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Introduction 
 
1. The purpose of this Memorandum is to provide the Committee with further 

information from the Promoter of the Bill on a number of issues arising from 
the evidence given on the general principles of the Bill. A letter dated 20 
January 2006 from the Clerk to the Committee, Mr Fergus Cochrane, 
indicated that the Committee required the Promoter to submit, by noon on 17 
March 2006 , a memorandum on each of the following three main topics: 

1.1 Housing, water and drainage infrastructure (e.g. update on house 
building targets, discussions with Scottish Water regarding water and 
drainage infrastructure); 

1.2 Funding and project costs (e.g. forecasting on patronage and impact on 
level of Scottish Executive subsidy, further sources of funding identified 
and secure, update on project costs); 

1.3 General matters (e.g. local economic spin-offs, integration with other 
modes of transport, impact on tourism). 

2. This memorandum deals with the matters set out in 1.1 above. The matters 
set out in 1.2 and 1.3 are dealt with in separate memoranda. 

3. The Promoter notes that the Committee has indicated that it would give further 
consideration to these issues before the Final Stage of the Bill commences. 
The Promoter understands that the Committee proposes to hear further oral 
evidence on these issues at its meeting on 27 March 2006. 

4. It is understood that the Committee wish to revisit the housing provision 
assumptions and also water and drainage infrastructure. The Promoter 
understands that the Committee accept that the necessary land allocations 
have been and will be made in local plans. It is, however, appreciated that 
such allocations, whilst an important and necessary first step, must then be 
translated into the release of land and thereafter into planning consents.  
During that process, it is acknowledged that constraints and objections may 
emerge which will have to be addressed. The Promoter is aware of concerns 
expressed by Homes for Scotland and its members on the deliverability of the 
new housing required to support the railway.   

5. The Promoter believes that  it would be helpful, as a starting point to review 
the indicators of demand and clarify the steps that the respective Councils 
(Scottish Borders Council and Midlothian Council)  have taken since the 
Preliminary Stage Report was produced in 2005.   The information supplied in 
this Memorandum arises from Scottish Borders Council and Midlothian 
Council in their capacity as statutory planning authorities.  In its letter of 28 
February 2006, the Committee set out the following specific concerns 
regarding the housing provision assumptions, each of which is addressed in 
detail below:- 
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 Achievability of reaching the 10,113 housing target along the railway 
corridor by 2011 

 Promoter’s belief that there will be minimal impact on business case 
assumptions of non completions until 2016 

 Concerns over lack of communication between promoter and Homes 
for Scotland 

 Low completion rates in Midlothian and Borders area in recent years 
 Progress through statutory planning process and release of suitable 

sites 
 Lack of firm commitments or prioritisation by Scottish Water over 

provision of necessary water and drainage infrastructure on committed 
developments 

 Lack of staffing resources at Councils and Scottish Water to cope with 
the development projects. 

 
Achieving 10,113 House Completions by 2011 
 
6. The Outline Business Case, as submitted in June 2004, forecast that a total of 

10,113 houses would be built by 2011 within the Waverley catchment area, of 
which 4,793 were to be built in Midlothian and 5,320 were to be built in the 
Scottish Borders. Midlothian Council 

 
7. For Midlothian, the Outline Business Case figures in June 2004 were as 

follows:- 

 
Table 1 

 
 Source 2003/11 2012/30 Total 
 

Housing Audit 2003 4,478 4,109   8,587 
Social Housing    275    225      500 
ELSP 2015        0 1,350   1,350 
Windfall      40    190      230 
Longterm Sites        0 2,950   2,950 

 
 Total 4,793 8,824 13,617 
 
8. An updated position for Midlothian has been prepared as at December 2005.  

The update is based on figures contained in the Edinburgh and the Lothians 
Structure Plan Annual Housing Monitor 2015 - a public document that was 
reported to the Structure Plan Joint Liaison Committee on 19 December 2005 
in consultation with Homes for Scotland and the housebuilders. 

9. The Housing Monitor 2015 is itself based in part on the Edinburgh and the 
Lothians Housing Land Audit 2005 - the most recent annual audit prepared by 
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the Councils in consultation with the house builders.  The annual audit period 
is to 31 March each year.  

 
10. The updated forecast of house completions in Midlothian, as set out in the 

above documents, is as follows:- 

 Table 2 
 
 Source 2003/05 2005/11 2012/30 Total 
 
 Built     211    -    -      211 
 Housing Audit 2005     - 3,837 4,804   8,641 
 Consents (Apr/Dec05)     -    316    -      316 
 Social Housing     -    300      80      380 
 ELSP 2015     -    175 1,175   1,350 
 Windfall     -    120    360      480 
 Longterm Sites     -    - 2,950   2,950 
 
 Total     211 4,748 9,369 14,328 
 
11. It can be seen that the updated forecast shows a total of 4,959 (i.e. 4,748 + 

211) houses being built in Midlothian between 2003 and 2011, an increase of 
166 compared to the 2004 Outline Business Case forecast. In order to 
demonstrate the robustness of the forecast, key elements are examined 
below. 

12. The Housing Audit 2005 figures show a reduction in house completions in the 
period to 2011, compared to the Housing Audit 2003 figures.  This is because 
the programming for completions on sites in Shawfair and in the 
Gorebridge/Mayfield/Bonnyrigg area has been put back, due in large part to 
water and drainage infrastructural issues.  The Council is striving to address 
these and refers the Committee to paragraphs 54–67. 

13. However, the delay in starting on some sites has been more than 
compensated for by the emergence of new sites within the Waverley corridor.  
It is worth highlighting some of the new categories which have been included 
within the updated housing forecast. 

