
 

 
 
 
 
 
 
 
 
REPORT TO: East Lothian Council  
 
MEETING DATE: 10 December 2024     

  
BY: Executive Director for People   
 
SUBJECT: Update on Regional Strategic Sites Programme and 

Recommendation to Prepare a Strategic Outline 
Business Case for Blindwells New Settlement  

 
 
1 PURPOSE 

1.1 This report updates the Council on the Regional Joint Committee’s 
approval of the Strategic Sites Programme for South East Scotland, which 
is linked to the implementation of the Edinburgh and South East Scotland 
City Region Deal, and the Regional Prosperity Framework and its 
associated Delivery Plan. In that context, the report also recommends that 
East Lothian Council agrees that officers seek to develop a Strategic 
Outline Business Case for Blindwells new settlement for government 
consideration. 

 
2 RECOMMENDATIONS 

2.1 This report recommends that East Lothian Council: 

• Notes the approval by Regional Joint Committee of the Strategic Sites 
Programme for South East Scotland (See Appendix 1);  

• Agrees that officers seek to develop a Strategic Outline Business Case 
(SOBC) for Blindwells New Settlement, which should be done in 
collaboration principally with both governments and their agencies, 
Scottish Futures Trust and relevant Blindwells landowners 
(represented by Hargreaves Services Plc and Taylor Wimpey Plc); 
and 

• Notes that future East Lothian Council and Regional Joint Committee 
decisions on a Blindwells Strategic Outline Business Case (SOBC) 
should be targeted for June 2025, and if such a SOBC is approved it 
should be submitted to both governments for their consideration. 

 
 



 

3 BACKGROUND 

Edinburgh & South East Scotland City Region Deal: Housing 
Programme  

3.1 In August 2018, the Council signed the Edinburgh & South East Scotland 
City Region Deal (the Deal), having agreed Heads of Terms with both 
governments for it in August 2017. The Council also agreed regional 
Governance and Project Management Arrangements to enable 
collaborative working with Regional Partners in October 2017. 

3.2 The Deal includes the Regional Housing Programme, and its seven 
strategic sites. These strategic sites are at Blindwells, Calderwood, 
Dunfermline, Granton (Edinburgh’s Waterfront), Shawfair, Tweedbank and 
Winchburgh. They can deliver over 41,000 homes, including around 
10,000 affordable homes. They are a key part of the region’s overall 
economic ambitions, and the Deal therefore provides for government 
support to help enable the potential delivery of the sites via government 
approval of UK Treasury Green Book compliant business cases.  

3.3 The Deal notes that the Scottish Government and Regional Partners are 
committed to work together to deliver these strategic sites, recognising 
their long-term nature and strategic benefits. To support this, the Scottish 
Government has committed at least £50 million through the Deal, and also 
commits to working with Regional Partners to develop fresh ideas and 
creative solutions to enable delivery of the sites and new homes on them, 
including affordable homes. Business cases must be prepared for each 
site to set out relevant support ‘requests’ of governments, to be approved 
via the Deal’s governance for submission to governments.  

3.4 Strategic sites at Winchburgh and Dunfermline have approved business 
cases, and their development is underway. Granton, Tweedbank and 
Blindwells are the next priority business cases to come forward. Granton 
and Tweedbank are progressing Full Business Cases. For Blindwells, the 
first formal business case stage, being preparation of a Strategic Outline 
Business Case, is yet to commence, albeit this project is nearing a point 
where it could progress this. If a Strategic Outline Business Case is 
approved by governments, the Outline Business Case and Full Business 
Case stages, then project implementation, may follow; overall, the 
business case process can take three years or more to complete.  

3.5 Importantly, the Deal runs to the end of March 2033. This means that any 
government support and associated spend under the Deal to help enable 
delivery of these sites via government approval of associated business 
cases must be drawn down by then. In this context, there is also a need to 
take account of timelines for business case preparation and approval, 
strategic and other planning decisions, and any lead-in and delivery 
timescales for the delivery of interventions for which any government 
support is approved via business cases. 

