








Application for Planning Permission
in Principle (‘PPP’)

An application for Planning Permission

in Principle (‘PPP’) — for residential
development, a primary school, new

local centre, leisure uses, green network
improvements, access transportation

and infrastructure improvements - was
submitted to CEC in August 2016 by

EDI Group. This planning application
(reference 16/04122/PPP) was considered
by CEC’s Development Management
Committee on 19th April 2017 — who were
‘Minded to Grant’ approval, subject to the
conclusion of a legal agreement.

A series of conditions were attached

to the approval notice. Of considerable
relevance to the evolution of the site’s
masterplan is the following condition 12:

In accordance with this condition

section 6 of the design and access
statement sets out how the site’s design
is substantially in accordance with the
Amended Strategic Masterplan, Strategic
Landscape Framework, Strategic
Movement Framework and Strategic
Masterplan Report and Design Code (as
revised) . However, it should be noted
that the Strategic Masterplan Report
does mention the indicative nature of
the design codes it includes, stating the
following:

Figure 5 PPP Application

In addition the document provides
information in support of condition 5, 12,
13 and 14 with:

» Secfon 4 & 5 indicates how the
proposed masterplan accords with
the principles and requirements of
the mitigation measures set out
in the Environmental Statement
(condition 5).

» Secfon 7 provides information
requested by condition 2, including:

» site development layout

e details of siting, design and
height of development;

« footpath and cycle routes;

e surface water and drainage
arrangements;

» full details of the landscape
proposals, including soft
landscape, play and community
growing provision; and

e boundary treatments.

e Secfon 7 provides a landscape
masterplan, with details relating
to layout, speci cation & materials
palette (condition 13) and details
of the treatment of the site’s
Scheduled Monuments (condition
14).

The Design and Access Statement will
now run through how the masterplan has
undertaken a careful evolution in order
to respond to a greater understanding

of the site’s constraints, context and
commercial delivery.

Further details relating to information
provided in the submission that support
the discharging of the conditions refer to
the accompanying Planning Statement.
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3. CONTEXTUAL CONSIDERATIONS

The PPP masterplan strategy proposed
the introduction of a built form and
series of street types informed by the
classical scale and proportions of the
new town in Edinburgh. This established
an aspiration to create a neighbourhood
whose character aligned with that of a
more central urban location.

The proposed masterplan has evolved
this approach, taking into greater
consideration the precedent that has
been set already by new neighbourhoods
of a similar location and size in the area.
These neighbourhoods, like the site itself
offer obvious attractions for family living,
evidenced by the type of housing they
include.

This section first identifies the local
services and facilities that make the site
a sustainable and accessible choice for
family life, establishing how it can offer a
future 20 minute neighbourhood.

It then highlights recently built
neighbourhoods in the area that
provide a layout, density and mix that
characterise a more family-friendly
housing environment. Addressing also
the importance public space will have
within the new neighbourhood, by
including a precedent study on spaces in
the local area that, both spatially and in
terms of character offer an appropriate
approach to public space within the
development.

EDINBURGH CITY CENTRE

E Established Bus Corridors
E Railway line / Halts
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Figure 6 Plan showing the site’s location with walkable access to the coastline and convenient & direct active travel links to the city
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3.1 Sustainability

Figure 7 Sustainability Plan
+ Places of worship including 7 s PR

Portobello and Joppa Parish Church, ORTOBELLO
St Mary Magdalene, Harbour X

Church, Musselburgh Baptist il ‘ ’ f
Church and Musalla Tariq Jameel;

+  Sports facilities including
Musselburgh Rugby & Football
Club, Niddrie Bowling Club,
Brunstane Bowling Club, Joppa
Tennis Courts and gym facilities
including Puregym and Jack Kane
Sports Centre;

+ Duddingston Park General Practice
and Mountcastle Health Centre,
alongside pharmacies including
Boots and ASDA Pharmacy;

