simply because we did not have enough
homes. Hopefully this development will go some way to addressing
a pressing local need for modem, good-quality, affordable homes.

Our final developments in East Lotiian consist of 23 homes In
Dunbar, 12 homes in Dolphinstone and 12 coltage flats in Old
Craighall. We are delighted to be working with East Lothlan Council
again to provide homes on these sites for which there has already
been significant interest. Both of these developments should be
complete by late 2019,

BALGOWNIE
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LAR is about people, but we also have some
interesting facts and figures to shout about
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PERSONAL PERSPECTIVES
FROM THE STAFF TEAM

LEWIS5 YULE - MODERN APPRENTICE

=} SINCE starting my Modern
Apprenticeship at LAR In
April,  have been given

the opportunity to
experience a lot of the

work LAR does

across different

teams, which has

been an exciting new
challenge for me.

Managers, | have been able to

learn firsthand what it Is llke to work
with, and help, tenants and the dlfferent
aspects of day-to-day property
management.

From the Development team | have
been able to view the sometimes
complex process of what LAR looks for
when purchasing new properties that
tenants and LAR can be proud of. Whiie
working in the office, both in
Dunfermline and Aberdeen, | have heen
able to see and be part of the day-1o-day
running of the business and have

STAFF UPDATE

®WE are proud to have increased our
portfolie of homes around the country.
And that growth has also meant an
Increased headcount In the office.

We are delighted to have welcomed four
new members of the team in the last 12
months as we continue to provide
support and assistance to our tenants

in our developments across Scotland.

WOULD YOU

BE INTERESTED

IN RENTING
FROM LAR?

if so, please contact us
lettings @larhousingtrust.co.uk

Working with the Pfopertyt

become experlenced in the hard work
and effort it takes to make LAR a
successful business and to make
sure [t keeps growing to meet

its objectives.

My col'eagues at LAR have
been very kind and
welcoming and
have been an
Incredible
help as|
continue with
my apprenticeship.

The Mode:n
Apprenticeship Program is
run by Skills Development
Scotland (SDS), on behalf of the

Scottish Government and aims to creale
a skilled workforce for the future tackiing
skiils gaps across business sectors. | look
forward to completing my modem
apprenticeship with the hopes of having
a bright future at LAR Housing Trust.

JILL HAMILTON - PROPERTY MANAGER

&1 STARTED working with LAR in April

Mikko Ramstedt was appointed to the
role of Director of Finance and
Corporate Setvices.

A natlve of Finland, he was educated
at Aberdeen Universily where he
studied economic science and
management studies, which included
a year at Whitworth University in
Washington State. He has also
studied at Oxford University’s Said
Business School.

for a new challenge and it was quite a
transition from dental nursing to property
management When my son and | were
looking at apprenticeships for him, |
noticed that LAR was advertising for an
Administration Apprentice with potential
to train as a Property Manager. As a
landlord myself, [ already had an interest
in property and decided that my
future lay in bricks and mortar
not teeth and gums.

A coupie of Interviews
later, | was taken on as
a trainee property
manager and am loving
the challenge that this
change of career brings. Early
on, | spent most of my time getting to
grips with the various processes and
procedures that were completely new to
me and, although a bit daunting, | have
embraced the challenge and have now
been promoted to Property Manager.

Working at LAR s a continuous process
of learning with the added benefit of
meeting people from all walks of life.

Jacky Macdonald Joined the property
management team at the beglnning of
the year from Stirling Council, where she
worked in a variety of housing
management roles for 34 years.

We were also delighted to welcome our
first tralnee property manager, Jill
Hamilton and our first medern
apprentice, Lewls Yule. You can read their
reflections abave as we train our next
generation of property professionals.

WHAT NEXT FOR LAR?

WE WANT TO HEAR FROM YOU

Do you have properties you would interested in selling to LAR? If s0:

@ What is their location?

@ What size of properties weould be available?

@ How many would be available? When might they be ready for tenants?
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Planning Permission
Town and Country Planning (Scotland) Act 1997

Reg. No. 16/00359/PPP

Ark Architecture and Design
14 Royal Terrace

Glasgow

G3 7NY

Midlothian Council, as Planning Authority, having considered the application by Buccleuch
Property, 27 Silvermills Court, Henderson Place Lane, Edinburgh, EH3 5DG which was
registered on 9 May 2016, in pursuance of their powers under the above Acts, hereby grant
permission to carry out the following proposed development:

Planning permission in principle for residential development and formation of access
road at Land at Wester Cowden Farm, Wester Cowden, Dalkeith

In accordance with the application and the following documents/drawings:

Document/Drawing Drawing No/Scale Dated

Location Plan 16-03 — Revised Planning 07.12.2017
Application Location Plan 07.12.17

Coal Mining Risk Assessment 09.05.2016

Extended Phase 1 Habitat Survey 26.09.2016

Wester Cowden Final Updated

September 2016

Wester Cowden Bat Survey Report 26.09.2016

2016

Please Note: A legal agreement is associated with this Planning Permission and can be
viewed on the online file.

This permission is granted for the following reason:

Subject 1o the recommended conditions on a grant of planning permission in principle, the
proposed development does not conflict with policies of the adopted Midlothian Local
Development Plan 2017. The proposal to retain both accesses to the site is acceptable in
transportation terms. There would be no significant harm to the privacy or residential amenity
of any existing neighbouring residence.

Subject to the following conditions:
1. The development shall adhere to the following constraints:
I No more than 25 residential units shall be erected on the site: and,
il.  No building erected on the site shall exceed two-stories in height.
Reason for 1(l): To restrict the number of dwellings to that which the applicant has
indicated will be erected on the site and which at this present time a developer

contribution can be secured to increase the capacity within the local primary schools to
accommodate the number of children likely to arise from that number of dwellings.



Reason for 1(ll): Buildings higher than two-storey erected on the site would appear
unduly incongruous and intrusive in the landscape, harmful to the landscape character
and amenity of the area.

The masterplan submitted with the application is not approved.

Reason: The application is for planning permission in principle only and the details
delineated within the masterplan are for illustrative purposes only.

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 phase of the development, the provision of affordable
housing, the provision of open space, structural landscaping and landscaping in
communal areas, SUDS provision and transportation infrastructure. Development
shall thereafter be carried out in accordance with the approved phasing plan uniess
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 fand users and the future occupanis of
the development,

Development shall not begin on an individual phase of development (identified in
compliance with condition 3) 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, 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 drainage details, watercourse diversions, flood prevention measures 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); and,

X 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 4(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 sefting in accordance with policies in the adopted Midlothian Local
Development Plan and national planning guidance and advice.

