
Lesley Carus, Planning Officer, Services for Communities, Planning & Building Standards 
Tel 0131 529 3770, Fax 0131 529 7478, lesley.carus@edinburgh.gov.uk  

Waverley Court, 4 East Market Street, Edinburgh, EH8 8BG;  

Liberton + District Community Council. 
C/O Jim Henry, Chairperson 
Liberton Kirk Centre 
EH16 6RY 

Date: 1 October 2014 

Your Ref:

Dear Sir/Madam, 

TOWN & COUNTRY PLANNING (SCOTLAND) ACT 1997 
RESIDENTIAL DEVELOPMENT OF 297 DWELLINGS, INCLUDING ASSOCIATED 
ACCESSES, ROADS AND LANDSCAPING. AT LAND 50 METRES EAST OF 
ALNWICKHILL RESERVOIR, LIBERTON GARDENS, EDINBURGH,  
REFERENCE NUMBER: 14/00577/AMC (SCHEME: )

COMMITTEE CONSIDERATION OF APPLICATION

Further to your comments on the above application, I am writing to inform you that it is 
to be considered at the Council’s Development Management Sub-Committee on 
08.10.2014. It is recommended that this application be Approved.

Please see the advice notes on Committee procedures at the end of this letter. 

Your views have been taken into consideration in the assessment of the application, 
and will be summarised in the report to Committee. You can view this at 
http://www.edinburgh.gov.uk/cpol . Reports are available 3 working days before the 
Committee Date. 

Once the application has been determined you will be notified of the Council’s 
decision. 

If you have any questions regarding this application please contact the Case Officer:
Lesley Carus  : 0131 529 3770.

http://www.edinburgh.gov.uk/cpol


David R. Leslie 
Acting Head of Planning and Building Standards 

View and track planning applications made to the City of Edinburgh Council from 
your own PC.  Go to: www.edinburgh.gov.uk/planning

DEVELOPMENT MANAGEMENT SUB-COMMITTEE 

 The Development Management Sub-Committee generally meets every week at 
10am on Wednesdays in the City Chambers (except during periods of public holiday or 
other special circumstances). 

 A list of the Councillors who are members of the Development Management Sub-
Committee is available on the Council website.  

 The agenda for the sub-committee meeting is divided into parts - applications are 
only presented if they appear in the 'Items for Presentation' section, or a Hearing. 

 Anyone who is to speak at a hearing will be contacted separately by letter by the 
Committee clerks.  

 If an item is not presented, the application is determined in accordance with the 
recommendation. 

 You can phone Committee Services on (0131) 529 4261 the day before 
Committee if you want to find out whether the item is to be presented.  

 Applications which appear on the agenda again as the Committee is minded to 
refuse it contrary to officer advice, will not normally be discussed.  These applications 
are deemed to be refused at this stage and the Committee is purely agreeing the 
reasons for refusal. 

http://www.edinburgh.gov.uk/planning
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Item number 
Report number 

Wards A16 - Liberton/Gilmerton 

Summary Summary 

The application is in accordance with the development plan and accords with the 
planning permission in principle. There will be no impact on amenity or detrimental 
impacts on the surrounding landscape. It is therefore recommended that the application 
be approved. 

Links 

Policies and guidance for
this application

LPC, CITD1, CITD3, CITD4, CITD5, CITD6, CITE3, 
CITE9, CITE11, CITOS3, CITH1, CITH2, CITH3, 
CITH4, CITH7, CITCO1, CITT5, CITT6, OTH, NP01, 
NSGD02,  
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Report 
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14/00577/AMC 
Application for Approval of Matters Specified in Conds 
14/00577/AMC 
At Land 50 Metres East Of Alnwickhill Reservoir, Liberton 
Gardens, Edinburgh 
At Land 50 Metres East Of Alnwickhill Reservoir, Liberton 
Gardens, Edinburgh 
Residential development of 297 dwellings, including 
associated accesses, roads and landscaping. 
Residential development of 297 dwellings, including 
associated accesses, roads and landscaping. 

Recommendations  Recommendations  

1.1 It is recommended that this application be Approved subject to the details below. 

Background 

2.1 Site description 

The site is approximately 10.4 hectares in area and is currently occupied by the former 
Alnwickhill Water Treatment Works. The site has become available for redevelopment 
due to the new water treatment works at Glencourse, Midlothian.  

The site is roughly triangular in shape and undulates throughout. There is a large bund 
around the perimeter of the site which is most prominent on the east and west 
boundaries. The site contains 13 open air water tanks, two covered tanks and two 
small buildings. These structures are all category B-listed (listed 15th April 1996, 
reference 43246). 

The surrounding area is predominantly residential in character. To the north is Liberton 
Public Park with residential properties beyond. To the east is open space with further 
residential beyond and to the south and west are residential properties. To the 
immediate northwest of the site is an area of green belt, a Candidate Special 
Landscape Area (cSLA) and an Area of Great Landscape Value (AGLV).  

There are existing accesses into the site via Alnwickhill Road on the western side of the 
site and Liberton Gardens to the east. 

2.2 Site History

The site has been historically used as a water treatment works. However, it became 
available for redevelopment following the new water treatment works becoming 
operational at Glencourse, Midlothian. 

7 April 2014 - Planning permission in principle granted for residential development with 
associated roads, parking, landscaping and access (application reference: 
14/00046/PPP). 
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Listed Building Consent has also been applied for in respect of the dismantling and 
reconstruction of the outlet building (application reference 14/03139/LBC). 

Main report 

3.1 Description of the Proposal 

Scheme 2

This application seeks approval under condition 2 of planning permission in principle 
12/00046/PPP for residential development of 296 dwellings, including associated 
accesses, roads and landscaping. The matters to be approved are: 

(a) The master plan and phasing details for the whole site; 

(b) Siting, design and height of development; 

(c) Design and configuration of public and open spaces, all external materials and 
finishes; 

(d) Car and cycle parking, access, road layouts and alignment, classification of streets 
and servicing areas; 

(e) Waste management and recycling facilities; 

(f) Sustainability details, including a surface water management strategy; 

(g) Footpaths and cycle routes; 

(h) The re-use of the listed outlet houses and covered tanks; 

(i) Hard and soft landscaping details, and; 

(j) Cross sections of the site and existing and finished ground levels in relation to 
Ordnance Datum. 

These details have been submitted and are assessed below. 

The proposal includes 114 detached houses, 71 terraced houses and 111 flats. The 
flats are situated in various locations across the site and range from two to four storeys 
in height. The two storey flats are located in the south western corner of the site closest 
to Alnwickhill Road with three and four-storey flats adjacent. There are further three-
storey flats on the west of site overlooking a park as well as at the entrance to the site. 

The design of the flats and houses is modern with rendered walls and grey tiled roofs. 
There is some stonework detailing on the lower floors of some of the properties. The 
windows and external doors are proposed to be white recycled uPVC. 
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The site is served by a main access onto Liberton Gardens. This is an existing access 
which currently serves the water treatment works. In addition, an emergency access is 
proposed in the north west of the site on Alnwickhill Road. This access is primarily for 
use by pedestrians and cyclists but will also provide access for emergency vehicles if 
required. 

Parking is provided within the curtilage of the detached houses in the form of double-
width driveways and garages. Parking for the terraced housing and flats is provided on 
street and in courtyard parking areas. 

The site benefits from existing robust landscaping, particularly on the western boundary 
where there are a number of tall mature trees. Additional tree planting on the boundary 
is proposed in the form of lime, chestnut and oak, planted as 'standard' trees at 2.75 - 3 
metres in height. Street trees are also proposed, including hornbeam, flowering cherry 
and lime. Specific landscaping proposals have been included for the roof of the 
retained tank and include mixed grasses, a herbaceous border and seating areas. 

The two listed outlet buildings on site are proposed to be retained and reused as cycle 
storage for the adjacent flatted properties. 