+ Restaurants and Bars including
Cuddie Brae — Pub & Grill, Sizzlers,
Wagamama, Pizza Express, Frankie
and Bennies, Five Guys and Nandos;

Local Facilities and Services «  Cafes including Costa and
. L o Starbucks;
A review of the proximity of existing
local ‘day to day’ amenities has been +  Other local facilities including The
undertaken, the majority of which are Jewel Post Office; and,
Iocatgd within walking Fhstance of . Bus stops and public transport
the site. The plan opposite shows the links
location of local facilities relative to the )
Site. There are also a range of primary and
secondary schools available within the
Key facilities include, but are not limited locality, these include:
to:

+ Regius Primary School;
« Local grocery stores including Ali &

Son Newsagent and USave. Larger; + Newcraighall Primary School;

- Large supermarkets including + Brunstane Primary School;

Scotmid Coop, Sainsbury’s Local, «  Campie Primary School;
Iceland, Tesco Extra, Marks and o

Spencer, Aldi, Lidl and ASDA «  Stoneyhill Primary School; and,
Edinburgh; « Portobello High School.

FORT KINNAIRD
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3.2 Accessibility

Public Transport

In terms of public transport provision,
there are bus stops located on
Newcraighall Road to the south of the
site and the A199 to the north of the site.
These bus stops serve routes 5, 44, 44A,
X44,113 and N44, which are outlined in
the table below, and connect the site
with nearby local centres, retail parks and
Edinburgh City Centre.

Brunstane Railway Station and
Newcraighall Railway Station are located
within walking distance of the site.
These stations lie on the Borders Railway,
which connects the City of Edinburgh
with Galashiels and Tweedbank in the
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Scottish Borders. Passenger services run
half-hourly on weekdays until 20:00,
and hourly until 23:54 and on Sundays.
The journey time from Brunstane into
Waverley Station is 7 minutes.

Musselburgh Railway Station lies on the
East Coast Mainline although it only
serves trains on the North Berwick Line.
Monday to Friday daytimes there is an
hourly service westbound to Edinburgh
(with peak-time services carrying on

to Haymarket) and eastbound to North
Berwick with a half-hourly service on
Saturdays. On evenings and Sundays
there is an hourly service in each
direction. On Monday to Saturdays
there is a bi-hourly and late night
limited stop service that runs from
Edinburgh Waverley to Dunbar that
stops at Musselburgh. There is also a
limited service to and from Glasgow
Central and Ayr (via Carstairs) on
Mondays—Saturdays. The journey time to
Edinburgh is 7 minutes.

Active Travel Provision

There is potential to enhance links to
well established pedestrian and cycle
routes in the area with the John Muir
Way to the north of the site and National
Cycle Route (NCR) 1 running broadly
east to west along it’s south western
boundary.

Figure 8 Accessibility Plan
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E Bus route

E NCN Cycle Route 1
E Core Path

E Informal path

e Train Station / Halt

10 minute distance from train stations
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3.3 Precedents: Neighbourhoods

There are a number of new
neighbourhoods within the wider area
that are similar in terms of scale and
location to the site. These have helped
inform the masterplan”s evolution in
terms of height, scale and form. This
section now outlines a number of
these areas and their approaches to
layout, housing mix, height & Density,
materiality, parking and open space
provision.

1. NewCraighall North and South

Two areas of new housing located to
the north and south of Newcraighall,
contributing an additional 16.5 hectares
to this small mining settlement,
increasing it to an area that covers
approx. 24 ha. This expansion ensuring
Newcraighall’s northern edge abbuts the
NCN route 1 that defines the southern
edge of the New Brunstane site.

Connectivity: Public transport offered
by buses along Newcraighall Road

and trains from both Brunstane &
Newcraighall Railway Stations with
strategic cycle route NCN route 1 along

its northern boundary. A number of
services are located along Newcraighall
Road including a newsagents.

