City of Edinburgh Council -
Proposed City Plan 2030
Key items in/near Portobello

Portobello Community Council
October 2021




Background

e City Plan 2030 is a Local Development Plan (LDP), it will set out strategy, proposals
and policies to shape development in Edinburgh over the next 10 years and beyond
® A Main Issues Report ‘Choices for City Plan’ was published by City of Edinburgh Council for
consultation in Jan 2020
e Portobello Community Council consulted the community on this report and responded
o Focused on where housing should be supplied: brownfield, greenfield or blended; and views
on specific local development sites
o Also responded on desire for local place briefs & plans
o Also signposted people to the full CEC consultation & complete range of topics

e A proposed version of City Plan 2030 was presented to the Council’s Planning
Committee on 29 Sep 2021. It approved the proposed plan for a period of
representation



http://www.portobellocc.org/pccpn/2020/04/30/submission-to-choices-for-city-plan-2030-consultation/

Next steps

The proposed plan goes out for representation for six weeks

e This will run from from 7 Nov 2021 (so till ~19 Dec): “Further details on this period of
representation, including how to comment on the plan will be provided shortly”

e Submitted representations should look to either support the proposed plan, or seek
changes to it

e Representations will then be considered, first by the Council, then by a Scottish
Government reporter in an examination

e The examination report can make recommendations for changes to the plan
Portobello Community Council to respond in support of the proposed plan, given
it aligns with our earlier representation, with specific comments on Seafield,
master planning and Hifi Corner site

o We will also share this summary and signpost how members of the public can
respond individually once representations open



https://www.edinburgh.gov.uk/cityplan2030

Key items - related to PCC representation #1

Choice 12 - Building our new homes and infrastructure
12A Which option do you support?

Option 1 (Council/Partners/Urban Area)
Explain why you support that option, or why haven’t chosen an option:

Portobello Community Council undertook a consultation to inform our response to Choice 12A, while also
promoting individual responses to the Choices for City Plan 2030 by the community. The consultation had 173
responses, with many detailed comments: City Choices 2030 - Anon responses.

The consultation consisted of two main questions. The first specifically on the choice of land for future housing:

brownfield, greenfield or mixed options. 71% selected brownfield, 6% greenfield and 23% for the mixed blended
approach. Given the dear preference for brownfield we have selected Option 1.

Count of Land for future housing

Greenfield

Brownfield

(Excerpt from PCC response)

Our response indicated local
support (71%) for prioritising
brownfield development

The Proposed City Plan takes
forward this approach to
development city-wide



Key items - related to PCC representation #2

We poised the second question to allow us to ascertain the level of support for residential development for the
identified brownfield sites, within our local area. The sites being: Seafield (site 383), Evans Halshaw Sir Harry
Lauder Rd (site 400), Powerleague Westbank St (site 334), Hifi Corner Joppa Rd (site 210) and

Booker Wholesale Eastfield (site 225). Respondents were asked to rank each site on a 5 point scale from most-
preferred to least-preferred.

To analyse the responses we scored from 2 (most-preferred) through to -2 (least-preferred) and totalled:

200
177

100

-100

-200
253

-300
Seafield Road Evans Halshaw  Powerleague Hifi Corner  Booker Wholesale

Possible sites for residential development - preferences

Clearly the Seafield site is the most preferred for residential development, with Evan Halshaw and Booker
Wholesale site also having positive support. Hifi Corner had a negative response, with the Powereague site
dearing being the least preferred for development. The comments linked earlier should be reviewed. Some key
takeaways are:

* The Powerleague site is currently designated as Openspace in the local development plan, it is not
“brownfield”. There is considerable history behind this designation, tied with its former use as an outdoor
swimming pool and the desire to maintain recreation use of the site at the time of the last redevelopment
as five-a-side football pitches. Comments received indicate there is a continuing desire to maintain it for
recreational use. This site has also been the focus of a participation request and following on from that a
collaborative placemaking exercise and community-led project to attempt to shape the future of the site.

