Introduction
Welcome

Welcome to this public consultation event relating to proposals by
Straiton Park Ltd for land in its ownership adjacent to the Straiton
Park and Ride, Midlothian.
The Proposal of Application Notice boundary is shown in red on
the plan to the right, however the proposed development does
not cover the whole of this area.
The site has been allocated for development for a number of
years, and benefits from an allocation in the Midlothian local
Development Plan for a mix of uses including commercial and
residential development.
It is for this reason, that Straiton Park Ltd are progressing with
plans to deliver a mixed use scheme on their site. This consultation
provides details of the proposals to secure Planning Permission in
Principle for such a scheme, and these boards provide support for
the first of two consultation events to be held regarding these
proposals.
The display boards provide details of the site, the planning position
in further detail, provides some initial thoughts on site specific
issues such as transport before working towards a development
principles plan for a proposed scheme.
As part of this consultation we are asking for your comments
on the proposal, and your comments can be made through the
feedback form on the website.

Introduction to the Proposals

Straiton Park Ltd and seeking Planning Permission in Principle
(PPiP) for a mixed use development generally comprising
residential, retail, business and employment uses. We are also
considering the inclusion of food & drink (restaurants or Drive
Thru), and assembly & leisure floorspace as part of the masterplan.
It is important that residential development is allowed to be
delivered on the site, as this will act as a catalyst to help deliver the
other uses on the site.
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The Site
The Application Site

The overall red line boundary of
the site (POAN boundary) extends
to approximately 42.5 hectares
(excluding the existing housing
adjacent to the A701), however the
proposals do not cover the
entirety of this area.

1: View looking north east from site

The site occupies a highly
accessible location being adjacent
to the A720 The City of Edinburgh
Bypass, which provides links to
Edinburgh, the central belt of
Scotland and the north of England.

2: View looking south along A701
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The only development currently
present on the site is the Straiton
Park and Ride which would be
retained
(although
potentially
reconfigured) as part of the
proposals. The remainder of the
site comprises a combination of
vacant scrubland and in use farm
land.
To the immediate east lies Straiton
Retail Park and to the south a
caravan park and spoil tip (bing)
with some self seeded tree
planting. The northern boundary is
generally delineated by the A720
Edinburgh Bypass, with further
farm land to the west.
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3: View looking west from Straiton Retail Park across application site
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Aerial image of site
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4: View looking west across Straiton Park and Ride towards application site

A number of photos of the site are
shown to the right.
6: View looking west across site
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5: Current state of Straiton park and Ride
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Planning Position and Process
The Development Plan

Within the adopted Midlothian Council Local Development
Plan (LDP) from 2017, approximately half of the site is
allocated as lying within an allocation known as West
Straiton (ref Ec3) with the remaining half comprising
greenbelt (Policy ENV1) and Prime Agricultural Land (Policy
ENV4).

Key:

Ec3 is an employment allocation, where the site is allocated
for a mixed use development to form a ‘Midlothian
Gateway’. Acceptable uses could include retail, hotel, office,
commercial leisure and housing, however this is subject to
the delivery of a new A701 relief road. Two alignments are
shown by the red dotted line (Policy TRAN2) and is to be
delivered by Midlothian Council. The chosen alignment has
not yet been agreed by the Council, however provision for the bypass is included as
part of our proposals. The allocation of EC3 also requires the whole allocation to be
masterplanning and must also retain the existing park and ride facility or an
equivalent to the current provision.
The allocation also includes requirements and advice in relation to addressing
ground stability and contaminated land matters, landscaping and visual impact,
transport and accessibility, ecology and green space, and safeguarding the amenity
of existing uses. If housing is proposed on the site, additional school capacity would
be required. These items will be considered and addressed as part of a planning
application.