14. Firstly, the Housing Monitor 2005 extends to December compared to the 
Housing Audit 2005, which is compiled for the year to 31 March.  It is 
appropriate therefore to list the new housing consents granted over the nine 
month period.  As can be seen, the figure of 316 consents referred to in Table 
2 demonstrates a significant upturn in activity in Midlothian compared to the 
two previous years. 
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15. Secondly, Table 2 includes a modest allowance for new housing, arising from 
the 2015 Structure Plan requirement, being completed before 2011.  This is 
achievable because the replacement Midlothian Local Plan, which allocates 
the sites, remains on target for adoption by the end of 2007, giving four years 
for the first houses to come forward. 

16. Thirdly, the allowance for windfall sites has been adjusted to reflect the 
Structure Plan 2015 which was approved after the submission of the Outline 
Business Case.  The assumption that there will be 20 houses on windfall sites 
per annum to 2011 is also a modest one, given recent windfall rates.  

Scottish Borders Council 

 
17. For Scottish Borders Council, the Outline Business Case figures in June 2004 

were as follows:- 

 
 Table 3 
 
       Area                      1999/11        2012/30         Total  
 
       Central Borders       4,092            6,496          10,588 
       North Roxburgh         737            1,167            1,904 
       South Roxburgh         491               777            1,268 
 
       Total                       5,320            8,440           13,760 
 
18. Scottish Borders Council is committed to providing significant housing land 

supplies in the Central Borders that will allow housebuilders sufficient range 
and choice.  This is enshrined in the policies of the approved Structure Plan 
and Finalised Local Plan. This commitment was reaffirmed through the 
Council’s approval, in May 2005, of Supplementary Planning Guidance aimed 
at ensuring the provision of a continuing 5 year supply of land. The Finalised 
Scottish Borders Local Plan was agreed by Council on 13 October 2005 and 
published on 13 December 2005. The objection period ended on 31 January 
2006 and the Public Local Inquiry is scheduled for September 2006.  

19. The population and household projections underpinning the Structure Plan 
have been updated by the Registrar General. The most recent figures 
illustrate a continuing upward trend.  This is particularly significant in the case 
of population as the Scottish Borders is one of a minority of regions projected 
to grow.  This is illustrated in Table 4(a). Table 4(b) shows a similar upward 
trend which is likely to be continued when GRO publishes its latest household 
projections in May of this year. The increased projections will form the basis 
for the consideration of housing land matters in the Structure Plan Alteration 
scheduled to begin this year. 
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Table 4(a) Population Projections (2004 based and 2002 based) 

 2002 2004 2009 2014 2018 2019 2024 

Population 
Projection 
2004 

 109,270 113,437 117,271 120,531 121,362 125,610 

Population 
Projection 
2002 

107,400 107,794 108,649 109,172 109,442   

Difference  1,476 4,788 8,099 11,089   

Source: http://www.gro-scotland.gov.uk/files/04pop-proj-scottishareas-table1.xls 
http://www.gro-scotland.gov.uk/files/02population-projections-scottishareas-table1.xls
7.3.2006 
 
Table 4 (b) Household Projections (2002 based and 2000 based) 
 2000 2002 2004 2006 2008 2010 2012 2014 
Household 
Projection  
2002 

 48,190 48,810 49,450 50,070 50,730 51,460 52,160

Household 
Projection 
2000 

46,480 47,240 47,980 48,610 49,390 50,100 50,840 51,540

Difference  950 830 840 680 630 620 620 
Source: http://www.gro-scotland.gov.uk/files/2002bhpt5a.xls
http://www.gro-scotland.gov.uk/files/2000bhpt5a.xls
8.3.2006 
 
 

20. The Approved Scottish Borders Structure Plan provides the current basis of 
the Business Case for the Railway project as it relates to the Borders. The 
Structure Plan sets out requirements for significant land supplies in the Central 
Borders including provision for the anticipated level of growth predicted by the 
railway. Substantial land supplies have been allocated in the Finalised Local 
Plan in all settlements in the Central Borders, North and South Roxburgh to 
meet these requirements (See Table 5).   
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Table 5 Finalised Local Plan Allocation and Safeguarding 
Housing 
Market 
Area 

Structure Plan 
Housing Land 
Allowance 
(Policy H1) 
                     
(a) 

Local Plan 
Allocation in 
excess of 
1999 Housing 
Land Audit         
(b) 

Additional H1A 
Safeguarding in 
Local Plan            
        
                          
(c) 

Under/Over 
Provision       
 
                  
                  
(d) 

Central 
Borders 

1690 1692 900 +902 

North 
Roxburgh 

0 625 230 +855 

South 
Roxburgh 

80 71 100 +91 

Total 1770 2388 1230 +1848 
Source: Scottish Borders Structure Plan 2001-2011, policy H1.  
Scottish Borders Local Plan Finalised, Appendix A. 

 

21. In addition to the land allocations on the Local Plan proposals maps, further 
flexibility in the land supply has been quantified arising from redevelopment 
opportunities and “windfall” sites, that is, sites not identified in the Local Plan.    
Appendix A to the Finalised Local Plan (attached at Appendix 1 for 
information) concludes that sufficient housing land provision has been made in 
the Finalised Scottish Borders Local Plan to meet the requirements of the 
Structure Plan. Table 6 illustrates that the total potential land release in the 
areas providing patronage for the railway exceeds the Structure Plan 
requirement. 