« Car garages seem to be viewed as a sub-optimal current use of the Seafield site, with housing more
appropriate.

(Excerpt from PCC response)

We reflected the level of support locally
for residential development of the
identified brownfield sites

Seafield Road, Evans Halshaw and
Booker Wholesale were prefered
Powerleague had considerable negative
feedback, considering its history as local
openspace / recreational use

Hifi Corner had slight negative

The Powerleague site is not in the
proposed plan, reflecting the main part
of our feedback



Key items - related to PCC representation #2 (cont)

Seafield

(outwith our area)

Powerleague
(not included)

Evans Halshaw
Hifi Corner
Booker Wholesale

New Brunstane
(from last LDP)




Key items - related to PCC representation #2 (H55)

e Seafield Road; outwith PCC area
e Identified as a strategic site within the plan

e Place based policies to be used to set out development principles

o  “The Council will prepare a Place Brief for the site which will establish high level principles to
inform future master planning and design processes. Once approved the Place Brief will
become non-statutory planning guidance. Proposals for any part of this site in advance of an
approved Place Brief will be considered as premature in line with Env 2. Proposals will also be
assessed against the Seafield Development Principles set out in Place 15”

e This ties in with our response to Choice 4

e Note: Portobello Community Council are coordinating with Craigentinny
Meadowbank CC, and other local CCs on this development, along with CEC
officers and other stakeholders



http://www.portobellocc.org/pccpn/2021/01/30/seafield-connecting-coastal-communities/
http://www.portobellocc.org/pccpn/2021/01/30/seafield-connecting-coastal-communities/

CITY PLAN 2030 - Proposed plan September 2021

Place 15 Seafield

Planning permission will be granted for development within the boundary of Seafield,
as defined on the Proposal Map, provided it accords with a Place Brief, a flood risk and
coastal erosion appraisal, the Seafield Site Development Principles and an approved
master plan.

3-45

3.46

3.47

The Council will prepare a Place Brief for the site. The Place Brief will establish
high level principles to inform future master planning and design processes. The
Place Brief must consider the implications of flood risk and erosion in the area
and be informed by a flood risk and coastal erosion appraisal which develops
options which can be supported by the Council. The implications of flooding
and coastal erosion should be used to inform the development of this site.
Development at Seafield should provide or contribute towards education, and
healthcare infrastructure and community facilities.

Local communities and key stakeholders will be consulted through the
development of the Place Brief. Once approved the Place Brief will become non-
statutory planning guidance. Proposals for any part of this site in advance of

an approved Place Brief will be considered as premature in line with Policy Env
2. Proposals will also be assessed against the Seafield Development Principles
and other relevant local plan policies, for example on matters such as design,
accessibility, landscaping and biodiversity.

Development at Seafield Industrial Estate must not have an adverse effect on
qualifying interests of the Firth of Forth Special Protection Area (SPA) and the
Outer Firth of Forth and St Andrews Bay Complex SPA.

Seafield Development Principles

The requirements in principle will be:

A housing —led mixed use urban extension with a sense of community that can
connect with neighbouring areas and the wider city.

Appropriate mass, scale, height and layout of new development, having regard
to views to it from the Firth of Forth

3.48

Ensure all homes are adequately served by play facilities and have access to
open space in line with the Council’s Open Space Strategy and proposalBGN57

Deliver a SUDS solution to serve both the site and surrounding area in line with
Proposal BGNg

Provision of sustainable travel infrastructure, including where possible use of
existing rail infrastructure:

a. Mobility Hub

b. Edinburgh Promenade upgrade and safe connections and safe crossing of
Seafield Road East

c. New active travel route: City Centre along Portobello Road/London Road.

d. New Active Travel Route: Along Seafield Road and connection to Craigentinny
Avenue via Fillyside

e. New Active Travel Route: Along Seafield Road and Portobello High Street
f. Active Travel connections through Harry Lauder Junction
g. New public transport route: Seafield Road to Leith

Provide or contribute towards education, and healthcare infrastructure and
community facilities.