3.6 Additionally, to enable many of the strategic sites, the scope, scale and 
duration of government support required is likely to go beyond the Deal. 
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For example, there will be a need to address a range of issues, including 
financial innovation in capital and revenue terms, and the provision of new 
transport, education, community, healthcare, net zero and other capacity 
and facilities; further revenue support will also be needed to provide 
capacity for growth in public services. The co-ordination of such place-
based, interagency joined-up solutions will also take time to find.  

3.7 Regional Partners have engaged with both governments on these and 
other points to explore the potential for further collaborative working to find 
solutions that may enable delivery of the strategic sites, via business case 
development. The outcome of this engagement is reflected in the 
approved Regional Prosperity Framework and its Delivery Plan, and now 
also in the approved Strategic Sites Programme, as discussed below.   

Edinburgh & South East Scotland: Strategic Sites Programme 

3.8 The Edinburgh & South East Scotland Strategic Sites Programme was 
approved by Regional Joint Committee on 18 October 2024. It is linked to 
the delivery of the Deal, particularly its Housing Programme, and the 
Regional Prosperity Framework (approved by Council in October 2021) 
and its Delivery Plan (approved by Council in February 2023).   

3.9 The Strategic Sites Programme is a strategic document that proposes that 
UK and Scottish Governments help to streamline collaborative working on 
the development of, pursuant ultimately to their approval of, business 
cases that can help to enable the delivery of the region’s strategic sites, 
including for Blindwells new settlement. The Programme also seeks to 
extend the scope of support that may be available from governments, 
recognising the need for bespoke place-based solutions to enable each 
site and the benefits they can deliver individually and cumulatively, at local, 
regional, national and at UK level.   

3.10 The precursor to the Strategic Sites Programme came in October 2023, 
when Regional Partners met with the then Parliamentary Under-Secretary 
of State for Scotland, and the Scottish Government Minister for Wellbeing 
Economy, Fair Work and Energy, on the Regional Prosperity Framework 
and its Delivery Plan. At that time both governments agreed that Regional 
Partner’s ambitions for the future regional economy were shared by both 
governments, including ambitions for the delivery of the strategic sites 
across the region. The Regional Prosperity Framework and its Delivery 
Plan are now recognised as national priorities in Programme for 
Government (page 19, bullet 4). 

3.11 Also in October 2023, Regional Partners met with the Scottish 
Government’s Minister for Housing to discuss the Regional Prosperity 
Framework and the strategic sites. At this meeting, Regional Partners 
agreed to develop a Strategic Sites Programme to demonstrate the capital, 
revenue and other challenges associated with the delivery of the sites, as 
well as potential solutions and delivery mechanisms, and the opportunities, 
benefits and outcomes linked to their delivery. 

https://www.eastlothian.gov.uk/meetings/meeting/16832/east_lothian_council
https://www.eastlothian.gov.uk/meetings/meeting/16950/east_lothian_council
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3.12 The Strategic Sites Programme at Appendix 1 of this report is the result of 
this collaborative working with civil servants from both governments and 
across the Regional Partnership. In developing the Programme, there was 
regular consultation with regional Elected Members, the Regional 
Enterprise Council, Chief Executives, Directors, Chief Financial Officers, 
and the thematic boards of the Deal, as well as Scottish Futures Trust, 
Scottish Government, and more recently, UK Government officials.  

3.13 East Lothian Council officers led this work with all Strategic Site Lead 
Officers across the region and the City Region Deal Programme 
Management Office (PMO). The University of Edinburgh and officers from 
the Deal’s PMO also worked closely on the Strategic Sites Programme 
and its economic impact model. Both Scottish and UK Government 
analysts are content with the modelling approach followed, and the 
significant scale of economic and wider benefits it shows. 

3.14 The impact model outlines that the collective impact of our seven strategic 
sites could deliver around 41,000 new homes including circa 10,000 
affordable homes, as well as support 8,000 jobs, and generate £30bn 
GVA. The Strategic Sites could also unlock a strategic delivery pipeline to 
help meet need and demand for new homes, including affordable homes, 
and be a catalyst for at least £4.1 billion private / institutional investment 
and wider public benefit. Blindwells, being the largest single strategic site, 
could generate a significant proportion of these benefits locally.  