Table 6 Breakdown of Total Potential House Completions in Scottish Borders 
Housing 
Market 
Area  

A.  
Structure Plan 

Overall 
Requirement  

+B  
Estimated Windfall 

Development 
(25%)*  

=C  
Total Potential 

House 
Completions  

(Figures used in 
OBC)  

Anticipated 
affordable 
housing  

(15% of C)  

Central 
Borders  

3274 818 4092 614

North 
Roxburgh  

590 147 737 110 

South 
Roxburgh  

393 98 491 74

TOTALS  4257 1063 5320 798 
Source: Scottish Borders Structure Plan 2001-2011, Scottish Borders Housing Land Audit.
* New information shows a significantly larger proportion of windfall sites (over 50%) over the past 5 years.  
All figures are in house units. 
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22. Growth opportunities have been identified in the Galashiels-Melrose-St 
Boswells corridor, as well as the Selkirk area.  Uncertainty over the route of 
the Selkirk bypass is currently hindering the identification of future growth 
potential in the town. Therefore, the focus is currently on the Newtown St 
Boswells area which falls within the railway station catchment assumed for 
patronage modelling. An expansion of Newtown St Boswells by some 900 
houses has been safeguarded in the Finalised Local Plan to meet the 
Structure Plan requirement in relation to future demand and progress on the 
Waverley Line. 

23. Significant progress has been made in discussing with the Newtown St 
Boswells community the potential regeneration benefits to the existing village 
that could be gained from an expansion. Partnerships have been formed with 
local landowners, developers and agencies to take the project forward.    
Substantial preparatory work has already been carried out on road access, 
water and drainage, utilities, landscape, biodiversity and archaeology.  Design 
principles have been agreed in advance of a masterplanning project.  
Additional staff resources are being procured to help manage the 
implementation of the project. 

 
Impact on Business Case of Non Completions until 2016 
 
24. The modelling assumptions underpinning the Outline Business Case are as 

follows:- 

 
 The 10,000 houses reflect the total programmed for completion by 2011 

– no additional houses are included; 
 The housing programme has been assumed to extend to 2016, giving 

builders a further 5 years to complete the developments beyond 2011; 
 The ramp-up of demand is assumed to extend to 2025; that is, the total 

demand from residents of the 10,000 new houses does not reach its 
maximum forecast level until 2025.  This provides a further large margin 
for error and also reflects that new travel patterns may take time to 
emerge. 

 
25. The modelling assumptions are therefore extremely conservative and allow for 

an additional 14 years beyond 2011 for the full demand impact of the 10,000 
new houses to ramp-up. Moreover, the modelling makes no allowance for 
additional housing coming forward over the period.   

26. In the discussions with Homes for Scotland and the house builders during the 
preparation of the 2003, 2004 and 2005 Housing Audits for the Lothians, there 
has been no suggestion that any major allocated site in Midlothian is unlikely 
to come forward (i.e. has become non-effective), or that the overall audit 
programming is likely to be significantly delayed.  There have been 
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adjustments to the programming of a few sites due to water and drainage 
issues, however, this has involved a start date being put back 1 or at most 2 
years. Moreover, as has been shown, minor delays in programming have 
been offset by the emergence of new sites. 

27. In other words, the housing supply position in Midlothian is still considered to 
be robust, with house builder interest and activity remaining high.  There is no 
indication whatsoever of any dramatic change in the market, such that the 
programming of sites would need to be put back by five years or more. 

28. In the Scottish Borders, the Housing Audit process has allowed for an annual 
review of the supply, completions and the anticipated phasing – or 
programming – of sites. The Director of Planning and Economic Development 
announced at the Council meeting of 13 October 2005 that if the 2005 
Housing Audit identified deficiencies in the housing land supply, the Council 
would take action to meet the government requirement to maintain a 5 year 
land supply for housing. 

29. The Housing Land Audit was published in draft form during December 2005 
and sent to Homes for Scotland for comment.  Following a meeting with 
housebuilder representatives on 10 February, further amendments were made 
to the audit and the information was augmented in response to the views of 
housebuilders. During that meeting it was established that demand remained 
high and there were no suggestions that any major allocated sites are unlikely 
to come forward. A further meeting is scheduled for 17 March 2006. Decisions 
on the adequacy of the land supply will be made by the Council at their 
meeting of 25 May 2006. Table 7 shows the established and effective land 
supply as contained in the revised draft 2005 Audit and illustrates that 
substantial land supplies exist. 

Table 7 Established and Effective Housing Land Supply (Revised Draft) 
Housing 
Market 
Area 

Total Established 
Housing Land Supply 
2004/2005 (All Sites) 

Effective Housing Land 
Supply* 2004/2005 (All 
Sites)  

Central 
Borders 

1454 1005 

North 
Roxburgh 

898 681 

South 
Roxburgh 

906 373 

Total 3258 2059 
Source: Scottish Borders Council Revised Draft Housing Land Audit 2005 (Document is still 
under discussion with Homes for Scotland). 
*Effective Housing Land Supply: The part of the established housing land supply that is 
expected to be free of development constraints in the period under consideration, and will 
therefore be available for construction of housing. (PAN 38) 

 

 9



Communications With Homes for Scotland  
 
Midlothian Council  
 
30. Midlothian Council continues to liaise closely with Homes for Scotland on 

issues relating to the delivery of housing. This is done at all stages during the 
preparation of statutory development plans and it is also done during the 
annual housing audit process. 

31. For example, between October and December 2005, Midlothian Council 
consulted widely on its replacement Local Plan - Preferred Development 
Strategy. Whilst Homes for Scotland did not comment, house builders 
submitted representations with regard to most of the proposed new housing 
sites and other sites. 

32. Similarly, the Lothian Councils met with representatives of Homes for Scotland 
and of its member companies during the finalisation of Housing Audit 2005.  
Most points put forward about particular sites by the house builders were 
taken on board, with the exception of the programming in two areas where 
conflicting views had been expressed by landowners. The importance of the 
process lies in the fact that, by achieving consensus on most of the Audit, the 
areas of dispute at planning inquiries are greatly minimised. 