The site is situated adjacent to the Firth of Forth SPA and the Outer Firth of Forth
and St Andrews Bay Complex SPA, bounded by a promenade. Development

of Seafield may cause acoustic and visual (including lighting) disturbance to
waders feeding and roosting within 150 meters of the site, particularly during
construction but also once new development is occupied/operational and human
activity, including vehicular movement, increase. However, it should be noted
that this area of the SPA is readily accessible and does currently experience large
volumes of pedestrians and dog walkers. The factors identified apply only in the
winter months, when the wading and roosting birds are present.
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3-49

3.50

3.51

3-52

Pollution is a potential cause of harm most likely during construction. This could
have a direct impact upon the qualifying interest, through ingestion or fouling

or, more likely, an indirect impact by modifying the habitat — either temporarily
-including intertidal sediment quality. Disturbance and the effects of pollution
could significantly alter the SPA populations as a viable component of the Firth
of Forth SPA or alter their disturbance within the site. Both of these scenarios run
contrary to the conservation objectives of the SPA.

Mitigation measures applied or taken into account. Acoustic disturbance during
the construction phase of the development can be avoided by preventing work
during the overwintering period, between September and April (inclusive). It may
be acceptable however to mitigate any noise disturbance, if necessary, through:

* noise attenuation (including screening) or restrictions which prevent noise
exceeding thresholds above which qualifying species are disturbed,

*  phasing plans or agreed programmes of work which prevent activities
likely to cause a noise disturbance such as piling from occurring during the
overwintering period, or for example, working during high tides at springs
between sunrise and sunset during that period.

To prevent pollution events, there should be standard adherence to pollution
control measures e.g. SEPA Guidance Note 7.

The mitigation measures noted above would ensure development of the Seafield
Industrial Estate would not have a significant effect upon the Firth of Forth SPA
and the Outer Firth of Forth and St Andrews Bay Complex SPA ; the structure or
the functioning of the Qualifying features (sps) populations or the habitats that
they support.



Key items - related to PCC representation #2 (H56)
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Former Evans Halshaw site
1.3 ha; ~ 104 units

o

Redevelopment of the site should include
new class 4/commercial space in an
appropriate location

Development must provide active
frontages onto Sir Harry Lauder Road and
Fishwife's Causeway

Development must link to paths in the
adjacent new development to the east and
south of the site and provide through
connections for pedestrians and cyclists



Key items - related to PCC representation #2 (H57)

O

e Current Hifi Corner site
e 0.1 ha;~ 8units

The site is within the Portobello
conservation area - the design of the
development should be consistent with the
conservation area character appraisal and
seek to preserve and/or enhance the
special character and appearance of the
area, including its setting



Key items - related to PCC representation #2 (H58)

Current Booker Wholesale site
0.5 ha; ~ 40 units

o Development must be set back 15m from the top of the bank of
Brunstane Burn

o Acycle route is to be provided along the seafront as part of the
Round the Forth cycle route

o Development should provide active frontages towards Eastfield
and routes through and around the site

o New open space should enhance and extend the existing
green/blue network along the Brunstane Burn and the coast

o New outdoor play facilities to be integrated into the site layout in
a well overlooked and accessible location with a welcoming
setting. These new facilities shall provide for varying ranges of
users, including those with disabilities. See proposal BGN30




Key items - related to PCC representation #2 (HSG29)
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e Carried over from last
LDP, site already has
outline planning
consent

e 1330 units




CITY PLAN 2030 - Prop

Place 32 Newcraighall .

d plan Sep 2021

opportunity for retailffcommercial units as part of street frontage to Whitehill

Street /Newcraighall Road

Planning permission will be granted for development within the boundary of

Newcraighall as defined on the Proposals Map, provided it accords with the Newcraighall
and Brunstane Development Principles and the approved, or subsequently approved,
master plan

Newcraighall Development Principles

3.78

Provide or contribute towards education, and healthcare infrastructure and
community facilities.