Scheme 1

The proposal was originally for the erection of 297 houses. In addition, there were 
terraced townhouses on the western boundary. The flats in the south eastern corner 
adjacent to the listed outlet building were closer to it. 

Supporting Information

The following information was submitted in support of the application: 

�Pre-application Consultation Report; 
�Tree Report; 
�Ecological Assessment; 
�Transport Quality Audit; 
�Roadway Lighting Report; 
�Surface Water Management Plan; 
�Historic Building Recording and Archaeological Report; 
�Design and Access Statement; and 
�Noise Survey. 

These documents are available to view on the Planning and Building Standards Online 
Service. 

3.2 Determining Issues 

Do the proposals comply with the development plan? 

If the proposals do comply with the development plan, are there any compelling 
reasons for not approving them? 
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If the proposals do not comply with the development plan, are there any compelling 
reasons for approving them? 

3.3 Assessment  
To address these determining issues, the Committee needs to consider whether: 

a)  The principle of the development complies with the Development Plan; 

b)  The proposals provide a development of appropriate scale, layout and design; 

c)        The proposals provide an acceptable level of amenity for the existing and future 
residents;  

d)  The proposals are acceptable in terms of the impact on the listed buildings 
within the site; 

e)  The landscaping proposals are acceptable and whether there is any impact of 
the development on the adjacent Area of Great Landscape Value; 

f)  The access, parking and drainage arrangements are acceptable; 

g)  The proposals address issues of sustainability; 

h)        The proposals have any equalities or human rights impacts; 

i)         The representations have been addressed, and; 

j)         There are any other material issues. 

a) The Principle of the Development

The Edinburgh City Local Plan (ECLP) identifies the site as being within the urban 
area. Within these areas, the principle of redevelopment is accepted where the 
proposal complies with other policies in the plan. 

The site also benefits from having planning permission in principle for residential 
development (application reference: 12/00046/PPP). Therefore the principle of the 
development has been established. Compliance of the proposed development with 
other policies is assessed below. 

In determining the appropriateness of the scale of the development, the Edinburgh City 
Local Plan states that development must be designed to fulfil its function effectively and 
meet the needs of users and occupiers. Consideration must also be given to how it 
impacts on neighbouring properties and the surrounding townscape. Policy Des 3 
(Development Design) contains criteria for assessing the scale and design of a 
proposal and includes considerations on height, scale and form, and impact on 
neighbouring properties. 
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In terms of the scale, the development proposes a density of approximately 28 
dwellings per hectare. This is a typical, low suburban density which is similar to the 
adjoining residential areas. The development also proposes a mix of housing types 
including flats, terraces, townhouses, semi-detached and detached properties. The flats 
are located in various areas across the site but are predominantly situated in the south 
west corner where they range in height from two storeys to four storeys. The two storey 
flats are located closest to Alnwickhill Road, while the three and four storey flats are 
internal to the site. The two storey flats are appropriate in terms of scale at this location 
being closest to residential properties on Alnwickhill Road and on the lowest part of the 
site. The most visible flats will be the three and four storey flats in the south of the site 
which will be seen from Liberton Gardens. However, due to the existing mature trees 
on site and the distance of 28 metres of these flats from the road, they will not appear 
incongruous in the wider streetscape.  

The site contains large areas of publicly accessible open space. These comprise 
mainly of the space above the existing underground tank, a wedge of open space 
adjacent to the access off Alnwickhill Road and a linear park perpendicular to the 
northern boundary. In addition, the trees and open space on the east and western 
boundaries are being retained and will be within a factored area, thus providing 
additional amenity space. These areas of open space provide a generous setting for 
the development and the retention of the mature trees on site helps to integrate the 
new development into the existing landscape. All properties benefit from having private 
garden space, with the flats having shared amenity space and this adds to the overall 
green space provided within the site. 

Therefore, taking into consideration the scale of development proposed in relation to 
the amount of open space on the site, the ratio of development to open space is 
acceptable and is in accordance with policy. 

In terms of layout, the road layout has been determined by existing constraints of the 
site including the location of the listed buildings and the undulating ground levels. Due 
to the historic use of the site and the presence of the water storage tanks, a significant 
amount of land regrading is required in order to regularise the site levels. This is largely 
achieved across the site, where the levels are consistent with the respective adjacent 
road levels on Alnwickhill Road and Liberton Gardens. The proposed levels across the 
site remain undulating to a degree, with a level difference of approximately 6 metres 
where the site rises between the east and west boundaries. However, this is not 
significant across the site and does not give rise to any amenity issues. 

Further to the road layout, there is a comprehensive footpath network across the site 
which connects Alnwickhill Road to Liberton Gardens. This is beneficial for accessing 
the local shops and bus stops on Liberton Gardens as well as encouraging walking and 
cycling to surrounding areas. There is also a new public link proposed from the 
development into the existing Liberton Park to the north of the site. This will encourage 
permeability into the site as well as providing passive surveillance into the park. 

The layout has also been assessed in terms of the impact of the new houses on the 
existing properties, particularly on Alnwickhill Road where the closest residential 
properties lie. The distance between the existing and proposed housing has been 
maximised and hence the distance between properties is between 37 and 40 metres. In 
addition, the existing bund is retained (albeit slightly reduced) with mature trees on top. 



Development Management Sub-Committee �  8 October 2014 Page 7 of 27 14/00577/AMC

The existing stone wall and fence on Alnwickhill Road are not proposed to be altered 
under the current proposals and therefore the visual impact of the proposals will be 
minimal. 

The affordable housing will be located in the south western portion of the site. There 
are footpaths links proposed to join the affordable housing to the public road and bus 
stops on Liberton Gardens. In terms of the location of the affordable housing within the 
site, it is acceptable.  

The layout of the proposal is acceptable and in accordance with policy. 

Overall, the development will have a positive impact on its setting and will increase 
permeability across the site connecting to the wider area. It has been demonstrated 
that the proposal has taken cognisance of the wider townscape by virtue of the 
positioning of buildings on the site, their height, scale, form and materials. 

c) The Amenity of Existing and Future Residents

At present, the site only contains two single-storey outlet buildings. The introduction of 
development will inevitably result in a change in the character of this site, and the 
impact of this change requires to be assessed in terms of the impact on amenity of 
existing residents.   

The closest residents are located to the immediate south of the site, where there is a 
two storey detached stone-built villa on Liberton Gardens. The rear wall of this villa 
forms the boundary to the site, and at present, there is a service yard/storage area 
immediately adjacent to this boundary containing portakabins and brick buildings 
associated with the water treatment works. Under the development proposals, this area 
will form part of the landscaping of the site with new grass and tree planting. This will 
improve the visual amenity currently afforded to the residents of the villa. The flats in 
the southern part of this site closest to the villa are proposed to be two storeys in height 
and the formation of the new tree belt with negate any visual intrusion or privacy 
issues. Therefore, the proposals are acceptable in terms of the impact on the closest 
property to the south. 

Residents of Alnwickhill Road have a view of the mature trees above the stone wall and 
fence which run the length of Alnwickhill Road. Under the proposals, the trees, wall and 
fence would be retained and there would be additional planting along the western 
boundary. However, the residents would still have a view of part of the roofs of the new 
houses. This view is inevitably altered from what the residents currently have, although 
in policy terms, a view of the roofs of the new houses would not necessarily be 
unacceptable so long as there are no other issues of amenity. In terms of the impact on 
amenity, the distance between the existing houses on Alnwickhill Road and the 
proposed houses is between 35 metres and 40 metres. Due to the proposed ground 
levels within the site, the new houses would not sit at a higher level than those on 
Alnwickhill Road. Therefore, due to the distance between the properties, the presence 
of the bund and mature trees, the proposed levels within the site and the proposed 
additional planting along the western boundary, the development does not raise any 
issues in terms of privacy or overlooking. 
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 Therefore, although it is acknowledged that the views of the residents would be 
altered; there would be no impacts on residential amenity as a result of the 
development. 

