Wednesday 22 November 2023
Report for forthcoming application by

Northland Properties. for Proposal of Application Notice
23/04770/PAN

at 13 East Mains of Ingliston, Ingliston Road, Ingliston.
Hotel development of approximately 240 rooms across
range of sizes/products. Proposal includes landscaping,
associated car parking, servicing, access and ancillary
development.

Item number

Report number

Wards BO1 - Almond

Summary

The purpose of this report is to inform the Development Management Sub-Committee
of a forthcoming application for planning permission for a hotel development of
approximately 240 rooms at 13 East Mains of Ingliston, Edinburgh.

In accordance with the provisions of the Town and Country Planning (Scotland) Act
1997, as amended, the applicants submitted a Proposal of Application Notice (Ref:
23/04770/PAN) on 21 September 2023.

Links

Coalition pledges
Council outcomes

Single Outcome Agreement
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Recommendations

1.1 It is recommended that the Committee notes the key issues at this stage and
advises of any other issues.

Background

2.1 Site description

The site lies between the junction of Fairview Road and Ingliston Road and is
currently occupied with an airport parking business and one residential unit. The
surrounding area has a variety of missed uses including the Royal Highland Centre,
airport parking, hotels, and industrial uses.

2.2 Site History

25/01/2021 - Approval of matters specified in conditions of Planning Permission
16/02706/PPP for erection of Hotel (Class 7) with associated car parking, servicing,
access arrangements and landscaping. (Ref: 20/02217/AMC).

19/04/2017 - Erection of mixed use development including hotel (Class 7),
restaurant/ bar (Class 3) with associated car parking, servicing, access
arrangements and landscaping. Temporary continuation of existing airport car
parking (as amended). (Ref: 16/02706/PPP).

Main report

3.1 Description of the Proposal

An application for planning permission will be submitted for a hotel development of
approximately 240 rooms across a range of sizes/ products. The proposal includes
landscaping, car parking, servicing, access, and ancillary development.

3.2 Key Issues

The key considerations against which the eventual application will be assessed
include whether:

a) The principle of the development is acceptable in this location;

The site is within the urban area in the Edinburgh Local Development Plan (LDP),
surrounded by Special Employment Areas on each boundary. The principle of the
development may be acceptable, subject to compliance with relevant policies in the
plan.

National Planning Framework 4 (NPF4) now forms part of the Development Plan.
Policies in relation to Sustainable Places and Liveable Places, including those in
relation to 20-minute neighbourhoods, climate change and biodiversity, blue and
green infrastructure, and sustainable transport, will be important cross-cutting policy
considerations.
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On 30 November 2022 the Planning Committee approved the Schedule 4
summaries and responses to representations made, to be submitted with the
Proposed City Plan 2030 and its supporting documents for Examination in terms of
Section 19 of the Town and Country Planning (Scotland) Act 1997. It should be
noted that it is possible the status of City Plan 2030 may change, including the
weight attributed to it as it undergoes examination. There is also the potential for City
Plan 2030 to be adopted during the eighteen month period that this Proposal of
Application Notice (PAN) is valid or during the determination period after a planning
application is submitted. In this event, if adopted, City Plan 2030 and NPF 4 will form
the adopted development plan against which any planning application will be
assessed along with any material considerations.

b) The scale, design, layout and materials are sustainable and acceptable
within the character of the area;

The proposal will be assessed against relevant design policies in National Planning
Framework 4 (NPF4) and the Local Development Plan (LDP) as well as non-
statutory guidance where applicable (e.g., Edinburgh Design Guidance). Should the
status of City Plan 2030 change, for example it becomes a material planning
consideration, its policies would form part of the assessment of the planning
application.

The applicant should clearly demonstrate how the proposed design has considered
the Council's policies and guidance. A high quality design is expected and should
show the suitability of the proposed layout, height, mass and scale of development
within its context. Sustainability measures and the proposal's consideration of NPF 4
themes including climate change, and the six qualities of successful places will have
to be clearly addressed.