Place 33 Brunstane

Planning permission will be granted for development within the boundary of
Brunstane as defined on the Proposals Map, provided it accords with the Newcraighall

This housing site was allocated for development and removed from the greenbelt in T
and Brunstane Development Principles and the approved, or subsequently approved,

the Edinburgh Local Development Plan (2016). These sites provide the opportunity
for new housing together with new and improved school and local facilities on the
eastern side of the Council area.

Newcraighall East

= new woodland should be provided along the southern boundary of the site as
shown on the diagram.

» the finalised site capacity, design and layout should be informed by an adequate
flood risk assessment.

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

= layout should create pedestrian and cycleway connections through the site.

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

= Layout should make provision for an extension of Newcraighall Primary School’s
grounds.

3.79

master plan.

This housing site was allocated for development and removed from the greenbelt
in the Edinburgh Local Development Plan (2016). These sites provide the
opportunity for new housing together with new and improved school and local
facilities on the eastern side of the Council area.

Brunstane Development Principles

address the education impacts by providing a new 18 class Primary School
and 128 place early learning centre transport assessments should identify any
appropriate commensurate mitigation which may be required with respect to
the A1/Newcraighall Road junction and to the junctions on the A199, taking
into account any cumulative impact with traffic from other development sites.
Particular attention should be given to the proposed new junction on Milton
Road East, and the management of additional traffic generation onto Milton
Road East and Newcraighall Road including associated improvements to
pedestrian cycle crossing [acilities.

the site layout should allow for the proposed new bus route to be formed linking
Milton Road East with Newcraighall Road. Appropriate consultation with service
providers should take place in order to identify the bus service improvements
which can be undertaken in the plan period, taking into account access, routes
and frequency of service, and including the proposed new bus route. Proposals
should provide for an appropriate upgrading of existing bus stops and an
increase in cycle parking facilities at Brunstane and Newcraighall stations.
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vehicular access should be taken from Milton Road East and Newcraighall Road,
forming a new vehicular crossing over the East Coast railway line. The potential
for a new pedestrian ftycle bridge within the eastern part of the site should

be investigated, together with an investigation as to whether or not a second
vehicular crossing of the East Coast railway line should be provided in the
interests of safety, as identified within the transport appraisal. Any crossings of
the East Coast railway line should be on bridges over the railway line, and not at
grade.

no vehicular access to be taken from Gilberstoun area

opportunity to enhance existing core and other paths along the boundaries of
the site, and in particular the Brunstane Burn Core Path (John Muir Way) on the
northern boundary of the site including pedestrian crossing where vehicular
access meets the path. New multi-user path links should be formed to the
Innocent Railway Core Path, Brunstane Burn Core Path and the disused railway
line to the north of Newcraighall, with path connections also to housing at
Gilberstoun, Newcraighall and Brunstane railway station.

the impact on the setting of Brunstane House should be minimised through the
appropriate design and layout of housing on the site, including the provision of
sufficient open space and landscaping to the north and east as shown on the
diagram. The extent of the open space is indicative only and the exact area will
depend on the design and layout of housing on the site. Sufficient open space
should also be similarly provided in order to retain an open setting for the two
scheduled monuments of Brunstane Moated Site and Brunstane Enclosure, also
meeting a large greenspace deficiency to the south west of the site.

a landscape framework should be provided to the boundary of Newhailes House
garden and designed landscape inventory site, with a buffer as shown on the
diagram (again indicative and depending on the design and layout of housing
on the site) and detailed siting and design of dwellings should respect views to
Arthur’s Seat from the grounds of Newhailes House.

management proposals should have regard to the above stated historic
environment assets. Historic Environment Scotland should be consulted on
these matters when development proposals are being prepared.

establish statutory safeguards to overhead powerlines to the north and south
of the site. Design principles should seek to integrate overhead powerlines with
site layout. To the south, allotment provision should compliment consented
allotments at Newcraighall North. To the north, powerline way leave should be
designed to provide for semi natural greenspace and habitat connectivity with
informal recreation.

expand grassland habitat (under pylons) and provide woodland connectivity
across the site

Streets and open spaces should be designed to benefit from views to the coast
to the north, Arthur’s Seat to the west and Pentland Hills to the southwest.

opportunity to create a community focal point including a new primary school
and local centre.

proposals for housing (including the finalised site capacity, design and layout),
the school, and any other uses provided on the site, should be informed by an
adequate flood risk assessment.