The amenity of the residents to the north of the site has also been assessed and there 
are no issues of privacy or overlooking as a result of the development. This is by virtue 
of the orientation of the properties and the fact that the only side window looking 
towards an existing neighbouring property is a bathroom or utility room window. 
Although the site levels rise, the distance between existing and proposed properties 
increases and there are no issues of privacy or overlooking of residential properties. 

In terms of impact of the development on sunlight or daylight afforded to existing 
properties, the Edinburgh Design Guidance states that new buildings should be spaced 
out so that reasonable levels of daylight to existing buildings are maintained. The layout 
of buildings in an area will be used to assess whether the proposed spacing is 
reasonable. In this instance, the distance between the existing houses on Alnwickhill 
Road and the proposed buildings is at least 37 metres. Nevertheless, when there is 
concern about potential levels of daylight the Council will refer to the BRE Guide 'Site 
Layout Planning for Daylight and Sunlight'. The amount of daylight reaching an external 
wall is measured by the Vertical Sky Component (VSC). The Council seeks this to be 
more than 27% or 0.8 of its former value. If this is not the case, changes to the building 
design, including a reduction in building height may be sought. 27% VSC is achieved 
where new development does not rise above a 25° line drawn in section from the 
horizontal at the midpoint of the existing window to be tested. Despite the considerable 
distance between the existing and proposed properties, the VSC has been measured 
and the proposed development has no impact on the sunlight or daylight of existing 
properties. 

In terms of future occupiers, there is sufficient distance between properties to allow for 
adequate levels of sunlight and daylight. The houses have private gardens and the flats 
have shared amenity space, as well as there being generous amounts of open space 
throughout the site. The levels of amenity for future occupiers has been assessed and 
is acceptable. 

Overall, although the character of the site will change, the amenity of existing 
neighbours has been assessed and there will be no impact on privacy, overlooking or 
overshadowing of existing properties. 

d) Impact on the Listed Buildings

There are two outlet buildings within the site that are Category B listed buildings. The 
proposals involve the dismantling of Outlet House 2 and reconstruction of the building 
on the same site but on lowered ground, approximately two metres below the current 
level. A detailed Historic Building Recording Report, Supporting Statement and 
Methodology Statement have been submitted to support the case for dismantling and 
relocation. 

The proposed use of both Outlet Houses 1 and 2 are as cycle stores serving the 
development. No physical alterations associated with this use are proposed at this 
stage. A detailed methodology statement has been submitted which covers procedures 
for dismantling, scheduling and storage of original parts and reconstruction. 
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 This is satisfactory in terms of conservation of the original fabric of the listed building 
and ensuring reconstruction as originally built. 

In terms of the setting of the listed buildings, the tank adjacent to Outlet House 1 is 
being retained and landscaped. This will provide an improved setting for the listed 
building and is acceptable. The tank adjacent to Outlet House 2 is being removed and 
therefore will not benefit from such an extensive landscaped setting. Flats are proposed 
to the west of this outlet house and a detached house is proposed to the north. 
Although the setting of this outlet house is affected, landscape proposals around Outlet 
House 2 include new planting and the position of the flats was amended during 
discussions to allow for an improved setting around this building. The use of both outlet 
houses is acceptable and supported. 

Therefore, the impact of the proposals on the listed buildings has been considered 
within the wider context of the development and is acceptable. 

e) Landscaping Proposals and the Impact on the Area of Great Landscape Value

Adjacent to the site is an Area of Great Landscape Value (AGLV) and a Candidate 
Special Landscape Area (cSLA). These are situated to the immediate east of the 
northern portion of the site. The area is characterised by broad east-west ridges, with 
steep craggy western slopes, woodland, scrub, rocky outcrops and golf course 
planting. The cumulative effects of development upon visual amenity and landscape 
character require to be assessed. 

The proposed development sits at a higher level than the AGLV and cSLA and it is 
proposed that the houses adjacent to this area are partially screened by the bund, 
which will continue to sit at approximately 3 metres higher than the floor level of the 
houses. The views across the site from the AGLV and cSLA would therefore be 
affected on a minimal basis. 

The tree survey indicates that a total of 48 trees are required for removal to enable to 
development. This includes the trees on the northern boundary fronting the park and 
some trees on the western boundary. There are also a number of trees close to the 
south eastern boundary requiring removal. However, the design proposes that the 
existing perimeter woodland is supplemented by additional planting. In addition, there 
are a number of trees proposed to be planted within the site, including street trees and 
structural planting to the open space areas. A total of 170 new trees are proposed to be 
planted within the site. This compensates for the loss of the existing trees and will 
provide an appropriate setting for the development. 

The site was surveyed for notable habitats and specified protected species, namely 
bats and badgers. The assemblage of habitats on site were described as unexceptional 
with relatively low ecological value and no evidence was found of badgers on site or 
within 100m of the boundary.  

In relation to bats, all existing buildings were assessed for the potential to support bats. 
The survey concluded that the buildings offer negligible roost opportunity as a 
consequence of their construction and condition. The trees were assessed for the 
likelihood of supporting bats. 
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No evidence was found of bats roosting in the trees, however it was noted that trees 
with ivy clad trunks do offer some potential to support a small number of bats.  The 
ecology report advises that no trees with ivy cover are within the group of trees to be 
felled. 

Therefore there are no issues with regards to the loss of habitats for birds or protected 
species and in this regard, it is recommended that the mitigation measure relating to 
bats, badgers and breeding birds referred to in the ecology report, are adhered to 
during construction. 

f) Access, Parking and Drainage

Access

There is one point of vehicular access proposed at the northern end of Liberton 
Gardens. The secondary access is proposed off Alnwickhill Road but is for pedestrians 
and emergency access only. Transport has no objections to this arrangement, although 
advised that all accesses must be open for use by the public in terms of the statutory 
definition of 'road' and will require to be the subject of applications for road construction 
consent (RCC). The applicant will require to address any issues raised as part of Road 
Safety Audits or Quality Audits. Further to this, Transport require that all roads are to be 
designed to 20mph standard, and that consent should not be issued until the applicant 
has entered into a suitable legal agreement to contribute towards traffic regulations 
orders for disabled parking spaces, waiting and loading restrictions and the introduction 
of a 20mph speed limit in the area. An informative is recommended in this regard. 

Parking

Each detached house has space for two cars within the curtilage of the property. The 
terraced houses also have adequate parking either on-street or in shared parking 
courtyards. Parking for the affordable units is provided at a rate of 37.5%, which is 
acceptable. Transport has advised that the proposed on-street spaces within the site 
cannot be allocated to an individual property, nor can they be the subject of sale or 
rent. The spaces will be available to all road users.  

Further to this, disabled parking places must be provided throughout the development 
at suitable locations. These should be a minimum of 5% of the total numbers of on-
street spaces being provided and should be included in the RCC application. The 
Disabled Persons Parking Places (Scotland) Act 2009 places a duty on the local 
authority to promote the proper use of parking places that are designated or provided 
for use only by disabled persons' vehicles. An informative is recommended in this 
regard. 

Overall, the parking proposals are acceptable. 

Drainage

A flood risk assessment was carried out at PPP stage and identified no flooding from 
fluvial or coastal sources. The site was identified as low risk and no further information 
is required at this stage.  
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In terms of site drainage, a strategy for the disposal of both foul and surface water 
drainage has been submitted. The site is well served by proximity to existing combined 
sewers and the foul drainage is proposed to drain to the existing network. The surface 
water drainage strategy has been developed to discharge via the existing connections 
from the site to the Stenhouse Burn. The discharge will be restricted, taking into 
account greenfield runoff figures and the scour discharges from the former water 
treatment works. 

