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1 Introduction 
 
1.1 Homes for Scotland has provided evidence to the Waverley Railway 
(Scotland) Bill Committee as follows: 
 

a) Oral evidence to the Committee on 28 February 2005 
b) Written and oral evidence on 1 June 2005 
c) Supplementary evidence to the evidence of 1 June in letters of 25 

May 2005 and 31 May 2005 
 
1.2 Homes for Scotland’s concerns in its evidence focussed on 4 main 
issues: 
 

a) the feasibility of delivering the required levels of housing in the 
railway corridor in the light of recent trends in construction 

b) the potential impediments to a faster rate of development imposed 
by the development plan system 

c) political support for the railway at Local Government level 
d) the strength of the housing market in the corridor to support the 

desired levels of house-building 
 
1.3 Following the preparation of that evidence, and further to considering 
the evidence of the Promoters, Homes for Scotland accepted that local 
political support for the railway was absolute.  Further, Homes for Scotland’s 
members are certain that the market demand will exist in the corridor to 
support the desired housing levels.  Homes for Scotland did present clear 
evidence that the achievement of the desired housing levels would be difficult 
given the position with the current effective land supply, progress on Local 
Plans, and the difficulties experienced by both Councils in dealing with 
planning applications and their associated administrative matters, such as 
concluding legal agreements.  However, Homes for Scotland accepted that 
both Councils were prepared to give the Committee assurances that they 
were aware of the obstacles that had to be overcome to achieve delivery of 
the housing. 
 
1.4 The Committee subsequently requested that the Promoters establish 
regular dialogue with the housebuilding industry to ensure that the various 
problems and obstacles were kept under review and tackled. 
 
2 Communication/… 
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2 Communication between the Promoters and the Industry 
 
2.1 A number of steps have been taken over the last few months to 
progress dialogue: 
 

a) A meeting took place in October 2005 between officials of the two 
Councils and Homes for Scotland to review the issues raised by the 
evidence to the Committee 

b) A meeting with Midlothian Council officials clarified progress on the 
preparation of planning briefs 

c) Both Councils provided Homes for Scotland with letters from their 
Chief Executives reaffirming their commitment to deal with the 
issues of land supply, Local Plan preparation and internal 
procedures for processing planning applications 

d) Dialogue is ongoing with Scottish Borders Council on the Finalised 
Local Plan and on the Housing Audit 2005 

e) The 2005 Housing Audit for Midlothian has been concluded 
f) Midlothian Council has begun the process of consulting on a new 

Local Plan for the whole Midlothian Council area 
 
2.2 The normal process of dialogue on development plans and associated 
matters is thus continuing, but there has been no further dialogue since 
October 2005 specifically on the Waverley Rail Line issues. 
 
 
3 Housing Completions  
 
3.1 The Committee has previously taken evidence on the low levels of 
historic housing completions in both Midlothian and Borders Council areas. 
The reasons for these low completions are varied and complex, but include: 
 

a) A lack of up-to-date development plans, resulting in a lack of 
“effective” development sites in the Waverley corridor. 

b) Infrastructure constraints on sites 
c) Slow procedures within Councils for dealing with e.g. master plans, 

site briefs, planning applications and legal agreements 
 

3.2 The latest house completion figures for the two Council areas give no 
indication of a short-term improvement in the position since the last evidence 
given to the Committee.  Indeed, in both areas the number of completions has 
dropped to almost the lowest level for a number of years. 
 
3.3 Homes for Scotland’s evidence of 10 March 2005 summarised 
completions in Midlothian from 1994/95 to 2003/2004, and showed an 
average over these 10 years of 247 completions p.a., but with completions 
since 2001/2002 totalling 111, 150 and 165.  The most recent Housing Land 
Audit (2005) shows completions for 2004/2005 of 137, the second-lowest 
since 1994/95.  
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3.4 The position is similar in the Borders.  The Promoters’ own evidence of 
7 March 2005 set out past completions in the 3 relevant Housing Market 
Areas in the Borders from 1999 – 2003.  The average for these 4 years can 
now be compared against the latest completion figures for 2004 and 2005 as 
shown in the Council’s Housing Audits: 
 

Area Average 99 - 03 2004 2005 
Central Borders 160 116 131 
N Roxburgh 72 68 63 
S Roxburgh 33 14 3 
 
3.5 As Homes for Scotland pointed out in March 2005, the implication of 
the historic completion figures was that the completion rates needed to 
achieve the business case housing targets would have to rise exponentially in 
the remaining period to 2011.  On the latest evidence, targets will not be met. 
 
