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The City of Edinburgh Council (‘the Council’) 
are in the process of preparing their next Local 
Development Plan (‘LDP’) for Edinburgh, to be 
titled City Plan 2030.

BACKGROUND
On Wednesday 29 September 2021, the Council’s 
Planning Committee resolved to approve its 
Proposed City Plan 2030 (‘the Proposed Plan’) to 
be published for a period of public consultation. The 
formal commencement of the consultation is currently 
scheduled for 7 November 2021.

In line with the provisions of the Planning (Scotland) Act 
2019, the next Local Development Plan for Edinburgh 
will cover a 10 year period from 2022 - 2032, and in 
conjunction with the provisions of the eagerly awaited 
National Planning Framework 4, will be one of only 
two key documents that will form the basis of the 
assessment of the suitability of future development 
proposals across Edinburgh.

The first step in the LDP review process was the 
publication of a Main Issues Report (‘MIR’), titled Choices 
for City Plan 2030, for public consultation in January 
2020, which introduced the Council’s preferred approach 
to development in the city over the Plan period, as well 
options for policy change. The Choices document set out 
the Council’s high level vision that by 2030 Edinburgh will 
be:-
• “A sustainable city which supports everyone’s physical 
and mental wellbeing;
• A city which everyone lives in a home they can afford;
• A city where you don’t need to own a car to move 
around; and
• A city where everyone shares in its economic success”.
This thought piece will explore some of the key changes 
set out within the Proposed Plan, as well as the potential 
implications of the proposals, if implemented.

The publication of the Proposed Plan represents a 
real opportunity to engage in the Plan making process 
and we would encourage our clients, existing and 
prospective, to get involved to influence the policies and 
proposals of the Proposed Plan.

THE PROPOSED CITY PLAN 2030
The Proposed Plan sets out the Council’s recommended 
strategy, site allocations, proposals and policies for 
development over the next 10 years in Edinburgh to 
create a city that is both “sustainable and net-zero”. 

The Proposed Plan carries forward the Council’s 
preferred policy approaches as per the MIR, as well as a 
number of undeveloped sites that are already allocated 
for specific uses in the current Local Development Plan, 
which was adopted in 2016.

HOUSING
A key requirement of Local Development Plans is to 
ensure that sufficient land is allocated for housing and 
a central aim of the Proposed Plan is “delivering a 
network of 20-minute walkable neighbours”. The Council 
seek to create these 20-minute neighbourhoods in the 
Proposed Plan through the adoption of a brownfield 
only approach to allocating new sites for housing, with 
no new greenfield sites to be allocated for residential 
development.

In principle, promoting the use of brownfield sites for 
development in the city’s urban areas will assist the 
Council in achieving a number of the ambitions set out 
within the Proposed Plan including maximising the city’s 
finite land resources; creating mixed use and walkable 
communities; ensuring a higher density of development; 
directing development to areas where there is existing 
infrastructure capacity to support proposals; and 
protecting the greenbelt that surrounds Edinburgh. 

The provision of new housing can ultimately assist the 
economic growth of the city; but, to effectively do so, 
it is important that the sites that are allocated within 
the Proposed Plan are deliverable; free of constraints; 
and located in areas where there is market interest 
from developers to build. It is currently estimated that 
around only 10% of the brownfield sites that have been 
allocated for residential development in the Proposed 
Plan are vacant, which raises concerns in respect of 
the deliverability of the Plans good intentions. It also 
raises questions around the capacity of the city to 
accommodate relocated uses from the remaining 
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brownfield sites.

The Proposed Plan recognises that the greatest need in 
Edinburgh is for affordable housing and proposed Policy 
Hou 6 states that the Council will seek an increased 
affordable housing requirement from market sites of 
35%, compared with the current requirement of 25% in 
the existing Plan, for all residential proposals of 12 units 
or more. However, if a limited number of the brownfield 
sites allocated within the Proposed Plan are actually 
deliverable, then a consequence of this could in fact 
be less affordable and more expensive housing for the 
city, with development viability assessments potentially 
becoming more prevalent to take into account abnormal 
costs, as well as challenging requests for affordable 
housing or developer contributions.

