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Item no  

 
Report no PC/073/03-04/CD 

Edinburgh Tram Project : Design Manual and 
Planning Approval Procedures 
 
 

Planning Committee 
5 February 2004 
 
 

 
1 Purpose of report 

1.1 To inform Committee of the outcome of the consultation on the draft Design 
Manual.  

 
2 Summary 

2.1 At the last Planning Committee on 27 November 2003, a draft Design Manual 
for the Edinburgh Tram Project was presented to Councillors.  This report 
provides the views of key parties on the document and presents a finalised 
version.  It also gives the views of Historic Scotland on the proposed protocol for 
dealing with detailed approvals which will be necessary after the tram has 
obtained consent from Scottish Parliament (“Prior Approvals”). 

 
3 Main report 

3.1 At the last Committee on 27 November 2003, a full report was presented on the 
Edinburgh Tram Project.  As part of this report, a draft Design Manual prepared 
by the Consultants, Gillespies, was presented to Councillors.  This followed on 
from a Councillors’ Workshop on 14 November 2003.  It was agreed that the 
views of key parties should be sought and these reported back to this 
Committee.  The parties referred to were: 

 
• Historic Scotland 
• Royal Fine Arts Commission for Scotland 
• Edinburgh World Heritage Trust 
• Scottish Enterprise Edinburgh and Lothians 
• Other Council Departments (such as Culture and Leisure, Environmental 

and Consumer Services, and Equalities Unit) 
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3.2 Views have been received from these and copies are available as a 
Background Paper.  Appendix 1 summarises the comments and gives a 
summary response from City Development (Planning and Strategy). 

 
3.3 The key points raised are: 
 

• Widespread support for the Design Manual and its intended role in both the 
approval and contractual stages of the process; 

 
• Concerns about the impact of overhead wires, and the need to investigate 

thoroughly wire-free trams; 
 

• Concerns about how design development will be progressed - the need for 
an officer with design skills to be a key member of the team, and the need 
for the Council as client to put in place additional measures for controlling 
the design development and delivery; 

 
• Strategic principles section should be improved; 

 
• Need to test out the guidance; 

 
• Concerns about routes where trams will have to share with other traffic; 

 
• Support for wall-to-wall design of public realm; 

 
• More detail on building fixings – if these are found to be necessary. 

 
3.4 Following receipt of these comments, a further meeting took place of the joint 

Design Manual working group on 16 January.  At that meeting these comments 
were reviewed, and additional views were sought from the representatives of 
City Development (Planning and Strategy), Historic Scotland, Edinburgh World 
Heritage Trust, tie and their consultants.  Key points discussed at that meeting 
were as follows: 

 
• Need to improve upon Strategic Principles; 

 
• Need to give clear guidance about the level of advertising which would be 

acceptable; 
 

• In view of the importance of the World Heritage Site, to keep under review 
the development of technology to provide a wire-free tramway; 

 
• Need to make clear reference in Partnership Working to the key role for 

design and streetscape personnel and representatives from City 
Development (Planning and Strategy); 

 
• Need to tighten up the Design Principles in each section as tests to be 

used in the planning approval process. 
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3.5 A revised version of the Design Manual is being finalised in the light of these 
views and is being circulated to Councillors with the Committee papers.   

 
3.6 Because of the time constraints, this report is being written prior to the 

availability of the circulated document.   It is vital that the document is ready for 
submission to the Scottish Parliament at the earliest possible date.  Having 
discussed matters in depth with Gillespies, the key points are now being 
addressed, and this can be confirmed as a verbal update at Committee. 

 
3.7 The next stage is for the document to be placed with the documents which are 

being considered by the Scottish Parliament.  It is not a document which is 
legally required for a proposal of this nature, and it cannot therefore be one of 
the accompanying documents introduced to Parliament with the Bills.  It is 
therefore intended that it be placed with the formal documents at the public 
consultation points – the six Libraries specified in the public notice  A covering 
note will be required to explain the purpose of the Manual.  It has also been 
agreed with tie that the Manual will be available on tie’s website.  The Manual 
will form part of the evidence to the Scottish Parliament in due course.  It will 
have a key role in providing confirmation to the Parliament (and to potential 
objectors) about the importance placed by the Council on design quality, and 
giving confidence about how design matters will be handled to ensure that a 
tram system of the highest possible design quality will be delivered.   It will also 
be used from this point on to influence early detailed design work on tram and 
public realm spaces. 

 
3.8 The Design Manual is likely to be revised and updated.  This may happen prior 

to giving evidence to Parliament, and also after Parliamentary approval has 
been given to the scheme.  Issues may be raised by members of the public 
during public consultation for the Bills; issues may also be raised during 
Parliament’s consideration.  Information on new technologies may emerge. 
These may all need to be addressed in the document.  If so, any changes will 
be the subject of a further report back to Committee.  It is proposed that the 
Design Manual be finalised prior to the issue of tender documents. 