Planning Process and application

It is proposed that a Planning Permission in Principle application will be submitted to
Midlothian Council towards the middle of 2021. This application will establish a
number of principles for the development of the site and is anticipated to include
the following:
• Means of access into the site.
• Quantum of development, including number of houses and floorspace for the
commercial elements of the scheme.
• Masterplan to identify development areas.
• Phasing for delivery of the scheme.
• Developer Contributions to support the delivery of the scheme.
It is anticipated that following the grant of this PPiP that the scheme will be delivered
in phases by others with Straiton Park Ltd managing the process and phasing of the
development.
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Supporting information

The planning application is likely to be supported by a comprehensive suite of
supporting information, which will be agreed with Midlothian Council, but could include:
• Environmental Impact Assessment – to asses the impact (if any) on the environment.
This will be scoped and agreed with Midlothian Council prior to submission
• Planning Statement
• Report of Consultation
• Masterplan and Phasing Plan
• Transport Statement
• Landscape and Visual Impact Assessment
• Preliminary Ecology Survey
• Geo-Environmental Assessment
• Flood Risk Assessment
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Park Ltd

Site Access Options
A701 Bypass
As shown on the plan to the right, and discussed on other boards,
Midlothian Council are proposing to deliver a new A701 bypass. This
bypass does not form part of our proposals as it will be delivered by
the Council, but has been included on our plan for context. The
yellow line identifies the Councils preferred option, as per the Local
Development Plan, with the blue route identifies what we believe to
be a more appropriate route.
4b

Site Access
As identified on the plan to the right, there are a number of access
options currently under consideration.

4a

It is likely that more than 1 point of access will be required, and is
currently being agreed during consultation with Midlothian Council
Transport Officers and Transport Scotland. Options include:
1. Reconfigure the Park and Ride access – this would allow a through
road from the A701 into the application site using the existing
traffic lights and junction. The existing park and ride would require
to be reconfigured to undertake this, however it is considered this
option would be achievable given the limited use of the Park and
Ride. This is one of our preferred options.
2. Utilise the existing access – this is located to the north of the park
and ride, however provides limited access opportunities and would
likely result in a left in left out access configuration.
3. New arm from existing roundabout – this option depends on the
alignment and road arrangement for the proposed A701 bypass.
4. Access from the proposed A701 bypass – there are two options
here:
a) Using the Local Development Plan route, access could be via a
roundabout into the site.
b) Using the Alternative Bypass Route, a new roundabout could
provide access into the site, but also provide an opportunity for
a new access road and junction onto the Bypass. This is our
other preferred option.
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Access Options

As part of this consultation we are asking for your thoughts
about potential access options.
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Masterplan and Proposals

The Proposals
The proposed scheme could comprise a mix of uses
including:
•
•
•
•

Commercial Development
Hotel
Retail
Residential

At this early stage, the full mix of uses and quantum of
development is not fully known, however we are asking
for your views on what you think could be included.
Alongside the development, the scheme will also comprise:
• Site access.
• Potential reconfiguration to the Park and Ride.
• Landscaping, particularly along the route of the bypass to
help provide physical separation between the bypass and
any development.
• SUDS (Sustainable Urban Drainage System)
It is not currently intended that the proposed bypass will be
applied for as part of these proposals but has been shown
on our plans for context. The road is expected to be
delivered by Midlothian Council.
As such, the chosen alignment of the A701 is not currently
known. The proposals have therefore been based on the
Local Development Plan route.
Is there anything else you think we could include as part
of our proposals?
Indicative Proposals Plan
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Next steps

First Consultation Period
(December 2020-February
2021) approx.

Second Consultation
Period
(April 2021-May 2021)
approx.
Submission of Application
(June 2021)

Application Processing
(June-October 2021
approx.)

Application Determination
(October 2021 approx.)

Application Preparation
(October 2020-June 2021)

Anticipated Timeline

Feedback from this consultation exercise will be taken into account and responded to before our second event. At the second event you will be
able to see how the scheme has developed in response to your comments.
The date for the second event has still to be agreed, but we will update the website and contact all those who have responded to the first event.
Please return any feedback you may have on this first event by the 29th January 2021.
For further information, please visit:

www.straitonwest.com
Or email: mail@straitonwest.com
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