Enhanced sustainable urban drainage will be required as appropriate to address
current/future water quality pressures and to ensure no detrimental impacts to
the recently designated bathing waters at Fishers Row.

proposals should fully address any necessary site remediation in relation
to mining legacy constraints, and should take account of any need for prior
extraction of minerals in the context of Scottish Planning Policy.

Provide or contribute towards healthcare infrastructure and community facilities.
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Table 4 - Active Travel Proposals relating to development sites

Active travel routes and connections to existing active travel infrastructure that are required to make development proposals acceptable in terms of n

Reference
ATPR1
ATPR2

ATPR3
ATPRy
ATPRs
ATPR6

Place 15
Place 15
Place 15
Place 15
Place 15

Place 15

Site reference Title

- Seafield New Active Travel Route: Along Seafield Road and Portobello High Street

- Seafield New Active Travel Route: Along Seafield Road and connection to Craigentinny Avenue via Fillyside.
- Seafield New active travel route: City Centre along Portobello Road/London Road.

- Seafield Active Travel connections: Harry Lauder Junction

- Seafield Active Travel Route: Seafield Road to Edinburgh Promenade - safe crossing

- Seafield Mobility Hub: Seafield

Table 3 - Active Travel Strategic Projects and Safeguards

These include some safeguarded routes that are longer distance active travel routes, sometimes more leisure in nature, that do not necessarily have a direct relationship with the
plan’s development sites. It also includes projects that are programmed as part of the Active Travel Investment Programme, and within scope of the City Centre Transformation

-
27

oraN20

package of public realm and pedestrian priority projects. It also includes proposals that serve a cluster of development sites.

Pentlands to Portobello Walking
and Cycling Route

A s /%ﬁ/M///////

Description

Long distance walking and cycling route mainly via off-road or on quiet roads.

77/ 77N

5. Active Travel Safeguards

/




Table 10 - Public Transport — Other Safeguards

Safeguards to ensure development does not prejudice potential future improvements or re-use.

Reference Title Further Details

|
1 PTSG 1 Future railway infrastructure Safeguards at Almond Chord and Abbeyhill required to ensure development does not prejudice future infrastructure
i improvements improvements.
I
I
Rail Halts at: Portobello, < S8 ) =7
éy/l PTSG 2 Diarchilland Mendonbank Required to ensure development does not prejudice future re-use of existing abandoned halts.
(S / Craigentinny.
f, South Suburban Halts Required to ensure development does not prejudice future re-use of existing abandoned halts.
I
\

~._ Portobello
\\4,\“’?’

\ %A

 TEee =y Inf 14 Rail Freight

Development will not be supported which would prejudice the retention of viable freight
transfer facilities at Seafield and Portobello.

oh
N

3.225 There are rail freight transfer facilities at Seafield (Leith Waterfront) and
Portobello. The re-designation of Leith Docks for industrial purposes assumes
that a rail-sea freight transfer capability will be retained. Keeping a reduced
general freight rail head to the east in Seafield will complement the safeguard for
awaste management facility in that location (see Policy Inf 18). It is also prudent
to retain the rail freight capability at Portobello.
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Appendix: Sections from Environmental
Report



Site Assessment: (383) Seafield (North East Locality)