A SUDS strategy has been developed that embraces the water treatment train from 
source control to regional treatment. Source control is provided on-site in permeable 
shared surfaces and parking areas, while filter trenches and detention basins will 
provide a sustainable system that treats surface water run-off for diffuse pollutants and 
provides storage to limit the discharge so that nearby watercourses are not impacted 
by surface water discharge. A Surface Water Management Plan has been submitted as 
part of this application and has been assessed and is acceptable. 

g) Sustainability

The applicant has submitted a sustainability statement in support of the application. 
The points achieved against the essential criteria are set out in the table below: 

Essential Criteria        Available      Achieved 

Section 1: Energy Needs   20  20 

Section 2: Water conservation  10  10 

Section 3: Surface water run off  10  10 

Section 4: Recycling   10  10 

Section 5: Materials    30  30 

Total points     80  80 

In addition to the essential criteria, the applicant has provided a commitment to further 
sustainability measures as set out in the desirable elements sections, including the use 
of sustainable timber. 

Therefore the sustainability of the proposed development is acceptable. 

h) Equalities and Human Rights

An Equalities and Rights Impact Assessment has been carried out. There are no issues 
of equalities and rights due to the fact that the buildings have been designed to 
accommodate a wide range of users. The open space on site is also fully accessible. A 
copy of the full assessment can be viewed on the Planning and Building Standards 
Online Service. 
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i) Representations

The letters of objection raised the following material issues: 

• The new build will be detrimental to the landscape (assessed in 3.2(e) above); 

• Traffic impacts; The road system is inadequate for the amount of new houses 
and the single access is inadequate (assessed in 3.2(f) above); 

• The new housing is incompatible with the design of existing buildings (assessed 
in 3.2(b) above); 

• The loss of important trees also loss of wildlife habitats i.e. birds/bats (assessed 
on 3.2(e) above); 

• The number of houses proposed is excessive (assessed in 3.2(b) above); 

• The location of the affordable housing is inappropriate (assessed in 3.2(b) 
above); 

• The inclusion of flats on the site is inappropriate (assessed in 3.2(b) above); 

• There is insufficient capacity at doctor and dentist surgeries for additional 
patients (assessed in 3.2(j) below), and; 

• Disruption caused by construction work (assessed in 3.2(j) below). 

The main comments are: 

• There should be no overlooking of properties; 

• There should be provision for swift nesting sites; 

• Solar panels could be included on the houses, and; 

The emergency access should be open to the public (for cycling/walking access) at all 
times. 

Liberton Community Council commented on issues such as overlooking, particularly 
from the development onto properties on Alnwickhill Road, including the houses that 
back on to Liberton Park. In addition, issues of access, landscaping and wildlife were 
raised. The provision of affordable housing was supported, although the location and 
parking numbers were raised as issues. Similarly, the retention of walls and the reuse 
of the listed buildings was supported by the community council. 

These comments have all been taken into account in the assessment of the 
application. 
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j) Other Material Issues

With regards to the capacity at local doctor surgeries, the closest to the site is the 
Liberton Medical Group. This surgery has recently indicated that it has no capacity for 
further patients. The surgery at Gracemount, however, has some remaining capacity 
and could serve this development. Although the Gracemount surgery is further from the 
site, it is still within a reasonable travel time by foot of approximately 20 minutes. 

In terms of disruption during the construction stage, the applicants have advised that 
they will be adopting the principles of the Considerate Constructors scheme. This 
scheme is a national initiative set up by the construction industry where sites and 
companies that register with the Scheme are monitored against a five-point Code of 
Considerate Practice, designed to encourage performance beyond statutory 
requirements and takes into account the impact of construction on neighbouring 
properties and the environment. While this scheme is encouraged, it cannot be 
controlled by a condition of the planning permission. 

Conclusion

The application is in accordance with the development plan and accords with the 
planning permission in principle. There will be no impact on amenity or detrimental 
impacts on the surrounding landscape or wildlife habitats. 

It is recommended that this application be Approved subject to the details below. 

3.4 Conditions/reasons/informatives 

1. A detailed specification, including trade names where appropriate, of all the 
proposed external materials shall be submitted to and approved in writing by the 
Planning Authority before work is commenced on site; Note: samples of the 
materials may be required. 

2. i) Prior to the commencement of construction works on site: 

a) A site survey (including intrusive investigation where necessary) must be carried out 
to establish, either that the level of risk posed to human health and the wider 
environment by contaminants in, on or under the land is acceptable, or that remedial 
and/or protective measures could be undertaken to bring the risks to an acceptable 
level in relation to the development; and 

b) Where necessary, a detailed schedule of any required remedial and /or protective 
measures, including their programming, must be submitted to and approved in writing 
by the Planning Authority. 

ii) Any required remedial and/or protective measures shall be implemented in 
accordance with the approved schedule and documentary evidence to certify those 
works shall be provided for the approval of the Planning Authority.  
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3. The approved landscaping scheme will be in place and available for use prior to 
occupation of any buildings within the approved development. 

Reasons:- 

1. In order to enable the planning authority to consider this/these matter/s in detail. 

2. In order to ensure that the site is suitable for redevelopment, given the nature of 
previous uses/processes on the site. 

3. In order to ensure that the approved landscaping works are properly established 
on site. 

Informatives

 It should be noted that: 

1.  All accesses must be open for use by the public in terms of the statutory 
definition of 'road' and will require to be the subject of applications for road construction 
consent (RCC) and will require to address any issues raised as part of Road Safety 
Audits or Quality Audits. Transport would seek clarification of the extent of roads 
subject to RCC at an early stage. It is expected that the roads would be submitted for 
adoption by the Council in due course. 

 2. All roads are to be designed to 20mph standard. 

 3.  The applicant must be informed that the proposed on-street spaces within the 
site cannot be allocated to an individual property, nor can they be the subject of sale or 
rent. The spaces will be available to all road users. Private enforcement is illegal and 
only the Council as roads authority has the legal right to control on-street parking 
spaces, whether the road has been adopted or not. The developer will be expected to 
make this clear to prospective residents and tenants. 

 4.  Disabled parking places must be provided throughout the development at 
suitable locations. These should be a minimum of 5% of the total numbers of on-street 
spaces being provided and should be included in the RCC application. The Disabled 
Persons Parking Places (Scotland) Act 2009 places a duty on the local authority to 
promote the proper use of parking places that are designated or provided for use only 
by disabled persons' vehicles. The signs and markings must comply with the Traffic 
Signs Regulations and General Directions 2002 Regulations and the spaces. 

 5.  The applicant should be aware that new road names will be required for this 
development and they should be asked to discuss this with the Council's Street Naming 
and Numbering Team at an early opportunity. Street naming is likely to influence the 
progression of any necessary traffic regulation orders. 

 6.  The proposed emergency service access will require access control bollards. 
These should be collapsible or lockable and not rising bollard type. 
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 7.  Any further proposed alterations associated with the use of Outlet Houses 1 and 
2 as cycle stores may require planning permission and/or listed building consent. 
Details should be submitted showing the proposed alterations to the outlet houses for 
consideration. 

Financial impact  

4.1 The financial impact has been assessed as follows: 

There are no financial implications to the Council. 

Risk, Policy, compliance and governance impact 

5.1 Provided planning applications are determined in accordance with statutory 
legislation, the level of risk is low. 

Equalities impact  

6.1 The equalities impact has been assessed as follows: 

This application was assessed in terms of equalities and human rights. The impacts are 
identified in the Assessment section of the main report. 

Sustainability impact  

7.1 The sustainability impact has been assessed as follows: 

This application meets the sustainability requirements of the Edinburgh Design 
Guidance. 

Consultation and engagement  

8.1 Pre-Application Process 

As this application was made as an approval of matters specified in conditions, no 
formal pre-application public consultation was required. However, the applicant carried 
out two public consultation events, which took the form of public exhibitions. These 
were carried out on Friday 1 November 2013 from 4pm until 8pm and Saturday 2 
November 2013 from 9am until 1pm.  

A pre-application consultation report was submitted with the application and is available 
to view on the Planning and Building Standards Online Service. 