 
3.9 In the last Committee report, reference was made to approval procedures and a 

draft agreed for consultation with Historic Scotland.  This consultation has taken 
place.  Historic Scotland have confirmed that they find the procedures 
acceptable with regard to listed buildings, but have requested that some 
additional prior approval matters should also be the subject of joint discussion.  
These are developments affecting the setting of category A listed buildings, 
scheduled monuments, and designated designed landscapes and gardens.  
This is accepted and appendix 2 is adjusted accordingly.  They have also 
requested that similar provisions be made for any works which would normally 
require Conservation Area consent.  It is not possible to do this, as demolition is 
not a prior approval matter, and the Bills seek unfettered powers for 
Conservation Area consent.  It is not considered that this is a critical issue, as 
the only proposed demolitions are outlined in a schedule to the Bills, have been 
raised in previous committee reports and do not appear to raise any key 
concerns. 
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3.10 There are other ongoing matters of planning interest with regard to the Tram 

Project.  The most significant outstanding issue is the securing the delivery of 
wall-to-wall design in relation to the Tram Project.  This is likely to need a tram 
public realm project, separate from but closely related to the Tram Project.  A 
small interdisciplinary team should be set up to take it forward.  Discussions are 
ongoing on this issue, and a further report will be brought to Committee at an 
early date.  It is vital that this be progressed with speed to ensure that 
integrated delivery can be achieved. 

 
3.11 Some consultees have requested continuing liaison.  It is recommended that 

such liaison should take place, as appropriate, as issues emerge with the tram 
proposals.  The key party will be tie, and it is understood that they are intending 
to produce a newsletter for this purpose.   

 
3.12 The last report also made reference to developer contributions in relation to the 

tram.  It was proposed that a report be brought to April Committee on this 
subject.  This piece of work remains on course. 

 
 
4 Financial Implications 

4.1 There are no financial implications arising from the Design Manual.  However, 
delivery of an integrated wall-to-wall design of the public realm is not covered by 
the Tram Project, and it is therefore anticipated that a parallel initiative will have 
to be put in place to deliver fully the quality sought. 

 
 
5 Conclusions 

5.1 The key parties consulted have given general support to the Design Manual, 
and its role. 

 
5.2 Most of the concerns are being addressed.  An outstanding concern remains, 

relating primarily to delivery of a high quality design, and the design and 
procurement process.  These matters will be the subject of a future report to 
Planning Committee. 

 
5.3 The approval procedures, as adjusted, should now be acceptable.  Further 

consideration should be given to how these will relate to the Council’s scheme 
of Delegation. 

 
5.4 It is possible that there may be changes.  Any changes will be brought back to 

Committee in due course. 
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6 Recommendations 

6.1 It is recommended that Committee: 
 

a. notes the comments made by key parties; 
 
b. approves the revised Design Manual in the form now presented;  
 
c. requests further reports on arrangements and mechanisms to deliver a 

high quality design; and 
 
d. approves the revised Approval Procedures, and requests that the Scheme 

of Delegation is adjusted to incorporate reference to these, as appropriate.   
 
 
 

 

Andrew M Holmes
Director of City Development

 
___________________________________________________________________________ 
 

Appendices 
 

Appendix 1:  
Summary  Views of Key Parties on Design 
Manual 
Appendix 2: 
Finalised Approval Procedures 
 

 

Contact/tel 
 

Aileen Grant (0131) 469 3723 
 
 

 

Wards affected 
 

All/city wide  

Background 
Papers 

Report on the "Edinburgh Tram Project" to 
Planning Committee on 27 November 
2003 
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APPENDIX 2 
 
Procedure Note For Design Manual And Detailed Approvals 
 
POST BILL PLANNING PROCEDURES FOR EDINBURGH TRAM PROJECT  
 
Prior Approvals 
 
The Bills acknowledge the scope of “Prior Approvals”.  This is the term given to those 
detailed matters in respect of which further approval of the planning authority is 
required following any approval by Scottish Parliament for the Tram Project as a 
whole.  The scope includes buildings, poles, substations, alterations to buildings and 
tram shelters.  The detailed design of these matters which will come before the 
planning authority for further approval. 
 
Bills will also give consent for mitigation measures (as contained in environmental 
statements). 
 
“Prior approval” is not quite the same as planning permission.  Approval may only be 
refused or given conditionally if the development ought to be and could reasonably 
be carried out elsewhere on the land designated (ie, within limits of deviation), or the 
design or external appearance of any building or bridge etc would injure the amenity 
of the neighbourhood and is reasonably capable of modification to avoid such injury. 
 