Development shall not begin on any individual phase of development (identified in



compliance with condition 3) until an application for approval of matters specified in
conditions for the siting, design and external appearance of all residential 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 (comprising no less than 20% of the proposed dwellings).
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 in the Midlothian Local
Development Planh and national planning guidance and advice.

Development shall not begin until an application for approval of matters specified in
conditions for 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 selting in accordance with policies IMP1 of the Midiothian Local Plan.

Development shall not begin on an individual phase of development (identified in
compliance with condition 3) 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 existing and finished ground levels for all roads, footways and cycle ways in
relation to a fixed datum;

ii the proposed vehicular, cycle and pedestrian accesses into the site:

iii 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 Dalkeith;

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

v proposed construction traffic access and egress and haulage routes;

vi proposed car parking arrangements; and,

vii a programme for completion for the construction of access, roads, footpaths

and cycle paths.

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

Reason: To ensure the fulure 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, exient 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



10.

11.

12.

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.

Development shall not begin until an application for approval of matters specified in
conditions for a programme of archaeological works has been undertaken and
reported upon in accordance with a written scheme of investigation which has been
submitted by the applicant and approved by the Planning Authority. The programme of
works shall comprise an appraisal level Historic Building Recording and a Monitoring
Soil Strip which shall be reported upon initially through a Data Structure Report (DSR)
submitted for the prior approval of 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 adopted
Midlothian Local Development Plan.

Prior to the commencement of development, the scope of, and a subsequent report on,
a feasibility study of the operation of a community heating scheme, and the installation
of fow and zero carbon generating technology, for the development hereby approved,
and if practicable other neighbouring developments/ sites, in accordance with MLDP
Policies NRG3, NRG4 and NRGS, shall be submitted for the prior written approval of
the planning authority. Should the planning authority conclude, on the basis of this
study, that a scheme is viable, no dwellinghouses on the site shall be occupied until a
community heating scheme, and/ or low and zero carbon generating technology for the
site, and, if practicable, other neighbouring developments/ sites, is approved in writing
by the planning authority. There shall be no variation therefrom unless with the prior
written approval of the planning authority.

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

Prior to works commencing on site the additional bat surveys, badger mitigation and
breeding bird mitigation recommended in the conclusions section of the updated
Extended Phase 1 Habitat Survey (updated September 2016) and the
recommendations made in the Bat Survey Report (dated April-September 201 6) both
prepared by Acorna Ecology Lid, shall be carried out in full. The scope of the
additional surveys shall be agreed in advance in writing by the Planning Authority.

Reason: In the interests of safeguarding European Protected Species,

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
ptanning authority. The details shall include delivery of high speed fibre broadband
prior to the occupation of each residential unit. 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.

Dated 14 / 02 / 18

...................................

Joyce Learmonth
Lead Officer — Major Developments and Enforcement,
Fairfield House, 8 Lothian Road, Dalkeith, EH22 3ZN



Additional Submission

HolderPlanning

Town Planning and Development Consultants

Peter Arnsdorf
Midlothian Council
Fairfield House
8 Lothian Road

Dalkeith
EH22 3ZN
Cur ref:
1% August 2019 Your ref: 18/00759/542
Dear Mr Arnsdorf,

LOCAL REVIEW BODY PLANNING APPLICATION 18/00759/542

| refer to your email dated 17" July requesting any further comments on representations made
by Interested Parties in respect of the Notice of Review for Planning Application Ref
18/00759/542 — Section 42 application to amend condition 1 {i) of planning permission
16/00359/PPP {to allow more than 25 dwellinghouses on the site) at Land at Wester Cowden
Farm, Wester Cowden, Dalkeith.

A total of 5 representations from Interested Parties were uploaded onto the Council’s Planning
Portal following the Notice of Review which was submitted on 20 June 2019. We have reviewed
these representations and provide responses on the following pages.

As there are paints of repetition in the representations, we have summarised the comments
under tapic headings for ease of review.

5 South Charlotte Street, Edinburgh, EH2 4AN. Tel 0131 225 6349 Email robin@holderplanning.co.uk
www holderplanning co.uk



Appellant’s Response to Public Representations

Site Layout/Density

Comment

Appellant’s Response

The layout the
developers have
submitted in advance of
the LRB is different to
the one which was
refused at planning
caommittee. If changes
have been made surely
these need to be
considered at planning
committee.

The application was refused under delegated powers by
officers and was not considered by the planning committee.
Also, the plan referred to in the delegated decision was not the
most up-to-date plan submitted by LAR for determination.

Preferred layout shows a
76% increase of houses.
We consider this to be
an unacceptable level of
development given the
size of the site (1.56
hectares).

As explained in our Review Statement, the only reason why the
planning permission in principle was restricted to 25 units was
because of the lack of an agreed strategy by Midlothian Council
to provide additional primary education capacity. It had
nothing to do with design or layout issues. We have explained
in our Review Statement that the density of development
proposed is in fact less that the average density of
neighbouring new housing development, which itself has not
been built at a high density.

The site is semi-rural and
not urban. LAR housing
aerial photograph is
misleading because it
shows more of the urban
area than the adjoining
countryside.

It should be recognised that the new housing adjacent to the
west of application site was countryside until it was developed
for housing. Just because the application site has beenin a
countryside use before it was granted planning permission in
principle for housing does not, in our view, mean that it should
be developed at a lower density. That is not an approach taken
by the Council elsewhere. Quite the contrary, it would make
sense to develop the site at a similar density to the adjoining
housing and make efficient use of the land.

5 South Charlotte Street, Edinburgh, EH2 4AN. Tel 0131 225 6349 Email: robin@holderplanmng co.uk

www.holderplanning.co.uk




The LAR area density
study fails to highlight
that the part of the
Easter Langside housing
development which is
most similar to the
proposed development
site has a density of only
7.7 units per acre. The
shape and existing
features of the site
{natural and manmade)
impacts on the layout
options of the site and
affects the number of
units that can be
accommodated.

The LAR area density study does show that one part of the
Easter Langside development has a density of 7.7 units per
acre. Other parts have much higher densities, as high as 17.3
units/hectare. This, in our view, has nothing to do with the
similarity or otherwise between parts of the Easter Langside
development and the application site. Rather, it simply reflects
how the developer wanted to lay out the development.