8.2 Publicity summary of representations and Community Council comments 

The application was advertised on 18 April 2014 and a total of 17 letters of 
representation were received. Of this number, 14 letters expressed objections to the 
proposals and 3 letters were general comments. Objection comments were received 
from the Liberton Community Council and the Liberton Association. 

The main points of objection are summarised as follows: 
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• The new build will be detrimental to the landscape; 

• Traffic impacts; The road system is inadequate for the amount of new houses 
and the single access is inadequate; 

• The new housing is incompatible with the design of existing buildings; 

• The loss of important trees also loss of wildlife habitats i.e. birds/bats; 

• The number of houses proposed is excessive; 

• The location of the affordable housing is inappropriate; 

• The inclusion of flats on the site is inappropriate; 

• There is insufficient capacity at doctor and dentist surgeries for additional 
patients, and; 

• Disruption caused by construction work. 

The main comments are: 

• There should be no overlooking of properties; 

• There should be provision for swift nesting sites; 

• Solar panels could be included on the houses, and; 

• The emergency access should be open to the public (for cycling/walking access) 
at all times. 

Liberton Community Council commented on issues such as overlooking, particularly 
from the development onto properties on Alnwickhill Road, including the houses that 
back on to Liberton Park. In addition, issues of access, landscaping and wildlife were 
raised. The provision of affordable housing was supported, although the location and 
parking numbers were raised as issues. Similarly, the retention of walls and the reuse 
of the listed buildings was supported by the community council. 

A full assessment of the representations can be found in the main report in the 
Assessment section. 
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Background reading / external references 

• To view details of the application go to  

• Planning and Building Standards online services

Statutory Development 
Plan Provision The site is within the Urban Area of the Edinburgh City 

Local Plan. 

Date registered 7 April 2014 

Drawing numbers/Scheme 01,02,3B,4-37,38B,39B,40-52,53A, 54A, 55A, 56A,57-
70, 

David R. Leslie 
Acting Head of Planning and Building Standards 

Contact: Lesley Carus, Planning Officer
E-mail:lesley.carus@edinburgh.gov.uk Tel: 0131 529 3770 

Links - Policies 

Relevant Policies:

Relevant policies of the Edinburgh City Local Plan.

Policy Des 1 (Design Quality and Context) sets general criteria for assessing design 
quality and requires an overall design concept to be demonstrated. 

Policy Des 3 (Development Design) sets criteria for assessing development design. 

Policy Des 4 (Layout Design) sets criteria for assessing layout design. 

Policy Des 5 (External Spaces) sets criteria for assessing landscape design and 
external space elements of development. 

Policy Des 6 (Sustainable Design & Construction) sets criteria for assessing the 
sustainable design and construction elements of development. 

Policy Env 3 (Listed Buildings - Setting) identifies the circumstances in which 
development within the curtilage or affecting the setting of a listed building will be 
permitted. 

https://citydev-portal.edinburgh.gov.uk/idoxpa-web/search.do?action=simple&searchType=Application
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Policy Env 9 (Development of Sites of Archaeological Significance) sets out the 
circumstances in which development affecting sites of known or suspected 
archaeological significance will be permitted. 

Policy Env 11 (Landscape Quality) establishes a presumption against development 
which would adversely affect important landscapes and landscape features. 

Policy Os 3 (Open Space in New Development) sets out requirements for the provision 
of open space in new development. 

Policy Hou 1 (Housing Development) supports housing on appropriate sites in the 
urban area, and on specific sites identified in the Plan. 

Policy Hou 2 (Housing Mix) requires the provision of a mix of house types and sizes in 
new housing developments. 

Policy Hou 3 (Private Open Space) sets out the requirements for the provision of 
private open space in housing development. 

Policy Hou 4 (Density) sets out the factors to be taken into account in assessing 
density levels in new development. 

Policy Hou 7 (Affordable Housing) requires 25% affordable housing provision in 
residential development of twelve or more units. 

Policy Com1 (Community Facilities) sets requirements for the provision of community 
facilities associated with large scale residential development, and the protection of 
existing community facilities. 

Policy Tra 5 (Private Cycle Parking) requires cycle parking provision in accordance with  
levels set out in supplementary guidance. 

Policy Tra 6 (Design of Off-Street Car and Cycle Parking) sets criteria for assessing 
design of off-street car and cycle parking. 

Other Relevant policy guidance

National Policy Designing Streets: This document sets out government aspirations for 
street design and the role of the planning system in delivering this as part of a wider 
agenda to improve urban design and placemaking generally. 

Non-Statutory guidelines Edinburgh Design Guidance supports development of the 
highest design quality and that integrates well with the existing city. It sets out the 
Council's expectations for the design of new development, including buildings and 
landscape, in Edinburgh. 
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Appendix 1
Application for Approval of Matters Specified in Conds 
14/00577/AMC 
At Land 50 Metres East Of Alnwickhill Reservoir, Liberton 
Gardens, Edinburgh 
Residential development of 297 dwellings, including 
associated accesses, roads and landscaping. 

Consultations 

Edinburgh Urban Design Panel comment

Executive Summary 

The Panel generally supports the design concept and encourages the design team to 
take full advantage of this unique site.  In developing the design care should be taken 
not to dilute the design concept which could result in a standard design response with 
no sense of place.   

Main Report  

1 Introduction    

1.1 The site is in the urban area of the Edinburgh City Local Plan.  There are no 
specific planning designations on the site.  Committee is minded to grant planning 
permission in principle subject to legal agreement.   

The detailed proposal coming forward is for 300 units 75 of which are affordable with 
20% of the site open space and a density of 30 units per hectare. 

1.2  In advance of the planning permission in principle application being made, 
proposals were reviewed by the Edinburgh Urban Design Panel on 26 October 11.   

The report and pre meeting papers can be found on the Design Panel's website.  The 
summary of the report stated: 

 In summary the Panel was split in its view regarding the design 
approach/concept. Strategically, there are two options for the development of the site. 
In one scenario, it is accepted that the site is inward looking and from the outside of the 
site existing features such as trees and the bunds remain prominent. In the other 
scenario, which may be more challenging, the site is opened up to better connect with 
the surrounding neighbourhood. In either scenario, impact on views, listed buildings 
and structures, transport, landscape and layout should be fully considered in the design 
process. Also, it is imperative that an indicative masterplan which includes the listed 
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buildings and structures, forms part of any PPP Application and any subsequent 
approval. 

1.3 No declarations of interest were made by any panel members in relation to this 
scheme. 

1.4 This report should be read in conjunction with the pre meeting papers which 
provide an overview, context, concept, plans, sections and 3D visualisations of the 
scheme.  

1.5 This report is the view of the Panel and is not attributable to any one individual. 
The report does not prejudice any of the organisations who are represented at the 
Panel forming a differing view about the proposals at a later stage.  

2 Design Concept and Layout 

2.1 The Panel thanked the presenters for their thorough presentation of the 
development proposals for the site, and the background to them.  

2.2 The Panel noted that the layout did not embrace the original concept.  However, 
the Panel were encouraged by the presentation 3D sketches which showed the 
proposed streets and spaces and it was on these sketches the Panel encouraged the 
design team to develop further the proposed layout.  The Panel encouraged the 
development of a design which incorporates views from the site, will provide legible 
high quality public spaces, uniqueness and a sense of place.  Therefore, the Panel 
supported the presented design concept and encouraged the design team to develop 
the proposal on this basis.  

3 Listed Structures 

3.1 Listed Underground Tank Structure: The Panel supported the retention of this 
structure and the aspirations of the design team to ensure that the design does not 
compromise any future use.  The Panel encouraged the developer to keep the 
structure and maintain it appropriately until a suitable and viable use could be found.  
One suggested use by the Panel was that the tank could form part of the SUDS 
strategy for the site.  

3.2 Listed Pavilion Pump House Structures: The Panel questioned the feasibility of 
how viable it is to convert these structures to a residential use given the uniqueness of 
the structures and their form of construction.   The Panel encouraged the design team 
to look at other uses, perhaps community, for these buildings. 

