
WEST CRAIGS NORTH DEVELOPMENT PROPOSALS (21/04210/PPP) 
- DISCUSSION PAPER FOR CBCC’ MEETING (SEPTEMBER 2021) 

 
The following notes have been prepared to assist discussion and feedback from CC members 
in advance of the preparation of a full submission on the planning application.  The full 
submission will be submitted to members in draft for further feedback.  Members will 
appreciate that the assessment of some 88 technical papers accompanying the planning 
application and the preparation of a full submission takes time and, in this case, the full 
submission cannot be prepared until the proposed City Plan 2030 documents are approved for 
publication by the Planning Committee (scheduled for 29 September), as we cannot be certain 
whether the North of Craigs Road site will be included as a potential development site.   
 
The current final date for submissions is 10 October, but we have requested that both the CC 
and the wider community are given an extension for the above reasons and to enable further 
discussion at the CC’s October meeting.  As at 13 September we have not received a 
response to this request. 
 
Proposed Development 

 West Craigs Limited (Lloyds Banking Group PLC) and Dunedin Canmore Housing Assoc. 
are seeking planning permission in principle to develop land north of Craigs Road, between 
Maybury Road and the former municipal tip for up to 500 homes (50% affordable homes), 
retail, open space, woodland and active travel routes. 

 The developers make the case that this development will be sustainable and ‘net zero’, 
consistent with ‘20 minute neighbourhood’ principles, encourage active travel, consolidate 
West Edinburgh’s emerging settlement pattern and be free of major planning constraints. 

 
History of Site 

 Application 16/04738/PPP for planning permission in principle for development for up to 
1400 homes, commercial uses, landscaping, etc. on land both south of Craigs Road and 
North of Craigs Road was refused in 20 April 2017.   

 The above refusal was overturned at appeal (PPA-230-2207), subject to conditions/ 
obligations restricting development north of Craigs Road.  The DPEA Reporters’ Notice of 
Intention (30 April 2018) states … The appellants confirmed … that they did not intend to 
construct any housing on the greenbelt and accordingly, would accept the matter being 
regulated by either a condition or planning obligation expressly prohibiting housing on the 
greenbelt. 

 18/10028/PAN – In November 2018 the developers sought and gained approval for pre-
application consultations for mixed use development (primarily housing) on the current site.   

 Developers commenced archaeological excavations across the application site. This was 
not subject to planning consent, but agreed with CEC’s archaeologist.  

 20/03828/SCO – Following an Environmental Impact Assessment screening/scoping 
opinion request, various statutory agencies indicated items for assessment.  

 Application 21/02306/PPP was submitted for an active travel route along southern section 
of Cammo Walk, with options including/excluding vehicular traffic.  Decision is awaited. 

 

Following discussion by members and feedback from the community, CBCC has consistently 
opposed development of this site at various pre-application stages – largely for the reasons 
outlined below. 

 
  

https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?previousCaseType=Property&keyVal=QGEPCUEW0GY00&previousCaseNumber=OGUDPLEW03300&previousCaseUprn=000906494759&activeTab=summary&previousKeyVal=OGUDPYEW03300
https://citydev-portal.edinburgh.gov.uk/idoxpa-web/applicationDetails.do?previousCaseType=Property&keyVal=QGEPCUEW0GY00&previousCaseNumber=OGUDPLEW03300&previousCaseUprn=000906494759&activeTab=summary&previousKeyVal=OGUDPYEW03300


An appraisal of the developers’ actions might suggest that – 

a. The developers’ 2018 statements to the planning appeal that they did not intend to 
develop land north of Craigs Road for housing was only intended to gain permission for 
the major development south of Craigs Road and did not fully reflect their intentions 
regarding the current site. 

b. The extensive archaeological excavations, without subsequent restoration, has resulted in 
site having ‘brownfield’ characteristics, with potential to influence any future planning 
decision 

c. The timing of the application immediately in advance of the planning authority’s 
publication of proposed City Plan 2030 and any further, more detailed, assessments of 
the North of Craigs Road site, should it be identified for development in City Plan 2030, is 
intentional. 

 

Potential Response by CBCC 

From an initial review of the application (88 documents), recognition of some strong opposition 
in the community (55 objections at 11.9.21) and past comments, it is suggested that the CC - 

i. Prefaces any submission with acknowledgement of the need for more affordable housing 
and of the developers’ inclusion of sustainable development and low energy design 
principles within their plans. 

ii. Subject to more detailed appraisal of the applicants’ submissions and the agreement of 
members following circulation of a draft submission, the CC may object to the proposals on 
the some, or all of, the following grounds – 

a. Prematurity of application in advance of publication of proposed City Plan 2030 and 
associated environmental assessments 

b. Further erosion of green belt and impacts on the scenic and cultural landscape – 
including impacts on the Cammo Special Landscape Area and Historic Garden and 
Designed Landscape Inventory Site.  In particular, concerns that the high proportion of 
3-storey apartment blocks and 4-storey tower on the sloping terrain north of Craigs Road 
will be visually dominant and significantly impact on local landscape character.   

c. Traffic generation issues – especially in respect of Barnton and Maybury Junctions and 
Bughtlin Roundabout, which are recognised by traffic studies and CEC’s engineers as 
operating at/over capacity and resultant concerns over potential displacement of traffic 
from Maybury Road to less suitable local routes due to congestion.  Also, decisions on 
new traffic generating development should await findings of current Maybury Road 
Study.  

d. Loss of prime agricultural land and potential for restoration of the archaeological 
excavations to provide arable crop/food growing land 

e. Air and noise pollution issues arising from operations at adjacent Craigs Road 
composting site. 

f. Potential flooding issues in the vicinity of established housing on Cammo Walk and 
Cammo Estate, due to additional fluvial drainage into Bughtlin Burn which may in 
extreme events not be fully regulated by SUDS and related on-site retention 
mechanisms. Also, concerns regarding additional loads on the strategic sewage 
infrastructure along the River Almond corridor, which is known to overflow and release 
raw effluent into the River Almond and Forth Estuary during flood events and at other 
times. 

 
P. Scott 
13.9.21 