33. The Council and Homes for Scotland are in broad agreement that the primary 
reason for delays in achieving an early a start on some Midlothian housing 
sites relates, not to differences between themselves, but to significant water 
and drainage capacity constraints that have only emerged in the last year.  
These are addressed below.  

 
Scottish Borders Council 
 
34. Scottish Borders Council continues to liaise closely with Homes for Scotland 

on issues relating to the delivery of housing. This is done at all stages during 
the preparation of statutory development plans and it is also done during the 
annual housing land audit process. 

35. For example, between December 2005 and January 2006, Scottish Borders 
Council consulted widely on its Finalised Local Plan. Homes for Scotland and 
its member companies submitted representations on a number of the 
proposed new housing sites. 

36. Similarly, Scottish Borders Council met with representatives of Homes for 
Scotland and of its member companies during the preparation of Housing 
Land Audit 2005.  A further meeting is programmed for 17th March 2006. The 
importance of the process lies in the fact that, by achieving consensus on 
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most of the Audit, the areas of dispute at planning inquiries are greatly 
minimised. 

Low House Completions 
 
Midlothian Council 
 
37. Midlothian Council accepts that house building rates have been low over the 

last few years. This reflects the fact that the Shawfair Local Plan and 
Midlothian Local Plan were only adopted at the end of 2003 (September and 
December respectively). The annual housing audit process has consistently 
indicated low house building rates for the period immediately following Local 
Plan adoption, but has forecast rates rising dramatically thereafter once 
planning briefs have been prepared and planning consents issued. 

38. By way of illustration, Housing Audit 2005 forecasts the following increases in 
the annual building rates in the Waverley corridor of Midlothian: - 214 
completions in 2005/06; 429 in 2006/07; 754 in 2007/08; 997 in 2008/09; and 
1,016 in 2009/10.  The increase in completions is dependent on the resolution 
of infrastructural constraints and the Council is  striving to address these and 
refers the Committee to paragraphs 54 –67. 

Scottish Borders Council 
 
39. As the adoption of the Local Plan is an important factor in speeding up 

completion rates, the Finalised Scottish Borders Local Plan, published on 13 
December 2005 and the Public Local Inquiry scheduled for September 2006 
will assist significantly in this process. Scottish Borders Council has also been 
progressing its commitments on the preparation of planning briefs for 
substantial housing sites to help streamline the planning process and speed 
up completion rates.   Three briefs have been approved, four more will be 
approved shortly and a further 6 are in preparation.     

40. Table 8 shows the housing completions over the last 5 years in the areas that 
will generate patronage for the railway. It may be assumed that the rate of 
completions in the future will be influenced by a number of factors including: 
the marketability of the Borders as a desirable location for housebuilding; the 
adoption of the Local Plan; the constraints on land supply in adjoining local 
authority areas (environmental, infrastructural etc.); the longer term strategy 
adopted by the Strategic Development Plan for Edinburgh City Region; the 
extent to which developer funded solutions to water and drainage constraints 
can be overcome; the capacity of the construction industry including labour 
and the state of the economy generally.      

Table 8 Housing Completion rate 
Housing Market Area Completions 2001-2005 
Central Borders 754 
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North Roxburgh 364 
South Roxburgh 121 
Total 1239 

Source: Scottish Borders Council Revised Draft Housing Land Audit 2005. 
 
41. It follows, given these variables, that it is not possible to accurately predict 

future completion rates with certainty. However, analysis of the above factors 
does point to a likely significant growth in housebuilding in the near future.  
The railway would clearly enhance the marketability of the area, thus driving 
up completion rates and, by improving the investment climate, would create 
more jobs, which would in turn promote further housebuilding. 

Release of Sites through Statutory Planning Process 
 
42. With each of the Promoter’s monthly Action Plan updates, Midlothian Council 

and Scottish Borders Council have submitted a summary of the planning 
status of all housing sites brought forward through its statutory Local Plans. 

Midlothian Council 

43. The most recent update confirms that planning briefs were prepared and 
endorsed by Planning Committee for all Midlothian Local Plan housing sites, 
with the exception of two in the Mayfield/Newtongrange area (and these are at 
an advanced stage). The approved briefs cover sites for over 3,900 houses.  
In addition, the Masterplan and Design Guide for Shawfair New Community is 
finalised. 

44. In terms of planning consents and completion of Section 75 Agreements, 
considerable progress is being maintained. 

45. In Dalkeith, consents and legal agreements are in place for 850 houses (Local 
Plan sites K,L,M, and N) and house building is well advanced. A report is 
going to Cabinet in March following a marketing exercise for a further 190 
houses at Kippielaw (site J).  A further report is going to Planning Committee 
in March to determine the detailed application for a further 100 houses (St 
David’s HS site). 

46. In Bonnyrigg, consents and legal agreements are in place for 1,000 houses 
(site G).  Work is well advanced on the southern distributor road, and house 
building is ready to start as soon as water and drainage issues are resolved. 

47. In Gorebridge, planning applications have been submitted for all of the Local 
Plan sites totalling 960 houses (sites A, B, S, V and W). Good progress is 
being made in finalising the S75 Agreements, which are required, amongst 
other things, to resolve issues relating to the provision of a new primary 
school.  House building should be ready to start once water and drainage 
issues are resolved. 
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48. In Mayfield, planning applications have still to be submitted for the main sites, 
though work has started on 31 houses (site Y). Considerable work has been 
undertaken on site investigation works and a masterplan relating to sites for 
905 houses (sites Q, R and U) is shortly to be submitted.  Applications are 
expected to follow once the water and drainage issues are resolved. 