Layout: Houses are arranged along
either residential streets, accessed

off Newcraighall Road or a network

of shared surface streets, accessed off
residential streets. Junctions into shared
surface streets are defined by a change
in surface material. Edges are addressed
with properties backing onto the NCN
route 1 & the Borders Railway line in
Newcraighall North and fronting onto
surrounding areas of countryside and
green space in Newcraighall South (see

figure 10).

Housing mix: Primarily detached
houses with some semis, terraced and
apartments.

Height & Density: Houses are uniformly
2 storey in height with three storey
development located in blocks of
apartments adjacent to gateways or
edges. The housing mix provides an
overall density of circa. 30-35dph,
however due to the housing mix

Figure 9 Precedent Neighbourhood Location Plan

this varies, with streets of detached
properties sitting at circa. 20-25dph

and areas with apartments and terraces
at circa. 35-40dph. Higher densities

sit along residential streets within
Newcraighall North and along the edges
of development in Newcraighall South.

Material: Properties along key
residential streets in Newcraighall North
are externally clad in brick with clay tiled
roof tiles, while along shared surface
streets properties are also clad in a white
& sand render with slate roof tiles (see

figure11).

Parking: There is a mix of both on-
and off- street parking, with sections
of shared surface streets widening to
offer rows of end-on parking or parking
courtyards.

Open Space: Open space has been
located adjacent to gateways into areas
of housing or as small pocket parks/
green spaces surrounded by new housing.
Newcraighall North also includes some
allotments along its edge with NCN
route 1.



Figure 10 Strong frontage provided by a mixture of housing along the Figure 11 Use of external wall material determined by properties
the south eastern edge of Newcraighall location along residential or shared surface streets
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1. Pinkie Road

New housing area located within

the eastern suburbs of Musselburgh,
covering approximately 24 hectares.
Similarly located to New Brunstane with
the coastline within walking distance
and strong public transport links to
Edinburgh.

Connectivity: Public transport offered

by regular buses along Pinkie Road to
the north and Wallyford Station, a 10
minute walk to the south east. A number
of services are located at the north
western corner of the site, including a
convenience store.

Layout: Houses are arranged within a
street network that provides a primary
residential looped street, linking from
- and back onto - Pinkie Road, where
areas of housing, set along shared
surface streets can be accessed. Shared
surface streets operate as lanes and
courtyard spaces for parking, the latter
located internally within blocks. Edges
are addressed with properties fronting
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onto Pinkie Road, behind a linear green
space and fronting & backing a footpath
along the neighbourhood’s southern
countryside edge.

Housing mix: Primarily detached
houses with some semis, terraced and
apartments.

Height & Density: Houses are primarily
two storey in height with some two

and a half storey buildings used on

the corners of blocks and three storey
apartment buildings along the primary
residential street, adjacent to large areas
of open space and the retail. The housing
mix provides an overall density of circa.
30-35dph, however due to the housing
mix this varies with streets of detached
properties sitting at circa. 20-25dph and
areas with apartments and terraces at
circa. 35-40dph. Higher densities are in
blocks adjacent to Pinkie Road and at key
junctions/focal points along the primary
residential loop street.

Material: Mix of white & sand colour
render for external walls of properties
across the development with a mix of
clay and slate roof tiles.

Parking: There is a mix of both on-

and off- street parking, with sections

of shared surface streets widening to
offer rows of end-on parking or parking
courtyards, in many cases located within
the centre of blocks (see figure 13).

Open Space: Open space provision

is focused around a large stretch of
parkland that cuts through the centre
of the site (see figure14), defining the
frontage character for a large portion of
the development. This incorporates play,
SUDs and offers a number of footpath
links. Additionally their is a SUDs green
space off Pinkie Road and a block of
woodland & play area in open space that
feeds off the large central parkland into
the south eastern area of housing.

Figure 12 Predecent Neighbourhood Location Plan