A Sustainability Statement and Design and Access Statement will be required to
support the planning application.

c) The proposal will have a detrimental impact of the amenity of neighbours
and future occupiers of the development;

The proposal will be assessed against relevant design policies in the Development
Plan (NPF4 and LDP) and Edinburgh Design Guidance.

Supporting information is required to show the development's relationship to the
adjacent buildings and neighbouring the land to ensure that neighbouring amenity is
adequately protected.

A Daylighting, Privacy and Sunlight Analysis will be required in support of the
planning application. A Noise Impact Assessment may be required. Site Investigation
information will also be required to ensure that the site is safe for the proposed
development and there is no risk to future occupiers' health.

Development Management Sub-Committee — 22 November 2023 Page 3 of 7 23/04770/PAN



d) The proposed access arrangements, connectivity and parking levels are
acceptable;

The proposal shall have regards to the LDP transport policies and NPF 4 policy 13
(Sustainable Transport), as well as the Edinburgh Street Design Guidance and the
parking standards in the Edinburgh Design Guidance. The applicant will be required
to provide transport information to show the impact on the surrounding road network,
demonstrate how the proposal provides for active and public transport travel, and is
aligned with the parking standards, including service arrangements, cycle parking
and provision for electric vehicles. Full analysis of the connectivity as part of the
forthcoming planning application is required.

e) The proposal has acceptable impacts on infrastructure;

The proposal may require infrastructure improvements. Should infrastructure
improvements be required to support the proposed development, the application will
be required to make appropriate developer contributions in accordance with LDP
Policy Del 1 - Developer Contributions and Infrastructure Delivery, NPF 4 policy 18
(Infrastructure First) and LDP Supplementary Guidance on Developer Contributions
and Infrastructure Delivery 2018).

f) There are any other environmental factors that require consideration;

The applicant will be required to submit sufficient information to demonstrate that the
site can be developed without having a detrimental impact on the environment. In
order to support the application, the following documents will be required:

— Pre-application Consultation (PAC) Report;

— Design and Access Statement;

— Landscape and Visual Impact Assessment;

— Surface Water Management Plan;

— Sustainability Statement;

— Site Investigation information;

— Daylight, Sunlight and Overshadowing analysis;
— Transport Statement.

The list above is not exhaustive and other supporting information may be identified.
3.3 Assessment

This report highlights the main issues that are likely to arise in relation to the various
key considerations. This list is not exhaustive and further matters may arise when

the new application is received, and consultees and the public have the opportunity
to comment.
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Financial impact

4.1 The forthcoming application may be subject to a legal agreement.

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 This is a pre-application report. When a planning application is submitted it will
be assessed in terms of equalities and human rights.

Sustainability impact

7.1 A sustainability statement will need to be submitted with the application.
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
The Proposal of Application Notice outlined:

Two public events to be held at The Pavilion, Royal Highland Centre, Ingliston:

- 25 October 2023, 2-6pm; and

- 29 November 2023, 2-6pm.

Newspaper adverts:
Edinburgh Evening News.

Mail drop:
Mail drop to local businesses/ residents within 400m radius from site.

Background reading/external references

e To view details of the proposal of Application Notice go to

e Planning and Building Standards online services

e Planning quidelines

e Conservation Area Character Appraisals

e FEdinburgh Local Development Plan
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https://citydev-portal.edinburgh.gov.uk/idoxpa-web/search.do?action=simple&searchType=Application
http://www.edinburgh.gov.uk/planningguidelines
http://www.edinburgh.gov.uk/characterappraisals
http://www.edinburgh.gov.uk/info/20164/proposed_local_development_plan/66/local_development_plan

David Givan

Chief Planning Officer

PLACE

The City of Edinburgh Council

Contact: Nicola Orr, Planning Officer
E-mail: nicola.orr@edinburgh.gov.uk Tel:0131 469 3712
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Location Plan
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END
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