 
4 Housing Targets 
 
4.1 In Midlothian, the best available evidence against which to test the 
likelihood of achieving the housing completions is the finalised 2005 Housing 
Land Audit.  A replacement Local Plan for Midlothian is in the early stages of 
preparation and will not add new effective housing land allocations to the 
supply until at least late 2007. 
 
4.2 The Business Case for the Midlothian part of the corridor anticipates 
4793 house completions 2003 – 2011.  The position at 2005 using the Audit 
figures is: 
 

Completions 03 – 04 165
Completions 04 – 05 137
Programmed 05 – 2011 3763
Total 2003 – 2011 4065
SHORTFALL 728
 
 

4.3 However, Homes for Scotland has disputed the assumptions regarding 
2 locations in the 2005 Audit.  It disputes the assumptions on programming on 
North Gorebridge, on the basis that there are 5 sites in Gorebridge all 
assumed to begin over the next 2 years.  Homes for Scotland’s members do 
not believe that Gorebridge can sustain a market for the total number of 
houses programmed in the Audit and therefore consider that North 
Gorebridge, the site least advanced in the planning process, will slip.  In 
relation to the major release at Shawfair, the programming is again disputed. 
Homes for Scotland is aware that only one developer currently has a firm 
option on land, and that developer cannot produce the first completions until 
2007/2008. On that basis the Council’s programming of 675 by 2009/2010 is 
not realistic. 
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4.4 Homes for Scotland’s view of a realistic programme for these sites 
would reduce completions on them by 700 in the period to 2011.  As a result 
the shortfall against the business case target becomes 1428, which 
represents a 30% shortfall.  It should be noted that, compared to the position 
at March 2005, Homes for Scotland is now in agreement with the Council on 
all but 2 of the sites in the Midlothian corridor.  Hence the Council itself 
accepts through the Audit that the sites to deliver the Business Case targets 
are not yet fully in place. 
 
4.5 The new Midlothian Local Plan will require to comply with the extant 
Edinburgh and Lothians Structure Plan, and allocate a further 1350 houses in 
the Waverley Corridor.  Since this Plan is unlikely to complete the process of 
preparation and adoption until at least the end of 2007, these additional 
allocations will not impact on the delivery of housing in the corridor until later 
in the period to 2011.  As Homes for Scotland has illustrated to the 
Committee, the Council’s historic performance in turning allocations into 
houses on the ground has been very slow. 
 
4.6 Turning to Scottish Borders, the Council has published a Finalised 
Local Plan, which will require to conform to the Borders Structure Plan 2001 – 
2011.  The Finalised Plan, and the earlier Consultative Draft Plan, both 
identified a number of new housing sites to meet the Structure Plan 
requirements and, in so doing, fulfil the Business Case targets.  Objections 
have been received, and the Council is now preparing to issue pre-Inquiry 
Modifications and move towards a Public Local Inquiry starting in September.  
Adoption of the Local Plan is therefore unlikely to take place much before the 
end of 2007.  Work is continuing on the 2005 Housing Land Audit. 
 
4.7 Homes for Scotland’s view of the current and proposed housing land 
supply, as expressed through its objections to the Local Plan, is that it will be 
insufficient to deliver the Structure Plan requirement and by association the 
requirements of the Business Case.  This view stems from three main factors: 

 
a) An unwillingness of the part of Scottish Borders Council to allocate 

sufficient sites in sustainable locations as defined by the council 
within 2.5km of the proposed railway stations at Tweedbank and 
Galashiels. 
 

b) Over-reliance on the concept of a new settlement or major 
settlement expansion, which will deliver little or no housing prior to 
2011. The Finalised Plan does recognise that there is an issue, and 
attempts to increase allocations elsewhere, but not to a sufficient 
degree in the view of Homes for Scotland 
 

c) An over-optimistic view of programming in the land Audit, combined 
with a less than rigorous analysis of delivery from the new sites 
identified in the Finalised Local Plan 
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4.8 The council in its evidence to the Committee on 7th march 2005 
[“Promoter’s memorandum on housing including the Ryden report; figure 2 
Scottish Borders development potential”] set out the scale of potential 
development sites within 2.5km of the proposed railway stations best located 
to provide the patronage necessary to support the railway.  Many of these 
sites (excluding the Huntlyburn New Settlement) are capable of yielding 
completions in the short term.  Homes for Scotland notes with concern that, in 
the Finalised Local Plan, the Council seems to turn its back on this 
sustainable development approach by failing to allocate some of these sites. 
 