3.3 In general the Panel encouraged the design team to continue their approach of 
ensuring the design proposals will not compromise any future use of the listed 
structures.  

4 Permeability 

4.1 The proposed pedestrian access/permeability to the site was generally 
supported by the Panel with the exception that the layout did not incorporate a link to 
the adjacent park. The Panel strongly encouraged the design team to ensure that a link 
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is provided to the park and that a design solution is found which overcomes the change 
in level from the site to the park.  

4.2 Vehicular access to the site is only from Liberton Brae.  The Panel strongly 
encouraged the design team to look at another vehicular access, to the site, from the 
west (Alnwickhill Road) as currently this access arrangement is not encouraged by The 
Scottish Government's 'Designing Streets' and increased traffic to Liberton Brae would 
suggest an additional access will be required refer to item 5.1.  

5 Sustainable Transport 

5.1 The Panel noted that people living on this site would probably be car dependant.  
Albeit there is access to good public transport links and is located in walking distance 
(300/400m) to a small parade of local shops.  Therefore, it is envisaged that this 
proposal will generate additional car movements onto Liberton Brae which reinforces 
the Panel's recommendation to look at an additional vehicular access to the west as 
noted in the above item 4.2.  

6 Landscape 

6.1 The Panel encouraged the development of the east /west green link as shown 
on the concept sketches.  It was suggested there should be more emphasis on the 
proposed main public realm sequence through the site which included a square and the 
potential for a well defined attractive pedestrian environment. 

6.2 The PPP had incorporated indicative water features in its design as a reference 
to the site's history.  For health and safety reasons these have been removed from the 
current design.  The Panel accepted the justification for the loss of the water features 
and suggested that grass swales adjacent to the roads may be an appropriate 
alternative design approach.  This could enhance the streetscape and provide a 
suitable reference to the site's history.  

6.3 Regarding the landscape design proposals for the listed underground tank 
structure the Panel encouraged a design approach which expresses the true rectilinear 
form of the tank with an accessible garden area above.  It was suggested that the built 
form adjacent to this structure should address this public space and therefore the 
design of this street needs to be sensitively handled given the context of the park and 
the setting of the listed tank structure.  

7 Affordable Housing 

7.1 The Panel supported the provision of affordable housing on the site and the 
tender blind design approach.      

8 Security 

8.1 This area has a low crime profile.  However, it is still recommended that 
vehicular and pedestrian access should be limited and the affordable housing should 
be designed to meet the standards set down by Secure by Design.      
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9 Other Uses 

9.1 The Panel encouraged other uses on the site for example a community use for 
the listed structures and the introduction of other uses around the public spaces.      

10 Recommendations 

10.1 The Panel generally supported the design concept.  In developing the proposal 
further, the Panel suggests that the following matters should be considered: 

• create a sense of place and identity  

• developing the sequence and quality of the public spaces   

• developing the green network 

• providing a pedestrian link to the park 

• revisiting vehicular access to the site  

• revisiting proposed uses particularly for the listed structures and around the 
public spaces

Transport comment

Further to our memorandum of 30 April 2014, we confirm that we have no objections to 
the application subject to the following being included as conditions or informatives as 
appropriate: 

1. All accesses must be open for use by the public in terms of the statutory 
definition of 'road' and will require to be the subject of applications for road 
construction consent (RCC) and will require to address any issues raised as part 
of Road Safety Audits or Quality Audits.  Transport would seek clarification of the 
extent of roads subject to RCC at an early stage.  It is expected that the roads 
would be submitted for adoption by the Council in due course; 

2. All roads are to be designed to 20mph standard; 

3. Consent should not be issued until the applicant has entered into a suitable legal 
agreement to: 

a. Contribute the sum of £2,000 to progress an Order to designate disabled parking 
places; 

b. Contribute the sum of £2,000 to progress an Order to introduce waiting and 
loading restrictions at necessary locations; 

c. Contribute the sum of £2,000 to progress an Order to introduce a 20mph speed 
limit in the area; 
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4. The applicant must be informed that the proposed on-street spaces within the 
site cannot be allocated to an individual property, nor can they be the subject of 
sale or rent.  The spaces will be available to all road users.  Private enforcement 
is illegal and only the Council as roads authority has the legal right to control on-
street parking spaces, whether the road has been adopted or not.  The 
developer will be expected to make this clear to prospective residents and 
tenants; 

5. Disabled parking places must be provided throughout the development at 
suitable locations.  These should be a minimum of 5% of the total numbers of 
on-street spaces being provided and should be included in the RCC application.  
The Disabled Persons Parking Places (Scotland) Act 2009 places a duty on the 
local authority to promote the proper use of parking places that are designated 
or provided for use only by disabled persons' vehicles.  The signs and markings 
must comply with the Traffic Signs Regulations and General Directions 2002 
Regulations and the spaces; 

6. The applicant should be aware that new road names will be required for this 
development and they should be asked to discuss this with the Council's Street 
Naming and Numbering Team at an early opportunity.  Street naming is likely to 
influence the progression of any necessary traffic regulation orders. 

Note: 

• A pedestrian / cycle link to Liberton Park is being pursued but that this will 
depend on agreement with others.  The provision of this link is to be at no cost to 
the Council; 

• The proposed emergency service access will require access control bollards.  
These should be collapsible or lockable and not rising bollard type; 

• It is expected that work will be required on Liberton Gardens to provide a 
suitable right turn manoeuvre into the site.  This is likely to include central 
islands.  This is to be at no cost to the Council.

Affordable Housing comment

1. Introduction 

We refer to the consultation request from the Planning Department about this planning 
application. 

Services for Communities have developed a methodology for assessing housing 
requirements by tenure, which supports an Affordable Housing Policy (AHP) for the city 

• The AHP makes the provision of affordable housing a planning condition for 
sites over a particular size. The proportion of affordable housing required is set 
at 25% (of total units) for all proposals of 12 units or more.  

• This is consistent with Policy Hou 7 Affordable Housing in the Edinburgh City 
Local Plan.  
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2. Affordable Housing Requirement 

This application is for a total of 297 residential homes and as such the AHP will apply. 
There will be a requirement for 74 (25%) homes of approved affordable tenures to be 
delivered on site.  

The applicant has made a commitment to provide 75 units which equates to just over 
25% of the total homes within the development. The affordable element will provide a 
mix of flats, cottages and terraced homes which will deliver a good representative mix 
of house types across the site and this is welcomed by this department. 

On a site of this size we would expect that at least some or all of the affordable homes 
should be delivered in partnership with a Registered Social Landlord. The applicant has 
indicated that they are in discussions with an RSL and close to reaching an agreement. 

The applicant has committed to provide over 25% of the homes as affordable, on site 
and secured through a Section 75 Agreement relating to the existing Planning 
Permission in Principle reference number 12/00046/PPP. In terms of the existing 
Section 75 Legal Agreement, there is a requirement for two separate plots for 
affordable housing. This will ensure that the affordable and market homes are well 
integrated. The Department warmly welcomes the commitment that one plot will be 
dedicated to a Registered Social Landlord, with the other plot likely to deliver low cost 
home ownership as Golden Share. In another recent development at Fairmilehead the 
same developer provided this price capped type of affordable housing. This particularly 
appealed to people who grew up in the local area, earning on or below the median 
income level in the city (currently £36,025), and who wished to continue to live in the 
area to be near work, family and friends but were unable to afford the prices in the 
locality. 

The affordable flats are located in the southern corner of the site where a footpath 
provides easy access to public transport links and local amenities at Liberton Gardens. 
As such they are situated in the most accessible area. We would require that the low-
rise homes which are expected to be low cost home ownership will be situated on a 
separate plot.  

We would request that the affordable housing should be delivered at the earliest 
possible opportunity within development and follow the principles of blind tenure 
construction.  