The Proposed Plan states that the Council will therefore 
take an active role to deliver affordable housing, 
“forming partnerships with public and private sector 
landowners and developers” and through “the use of 
compulsory purchase powers as necessary”. 

Compulsory purchase is an important tool local 
authorities can use to acquire land that is needed to 
enable projects to take place that are in the public 
interest, which can extend to housing developments. 
However, compulsory purchase can be a long and highly 
complex process, with local authorities required to 
adequately justify why they are seeking to compulsory 
purchase land, what other options have been 
considered and how they intend to deliver the projects 
in question. Although the Council have an ambitious 
affordable housing programme, the majority of 
developments are delivered in partnership with private 
developers and Registered Social Landlords, and 
rarely in isolation. Local authorities are also required to 
assist affected landowners to relocate if possible and a 
number of the brownfield sites allocated for housing are 
in active employment use. We would question whether 
sufficient land has been allocated within the Proposed 
Plan for business uses to relocate to, if necessary. 

The Proposed Plan has introduced a new Policy Hou 3 
that relates to the creation of mixed communities. Policy 
Hou 3 requires the provision of a range of different 
house types in developments and for at least 20% of 
homes to be suitable for “larger families”. 
A new proposed Policy Hou 7 has also been introduced 
that seeks to protect against the loss of housing to 
alternative uses, stating that “proposals which would 
result in the loss of residential dwellings through 

demolition or a change of use will not be permitted, 
unless in exceptional circumstances, where it would 
provide necessary community facilities without loss of 
amenity for neighbouring residents”.

STUDENT ACCOMODATION
A new Policy Hou 6 is proposed, which relates to the 
provision of Purpose Built Student Accommodation 
(‘PBSA’). The Proposed Plan positively recognises the 
significant contribution that higher education institutions 
in Edinburgh make to the city’s economy and continues 
to support PBSA proposals that have good access 
to public transport and active travel routes leading to 
higher education institutions. 

Policy Hou 6 has introduced a requirement for PBSA 
development to “provide suitable amenity” for students, 
as well as a proposed restriction on the total number 
of studio flats that can be provided. Proposed Policy 
Hou 6 currently seeks to limit the number of studios 
permitted to 10% of the total number of PBSA units to 
be delivered. 

PBSA is ultimately a student’s home for the length of 
time they choose to rent the accommodation, therefore 
it could be questioned whether a blanket restriction on 
the total number of studios permitted can be justified, if 
significant market demand from students private, studio 
homes remains.

ECONOMIC GROWTH
The Proposed Plan recognises that the strength of 
Edinburgh’s economy is based on a range of key sectors, 
including tourism, financial services, life sciences and 
higher education. The Proposed Plan seeks to assist 
in delivering the key land use needs for all types of 
businesses in the city and continues to protect the 
city’s network of town, local and commercial centres 
that provide a range of services and local amenities for 
Edinburgh’s residents.

The Proposed Plan introduces Policy Econ 1, which 
provides support in principle for “proposals for 
development associated with social enterprises, 
business start-ups, university linked education, research 
and innovation, and culture, where they meet relevant 
LDP policies and are associated with addressing 
poverty and inequality; the Edinburgh city centre 
transformation strategy; Edinburgh’s cultural festivals 
and events throughout the city; Edinburgh’s universities 
and colleges; and life science research”.
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Another new economy policy is proposed, Policy Econ 
2, which relates to commercial development and states 
that “proposals for commercial uses within the urban 
area on sites 0.25 hectares or larger, should where 
compatible and appropriate within the site context, 
provide at least 50% of the site for housing”. The 
Proposed Plan states that a key driver for creating 
the policy is to further assist in creating mixed-use, 
sustainable communities and to avoid “mono-use 
developments”. The supporting text for the proposed 
policy states that Policy Econ 2 will be applicable to 
PBSA developments, retail, leisure, hotel and other 
commercial developments where they are “compatible 
with residential use”. 

At this stage of the Plan making process we are 
interested to understand how the Council will define 
this compatibility and what level of flexibility they will 
exercise in applying the policy across Edinburgh. From 
our experience working with a range of developers 
across various sectors in Scotland we understand the 
sensitivities around the viability of development projects 
and know that it is not always feasible, or realistic, for 
residential development to be provided in all cases.