4.9 The Business Case for the Borders was based on 4092 completions in 
Central Borders HMA 1999 – 2011.  Completions to 2004/05, and Homes for 
Scotland’s projections of the effective and emerging land supply 2005/06 – 
2010/11 are: 
 
 

1999/2000 132 
2000/01 152 
2001/02 127 
2002/03 228 
2003/04 116 
2004/05 131 
Actual Completions 886 
2005/06 264 
2006/07 252 
2007/08 314 
2008/09 193 
2009/10 237 
2010/11 205 
Projected Completions 1465 
TOTAL 1999 - 2011 2351 

Sources: Scottish Borders Council Housing Land Audits; Homes for        
Scotland research 

 
The projected shortfall is therefore 1741. This represents a 42% shortfall. 
 
  
5 Progress in releasing sites 
 
5.1 As already stated, the process of releasing sites through the statutory 
plan process has shown no evidence of becoming quicker or more effective 
since March 2005.  Both Councils are moving towards new Local Plans, but 
neither will be adopted within the next 12 months, in the case of Midlothian 
possibly longer.  It is difficult to see how Midlothian can augment the land 
supply in the short term to meet the shortfall of 1428 before 2011 identified by 
Homes for Scotland. 
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5.2 In March 2005 Homes for Scotland listed typical timescales 
experienced by its members in Midlothian for stages of the planning process 
for major sites, including master plan approval and S75 negotiation.  Typically 
these stages were taking up to 12 months, and Midlothian had failed in the 
preceding year to determine any major housing applications within the 
statutory 8-week timescale.  Although the majority of major site development 
briefs are now published, and some improvements might be expected, Homes 
for Scotland members are unable to report any significant improvement in 
processing times since March 2005.  Nonetheless, the Audit programming 
figures do show that both the Council and Homes for Scotland are agreed that 
output from housing sites will rise over the next 5 years.  Homes for 
Scotland’s view is that the rise will not be to the extent necessary to deliver 
the Business Case targets. 
 
5.3 Scottish Borders Council may be able to adopt a Local Plan later in 
2007 and release sites for development.  However, the Council in 2005 put in 
place Draft Interim Housing Policy Guidance designed to allow the release of 
housing sites in advance of the new Local Plan where a housing land shortfall 
against the Structure Plan was evident.  In spite of this guidance, completion 
rates continue to fall.  A failure to properly manage public relations to mitigate 
against the negative influence of local pressure groups is a major factor in the 
slow release of development sites.  
 
5.4 Homes for Scotland’s members’ experience in the Borders is that the 
process of dealing with planning applications for housing is extremely slow.  
Even applications, which attract no objections, take significantly longer than 8 
weeks to process.  Negotiations on layout, design, developer contributions 
and S75 Agreements are resulting in applications taking substantially more 
than 12 months to approve.  One developer has had 400 units awaiting 
planning consent for up to 30 months (of which 250 are within 1 km of the 
proposed stations).  This does not just apply to larger sites but even with 
small (non controversial) 6 or 8 house developments. 
 
 5.5 Negotiations are further complicated by the Council seeking developer 
contributions without adequate justification.  Examples are affordable housing, 
where the Council has no robust evidence to demonstrate housing need, yet 
is seeking contributions, and the Waverley Rail Line where the Council is 
seeking developer contributions before the Bill has been enacted and, as a 
consequence, where there is no certainty of the line ever being implemented. 
Such approaches inevitably introduce legal argument and delay into the 
planning process.  The Council’s scheme of delegation of decisions to Area 
Committees is also resulting in increasing incidences of Officer 
recommendations being disregarded by Elected Members, with a resultant 
increase in uncertainty and appeals. 
 
