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1. Introduction 

1.1 These representations are submitted to the Edinburgh Local Development Plan (LDP) 

Proposed Plan (March 2013).  The representations relate to Swanston Farms Ltd 

(referred to as “Swanston” from herewith) landholding at Swanston, south Edinburgh, at 

the A702 / A720 city bypass junction.  Although a small part of the landholding is 

situated within the Midlothian Council area, the vast majority is located at the southern 

edge of the city within the City of Edinburgh Council (CEC) area. 

1.2 The representations relate to Swanston’s long term aspirations to deliver a national 

destination outdoor adventure centre in close proximity to the Midlothian Snowsports 

Centre, thus delivering an appropriate gateway landmark destination to both 

Edinburgh and Midlothian. 

1.3 Discussions relative to these proposals were first initiated in in 2009.  Representations 

were submitted to the LDP’s Main Issues Report (MIR) in January 2012.  The submission 

included the document at appendix 1, which sets out the detailed background to 

Swanston Farm; the existing planning context; initial conceptual plans prepared in 2009 

that ultimately led to the approval of planning permission in principle for a hotel to the 

east of the A702 (within Midlothian Council’s area); detailed site analysis; and finally 

initial and indicative conceptual proposals relative to the Swanston Adventure Centre.   

1.4 The document at appendix 1 remains entirely relevant.  However, officials of CEC will 

be aware of ongoing discussions that have taken place since its preparation in 

January 2012 relative to these ambitious proposals.  These discussions have taken 

place in conjunction with officials of Midlothian Council; Fairmilehead Community 

Council; the Midlothian Snowsports Centre; and the Lothianburn Golf Club, as well as 

numerous other stakeholders.  Swanston remains committed to continued 

engagement with these and other stakeholders regarding the project. 

1.5 At the specific request of discussions with the two local planning authorities, an Initial 

Business Case for the proposals was prepared in November 2009.  This remain ins draft 

forma and was informed by discussions with numerous stakeholders, such as 

VisitScotland, the Scottish Centre for Tourism, Developing Maintain Biking in Scotland 

and the Midlothian Snowsports Centre.  In summary, this business case related to the 

following aspects: 

 It examined the destination in terms of its location, current use and facilities and the 

destination branding. 

 Detailed market background information including population data and tourism 

profile. 
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 An options appraisal relative to outdoor activities.  This examined options 

surrounding mountain biking; outdoor adventure centres; and outdoor activity 

centres.  The business case concluded that there was excellent scope for the 

development of a mountain bike centre and that this could be complimented with 

other forms of outdoor activities.   

  It concludes that the “Low Impact Leisure Activities” area identified within 

appendix 1 (see extract below) should comprise a mountain bike centre (aimed at 

a range of user groups from beginners and families to enthusiasts); an adventure 

park; integration with the Hillend Snowsports Centre; and the continued provision of 

golf and walking and other associated existing uses. 

 
 

 An options appraisal for accommodation examining hotel, hostel, lodges and 

camping / glamping.  It specifically focused on supply and market performance 

issues.   

 An options appraisal for other relevant ancillary uses, such as the possibility of 

adventure-orientated services and businesses, visitor centre, café / restaurants, 

specialist retail / crafts and spa type facilities. 

 It examined various comparator destinations throughout the UK. 

 It set out a destination strategy for the area.  This identified various concepts and 

used matrices to score different options, resulting in a suggested framework for 

developing a delivery strategy for the proposals (see below). 
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 Based on all of the above, various illustrative financial business models were set out 

looking at issues such as structural arrangements, capital funding and operating 

income. 

1.6 While parts of this business case must remain confidential for obvious business and 

commercial / competitive reasons, Swanston would welcome further discussions with 

officials with a specific focus on the initial business case and how the commercial 

elements of the proposals will cross-fund and facilitate the lower impact leisure 

activities. 

1.7 This submission does not seek to summarise or reiterate the content of appendix 1.  

Instead it sets out specific commentary and representations in relation to the content 

of the Proposed LDP where specifically relevant.   

1.8 The representations are set out within the next section and corresponding 

representation forms are also submitted.   
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2. Proposed Plan Representations 

2.1 The submission follows the structure of the Proposed LDP.  It uses the same headings 

and provides page / paragraph numbers where relevant. 

Part 1, Section 1:  Aims and Strategy 

2.2 The LDP aims to: 

 “support the growth of the city economy;  

 look after and improve our environment for future generations;  

 help ensure that citizens of Edinburgh can get around easily by sustainable 

transport modes and can access jobs and services by these means; 

 help create strong, sustainable communities, enabling all residents to enjoy a high 

quality of life (amongst other aims)” (paragraph 11).   

2.3 It is considered that the Swanston Adventure Centre proposals will help to deliver these 

specific inter-linked aims bringing economic benefits and employment creation to the 

city at a sustainable and accessible location.  The proposals will significantly enhance 

and secure the future of this urban edge environment and provide recreation facilities 

for all residents to enjoy.  The proposals will complement and help secure the long term 

future of the adjacent Hillend Snowsports Centre for the benefit of not only Midlothian 

residents but of course the population of Edinburgh and beyond.  The proposals will 

support Edinburgh’s role as Scotland’s capital city and reflect its importance as a key 

driver of the Scottish economy (paragraph 13). 

2.4 Paragraph 13 of the LDP notes that the green belt plays an important role in directing 

the planned growth of the city and supporting regeneration.  Again, it is considered 

that the Swanston proposals will be consistent with this reference. 

2.5 It is envisaged that the Swanston proposals will be of high quality and will significantly 

improve and enhance this important gateway location to the city.  The proposals will 

not only fully respect both historic and natural environmental assets but will also 

enhance public access to this area and the population’s enjoyment of the green 

space and wider Pentland Hills Regional Park area.   