We would request that the above requirements be included in the Informatives Section 
of the report to Committee. We would welcome engagement from the applicant on the 
affordable housing element of this proposal.
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SEPA comment

We have no objection to this planning application. Please note the advice provided 
below. 

Advice for the planning authority 

1. Surface water  

1.1 We have spoken to Shona Tait (Wardell Armstrong) who confirmed that all of the 
porous paving will be proprietary, fitted with a sub base and will provide two levels of 
treatment for hardstanding on site (roads are porous, drive ways and parking will shed 
to porous surfaces).  Roofs will shed to filter trenches alongside driveways on individual 
plots. 

1.2 It appears that there is a drainage report missing from the information that was 
available when we were consulted however, if two levels of treatment for surface water 
is to be provided then we are satisfied that the proposal is acceptable. The Council 
should ensure that any missing information is included with the formal planning 
submission.  We also note that the ultimate fate of surface water from the site is the 
same as that of the filter beds on the old water treatment works on site, i.e. will 
discharge to the small watercourse on the opposite side of the public park at St 
Katherine's Brae). 

1.3 Please note, we have not considered the water quantity aspect of the proposal. 
Comments from Scottish Water, where appropriate, the Local Authority Roads 
Department and the Local Authority Flood Prevention Unit should be sought on the 
SUDS strategy in terms of water quantity/flooding and adoption issues.  

2. Reservoir drainage  

2.1 With regard to the draining of the existing reservoir tanks, we can advise that 
SEPA's Regulatory Method (WAT-RM-12) in relation to 'Regulation of Discharges from 
Water Treatment Works' states that "SEPA will not normally licence occasional 
discharges from the water treatment works and water supply systems which are 
undertaken in accordance with Scottish Water's 'Water Hygiene Code of Practice". We 
would therefore recommend that Scottish Water is consulted to ensure they are 
satisfied with the finalised discharge arrangements.  Should the finalised reservoir 
drainage plans be contrary to the requirements of Scottish Water's Code of Practice, 
the discharge may require authorisation from SEPA under the Water Environment 
(Controlled Activities)(Scotland) Regulations 2011 (CAR).

Archaeology comment

We refer you to our earlier comments in respect to application 12/00046/PPP which 
outlined the archaeological implications and mitigation strategy for this site principally: 
retention of listed structures, Historic building survey of the listed buildings prior to 
alterations ad archaeological recording/excavation of additional non listed settling tanks  

Having looked over the submitted plans we are happy to see the retention of the three 
main listed buildings/structures (2 Outlet Houses and Underground Tank).  



Development Management Sub-Committee �  8 October 2014 Page 26 of 27 14/00577/AMC

That said the demolition and rebuilding of one of the Outlet houses will have a 
significant impact and it is essential that of approved that a detailed conservation plan 
detailing how this is to be undertaken is submitted for approval. Of the required field 
work a historic building survey of the Outlet Houses has been undertaken and reported 
upon to date by AOC Archaeology. In light of new plans to demolish and rebuild one of 
these structures further recording may be required during this process to augment the 
earlier work as this was undertaken on the assumption of the building remaining in situ. 
Accordingly it is therefore essential that the following condition is attached to this 
application to ensure the completion of the agreed programme of archaeological works.  

'No development shall take place on the site until the applicant has secured the 
implementation of a programme of archaeological work (historic building survey, 
excavation, analysis & reporting, publication) in accordance with a written scheme of 
investigation which has been submitted by the applicant and approved by the Planning 
Authority.'  

The work must be carried out by a professional archaeological organisation, either 
working to a brief prepared by CECAS or through a written scheme of investigation 
submitted to and agreed by CECAS for the site. Responsibility for the execution and 
resourcing of the programme of archaeological works and for the archiving and 
appropriate level of publication of the results lies with the applicant.

Children + Families comment

The application seeks approval of matters set out in the outline application 
12/00046/PPP that covers the same site. A Section 75 agreement has been signed 
relating to this application that makes provision for a developer contribution of £500,000 
towards works to address accommodation pressures at Gracemount Primary School. 

Subject to the provision of developer contributions as set in the Section 75 agreement 
for works to address accommodation pressure at Gracemount Primary School, Children 
& Families has no objection to the proposed application. 

The planning policy team should be consulted in terms of how these requirements are 
added to the second proposed Local Development Plan action programme and the 
associated contribution zones.
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Location Plan 

© Crown Copyright and database right 2014. All rights reserved. Ordnance Survey License number 100023420 
END 
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Application for Listed Building Consent 14/03139/LBC Application for Listed Building Consent 14/03139/LBC 
At Land 50 Metres East Of Alnwickhill Reservoir, Liberton 
Gardens, Edinburgh 
At Land 50 Metres East Of Alnwickhill Reservoir, Liberton 
Gardens, Edinburgh 
Take down Outlet House 2 and rebuild to relate to proposed 
ground levels. 
Take down Outlet House 2 and rebuild to relate to proposed 
ground levels. 

Item number 
Report number 

Wards A16 - Liberton/Gilmerton 

Summary Summary 

The proposals comply with the relevant policies and have no adverse effect on the 
character of the listed building. 

Links 

Policies and guidance for 
this application

LPC, CITE4, NSG, NSLBCA,  
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Report 

Application for Listed Building Consent 14/03139/LBC Application for Listed Building Consent 14/03139/LBC 
At Land 50 Metres East Of Alnwickhill Reservoir, Liberton 
Gardens, Edinburgh 
At Land 50 Metres East Of Alnwickhill Reservoir, Liberton 
Gardens, Edinburgh 
Take down Outlet House 2 and rebuild to relate to proposed 
ground levels. 
Take down Outlet House 2 and rebuild to relate to proposed 
ground levels. 

Recommendations  Recommendations  

1.1 It is recommended that this application be Granted subject to the details below. 

Background 

2.1 Site description 

The application refers to Outlet House 2 of the former Alnwickhill Reservoir. The 
building, which sits on elevated ground to the north of the main entrance, is single 
storey, classical Roman style, rectangular-plan, constructed in coursed, stugged ashlar 
with polished ashlar dressings and a stone slabbed roof. Its interior has a cantilevered 
stone inspection walkway around the walls with steel rails and mesh and stone arches 
leading off into a brick-vaulted storage tank. 

The former reservoir occupies an elevated site of 10.4 hectares between Liberton 
Gardens and Alnwickhill Road, with the main entrance off Liberton Gardens. 

Originally the site was Edinburgh and District Water Works Alnwickhill Reservoir, by J & 
A Leslie, Engineers, built by James Young and Son, Contractors in 1875, with a second 
phase completed 1888. The complex comprised a 15 million gallon reservoir, 4.5 
million gallon settling tank, 2.5 million gallon settling tank with slow sand filters and 
brick-lined tunnel network feeding two outlet houses. The site is bounded by a 
sandstone boundary wall. 

The complex is category B listed (item number 43246), listed on 15 April 1996. 

2.2 Site History

The site has been historically used as a water treatment works. However, it became 
available for redevelopment following the new water treatment works becoming 
operational at Glencourse, Midlothian. 

26 April 2012 - listed building consent granted to breach the reservoir to enable 
decommissioning and drainage (application reference: 12/00763/LBC). 

17 September 2012 - listed building consent granted to partially demolish structures on 
the site (application reference: 12/01194/LBC). 
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7 April 2014 - planning permission in principle granted for residential development with 
associated roads, parking, landscaping and access (application reference: 
12/00046/PPP). 

Main report 

3.1 Description Of The Proposal 

The application is for the dismantling of Outlet House 2 and reconstruction of the 
building on the same site but on lowered ground, approximately two metres below the 
current level. This re-levelling is proposed as part of the current application for a 
residential development on the site comprising 297 dwellings, including associated 
accesses, roads and landscaping (application reference: 14/00577/AMC). 

A detailed Historic Building Recording Report, Supporting Statement and Methodology 
Statement have been submitted to support the case for dismantling and relocation. 