Proposed Policy Econ 3 relates to the provision of high 
quality office developments and continues to support 
office uses in the city centre, in strategic business 
centres such as Edinburgh Park and South Gyle, and in 
town, local and commercial centres. As per Proposed 
Policy Econ 6, the Proposed Plan also continues to 
support hotel development in the city centre, in defined 
town, local and commercial centre and in locations within 
the urban area with good public transport access to the 
city centre. In addition, Policy Econ 6 also supports hotel 
development within the boundaries of Edinburgh Airport, 
the Royal Highland Centre and West Edinburgh.

A new policy in relation to goods distribution hubs, Policy 
Econ 7, has also been included within the Proposed 
Plan, which is reflective of the changing nature of retail 
and the move towards online methods of shopping. 
Proposed Policy Econ 7 supports proposals for city 
wide goods distribution hubs to be established on sites 
within the urban area, within designated business and 
industry areas or on sites that are already in an existing 
employment use.

SUSTAINABILITY 
The Proposed Plan recognises that the future growth 
of Edinburgh must align with national ambitions for 
Scotland to be climate ready and with the direction 
of the Climate Change (Emissions Reduction Targets) 
(Scotland) Act 2019.

The Proposed Plan introduces Policy Env 7, which 
relates to the creation of sustainable development. The 
Policy requires that all detailed proposals involving the 
construction or change of all buildings incorporates all 
reasonably practicable measures to address the climate 
emergency and to contribute towards sustainable living, 
with this being demonstrated through the preparation of 
a Sustainability Statement. 

Policy Env 7 also states that developments involving 
new buildings must set out how the development has 
been designed to be of long-life construction; has been 
designed for future adaptation to different uses; and 
has utilised construction materials that have low or 
negative embodied greenhouse gas emissions. The 
policy requires that change of use proposals must 
demonstrate how they have considered and integrated 
measures to increase resilience to future climate change 
and have minimised greenhouse gas emissions. Finally, 
for proposals involving the replacement of existing 
buildings, proposals will be expected to be accompanied 
by a carbon assessment setting out the ‘whole-life’ 
carbon footprint of the proposed development in 
comparison with the option of re-using the existing 
building to accommodate the proposed use.

Proposed Policies Env 6 Green Blue Infrastructure and 
Env 8 New Sustainable Buildings are also worthy of note 
as the policies will require new build developments to 
demonstrate that they have achieved a ‘net zero’ level 
of operational greenhouse gas emissions and where 
appropriate, green roofs have been provided that 
are of a pitch capable of supporting these, as well as 
opportunities for wildlife habitat and water attenuation.

HAVE YOUR SAY ON THE PROPOSED CITY PLAN 2030
The Proposed City Plan 2030 contains a range of 
detailed policies and proposals, which we would be 
happy to provide you with more specific commentary on, 
subject to your development needs.

It is currently expected that the Proposed City Plan 2030 
will be formally published for a six week period of public 
consultation on 7 November 2021. This will be the next 
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opportunity to influence the content of the emerging 
City Plan 2030, which will cover a 10 year period from 
2022 – 2032.

Although we understand the motivations behind the 
provisions of the Proposed City Plan 2030, we would 
suggest that any land allocations must be deliverable 
and that policy proposals must not hinder the ability of 
viable developments to come forward on suitable sites 
across the city. As the country continues to recover from 
the effects of the Covid-19 pandemic, the emerging City 
Plan 2030 must do all that it can to actively support the 
development industry as a key mechanism to stimulate 
the growth of the city economy.

Once the consultation period on the Proposed City Plan 
2030 closes, all of the representations received will be 
considered and recommendations will be reported to 
the Council Planning Committee. If no amendments are 
made to the Proposed City Plan 2030 in the light of the 
representations received, the Proposed City Plan 2030 
will be submitted to Scottish Ministers for Examination.

HOW CAN WE HELP?
The Montagu Evans planning and development team 
can assist in discussing the implications of the Proposed 
City Plan 2030 with you. We would encourage any party 
with an interest in land or development in and around 
Edinburgh to engage in the process to prepare the new 
Plan and we would be pleased to discuss how we might 
make representations on your behalf.
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