Question

Effect

Comment

Existing uses are car showrooms, commercial retail and community recycling centre. There is the potential for contaminated land within the
site. Adjacent to residential, the Firth of Forth (SPA), open space and Seafield sewage works. There is potential for protected species within
the area. Although site not effected by sea flooding at present, it may be through climate change and rising sea levels. There are also
associated risks relating to coastal erosion and the interrelationship between coastal flooding and erosion. The SRFA identifies the site as
having a high risk of surface water flooding and a medium risk of future coastal flooding. SW requires a wastewater drainage impact
assessment for this site. Part of site within Seafield sewage works buffer and part of site has no access to public transport services. Site not
within 400m of open space. There are non-designated heritage assets (war defences) within the site. Although impacted upon by modern
later 20th century development site is still regarded as having archaeological potential (low). Site is adjacent to Special Protection Area and
adopted core path. Site potentially visible within many protected city viewcones.

Mitigation

Design and layout of site will have to address impact of odours from Seafield sewage works to ensure adequate residential amenity and an
assessment of odour will be required, and there are a number of large strategic wastewater pipes in the area that will have to be considered.
Due to the previous uses an assessment of the land for risks presented by potential contamination may be required. The design of the
development should make linkages to the adopted core path. Provision of new public transport services will be required to ensure mode
share targets met. Additional open space should be provided within site to address distance to existing open space which fails to meet open
space standard. An appropriate assessment should be carried out, through the HRA, to ensure the development of the site has no
detrimental impact on the natural heritage interests of the SPA. Proposals for development must be accompanied by an expert appraisal to
inform a project-level HRA. This may require a study of qualifying species behaviour in the affected area of the SPA, which is likely to involve
survey over at least one overwintering season. Pre-application discussion with NatureScot regarding preparation of the assessment is
recommended. The Council as “Competent Authority” will carry out the HRA. If it is concluded that the proposal is likely to have a significant
effect, the Council must then undertake an Appropriate Assessment of the implications of the development for the conservation interests for
which the area has been designated. Development which could harm an international important site will only be approved in exceptional
circumstances. Comprehensive visual and townscape appraisals required to determine appropriate mass, scale, height and layout of new
development including views from the Firth of Forth. A comprehensive masterplan for this site will be required in order to address the range
of environmental issues associated with this site. The SRFA recommends a FRA and flood risk management plan is prepared for site. Setback
from the Firth of Forth should be included to account for climate change predictions and impacts in terms of coastal erosion and associated
issues of coastal flooding should be taken into account in the design and layout of the development providing the opportunity to improve the
site’s situation compared to the status quo and future proof the area in terms of these issues. As the site has a non-designated heritage asset

within it the design of the development should seek to protect and preserve it as far as possible and in situ were possible. Archaeological
mitigation may be required.

Key items -
related to
PCC
representa
tion #2
(H55)



Site Assessment: (400) Sir Harry Lauder Road (North East Locality)

Question
Effect - |- -2 |- |- -
Comment | Existing use is a car dealership. There is the potential for contaminated land within the site. Site adjacent to residential and industrial. There is
the potential for protected species within the site. The SFRA identifies the site as having low risk of flooding. The site is within the catchment
area for a river or burn, where there is known to be engineered alterations to the river (considered in bad/poor condition by SEPA) and
therefore development of the site will need to take into account the reduced resilience of this river with regard to surface water. SEPA has
concerns regarding uncertainty of the Braid/Figgate Burn Flood protection scheme. SW requires a wastewater drainage impact assessment for
this site. Site of archaeological importance (Industrial and ceramic industries). Site potentially in city protected viewcones from a distance.
Site visible in some local views. Weak pattern of development adjacent.

Mitigation | A protected species assessment may be required. Positive effects on biodiversity through site design, layout and landscaping are required.
Due to the previous uses an assessment of the land for risks presented by potential contamination may be required. Design and layout of
development would have to mitigate the impact of surrounding industrial uses in order to ensure appropriate opportunities for social
interaction/inclusion and to ensure adequate residential amenity. The SFRA recommends a FRA is prepared due to SEPAs concerns. The design
and layout of this site will have to include greater attenuation than standard practice to reduce the risk of surface water flooding and its

Key items - related to PCC representation #2 (H56)

impacts. Redevelopment of site will require archaeological mitigation programme of a full excavation, public engagement, analysis and
publication and interpretation in the public realm. Townscape and visual appraisals would be required to determine appropriate mass, scale,
height and layout of new development.