Role Of Design Manual 
 
The Design Manual is considered a key document in the prior approval process.  It is 
now in a final draft form, ready to be submitted to Parliament.  The Design Manual 
will have three key roles.  It will: 
 
• Outline aspirations and set design objectives to influence the design process; 
 
• Act as a form of supplementary planning guidance - the key document to be used 

by the planning authority in assessing design details at the prior approval stage; 
 
• Constitute an important tool in the procurement process to check that the detailed 

design and implementation meet the standard required to deliver a quality tram 
system. 

 
Focusing on the role as a form of supplementary planning guidance, the Manual will 
be finally approved by Planning Committee and have a formal status.  However, at 
this early stage in the process it should do two things: 
 
• It should be forwarded to the Scottish Parliament to give support to the formal 

documents submitted, and  
 
• it should continue to develop as new information on best practice becomes 

available, in line with more detailed thinking by tie and other parties during the 
next stages of the Tram Project.   
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It is not intended that the document be updated on an ongoing basis while in the 
Parliamentary process.  However, work can still continue on the Manual, and this will 
be taken forward along with any findings or outcomes from the Parliamentary 
process in a report to Planning Committee following Royal Assent and prior to any 
design work being commissioned (and so before any prior approvals are received).  
Final approval of the Planning Committee will be necessary either for the Design 
Manual as a whole, or for the elements which constitute supplementary planning 
guidance. 
 
Approvals For Alterations To Listed Buildings 
 
The Bills will seek powers giving consent to attach fixings to listed buildings, 
providing these respect the character of the buildings.  Certain key or sensitive 
buildings will be excepted from this (for example, National Portrait Gallery, Scott 
Monument and all other buildings on south side of Princes Street, St John’s West 
Church, Church at east end York Place – a full list is included in the Bills.  The Bills 
will also detail other specific works to listed buildings for which authorisation in 
principle is requested.  The details of all of these will come to the planning authority 
for “prior approval”. 
 
A protocol along the following lines is recommended 
 
• Submission of details to Planning and Strategy (by letter).  For fixings the details 

should include drawings of the type of fixing and the detailed position on the 
façade of the building in relation to other façade elements.  A photograph of the 
façade showing the exact position of the fixing will be acceptable, providing this is 
sufficiently detailed to permit identification of the exact location of the fixing.  For 
other alterations, full plans sections and elevations will be required. 

 
• Proposals for fixings may be submitted on a street by street basis.  This will 

enable a full assessment of impacts and consideration of alternatives. 
 
• The submission should be registered on the UNIform system (special “TRAM” 

suffix code) and be included in the Weekly List. 
 
• If sufficient detail then Site Visit takes place – case officer and officer from Historic 

Scotland – to check if fixing points fully comply with terms of Design Manual in 
relation to detailed features on building ie, approval under delegated powers. 

 
• If compliance, then letter of confirmation of approval sent. 
 
• If non-compliance, then submission should be advertised, and indicated as item 

for Committee.  Report to Committee and subsequent decision letter sent. 
 
• A 2 month period should be allowed for determination (no period set down in 

statutory instruments). 
 
For the excepted listed buildings, if fixings are desired, then a full application for 
listed building consent will be required in each case. 
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Other Prior Approval Matters 
 
Details of non-listed building related proposals will also require prior approvals.  A 
similar protocol is recommended for these, but with Historic Scotland involved on a 
limited basis. 
 
 
The following procedure is suggested. 
 
• Submission of details to Planning and Strategy (by letter). 
 
• The submission should be registered on the UNIform system (special “TRAM” 

suffix code) and be included in the Weekly List.  If the details relate to items 
already identified as requiring a further report to Planning Committee, then this 
will be noted in the Weekly List. 

 
• Case officer checks if proposals directly affect a scheduled ancient monument or 

a designed landscape, or if proposals affect the setting of a category A listed 
building*, and if so, refers the proposals to Historic Scotland. 

 
• Case officer checks if details comply with Design Manual. 
 
• If compliance, (and Historic Scotland have no concerns) then letter of 

confirmation of approval sent (ie, approval under delegated powers), or 
Committee report prepared accordingly. 

 
• If Historic Scotland express concern, then site meeting takes place to resolve the 

issue. 
 
• If non-compliance with Design manual or concerns of Historic Scotland cannot be 

immediately resolved, then item advertised and changes sought or report to 
Committee prepared and subsequent decision letter sent. 

 
• A 2 month period should be allowed for determination (no period set down in 

statutory instruments) 
 
Further consideration will be given to: 
 
• how the process might be streamlined in terms of submissions – for example 

could some matters such as proposed tram supports be handled on a street-by-
street basis.  For example, advice can be prepared about streets containing 
category A listed buildings, and within such streets referral to Historic Scotland 
will be likely. 

 
• how delegated powers would apply to Tram Prior Approvals, particularly in the 

light of the limitation inherent in the process (see second paragraph above) – this 
will now be taken forward in the next review of the Authority’s Scheme of 
Delegation. 