The Site Layout Plan (8
November 2018) indicates
a poor housing layout with
almost ali properties
"outward-facing”. There
appears to have been no
consideration given to
creating a sense of
community for future
residents.

As we have explained, the layout being referred to is not that
being proposed by LAR. The correct layout is a cohesive one
that will engender a sense of community.

Impact on Environment/ Character of the Area

Objection/Concern

Appellant’s Response

The site contains an
attractive, traditional
stone-built farmhouse as
well as other historic
features. Far from being
“derelict” the farmhouse is
occupied and, we
understand, operates as a
thriving business. The
proposed increase in

We disagree that the proposed layout will not be in keeping
with the farmhouse. The proposed layout has been planned to
respect the farmhouse and the wider steading site. The layout
respects the fact that the circulation route around the
perimeter of the site has been in place since prior to 1854 and
the plan tries to retain this perimeter circulation. It also
preserves and restores the existing stone wall facing the
farmhouse, which is currently lost as part of a modern
agricultural shed. This restored wall is used to provide a

5 South Charlotte Street, Edinburgh, EH2 4AN, Tel: 0131 225 6349 Email. robin@ho!derplanning co.uk
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housing density, the
proposed layout or the
style of the proposed
buildings would not be in
keeping with the existing
farmhouse and character
or the area.

backdrop for the historic farm buildings, with new houses set
back, and parking shielded from view by the restored stone
wall. The removal of the modern wide-span agricultural
buildings will enhance the character of the listed farmhouse
and the site.

There would be material
changes to the existing
environment by removal of
mature hedgerows and
other vegetation which
provide buffers as well as
wildlife habitats. There are
approximately 35-40
mature and mixed trees
currently within the site.

The site already has planning permission for housing. An
extended phase 1 habitat survey was carried out in September
2016 in support of the original application for planning
permission in principle. This confirmed that none of the
habitats within the development area were notable for rarity,
quality, or extent. Habitats and botanical species were not
considered a constraint for development of the site.

The mature hedgerow to the east of the site will be
maintained, with additional planting if appropriate to protect
and improve this as a habitat for wildlife. The majority of
vegetation within the site is self-seeded and not of significant
value, there are some larger trees which will be surveyed in
due course. If these are in good health with a reasonable
expected life span, they will be protected. If any changed are
needed to the site plan to ensure this, these will be made.

There is no doubt that the
proposed over-
development would be
intrusive in the landscape,
harmful to the landscape
character and amenity of
this semi-rural area. The
proposed two storey
buildings and the proposed
layout would have an
adverse effect on the
residential amenity of
neighbours including
disturbance and loss of
privacy with several
properties directly
overlooked.

The site already has planning permission for housing. For
reasons we have explained in our Review Statement, we
disagree that there will be an adverse impact on the character
of the area or the amenity of neighbours. The proposed layout
meets the Council’s standards for privacy and distances
between houses and windows.

5 South Charlotte Street, Edinburgh, EM2 4AN. Tel. 0131 225 6349 Email robin@helderplanning.co.uk
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Education

Objection/Concern

Appellant’s Response

LAR Housing contend
that they would be able
to manage their letting
policy to ensure that the
number of primary aged
children occupying the
two-and three-bedroom
properties would not
exceed school capacity.
We fail to see how this
would work in practice
and argue it couid be
subject to legal
challenge. What if LAR
changes its policy after
the houses are built?
Any couple would have
to be told that while
they live there they cant
have children.

If it is necessary to ensure the demand for primary school places
does not exceed the numbers already permitted by the existing
planning permission in principle, LAR is keen to provide a proportion
of much needed affordable accommodation for older people. This
works in practice elsewhere. It is perfectly acceptable and legally
correct for LAR to adopt such a policy.

The council has been developing plans to address the shortage of
primary school places since 2015 and once this additional school
capacity is available any policy LAR has adopted could be altered.

Transport

Objection/Concern

Appellant’s Response

It has not been
demonstrated that all
parking spaces can be
accessed in a safe manner.
There are a number of
changes in the horizontal
alignment of the
carriageway and areas
where the carriageway
width narrows. As such,
there is insufficient space
for cars to access and exist
in a safe and efficient
manner.

The proposed layout is indicative, as would be expected in
relation to an application for Planning Permission in Principle.
As explained in our Review Statement, the amended planning
permission will continue to have conditions which require the
submission of detailed plans which will require to demonstrate
that sufficient car parking is achieved in a manner that meets
standards and that car access is safe. The detailed design of the
site will include areas of shared surface and will be designed to
minimise traffic speed in line with the national Policy of
Designing Streets.

There would be a
significant and
unacceptable increase of
traffic flow onto the

We have explained in our Review Statement why this
statement is incorrect. Leaving this aside, the concept of
‘shared space’ is that it is shared by road users.
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surfaces which are used by
pedestrians, families with
prams, joggers etc.

The design of the site itself
leads to questions of
accessibility by larger
vehicles including for
emergency and refuse
collection. It appears that
roads within the
development would not
allow turning space and
larger vehicles would have
to reverse in or out of the
development causing
danger to pedestrians/road
users.

The proposed layout is indicative, as would be expected in
relation to an application for Planning Permission in Principle.
As explained in our Review Statement, the amended planning
permission will continue to have conditions which require the
submission of detailed plans which will require to demonstrate
that there is sufficient space for larger vehicles to manoeuvre
safely. The correct proposed layout does not have any dead-
ends and therefore does not require any turning or reversing
for larger vehicles.

Safety of pedestrian and
cycling activity in the local
area was not considered in
the Transport Assessment.

The detailed design will consider pedestrian and cycling routes
in detail together with matters such as paving / contrast paving
and kerb locations which feed into this matter. This is entirely
normal and Designing Streets will be used with an emphasis on
shared surfaces and reduced traffic speed.

The bus stops on Easter
Langside Avenue are not
served by any bus services.
This statement within the
transport statement is
therefore incorrect.

The statement refers to bus stops and not services. It is
reasonable to assume that greater population density will
encourage service provision for the benefit of all. However, this
comment provides the opportunity to note that the site is
within walking distance of regular services on Dalkeith Heights
and also Jean Armour Drive.

Other

Objection/Concern

Appellant’s Response

It is not for LAR to
recommend planning
conditions. The section 42
application was to increase
the number of dwellings
from 25 to 42.