49. At Shawfair, considerable progress is being made with a view to finalising, this 
summer the S75 Agreement on which outline consent for the whole 
development is dependent.  A number of detailed applications at Shawfair are 
with the Council, including one for the first 165 houses at Millerhill.  Sites can 
only be released once the S 75 Agreement is in place. Key capacity issues 
relating to water and drainage and to the Sheriffhall junction of the A720 City 
Bypass have been successfully resolved. 

50. The Council has set up regular monthly/bimonthly liaison meetings with the 
land owners involved at Gorebridge, Mayfield and Shawfair and with the 
infrastructure agencies to monitor progress and address issues. 

51. In addition, there have been regular high level meetings with Scottish Water, 
as well as with Transport Scotland at the Scottish Executive, regarding 
progress on the provision of key infrastructure. These meetings, which have 
involved the Council Leader and MSPs, are continuing.  

Scottish Borders Council 
 

52. Scottish Borders Council has also been progressing its commitments on the 
preparation of an initial 25 planning briefs for substantial housing sites. Three 
briefs have been approved, five more are expected to be approved shortly, 7 
are in preparation with a further 10 planned as a part of the programme.  The 
programme as set out in the Local Plan and current progress is set out in   
Table 9 Scottish Borders Programme of Planning Briefs (as at December 
2005) 

Table 9 Scottish Borders Programme of Planning Briefs (as at December 2005) 
Tranche 1 
Site/ 
Capacity 

Brief status: 
 

Planning Application 
status: 
 

Developer

Easter 
Langlee, 
Galashiels 
 
300 

Final Draft approved at 
Committee following 6 
week public consultation 
13.02.06. 
 
Finalised version to be 
published in next few days. 
 

Current application for 
114 units in Western 
part of site. 
 
No application for larger 
site. 
 

Tulloch Homes 
 
 
 
Significant 
developer 
interest in site. 
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Second stage Masterplan 
to be progressed by 
developer/ SBC. 

 

Crotchetknowe
, Galashiels 
 
100 

Final Draft approved at 
Committee following 6 
week public consultation 
13.02.06. 
 
Finalised version to be 
published in next few days. 

Current outline planning 
application for whole 
site (150 units).  

J S Crawford 
per. RPS Group 
Limited. 

Netherbarns, 
Galashiels  
 
70 
 

Draft Brief prepared for site 
to be used in discussions 
with developer in terms of 
securing improvements 
relating to screening, 
developer contributions 
and affordable housing. 
 
Application presented to 
January D & BC 
Committee and continued 
for further amendments. 

Current full planning 
application for whole 
site. (c. 90 units). 

M & J 
Ballantyne 

Sergeants 
Park II, 
Newtown St 
Boswells 
 
30 
 

Final Draft approved at 
Committee following 6 
week public consultation 
13.02.06. 
 
Finalised version to be 
published in next few days. 

No current application. Land owned by 
Roxburgh 
Estates. No 
confirmed 
developer for 
site. 

 
Tranche 2 
Site/ 
Capacity 
 

Brief status: 
 

Planning Application 
status: 
 

Developer

Meigle Farm, 
Clovenfords 
 
60 
 

Consultation period ended 
for Draft Brief on 07.02.06 
 
Comments being analysed 
with view to sending to 
Committee on 10.04.06 

No application 
submitted for the 
housing site. 
 
Current outline 
application for adjoining 
school site.  

Barrett East of 
Scotland 

The Croft, 
Melrose 
 
50 
 

Consultation period ended 
for Draft Brief on 07.02.06 
 
Comments being analysed 
with view to sending to 

No current application. J S Crawford 
per. RPS Group 
Limited. 
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Committee on 10.04.06 
Clough Mills, 
Innerleithen 
 
40 
 

Consultation period ended 
for Draft Brief on 07.02.06 
 
Comments being analysed 
with view to sending to 
Committee on 10.04.06 

Current full application. 
App to be revised. 
Ongoing discussions 
between Development 
Control and Developer. 
Miller Homes to submit 
revised application 
largely reflecting 
principles outlined in 
Draft Brief. 

Miller Homes 
Scotland And 
East Ltd 

Kirklands, 
Innerleithen 
 
30 
 
 
 

Consultation period ended 
for Draft Brief on 07.02.06 
 
Comments being analysed 
with view to sending to 
Committee on 10.04.06 

Current outline 
application for part of 
site. 

Belltree Limited 
per. The Barton 
Willmore 
Planning 
Partnership.  

 
Tranche 3 
Site/ 
Capacity 

Brief status: 
 

Planning Application 
status: 
 

Developer

Buckholm 
Corner, 
Buckholm 
Corner North, 
Galashiels 
 
240 
 

None prepared. Site visited 
by Design Team within 
Department with view to 
preparing brief. Site 
appraisals conducted 
during local plan 
preparation. 

Longstanding consent 
for part of site- only 
small section 
implemented.  

Land owned by 
Torwoodlee 
Estate. 
 
No confirmed 
developer for 
site. 

Forest Hill, 
Galashiels 
 
50 
 

None prepared. Site visited 
by Design Team within 
Department with view to 
preparing brief. Site 
appraisals conducted 
during local plan 
preparation. 

None. Land owned by 
James Pate. 
 
No confirmed 
developer for 
site. 

Robinsland 
West Linton 
 
46 
 

None prepared. Site visited 
by Design Team within 
Department with view to 
preparing brief. Site 
appraisals conducted 
during local plan 
preparation. 

None. Likely Cala 
Homes/ Stuart 
Milne as per 
recent 
development to 
North East of 
Site. 

Glen Crescent, None prepared. Site visited Application expected Cala Homes. 
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Peebles 
 
45 

by Design Team within 
Department with view to 
preparing brief. Site 
appraisals conducted 
during local plan 
preparation. 
 