 

Waverley Railway (Scotland) Bill 
Homes for Scotland 
Written Evidence – March 2006   Page 7 of 9 



6 Scottish Water 
 
6.1 Discussions between the Scottish Executive, Scottish Water and 
Homes for Scotland on the removal of development constraints are ongoing.  
While major concerns remain with regard to funding in respect of Part 3 
assets, investment programmes should become clearer in the coming weeks.  
Close liaison with Scottish Water will be maintained to ensure effective 
delivery of investment on the ground. 
 
6.2 That said, the position in the Borders and Midlothian is relatively better 
than in some areas.  Investments in major new or upgraded infrastructure are 
taking place or are programmed.  The Midlothian Audit was considered in the 
light of Scottish Water issues and the Council and the industry are satisfied 
that the effective sites for the period to 2011 can all be provided with the 
necessary supporting infrastructure. 
 
6.3 In the Borders, investments have been taking place or are 
programmed, and the major settlements are capable of taking new 
development in the future.  The exception is the Newtown St Boswells 
settlement expansion proposal, where it is still unclear what investment would 
be needed and, more importantly, who would fund this.  Other issues include 
the failure of the Council to reflect available drainage capacity in its Finalised 
Local Plan land allocations.  For instance, it is known that Melrose Sewage 
Treatment Works could accept substantially more development than is 
allocated in the Plan.  The situation in the smaller rural settlements is less 
clear, but may become clearer as the 2005 Audit is finalised. 
 
6.4 Scottish Water is perhaps less of an issue in the Waverley Rail 
Corridor, and the major obstacle to development remains the statutory 
planning process. 
 
 
7 Staffing resources 
 
7.1 Following the evidence presented by the Promoters and Homes for 
Scotland in 2005, both Councils gave undertakings that the necessary staff 
resources would be available to secure improvements in the performance of 
the planning system.  As stated, Homes for Scotland does not see any short-
term evidence of this improvement, but it is for the Promoters to provide 
further evidence on matters such as staffing numbers, performance against 
targets and so on. 
 
 
8 Impact on Business Case of delays to completing housing 
 
8.1 Homes for Scotland made no comments in 2005 on the Business Case 
itself, and accepted the Promoters’ economic appraisal of the project.  That 
appraisal would suggest that the patronage from new housing is a lesser 
factor in the future success of the project than general patronage growth from 
rising GDP, travel-to-work decisions, transport policy and so on. 
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8.2 Homes for Scotland would simply observe on this issue that it believes 
that the Promoters are unlikely to achieve the levels of housing in the Corridor 
set out in their business case.  Homes for Scotland’s evidence suggests that 
the target will be missed by some 35% on current analysis.  It is 
acknowledged that the Promoter states that its economic appraisal remains 
robust even if the targets are not achieved to 2016.  Nonetheless, a slippage 
of 35% in projected patronage/revenues from one source cannot be 
considered insignificant. 
 
 
9 Conclusions 
 
9.1 Homes for Scotland continues to support the reinstatement of the 
Waverley Rail line as a valuable contribution to economic and social 
development in Midlothian and Central Borders.   
 
9.2 Homes for Scotland believes that the rail line will allow the existing 
housing markets to mature in a sustainable way and it has no reason to doubt 
that political support for the rail line remains strong. 
 
9.3 Against that backdrop, Homes for Scotland sees no evidence of a 
recent improvement in delivering housing on the ground, and believes that in 
both Council areas there will be a substantial shortfall in delivery of housing 
against the statutory planning framework and against the Business Case.  
The shortfall of housing against the latter may be of the order of 35%.  It is 
contended by the Promoters that housing delivery can slip to 2016 without 
significant impact on the business case.  Homes for Scotland does not 
comment on that matter, but does regard it as a matter of concern that both 
Councils are failing to deliver the requirements of the statutory planning 
system.  The reasons for this relate both to the nature of the system itself, and 
to the performance of the Councils in making the system work. 
 
9.3 Homes for Scotland continues to be concerned by the limited 
engagement of both Councils with the development industry to try to speed up 
the planning process and make development plans deliver the housing 
needed, and required by development plans, in the railway corridor. 
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