As we explain in our Review Statement, a section 42
application, if granted, has the effect of establishing a new
planning permission. The Council has the authority to add or
amend any other conditions as it sees fit. LAR is entitled to
recommend a new condition to the Local Review Body, and it is
up to the Local Review Body to decide if it wishes to agree with
that recommendation.

Attempt by the
developer to maximise
profit by trying to bump

LAR Housing Trust is a Charity registered with the Office of
Scottish Charity Regulator (OSCR). LAR’s activities are for
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Appendix C

MIDLOTHIAN COUNCIL

DEVELOPMENT MANAGEMENT
PLANNING APPLICATION DELEGATED WORKSHEET:

Planning Application Reference: 18/00759/S42
Site Address: Land at Wester Cowden Farm, Wester Cowden, Dalkeith.

Site Description: The application site comprises a former farm complex in the
countryside. There are a number of buildings within the site, including: a farmhouse
and associated garden ground which is C listed; two traditicnal stone and slate
barns; two large sheds/barns which are breezebiock, brick and timber with metal
roofs; a garage; and two brick outbuildings. The site also includes an existing track
which leads from north to south.

The land slopes down from east to west. To the west, south and north there is the
existing residential development at Wester Cowden. These are a combination of
single storey, single with accommodation in the roofspace and two-storey detached,
semi-detached and terraced houses. There is an agricultural field to the east. There
are some older cottages to the north and south which pre-date the recent housing
developments. There is a footpath and an area of open space to the immediate
west. There are three existing accesses fo the site: one from Pheasant Grove to the
south; one from Easter Langside Lane to the north; and one from the track running
along the east of the site, close to Pheasant Grove.

Proposed Development: Section 42 application to amend condition 1 (i) of
planning permission 16/00359/PPP (to allow more than 25 dwellinghouses on the
site).

Proposed Development Details: It is proposed to amend condition 1 (i) of planning
permission 16/00659/PPP which reads as follows:

The development shall adhere to the following constraints:
i No more than 25 residential units shall be erected on the site.

Reason: To restrict the number of dwellings to that which the applicant has
indicated will be erected on the site and which at this present time a developer
contribution can be secured to increase the capacity within the local primary
schools to accommodate the number of children likely to arise from that
number of dwellings.

The proposal is to increase the amount of houses. The application form does not
state the proposed number, however the applicant initially stated this was for 49
units but has subsequently reduced this to 44 units. The proposed layout appears to
show approximately 42 units. Some units are within converted buildings on site, with
the majority being new builds. The applicant states that they need to investigate if



the conversions are viable. A number of site plans have been submitted, with the
most recent showing a new road running through the site from north to south, with at
least 62 parking spaces provided. The application will be assessed on the most
recent site plan submitted, dated 17 December 2018, which the agent has confirmed
is the preferred layout. This appears to show 42 units proposed, however the
applicant's agent referred to 44 units at the site.

The applicant is a housing trust who state the following: The proposal would result
more affordable units than that previously approved. The number of children in the
development can be controlled by the letting policy and therefore for exceed an y
educational constraint. The site is brownfield and the proposal could match the
densily of the nearby housing sites without harming the character of the area or
neighbouring residents. Much of the walls, trees and hedges are to be retained.
The development is to connect to the public drainage and public water supply.
Permeable roadways and small scale surface water soakaways are proposed
throughout the development, rather than in a dedicated SUDs area. Reduced
garden grounds are proposed as their tenants do not want big gardens, plus there is
proposed communal space. They have also submitted a statement relating to
transport at the proposal, addressing comments made by the Policy and Road
Safety Manager. They consider that the traffic arising from the additional house
numbers will not have a material impact compared to that already granted and is
therefore acceptable

Background (Previous Applications, Supporting Documents, Development
Briefs): Application site

16/00359/PPP Planning permission in principle for residential development and
formation of access road. Consent with conditions - limited to 25 houses; limited to
two storeys; masterplan not approved; phasing; hard and soft landscaping; details of
proposal and materials; per cent for art; road and access detaiis; ground
contamination; archagology; community heating; ecological surveys, and broadband
implementation. Also a legal agreement relating to developer contributions towards
education, Borders Rail, Dalkeith town centre improvement, children’s play and
affordable housing.

There have been a number of permissions granted for the surrounding housing sites.

Consultations:

The Dalkeith & District Community Council objects on the following grounds:

- ltis in contravention of the condition it seeks to amend;

- The almost doubling of houses on the site would be an unacceptable level of
development in terms of scale and density for the size of the site which would
materially change the character of the existing locality as well as put
additional pressure on school capacity and services:

- The original application was for an inward facing courtyard type development
with communal and landscaped areas which has changed significantly;



- The houses would be built up to the site boundary and include the removal of
hedgerows and other vegetation to provide an extended access to properties;

- The loss of wildlife habitat and natural buffers between estates is not in
keeping with planning standards:

- Lack of parking provision; and

- Overlooking to properties at Pheasant Grove and Hawk Crescent leading to
loss of privacy and an adverse effect on residential amenity.

The Council’s Policy and Road Safety Manager recommends refusal of the
proposal, having considered all the information the applicant has submitted through
the application process. Their initial comments consider the proposed increase in
housing numbers would result in additional traffic flows on the roads leading to the
site which would have an impact on the safety of pedestrian and cycling activity in
the local area. This raised concern over the lack of required parking, the lack of land
available to accommodate these additional parking spaces or to provide sufficient
land for any SUDs features which may be required to deal with the surface water
run-off from the site.

They subsequently considered two revised layouts, with the following concerns
relating to the applicant's preferred layout:
- Lack of a formal vehicle turning area at the end of the road serving the 2 bed
cottage flats;
- The introduction of a direct vehicle link between Hawk Crescent and Easter
Langside Crescent;
- The lack of adequate visitor parking spaces within the layout; and
- The lack of information on the areas available within the site to accommodate
the SUDs features.

The proposed numbers of units are well in excess of the 25 dwellings approved and
would result in a substantial increase in the number of vehicle trips this development
would generate. This increase in traffic movements would have an impact on the
safety of pedestrian and cycling activity in the local area. | would not be supportive
of an increase in the number of units allocated for this site and would note that the
current layout does not meet the minimum transportation standards required for new
developments. In regards the Transport Statement, they state that the proposal
would still result in a substantial increase in the number of vehicle trips on these
routes and as such they do not change their earlier view on the proposal.