Draft Planning Brief may 
be submitted by developer 
alongside application. 

shortly. 

Burnside, 
Eddleston 
 
30 
 

None prepared. Site visited 
by Design Team within 
Department with view to 
preparing brief. Site 
appraisals conducted 
during local plan 
preparation. 

None. Cala Homes 

Murison Hill, 
Selkirk 
 
20 
 

None prepared. Site visited 
by Design Team within 
Department with view to 
preparing brief. Site 
appraisals conducted 
during local plan 
preparation. 

None. Roger (Builders) 
Ltd/ Tweed 
Homes. 

 
Tranche 4 
Site/ 
Capacity 
 

Brief status: 
 

Planning Application 
status: 
 

Developer

Wallacenick, 
Wallacenick II, 
Kelso 
 
308 

Wallacenick I. No planning 
brief to be prepared 
although briefs for 
surrounding site should 
demonstrate suitable 
linkages. 
 
Draft Planning Brief 
prepared by RPS Group 
for Wallacenick II and 
Wallacenick III 
(safeguarded site). 
Consultation to end 
27.03.06 
 
Intention to present 
Finalised Draft for 

Wallacenick I- full 
planning consent 
granted. Works 
underway on site. 
 
Wallacenick II & III- 
current outline 
applications.  

J S Crawford 
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Wallacenick II & III to 
Committee 10.04.06 

Broomlands 
East, 
Broomlands 
West, Kelso 
 
125 

None prepared. Sites have 
however been subject to 
various assessments 
within the department as 
part of the local plan 
process and in 
development control. 

Broomlands East- Full 
planning consent for 
part of allocation. 62 
units approved. 
 
Broomlands West- No 
current application. 
 
Broomlands North 
(safeguarded site). 
Current outline planning 
application. 

M & J 
Ballantyne 

Berrywell East, 
Duns 
 
64 

None prepared. Site has 
however been subject to 
various assessments 
within the department as 
part of the local plan 
process. 
 
Draft Planning Brief may 
be prepared by agents 
acting on behalf of the 
developer. 

No current application. Carmarthen 
Developments 
per Bain Swan 
Architects/ 
Farningham 
McCreedie 

West Paddock, 
Coldstream 
 
60 

None prepared. Site has 
however been subject to 
various assessments 
within the department as 
part of the local plan 
process. 

No current application.  

Bogangreen, 
Coldingham 
 
36 

None prepared. 
 
Draft Planning Brief may 
be prepared by agents 
acting on behalf of the 
developer. 

 Alan and Keith 
Henry per Bain 
Swan Architects 

 
Tranche 5 
Site/ 
Capacity 

Brief status: 
 

Lochend, 
Annefield, 
Oxnam Rd, 
Jedburgh 
 

None prepared. 
Site appraisals 
conducted during 
local plan 
preparation. 
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163 
 
Summerfield I 
+ II, Hawick 
 
100 

None prepared. 
Site appraisals 
conducted during 
local plan 
preparation. 

Gala Law/ 
Guthrie Rd, 
Hawick, 
 
90 

None prepared. 
Site appraisals 
conducted during 
local plan 
preparation. 

Howden Drive, 
Jedburgh 
 
80 

None prepared. 
Site appraisals 
conducted during 
local plan 
preparation. 

Stirches II, 
Hawick 
 
40 

None prepared. 
Site appraisals 
conducted during 
local plan 
preparation. 

Crumhaughill, 
Hawick 
 
20 

None prepared. 
Site appraisals 
conducted during 
local plan 
preparation. 

Source: Programme taken from Scottish Borders Finalised Local Plan, published 13/12/2005; 
progress updated at March 2006. 
 
Infrastructure Issues relating to Scottish Water 
 
Midlothian Council 
 
53. Some areas of concern for Midlothian Council have emerged with regards 

water and drainage capacity. 

54. Prior to December 2003, despite regular consultation with East of Scotland 
Water/Scottish Water, the Council was not informed of any problems 
regarding either a potential drainage constraint at the Eastern Interceptor 
Sewer (EIS) or a potential shortfall in water supply.  Accordingly, the Council 
did not raise concerns during initial consultation on future development carried 
out by Scottish Water on Q&S III.  

55. The position on Q&S III investment is still uncertain pending completion of a 
recent (February 2006) assessment by consultants, Jacobs Babtie, of 
development priorities in every Council area. It seems to be the case, 

 18



however, that capacity constraints will affect the delivery of some housing 
sites in Midlothian that are already allocated or about to be allocated in 
statutory plans.   

56. In terms of water supply, Scottish Water is on target to complete the upgrading 
of the Rosebery Works this summer. The work is costing £9 million through 
Q&S II. It had been assumed that this investment would ensure an overall 
adequacy of supply to meet the needs of all developments arising from the 
current and previous Structure Plans, but this has yet to be confirmed. 

57. It was not expected that: - substantial works will be needed to provide 
additional water storage and upgrade the network; that developers are 
expected to fund these works and that until the new capacity was in place 
Scottish Water is imposing a moratorium on all new development. 

58. In the Central Esk Valley  (Gorebridge / Mayfield / Newtongrange / Eskbank / 
Bonnyrigg), the moratorium is delaying a start on about 3,500 houses 
allocated in the adopted Local Plan, some 600 social houses, as well as 1,000 
of the houses likely to be allocated in the replacement Local Plan. 

59. In response, a consortium of house builders in the Esk Valley, together with 
the Council, have jointly funded a Water Impact Assessment (WIA). This has 
identified the need for about £3 million of investment in water infrastructure, 
including a new holding tank at Arniston for which Scottish Water has still to 
complete the land purchase. The works will take around 18 months to 
complete, so private or social houses in the area will not be built until late 
2007.  This is being factored into the audit process. 