2.6 The proposals will therefore comply with many aspects of the LDP’s aims and strategy. 



Swanston Farm Ltd Representations to the Edinburgh Local Development Plan Proposed Plan 

 June 2013 

 

 

 

June 2013  gva.co.uk  7 

Part 1, Section 5: A Plan for all Parts of the City 

2.7 This section of the LDP sets out the main proposals, anticipated changes and key 

investment opportunities within four strategic development areas.  The Swanston 

proposals are situated just to the west of the South East Edinburgh area as defined 

within figure 15 (page 57).   

2.8 Consequently, it is considered that the Swanston Adventure Centre proposals should 

be recognised under the heading “Elsewhere Across the LDP Area” (page 65). 

Paragraph 115 confirms that outwith the areas identified for strategic growth, the LDP 

has a role to play in promoting development opportunities and protecting and 

enhancing the environment.  Paragraph 117 notes that regeneration opportunities will 

continue to emerge as vacant and under used sites and buildings are brought back 

into beneficial use.  This is relevant to the Swanston site.  Paragraph 119 notes that 

Edinburgh’s green belt and countryside area will be protected and where possible 

enhanced.  It notes that major development in the green belt and countryside will 

therefore only be permitted in exceptional circumstances.  Again, the ability for the 

Swanston proposals to significant enhance the green belt in a sensitive, appropriate 

and unique manor is of direct relevance.   

2.9 It is therefore considered that the Swanston Adventure Centre proposals should be 

afforded a small section along the lines of that detailed at page 66 of the LDP, where it 

sets out development principles for two particular areas, as reiterated below. 
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2.10 Swanston object to the LDP on the basis that the Swanston Adventure Centre 

proposals should be acknowledged within the LDP.  The suggested addition to the LDP 

is set out below.  It has been informed by the extensive discussions and analysis 

undertaken to date and is based on appendix 1, which sets out a detailed description 

of the proposals and the various development principles / vision for the proposals. 

 

Swanston Adventure Centre Development Principles 

Description 

Proposal to provide a new landmark destination and tourist attraction 

at a key gateway location.  Focus on low impact leisure activities that 

will complement the green belt and Pentland Hills Regional Park.  

Development Principles 

 low impact leisure activities to comprise the majority of land use. 

 development should create a more attractive gateway 

location to the city / Midlothian. 

 opportunity to significantly enhance the population’s active use 

of this area. 

 maximise synergies with Midlothian Snowsports Centre. 

 any physical / commercial development must be explicitly 

linked to the ability to deliver the low impact leisure activities. 

 

 

 

Part 2, Section 3: Caring for the Environment 

2.11 Section 3 of Part 2 of the LDP is entitled “Caring for the Environment”.  Policy ENV10:  

Development in the Greenbelt and Countryside is of specific relevance.  

2.12 It is considered that the Swanston Adventure Centre proposals will not undermine the 

purpose of green belt designations as set out within Scottish Planning Policy (SPP).  

Indeed, it is considered that Swanston’s approach would ensure that clarity and 

certainty can be provided for this area’s future while not undermining the purpose of 

the green belt designation in this location.  The SPP states that  

“Certain types and scales of development may be appropriate within a green belt, 

particularly where they will support diversification of the rural economy.  These may 

include:  

 recreational uses that are compatible with an agricultural or natural setting…” 

(paragraph 163).   
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2.13 This clearly applies to the Swanston proposals.  It is considered that Policy ENV10 should 

make specific reference to this important diversification of the rural economy aspect in 

line with national policy.  An additional criteria should be added to Policy ENV10 to 

reflect the SPP and allow certain types and scales of development that may be 

appropriate, in full accordance with paragraph 163 of the SPP.   

2.14 Indeed, as currently drafted the policy does not reflect the various bullet points 

specified at paragraph 163 of the SPP.  For example, in addition to recreational uses 

being possibly acceptable, reference is also made to “essential infrastructure such as 

electronic communications infrastructure and electricity grid connections” and 

“horticulture, including market gardening and directly connected retailing”.  These two 

reference should also be specified as criteria within Policy ENV10. 

2.15 The entire Swanston landholding is designated as green belt by the LDP’s Proposals 

Map.  While it is considered that specific reference should be made to the Swanston 

Adventure Centre proposals within Part 1, Section 5 of the LDP, acknowledgement 

should also be made on the Proposals Map.  It is stressed that this does not need to 

require the subject site being excluded from the green belt and other designations. 

2.16 However, it is considered that the existing built area of Swanston should be removed 

from the green belt designation.  This is particularly so given the number of buildings 

and mix of uses that have been developed at Swanston over recent years.   

2.17 It is considered that this should also be the case in respect of the existing built form 

fronting the western side of the A702.  As set out within appendix 1, this area represents 

an important opportunity to significantly enhance the entrance to the city at an 

important gateway location.   

2.18 It is not considered that such minor alterations to the green belt boundary would result 

in the fragmentation of the green belt and it would in no way erode the overall 

character of the green belt and the overlapping Pentland Hills Regional Park 

designation. 

2.19 Policy ENV17: Pentland Hills Regional Park states that development which supports the 

aims of the Pentland Hills Regional Park will be permitted provided it has no 

unacceptable impact on the character and landscape quality of the park.  It is 

considered that the Swanston Adventure Centre proposals will comply with this policy 

and positive discussions have taken place with representatives of the park.   

2.20 Policy ENV18 Open Space Protection states that proposals involving the loss of open 

space will not be permitted unless various criteria can be met.  It is considered that the 

Swanston proposals would be entirely consistent with the aims and ethos of this policy, 

given the proposal’s specialist and unique nature. 