The Council's Head of Education estimated that 44 dwellings would give rise to
fourteen primary school pupils and eleven secondary school pupils. The Council's
Head of Education has advised that the applicant will be required to make a
developer contribution towards non-denominational primary school provision towards
an extension to a school. A developer contribution will also be required towards
secondary nondenominational provision and towards denominational secondary
school capacity. At present the non-denominational primary school is at capacity
and, although negotiations are taking place to acquire another primary school to
serve the area, if this does not go ahead there is no support for any further
developments in the area until a solution has been agreed.



Scottish Water has no objection in principle but does advise that they do not
confirm that the proposed development can currently be serviced and would advise
discussions about connections take place between themselves and the applicant.

The Wildlife Information Centre (TWIC), the Council's ecology advisor, does not
object to the application.

The following comments relate to the previous application, which was recently
determined in February 2018:

The Scottish Environment Protection Agency (SEPA) informed that the
development size falls below the threshold where they would provide bespoke
advice. They therefore refer to SEPA standing advice for planning authorities and
developers on development management consultations.

The Council’s Archaeology Advisor informs that the Category C listed building on
the site is of 19" Century date and may have earlier origins. Also, undated cropmark
remains and 19" century industrial period features lie in the vicinity of the proposed
development area. Accordingly, the steading buildings to be converted are regarded
as having some local archaeological and historic significance and the propased
development area is regarded as being of potential archaeological significance.
Therefore, she recommends that a programme of archaeological works comprising
of a Historic Building Recording (appraisal) and a monitoring strip in accordance with
a written scheme of investigation be secured by a condition imposed on a grant of
planning permission in principle.

The Council’s Environmental Health Section raise no objection to the application
on the proviso that a condition be imposed on a grant of planning permission
requiring a scheme to deal with decontamination of the site and/or previous mineral
workings has been submitted to and approved by the Planning Authority,

The Lothian Wildlife Information Centre inform that 6 neighbouring buildings
(occupied residential cottages) located nearby to the north of the application site
could have bat roost potential. However, given that these buildings are located out
with the application site there is no requirement for a further bat survey of these
neighbouring buildings to be submitted with the application.

Representations: Thirty-one letters of representation have been received, all
objecting on the following grounds:

- The proposal does not comply with the adopted Midlothian Local
Development Plan or Designing Streets: A Policy Statement for Scotland;

- Some objectors had no objection to housing here provided it complements the
environment and appropriate conditions attached to ensure there is sufficient
infrastructure to accommodate the works;

- The scale of the approved permission was in keeping with the area, with a
courtyard development, with landscape buffers around the site and a footpath
link to the east of the site. This indicated a layout which complemented the



area which would have encouraged a sense of community with residents
which has been lost in the current proposal;

The proposal seeks to almost double the approved plans and would no longer
comply with the previous permission, be overbearing and out of scale and
character with the surrounding area;

The proposal is contrary to the reasons in condition 1 of the planning
permission in principle which sought to protect the area;

The proposal is unacceptably high density and is overdevelopment given the
size and semi-rural location, which would be harmed as a resuit;

There will be a detrimental impact on existing residents in terms of
disturbance, overlooking, loss of privacy and loss of light;

The loss of hedgerow means houses at Pheasant Grove and Hawk Crescent
will be overlooked and the houses at Easter Langside Avenue may be
overlooked;

The proposal has properties up to the site boundary;

Other new houses in the area were required to be different design and
materials to blend with the nearby farm cottages, which has not been reflected
in the current proposal;

The proposal will have a detrimental visual impact on the area:

The scale and density so close to C listed buildings wouid materially change
the character of the locality;

The site at present is quiet but well used by walkers, joggers and dog walkers;
Could the site be open space rather than more housing;

Will the existing walls be retained and extended to include the houses and
who will maintain this?;

Will the stone walls, trees and dense foliage be retained?;

Road safety concerns from traffic using Hawk Crescent, Pheasant Grove and
Corbie Drive as these were designed as cul-de-sacs and not through routes;
Only one access is proposed, leading to road safety issues from construction
traffic and future residents, causing disturbance and mess and may be
blocked by construction traffic;

Inadequate parking is proposed which will exacerbate existing parking issues
in the area;

The proposed parking is to the front curtilage. Recent other applications in
Midiothian have welcomed within curtilage parking and in communal area
which shouid be replicated here:

Would exacerbate traffic issues in the local and wider Dalkeith and
surrounding areas;

There needs to be better access for emergency vehicles;

A number of objectors suggested the old A68 be re-opened for both
construction works and for residents:;

An alternative access could be from the former Thorny Crook-A68 road to link
to the roundabout to the west, or from Salters Road:;

Public transport in the area is poor;

The Council are unable to clear the existing road network in heavy snowfall
and the current proposal will exacerbate this issue:

Will traffic calming measures be put in Easter Langside Avenue and Lane?;
Road safety concerns with agricultural traffic accessing the adjoining fields
should permission be granted:;



- Damage to properties from construction traffic, as well as mud/dust brought
into/over existing properties;

- What will the construction route be?;

- No SUDs have been included in the site plan and the indicative site plan does
not appear to accommodate these;

- Drainage concerns from the adjoining farm which already causes issues in the
area. It should be ensured that overspill from the field is routed out of the new
and existing estates, not through;

- Poor SUDs maintenance for existing equipment and concerns this will be the
case in the current application;

- The loss of hedgerows would change the character of the area and remove
wildlife corridors, and the loss of trees is a travesty;

- ltis not clear who would maintain the trees shown on the site plan;

- Concern over access to the communally maintained land;

- The proposal would exacerbate capacity issues at local primary schools;

- Queries if the local amenities able to cope with the increase, including
schools, doctors surgeries and local facilities;

- There are no playparks; post box or corner shops in the area, with no
infrastructure for more housing;

- Affordable housing should be provided in mixed use schemes rather than
large blocks;

- There is no concern for the health and safety of existing residents;

- The houses wili led to an increase in crime and anti-social behaviour and the
police service in the area is already overstretched and under-funded:

- The water pressure in the area is low and the internet connection poor which
will be exacerbated by the proposal;

- The proposal will likely reduce the value of existing houses;

- There would be a loss of views form existing properties;

- Noise from construction;

- If approved, a review of Council tax rates will be required;

- Will existing damage caused by agricultural vehicles and HGVs be repaired
after the farm closure?;

-  What is a Gateway block?