These documents are available to view on the Planning and Building Standards online 
services. 

The proposed use of both Outlet Houses 1 and 2 as cycle stores does not require listed 
building consent. No physical alterations associated with this use are proposed at this 
stage. 

3.2 Determining Issues 

In considering whether to grant consent, special regard must be had to the desirability 
of preserving the building or its setting or any features of special architectural or historic 
interest which it possesses. For the purposes of this issue, preserve, in relation to the 
building, means preserve it either in its existing state or subject only to such alterations 
or extensions as can be carried out without serious detriment to its character. 

3.3 Assessment  
To address these determining issues, the Committee needs to consider whether: 

a) the proposals adversely affect the listed building; 

b) the proposals have any equalities or human rights impacts. 

a) Impact on Character of Listed Building 

Consent was granted in 2012 for the demolition of the covered settling tank associated 
with Outlet House 2. This tank is a brick structure accessed through Outlet House 2 
comprising six chambers separated by lines of brick arches. The works associated with 
the removal of the tank and re-levelling of the adjacent site will be detrimental to the 
building structure of the outlet house in terms of support, vibration and stress and could 
cause the structural failure. The temporary dismantling of Outlet House 2 is therefore 
required to ensure the safety of the listed building. 

The proposed lowered position is acceptable as the level change is not substantial and 
the building will remain a prominent feature of the site. 
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As this is temporary demolition only, Scottish Historic Environment Policy (SHEP) and 
policy Env2 of Edinburgh City Local Plan do not apply. 

A detailed methodology statement has been prepared which covers procedures for 
dismantling, scheduling, storage of original parts and reconstruction. This is satisfactory 
in terms of conservation of the original fabric of the listed building and ensuring 
reconstruction as originally built. There will be some inevitable loss of original fabric 
where decay has occurred but this will be minimal and any replacement elements will 
be of appropriate aesthetic and structural quality. The original material will be stored on 
site in a safe, monitored and secure place and in such a way that it can be retrieved 
with minimal handling. Conditions have been applied to provide further safeguards 
against any potential loss of fabric or failure to reconstruct and to ensure that any new 
construction materials are appropriate. 

(b) Human Rights or Equalities Issues. 

There are no human rights or equalities issues. 

The proposals comply with the development plan policies and non-statutory guidelines 
and have no adverse effect on the special character of the listed building. 

It is recommended that this application be Granted subject to the details below. 

3.4 Conditions/reasons/informatives 

1. No dismantling work shall commence before contracts have been signed for the 
construction of the north-east section of the site, i.e. the area which includes 
Outlet House 2. The dismantling work shall be carried out in strict accordance 
with the methodology statement submitted as part of this application. 

2. Outlet House 2 shall be reconstructed in strict accordance with the methodology 
statement submitted as part of this application. Reconstruction shall be 
completed within two years of the date of the signing of contracts as specified in 
Condition 1. 

3. Details of the proposed storage site and facilities for the dismantled parts of 
Outlet House shall be submitted to and approved in writing by the Planning 
Authority before work is commenced on site. 

4. Details of any proposed replacement materials shall be submitted to and 
approved in writing by the Planning Authority before work is commenced on site. 

5. No development shall take place until the applicant has secured the 
implementation of a programme of archaeological work, in accordance with a 
written scheme of investigation which has been submitted to and approved in 
writing by the Planning Authority, having first been agreed by the City 
Archaeologist. 
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Reasons:- 

1. In order to safeguard the character of the statutorily listed building. 

2. In order to safeguard the character of the statutorily listed building. 

3. In order to enable the Head of Planning and Building Standards to consider 
this/these matter/s in detail. 

4. In order to enable the Head of Planning and Building Standards to consider 
this/these matter/s in detail. 

5. In order to safeguard the interests of archaeological heritage. 

Informatives

 It should be noted that: 

 1. This consent is for the dismantling and reconstruction of Outlet House 2 only. Any 
further proposed alterations associated with the use of Outlet Houses 1 and 2 as cycle 
stores may require planning permission and/or listed building consent. 

 2. The works hereby permitted shall be commenced no later than the expiration of 
three years from the date of this consent. 

Financial impact  

4.1 The financial impact has been assessed as follows: 

There are no financial implications to the Council. 

Risk, Policy, compliance and governance impact 

5.1 Provided planning applications are determined in accordance with statutory 
legislation, the level of risk is low. 

Equalities impact  

6.1 The equalities impact has been assessed as follows: 

The application has been assessed and has no impact in terms of equalities or human 
rights. 

Sustainability impact  

7.1 The sustainability impact has been assessed as follows: 

This application is not subject to the sustainability requirements of the Edinburgh 
Design Guidance. 
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Consultation and engagement  

8.1 Pre-Application Process 

Pre-application discussions took place on this application. 

8.2 Publicity summary of representations and Community Council comments 

No representations have been received. 

Background reading / external references 

• To view details of the application go to  

• Planning and Building Standards online services

Statutory Development 
Plan Provision The site is located within the Edinburgh City Local Plan, 

in an Urban Area. 

Date registered 5 August 2014 

Drawing numbers/Scheme 01 - 04, 

Scheme 1 

David R. Leslie 
Acting Head of Planning and Building Standards 

Contact: Clare Macdonald, Planning Officer
E-mail:clare.macdonald@edinburgh.gov.uk Tel: 0131 529 6121 

Links - Policies 

Relevant Policies:

Relevant policies of the Edinburgh City Local Plan.

Policy Env 4 (Listed Buildings � Alterations & Extensions) identifies the circumstances 
in which alterations and extensions to listed buildings will be permitted. 

https://citydev-portal.edinburgh.gov.uk/idoxpa-web/search.do?action=simple&searchType=Application
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Relevant Non-Statutory Guidelines

Non-statutory guidelines  'LISTED BUILDINGS AND CONSERVATION AREAS' 
provides guidance on repairing, altering or extending listed buildings and unlisted 
buildings in conservation areas. 
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Appendix 1
Application for Listed Building Consent 14/03139/LBC 
At Land 50 Metres East Of Alnwickhill Reservoir, Liberton 
Gardens, Edinburgh 
Take down Outlet House 2 and rebuild to relate to proposed 
ground levels. 

Consultations 

CECAS (Archaeology)

I refer to earlier comments in respect to application 12/00046/PPP and 14/00577/FUL 
which outlined the archaeological implications and mitigation strategy for this site 
principally: retention of listed structures, historic building survey of the listed buildings 
prior to alterations and archaeological recording/excavation of additional non listed 
settling tanks. 

Having looked over the submitted plans, the retention of the three main listed 
buildings/structures (two Outlet Houses and Underground Tank) is welcomed. That 
said, the demolition and rebuilding of Outlet House 2 will have a significant impact and 
it is essential that that a conservation plan detailing how this is to be undertaken is 
submitted for approval prior to works commencing.  

Of the required field work, a historic building survey of the Outlet Houses have been 
undertaken and reported upon to date by AOC Archaeology. However in light of these 
new plans to demolish and rebuild Outlet House 2, further recording may be required 
during this process in order to augment the earlier work, as this was undertaken on the 
assumption of these building were to remain in situ. 

Accordingly it is therefore essential that the following condition is attached to this 
application to ensure the completion of the agreed programme of archaeological works.  

'No development shall take place on the site until the applicant has secured the 
implementation of a programme of archaeological work (historic building survey, 
excavation, analysis and reporting, publication) in accordance with a written scheme of 
investigation which has been submitted by the applicant and approved by the Planning 
Authority.'  

The work must be carried out by a professional archaeological organisation, either 
working to a brief prepared by CECAS or through a written scheme of investigation 
submitted to and agreed by CECAS for the site. Responsibility for the execution and 
resourcing of the programme of archaeological works and for the archiving and 
appropriate level of publication of the results lies with the applicant. 
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Location Plan 

© Crown Copyright and database right 2014. All rights reserved. Ordnance Survey License number 100023420 
END 
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