Key items - related to PCC representation #2 (H57)

Site Assessment: (210) Joppa Road (North East Locality)

Question B1|B2|B3|B4|B5|P1|P2|P3 P4W1 W2 | A1 | A2 |A3 |A4 | M1 | M2 | H1 |H2 |H3|H4 |H5|H6 |[L1|L2|L3|L4

Effect - |- - ? |- - - - |- N - - - - = = = - ..-- : S = = = k=

Comment | The existing use is a retail warehouse. Adjacent use is residential. There is potential for protected species within the area. The SFRA
identifies the site as having a medium risk of surface water flooding. Site is within Portobello Conservation Area. Development on site at low
risk of affecting any city protected views. Site in few local views.

Mitigation | A protected species assessment may be required. Positive effects on biodiversity through site design, layout and landscaping are required.
The design and layout of this site will have to include greater attenuation than standard practice to reduce the risk of surface water flooding
and its impacts. The SFRA recommends a flood risk management plan is prepared. As the site is within a conservation area the design of the
development should seek to preserve and/or enhance the special character and appearance including its setting and be consistent with the
relevant conservation area character appraisal. Townscape and visual appraisals required to determine appropriate mass, scale, height and
layout of new development.




Key items - related to PCC representation #2 (H58)

Site Assessment: (225) Eastfield (North East Locality)

Question | B1[B2[B3[B4|B5|P1|[P2[P3|P4|s1 |w1i|w2|A1[A2[A3[A4[M1|M2|H1|H2[H3|H4 H5 H6|L1[L2][L3][L4

Effect 2 B ENEEEE 2 - B - | - - - - - - - RN
Comment | The existing use is a cash and carry. There is the potential for contamination on the site. Adjacent uses are residential and it’s located next to
the Firth of Forth which is an SPA. Site adjacent to existing LNCS and adopted core path. There is the potential for protected species within
the area. Very small part of site in 1 in 200 year flood zone. The SFRA identifies the site at a high risk of flooding from fluvial or coastal water.
The site is within the catchment area for a river or burn, where there is known to be engineered alterations to the river (considered in
moderate condition by SEPA) and therefore development of the site will need to take into account the reduced resilience of this river with
regard to surface water. Site sits behind a seawall, and therefore may be scope for enhancement. There is potential for archaeological
remains on the site (Associated with 19'"-20" century industry). Site not visible within any protected viewcones. Site visible in some local
views. Strong pattern of development. Opportunity for site to contribute towards Brunstane Burn Green network.

Mitigation | A suitable assessment should be carried out to ensure the development of the site has no detrimental impact on the natural heritage
interests of the designation and it should be included in the HRA. The SPA is adjacent and the mouth of the Brunstance Burn is used by SPA
birds for foraging and other behaviours. Development should not prevent use by SPA birds. A protected species assessment may be

required. Positive effects on biodiversity through site design, layout and landscaping are required. Due to the previous uses an assessment of
the land for risks presented by potential contamination may be required. The layout and design of the development should seek to make
linkages with the adjacent adopted core path. A flood risk assessment would be required for this site which has a risk of flooding as part of
the site is within a 1 in 200 year flood zone. Consideration of set back for climate change mitigation. The site is located on the Forth Estuary
and adjacent to Tane Burnm and is within an area of erosion susceptibility. The design and layout of this site may have to include greater
attenuation than standard practice to reduce the risk of surface water flooding and its impacts. The SFRA recommends a surface water
management plan is prepared. Redevelopment of the site will require archaeological mitigation: recommendation for pre-
application/determination evaluation (10%) to assess impacts and determine detailed scope of future mitigation (preservation. Excavation,
public engagement etc). A visual and townscape appraisal is required to determine scale,mass height and layout of new development.