- Why were all properties potentially affected by the proposal, within Corbie
Drive, Hawk Crescent and Pheasant Grove not notified? Also complaints that
some properties in the area were not notified of the current or previous
applications;

- The application appears led by the applicant’s desire to maximum housing at
the site for profit;

- Is there provision to ring-fence the cost of maintaining the communal areas to
ensure the factor does not increase upkeep costs to existing residents?:

- The current development in the area should be completed before new
development is considered; and

- Neighbouring residents have lived in an area with building works for 10 years,
how much longer do they need to endure the related disturbance?

Relevant Planning Policies: 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 (SESPlan)

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 out with 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.

The relevant policies of the 2017 Midlothian Local Development Plan are:

DEV3 Affordable and Specialist Housing provides the requirements for affordable
housing provision within sites of 15 or more units of windfall sites. For sites between
15 and 49 units, there will be no provision sought for the first 14 units thereafter 25%
of the remaining units will be for affordable housing. Allocated housing sites shall
provide 25% of the total number of homes as 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:

DEVS Sustainability in New Development sets out the requirements for
development with regards to sustainability principles;

DEV6 Layout and Design of New Development states that good design and a high
quality of architecture will be required in the overall layout of development proposals.
This also provides guidance on design principles for development, materiais, access,
passive energy gain, positioning of buildings, open and private amenity space provision
and parking;

DEV7 Landscaping in New Development states development proposals will be
required to be accompanied by a comprehensive scheme of landscaping. This should:
complement the existing landscape within and in the vicinity of the site; create
landmarks in the development layout and use the landscape to emphasise these;
provide shaded areas and shelter; make use of tree and shrub species that are of good
appearance, hardy and low maintenance, with a preference for indigenous species:
where a site abuts the countryside, incorporate tree belts to define the urban edge, allow
for future growth of the trees and promote pedestrian access to the countryside beyond;
ensure that where roads are to be lined with trees, these are given adequate room to
grow and mature; make use of trees to define the edge of development areas; promote
local biodiversity; and ensure that finishing materials, surface textures and street
fumniture, together with the design of walls an fencing, combine with the landscaping to
create an attractive environment;



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;

TRANS Electric Vehicle Charging seeks to support and promote the development
of a network of electric vehicle charging stations by requiring provision to be
considered as an integral part of any new development or redevelopment proposals;
IT1 Digital Infrastructure supports the incorporation of high speed broadband
connections and other digital technologies into new homes, business properties
and redevelopment proposals;

RD1 Development in the Countryside states development in the countryside will
only be permitted if: it is required for the furtherance of agriculture, including farm
related diversification, horticulture, forestry, countryside recreation or tourism:; it
accords with other named policies; or it accords with the Council's Supplementary
Guidance on Development in the Countryside and Green Belt. All such
development will need to be: of a scale and character appropriate to the rural area
and well integrated into the rural landscape; capable of being serviced with an
adequate and appropriate access; capable of being provided with drainage and a
public water supply at reasonable cost, or an acceptable private water supply,
avoiding unacceptable discharge to watercourses; and accessible by public
transport and services, within 1 mile of a bus route with a frequency of 1 bus per
hour.

ENV4 Prime Agricultural Land does not permit development that would lead fo the
permanent loss of prime agricultural land unless there is appropriate justification to
do so;

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;

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 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;

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. The formation of new
culverts is not supported;

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 and hedges (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) which have particular
amenity, nature conservation, biodiversity, recreation, landscape, shelter or
historical value or are other importance;

ENV15 Species and Habitat Protection and Enhancement states that
development that would affect a species protected by European or UK iaw will not be
permitted unless: there is an overriding public need and there is no satisfactory
alternative; a species protection plan has been submiited, which is based on survey
results and includes details of the status of protected species on site and possible
adverse impact of development; suitable mitigation is proposed and agreed; and the
development is not detrimental to the maintenance of European protected species at
a favourable conservation status:

ENV22 Listed Buildings states that development will not be permitted where it
would adversely affect the character or appearance of a Listed Building; its setting;
or any feature of special, architectural or historic interest:

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;
NRG6 Community Heating requires that, wherever reasonable, community
heating should be supported in connection with buildings and operations requiring
heat;

IMP1 New Development seeks to ensure 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;

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 confributions and other legal agreements will be

used to secure the appropriate developer funding and ensure the proper phasing of
development; and

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



Supplementary Guidance for Housing Development in the Countryside and
Green Belt has been prepared to expand this policy and the criteria to be met in
such proposals. This provides some support for the conversion and/or
redevelopment of redundant farm buildings or other non-residential buildings to
houses. However it must be justified and demonstrated that these buildings are
fully redundant and these will not be supported where these are still in use or
where their loss may resuit in the requirement for a replacement building
elsewhere. Buildings for conversion must be capable of being renovated and
converted without substantial alteration or extension to the original fabric. Also, the
building represents an example of traditional, architectural or historic interest, or
the building makes a significant positive contribution fo the character and
appearance of the landscape. In the case of redevelopments, this may be
supported where the building does not represent an example of traditional,
architectural or historic interest, or make a significant positive contribution to the
character and appearance of the landscape;

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 qualities 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 capacily in an
area”.

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 planning issue to be considered in determining this
application is whether the proposal complies with development plan policies unless
material planning considerations indicate otherwise. The representations and
consultation responses received are material considerations.

The Principle of Development

The demolition of existing buildings, redevelopment for housing and conversion of
existing buildings on this site has been established through the grant of the previous
Planning Permission in Principie (PPP). This complied with the related countryside
policy. Permission was granted for no more than 25 units on site. It was considered
that the site could accommodate up to 25 separate dwellings, along with the required
road infrastructure, sustainable urban drainage (SUDS), open spaces and
landscaping. This was also restricted in order to ensure that the necessary
education provision could be provided. The new houses could be erected in a
manner that would be of a scale and character appropriate to their immediate
surroundings and that would make a significant and positive contribution to the
landscape. Buildings no more than two-stories in height could be accommadated on
the site. The PPP restricted this as the maximum height. The masterplan submitted
with the PPP was an indicative plan only and illustrated a general layout and was not
approved.

The current application purely seeks to increase the number of units at the site. The
remainder of the conditions on the PPP will still apply. The application form does not
specify the number of units proposed, however the initial site plan submitted showed
49 units. A further site plan, the applicant's preferred option which is to be assessed
in this application, shows approximately 42 units, however the applicant has stated
44 are proposed.