60. Similarly in the Shawfair area, the consortium of landowners has 
commissioned a WIA that has identified the need for about £3.5 million of 
investment in a new holding reservoir at Fordel and in an upgraded network.  
The latter will involve laying new pipes to follow the route of the A68 Dalkeith 
Northern Bypass, including a river crossing. 

61. A key issue to be resolved in both areas relates to the reserving of capacity.  
Before either consortium is likely to finalise this level of investment, they are 
seeking a guarantee from Scottish Water that the extra capacity provided will 
be reserved to supply their developments, rather than made available without 
any funding contribution to new windfall developments. 

62. Also, the Shawfair consortium is looking for Scottish Water to agree to provide 
some interim water supply solution, in the event that there is any delay with 
the A68 Bypass. This is necessary to ensure that the first house completions 
come through in the area by the end of 2007. 

63. In terms of drainage, the Esk Valley Trunk Sewer PFI (completed in 2004) 
had been designed to accommodate all new development sites allocated in 
the Midlothian and Shawfair Local Plans. However, a potential capacity 
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constraint has been identified at the Eastern Interceptor Sewer (EIS) which 
could affect medium to long term developments in Midlothian, East Lothian 
and South East Edinburgh. 

64. The extent of the problem will not be quantified until a £355,000 study of the 
EIS has been carried out. The three Councils are contributing to the study, the 
results of which will not be known for 12 months. 

65. In the short term, the consortia of landowners in the Central Esk Valley and at 
Shawfair have each commissioned a Drainage Impact Assessment (DIA) for 
their area. The DIAs identify the works needed to improve the local drainage 
network prior to house building commencing. It is understood that, in the short 
term, drainage is considered a much lesser problem in comparison to water 
supply. 

66. In summary, the Council and the house building industry are working closely 
together to try to resolve water and drainage issues, such that a start on 
house building in two key locations is not delayed beyond 2007. Scottish 
Water must play its part in the process. It can do this by facilitating an early 
resolution to certain matters, such as the purchase of land for the new holding 
reservoirs. It can also help by meeting reasonable requests by the consortia, 
such as the reserving of capacity and providing assistance with interim 
solutions.  

 
Scottish Borders Council 
 
67. Lack of water and drainage capacity is a constraint in the Borders and the 

Council has been continuing to work to secure additional investment through 
regular dialogue and lobbying with Scottish Water.    

68. The Council’s development strategy is entirely in line with Scottish Water’s 
preference to have development concentrated in particular areas rather than 
spread more thinly. The publication of Scottish Water’s draft investment plan 
(“Q&S III”) indicates that some of the additional investment will be focussed in 
the Central Borders. Additional capacity has also been released through 
special funding by the Scottish Executive through Communities Scotland and 
Rural Development. Meetings between the Council and Scottish Water have 
clarified the priorities for both parties.  The Council has indicated the level of 
priority which it seeks for settlements based on the development strategy as 
set out in the Structure Plan. The Council, in common with all other Scottish 
local authorities now await Scottish Water’s finalised programme.   

66. While it is true that some sites may remain constrained in the short to medium 
term it is part of the Scottish Executive’s commitment that all settlements will 
be served in the longer term. There are also options for private sector 
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solutions to remove existing constraints and this has been successfully 
achieved in a number of cases in the Borders.   

67. Scottish Water have always made it clear that capacity information can only 
ever be a snapshot in time.  Evidence of recent successful development in the 
Borders has shown that the housebuilding industry is often able to negotiate 
innovative approaches with Scottish Water to enhance capacity following 
network studies. Examples of recent such schemes are listed in Table 10.  
This demonstrates that Scottish Borders Council, Scottish Water and the 
development industry are continually working together to try to overcome the 
constraints. 

Table 10 Drainage constraint lifted by private funding 
Site Comment 
St. Boswells, Weirgate Avenue  
(03/00900/FUL) 110 units. 

The plant had no capacity for additional 
development and was not identified in 
Q&S Part II for investment. The 
developer paid for the upgrading of 
existing sewage treatment works and 
installation of new treatment unit and 
associated control gear. 

Stow, Stagehall 
(04/00351/FUL) 28 units 

The development at Stagehall was 
permitted as a contribution from the 
developers was forthcoming to allow for 
construction of increased capacity. 

Melrose Road, Newtown St 
Boswells (04/01521/FUL) 80 units

Situation where existing plant had limited 
(but some) capacity and there was also a 
network connection difficulty. The 
developer Aisling Developments paid for 
a pumping and storage facility to enable 
the development to proceed.  

Source: Planning Applications in Uniform System.  
Comments added from Planning & Economic Development Department, Scottish Borders 
Council. 
Scottish Borders Local Plan Finalised, Scottish Borders Council  
 

Lack of Council and Scottish Water Staff 
 
Midlothian Council 
 
69. Midlothian Council believes it has adequate staff resources in place to 

progress the planning applications and associated legal agreements. The 
position is monitored closely by an internal Steering Group and if action is 
required appropriate steps are recommended. As a recent example, the 
Council, despite overall budget cuts, has nevertheless approved additional 
revenue funding in 2006/07 for extra staff resources to be applied to Section 
75 Agreement work. 
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70. A lack of Council staff is not the problem. Planning consents can only be 
implemented once major infrastructure issues have been addressed. To 
highlight the point, the Council has recently recruited a new team of officers in 
its Commercial Services Division to deliver its social housing programme of 
building 1,000 new homes within 5 years.  However, this programme has run 
into the same difficulties and delays experienced by the private house builders 
in overcoming water and drainage capacity constraints. The social houses 
cannot be built until there is agreement by the consortium of land owners to 
jointly fund the infrastructure and the works are carried out. 