Scale of Development

The site lies within the countryside. There is only support for housing here on the
basis of the redevelopment and conversion of redundant buildings. Any
development needs to respect this rural location and be of a scale appropriate to
this. Itis acknowledged that there are recent housing developments to the north,
west and south of the site, however these are within the built up area and were
allocated housing sites. There is, therefore, a significant distinction between the
application site and the surrounding area, and what is appropriate elsewhere may
not be appropriate at the application site.



The proposed density of the site is more akin to a built up area than the countryside.
The PPP allowed for 25 units as it was considered that this number of units could be
accommodated alongside the necessary amenities and infrastructure whilst
respecting the rural location. The significant increase in housing numbers, beyond
that previously approved, would not respect the character of the surrounding area,
creating a very dense development in an edge-of-settlement countryside location.
Even if the application site were not in the designated countryside the number of
units proposed in this application would be high for the size of site, as detailed
below.

Layout

The proposed layout, although submitted for illustrative purposes, is unimaginative,
with two lines of semi-detached houses facing off across a straight road running
centrally through the site. There is no sense of character created, with the layout
purely appearing to maximise development on site in isolation to the surroundings.
There is an opportunity to create a sense of place in the areas around the converted
farm buildings and the listed farmhouse. A development could be formed around
these buildings to make a more attractive layout and give character to the area.
However, the proposed houses back onto these areas with no relationship between
the two. The proposed cottage fiats to the north do face a converted building, but
this is divided by large parking areas and road, rather than creating a design solution
which creates a successful place.

The layout is dominated by parking, with two parking spaces to the front of each of
the semi-detached houses. This is the central route through the site and the current
layout makes for an unimaginative and unattractive development which is contrary to
Council and national policy. The design of a layout should create a sense of place
and character, rather than be dictaled by fulfilling the parking requirements. This
should be an integral part of a considered design.

Only six of the proposed houses meet the required private garden ground provision.
Whilst the Planning Authority can accept a reduction in the levels of gardens where it
has been justified, such as in the creation of a high quality layout and the provision of
other amenities within the site, for example as open space, play areas and access to
such areas, this is not the case in the current layout. The lack of garden provision
further indicates an overdevelopment of the site.

The application site includes a narrow area of land to the east, across an existing
track, which forms the edge of the adjacent field. The plan states that the existing
hedge is to be retained. No landscaping is proposed to the rear of the houses at the
east, meaning the gardens would be hard up to the boundary with only the field
landscaping as screening for the development. Effective screening is for
developments is required and this is especially important where the site is within the
countryside, where an effective tree belt is required. There is no room within the site
to accommodate such landscaping amount the proposed houses and the strip of
land at the edge of field appears too narrow to accommodate the buffer and allow
this fo become established. The lack of effective screening would be to the
detriment of the character and appearance of the application site and surrounding
countryside.



The proposal would result in the loss of all trees within the site, which contribute to
the rural character of the area. The loss of these without adequate room for
replacement planting would be to the detriment of the character and appearance of
the application site and surrounding countryside.

The applicant has stated the increase in houses at the site would resuit in more
affordable units than the previously approved scheme. Developments should be
appropriate for sites regardless of the proposed occupants. It is not the case that the
Planning Authority will accept a lower level of amenity if the units are for affordable
or social housing. All occupants should be offered a standard and acceptable level
of amenity. Whilst additional affordable units would be welcomed, this would not be
at the expense of the amenity of future occupants or inappropriate developments.

Any impact on existing houses, in regards overlooking, loss of privacy and loss of
light, would be those to the south. There could potentially be overlooking if there are
to be any windows on the gable elevations of the proposed houses to the houses on
Hawk Crescent and Pheasant Grove. There is to be 13 metres between the house
at 1 Pheasant Grove and the closest proposed house. This is closer than the
required standards and may have some potential for the loss of light to the existing
house. However the extent of the impact on the existing properties is difficult to
assess in the absence of proposed elevations. The loss of any hedgerow would
require to be replaced by either new landscaping or appropriate boundary treatments
to ensure there is not loss of amenity to existing residents or a detrimental impact on
the surrounding area.

The Scottish Government clearly state that there should be a design-led approach to
Development. Notwithstanding the overdevelopment of the site, it is clear that this
approach has not been adopted in the proposal. Albeit being for illustrative purposes
the indicative site plan only serves to illustrate that an unattractive, characterless,
parking dominated overdevelopment can be achieved through the proposed unit
numbers being accommodated on the application site.

Access and Transportation lssues

The principle of a development served by two access points, as currently proposed,
was accepted in the PPP permission. The Policy and Road Safety Manager
considered that the local road network, including the residential roads within the
Wester Cowden development, was capable of accommodating the volume of traffic
generated by the previous approval for 25 units. In addition the local road netwaork
and the proposed accesses are of an adequate standard of accommodating
construction vehicles and service vehicles associated with the proposed
development.

However the current proposal seeks to almost double the amount of units at the site.
The Policy and Road Safety Manager raised concerns over this at an early stage,
stating the proposed increase in housing numbers would result in additional traffic
flows on the roads leading to the site which wouid have an impact on the safety of
pedestrian and cycling activity in the local area. The applicant submitted a number



of different revisions of plans and a transport statement in an attempt to address
these concerns, which the Policy and Road Safety Manager has considered.

The proposed significant increase in the numbers of units from that approved would
result in a substantial increase in the number of vehicle trips this development would
generate. This increase in traffic movements would have an impact on the safety of
pedestrian and cycling activity in the local area. It is no longer the case that the local
road network and accesses are of a standard to accommodate the proposed level of
housing.

The proposed layout introduces a direct vehicle link between Hawk Crescent to the
south and Easter Langside Crescent to the north. Whilst the principle of two access
points at the site has been established, a direct connection between the housing
developments to the north and south of the site was not approved. The introduction
of a such a link raises road safety concerns.

There is a lack of a formal vehicle turning area at the end of the road serving the 2
bed cottage flats towards to the north of the site. There is also a lack of adequate
visitor parking spaces within the layout.

The indicative layout does not demonstrate that the proposed increase in units can
achieve an adequate fevel of open space.

Overall, the current layout does not meet the minimum transportation standards
required for new developments and would have a detrimental impact on the loca!
road network and accesses. Accessing the site from alternative local routes do not
form part of the proposal and so have not been assessed. No road safety concerns
have been raised about agricultural traffic accessing the adjoining fields.

Other material planning considerations

There are issues with Education provision as the non-denominational primary school
in the surrounding area is at capacity. Part of the reason for restricting the number
of houses at the site related to the number of children that could be accommodated
within the local primary schools. Since the PPP was granted, the situation has
developed to an extent that while the Council is working towards acquiring a site to
accommodate a new schoal, there is at present no non-denominational primary
capacity to accommodate the development. Without an education strategy in place
an application for an increase in unit numbers at this site cannot be supported.
Although the applicant's agent has stated the number of children who can be
accommodated in the site can be controlled to an acceptable level through their
letting process, this would be outwith the control of the planning permission as it
would not be reasonable to attach such a restriction.

The applicant has stated that permeable roadways and small scale surface water
soakaways are proposed throughout the development, rather than in a dedicated
SUDs area. As detailed above, the site layout is constrained and unable to
accommodate the required amenities for occupants. The Planning Authority is
concerned that there wil! be insufficient land for any SUDs features which may be



required to deal with the surface water run-off from the site. There is also a
requirement to ensure that any proposed drainage at the site can deal with any
water run-off from the adjacent field.

Developer Contributions

The PPP permission secured contributions for off-site children’s play and open
space, Borders rail and Dalkeith Town Centre regeneration. Should any increase
in the unit numbers be approved, a revised legal agreement will be required to
increase the amounts secured.

Matters raised by Objectors not addressed above

A number of comments relating to the proposed layout refer to site plans which have
since been revised, rather than the site plan dated 17 December which is that being
assessed.

The situation regarding the provision and maintenance of soft and hard landscaping,
including walls, are required by a condition on the PPP and is not considered in this
application. The same is true for details of the construction traffic route and the
provision of high speed fibre broadband.

As there is no support for the proposed increase in units at this site, there is no
requirement for traffic calming measures at Easter Langside Avenue and Lane.
There is no requirement for these as part of the approved PPP for 25 units.

Neighbour notification for this application was carried out as per the Council's
notification procedures and the Town and Country Planning (Development
Management Procedure) (Scotland) Regulations 2013. All those neighbours within
20 metres of the application site boundary were notified. In addition, the
application was advertised in the local press. The Council has therefore fulfilled its
notification obligations.

The proposal is to increase the number of units from the 25 units previously
approved. It has not been demonstrated that such an increase is acceptable in
regards the proposed amenities offered to future and existing occupants, or in
regards the infrastructure in the area.

Scottish Water has not raised any objection to the proposal in regards water
pressure or provision.

There is reference to a gateway block which appears to relate to the PPP as this is
not shown on any of the plans for the current application.

The loss of views from properties is not a material planning consideration, nor is
the potential loss of value of existing properties.

The scale and nature of the proposed development is unlikely to result in
extraordinary noise and disturbance during periods of construction. If noise
nuisance were to arise it could be controlied through Environmental Health



legislation. Therefore there is no requirement for the Planning Authority to impose
conditions on a grant of planning permission restricting the hours of construction or
deliveries of materials and plant.

The scale of the development is unlikely to generate significant problems with mud
being deposited on neighbouring public roads. Construction vehicles depositing mud
onto public roads is a police matter and not a material consideration in the
determination of this planning application.

Any provision to ring-fence the cost of maintaining the communal areas to ensure the
factor does not increase upkeep costs to existing residents would not be a material
planning consideration.

Any changes to Council tax rates would be outwith the control of the Planning
Authority and application remit.

It is not clear how the proposal would lead to an increase in crime and anti-social
behaviour. In any case, this is not a material planning consideration but a police
matter.

The Planning Authority can only assess the proposal as submitted and cannot
consider if this should be used for other uses, such as open space.

Any existing damage caused by agricultural vehicles or HGVs would be a private
matter between the relevant parties and is not a material planning consideration.

it is appreciated that residents in the area have been surrounded by housing
developments for a number of years. However with the exception of the existing
site, other sites in the area were allocated housing sites where development has
been directed. There is no requirement for other development to be complete before
new development can begin.

Road safety concerns have been addressed above. Shouid planning permission be
granted, any other health and safety issues should be directed to the appropriate
bodies, such as the Council's Building Standards Team or the Health and Safety
Executive.

Recommendation: Refuse planning permission.



Appendix D

AR

Refusal of Planning Permission
Town and Country Planning (Scotland) Act 1997

Reg. No. 18/00759/S42

Holder Planning

5 South Chariotte Street
Edinburgh

EH2 4AN

Midlothian Council, as Planning Authority, having considered the application by LAR
Housing Trust, Buchan House, Enterprise Way, Dunfermline, KY11 8PL, which was
registered on 5 October 2018 in pursuance of their powers under the above Acts, hereby
refuse permission 1o carry out the following proposed development:

Section 42 application to amend condition 1 {i) of planning permission 16/00359/PPP
(to allow more than 25 dwellinghouses on the site) at Land at Wester Cowden Farm,
Wester Cowden, Dalkeith

in accordance with the application and the following documents/drawings:

Document/Drawing. Drawing No/Scale Dated
Location Plan (LOC)001 A 1:1000 18.10.2018
Site Plan S42(PL)002 1:1000 17.12.2018

The reasons for the Council's decision are set out below:

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

2, The size of the site does not provide adequate space for such an increase in the
number of residential units proposed. It has not been demonstrated that adequate
levels of private outdoor space, sufficient parking provision, capacity for a surface
waler drainage solution and adequate landscaping can be achieved at the
application site based on the proposed residential unit numbers. Therefore the
proposal represents an overdevelopment of this site.

3. It has not adequalely demonstrated that the proposed increase in residential unit
numbers can be accommodated within the application site without having a
detrimental impact on the privacy of neighbouring properties.

4. It has not adequately demonstrated that the proposed increase in residential unit
numbers can be accormmodated within the application site, which is located within
the countryside, without having a detrimental impact on the landscape character of



the area, due to the loss of landscaping and the lack of space lo accommodate
required landscaping.

o For the above reasons the proposal represents a significant overdevelopment of the
site and does not comply with policies RD1, DEV6, DEV7, ENVT and ENV10 of the
adopted Midlothian Local Development Plan 2017.

6. The proposed increase in residential units would result in a layout that does not
meet the minimum transportation standards for new developments. The increase in
unit numbers would result in a substantial increase in the number of vehicle trips at
the site would have a significant detrimental impact on the safety of pedestrian and
cycling activity in the local area.

Dated 16/4/2019

Duncan Robertson
Lead Officer — Local Developments
Fairfield House, 8 Lothian Road, Dalkeith, EH22 3ZN
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