71. A shortage of staff resources may be a problem at Scottish Water, though that 
is a matter that they will be able to answer.  From the Council’s perspective, 
there have been repeated difficulties in obtaining responses from Scottish 
Water to requests for information, as well as in the consistency or accuracy of 
responses. The Council would be happy to supply case examples if 
requested.  

Scottish Borders Council 

72. Scottish Borders Council recognises that timeous processing of planning 
applications is key to the delivery of housing land.  It is also the case that the 
number of planning applications is an indicator of demand. Tables 11(a) and 
11(b) illustrates the substantial number of planning applications over the 
period since the beginning of 2004. About 35% of the applications over 10 
house units have been in the area affected by the railway contribution. Even 
for minor applications of less than 10 units, over 30% are in the “Waverley 
area”. 

Table 11(a) Number of minor applications for housing (less than 10 units) 
 Waverley Area Rest of Borders 
1/1/04 – 30/6/04 99 204 
1/7/04 – 31/12/04 118 233 
1/1/05 – 30/6/05 141 248 
1/7/05 – 31/12/05 93 253 
Total 451 938 

 
Table 11(b) Number of major applications for housing (10 or more units) 
 Waverley Area Rest of Borders 
1/1/04 – 30/6/04 24 23 
1/7/04 – 31/12/04 9 35 
1/1/05 – 30/6/05 6 18 
1/7/05 – 31/12/05 10 12 
Total 49 88 

73. The Council is fully committed to maintaining and improving development 
control performance and recent years has seen improved performance. This 
has been achieved partly by increasing the staffing complement to keep apace 
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with the significant increase in planning applications and partly by improved 
information management systems.  Whilst there has been a dip in 
performance in recent months due to staff turnover and the secondment of 
staff to assist with the Local Plan, these staff shortages have now been 
addressed and staffing has returned to full complement.  In addition, 2 
additional members of staff have now been appointed to work in the 
Development Control Service to deal with the continuing heavy workloads.  
Recent performance is illustrated in table 11(c). 

Table 11(c) Number of houses applied for/consented 
 Waverley Area Rest of the Borders 
Date Number of 

house units 
applied for 

Number of 
house units 
consented 

Number of 
house units 
applied for 

Number of 
house units 
consented 

1/1/06 – 
28/2/06 

170 72 185 82 

 Source Table 11(a)-(c): Uniform System.  

74. Scottish Borders Council has also been progressing its commitments on the 
preparation of planning briefs for substantial housing sites to help streamline 
the planning process and current progress is set out in Table 9 above.   In 
setting out broadly how sites are to be laid out and the design principles, the 
Briefs will help developers to plan ahead and help development control 
officers process applications more speedily.    

75. Scottish Borders Council also intends to implement a programme of 
Supplementary Planning Guidance; again with the aim of making the Council 
intentions clear at the outset and thus helping provide certainty for the house 
building industry.  To assist this work, additional staffing resources have been 
approved. 

Conclusions 
 
Midlothian Council  
 
The Council has been progressing action which will assist in the delivery of housing 
units. In summary these include: 
 

 Demonstration of adequacy of housing land supply in Midlothian through 
regular monitoring, including completion in December of ELSP 2015 Housing 
Monitor and 2005 Housing Land Audit 

 
 Liaising closely with Homes for Scotland at all stages of development plan and 

housing audit processes 
 

 23



 Taken replacement Midlothian Local Plan (which allocates further 1350 
houses in Waverley corridor) through consultation in December 2005 and on 
to deposit in June 2006 

 
 Approval by Planning Committee of development briefs for Midlothian Local 

Plan sites (over 3,900 houses) and masterplan for Shawfair New Community 
 

 Signing off of S75 Agreements for Midlothian Local Plan sites for 1,850 
houses 

 
 Regular meetings with land owners of sites at Gorebridge/Mayfield and at 

Shawfair to ensure progress on implementation 
 

 Regular high level meetings involving MSPs and Council Members with 
Scottish Water and Transport Scotland in order to resolve infrastructural 
issues 

 
 Midlothian Council joining consortium of land owners in 

Gorebridge/Mayfield/Newtongrange/Bonnyrigg area to deliver outputs of water 
and drainage impact assessments, with view to early delivery of social 
housing and care home programme 

 
 Midlothian Council contributing with other Councils to Eastern Interceptor 

Study 
 
Scottish Borders Council  
 
The Council has been progressing action which will assist the delivery of house units.  
In summary these include: 
 

 Allocation of the necessary housing land supply in the Finalised Local Plan to 
meet the Structure Plan requirement, itself the basis of the Outline Business 
Case 

 
 Implementation of significant work on a major regeneration and expansion of 

Newtown St Boswells, currently shown as safeguarded land in the Local Plan 
 

 Approval of Supplementary Planning Guidance on Housing Policy to ensure a 
continuing supply of land  

 
 Publication of  the Finalised Local due to considered at Public Inquiry by the 

end of 2005 Preparation for that Public Inquiry is well under way including the 
appointment of a Reporter and agreement to key milestones 
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 Promotion of an improvement plan for development control performance 
including a review of Committee processes, increased delegation, and 
appointment of additional staff. 

 
 Production of the 2005 Housing Land Audit.  Whilst it would be unusual to 

have complete agreement on the land supply between a local authority and 
Homes for Scotland, particularly in the run-up to a Public Local Inquiry, regular 
dialogue is continuing to take place 

 
 Progression of an ambitious programme of 25 planning briefs and 

supplementary planning guidance to help streamline decision making and help 
provide certainty for the house building industry 

 
 Continuing dialogue with Scottish Water to support the case for new 

investment in capacity and to help enable solutions to site-specific constraints. 
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