3.15 In the context of these significant benefits, and the National Housing 
Emergency, the Scottish Government has recognised the national 
importance of our Strategic Sites Programme, and has now included the 
Programme as a national priority reference in the 2024/25 Programme for 
Government (Page 14, bullet 3), which was published in September this 
year. The Strategic Sites Programme also aligns with the UK 
Government’s ambition to boost housing and infrastructure delivery, as 
part of its Kickstarting Economic Growth and wider Missions. 

3.16 The Programme recommends to governments that they establish a 
Strategic Sites Task Force to oversee the delivery of the Programme. It 
notes that the Task Force should comprise Scottish and UK Government 
Ministerial and civil servant champions, representatives from the Regional 
Partners as well as a representative for housebuilding interests. The Task 
Force should be predicated on partnership working to find solutions that 
can deliver the strategic sites by ensuring strategic alignment and 
collective action to unlock their delivery and benefits.  

3.17 Financial innovation, in capital and revenue terms, will be key to unlock 
the strategic sites, not least because of the scale of delivery ambitions and 
the significant challenges facing public sector finances. These wider 
issues further strengthen the justification for focusing targeted capital and 
revenue support from governments to help enable the strategic sites, and 
to unlock their strategic benefits in an efficient and effective place-based 
way; this will not be a substitute innovative or normal private investment, 

https://www.gov.scot/binaries/content/documents/govscot/publications/strategy-plan/2024/09/programme-government-2024-25-serving-scotland/documents/programme-government-2024-25-serving-scotland/programme-government-2024-25-serving-scotland/govscot%3Adocument/programme-government-2024-25-serving-scotland.pdf
https://www.gov.scot/binaries/content/documents/govscot/publications/strategy-plan/2024/09/programme-government-2024-25-serving-scotland/documents/programme-government-2024-25-serving-scotland/programme-government-2024-25-serving-scotland/govscot%3Adocument/programme-government-2024-25-serving-scotland.pdf


 

including developer contributions, but will provide a basis for enabling such 
investment in the places that need it most. 

3.18 The detail of government support requested for each site is to be set out 
in individual business cases to be prepared under the Programme and 
Deal. Each business case approved by Scottish and UK Government will 
set out agreed enabling mechanisms and targeted public investment that 
will be needed to unlock an agreed programme of benefits from, and 
associated performance indicators for, each strategic site. Partnership 
delivery vehicles will need to be established, as appropriate to each site, 
to ensure site delivery achieves the outcomes and impact intended. 

3.19 Since approval of the Programme, officers have also engaged with the 
National Wealth Fund (NWF), formerly UK Infrastructure Bank (UKIB) and 
the Scottish National Investment Bank (SNIB) on the implementation of the 
Strategic Sites Programme. Both institutions have made offers of support, 
and further engagement is planned in the New Year. Initially, this will focus 
on advice to Regional Partners on how business case ‘requests’ of 
governments may be considered relative to the support NWF and SNIB 
may offer; subsequent engagements in respect of each site’s business 
case development processes are then anticipated.    

3.20 Following approval of the Strategic Sites Programme, the Convener of the 
Joint Committee and Chair of the Regional Housing Board have written to 
Scottish and UK Government Ministers to engage them on the work and 
to seek a commitment to a tri-partite approach to progress delivery of the 
Strategic Sites Programme.  

3.21 This letter is also in the context of planned meetings with the Secretary of 
State for Scotland and the Scottish Government’s Depute First Minister on 
regional priorities, including the seven strategic sites. At the time of writing, 
these meeting requests have been accepted, with meeting dates to be set 
imminently. 

Strategic Planning Context 

3.22 Turning to the strategic planning context, the Lothian Structure Plan 1994 
first considered the need for strategic sites and further new settlements 
across south east Scotland. This was to plan for the long-term population 
and household projections anticipated to arise from the region’s rapid and 
on-going economic transformation, success and attraction since the mid-
1980s. At that time, Blindwells was still being worked as an open cast 
mine, with its restoration finished around 1998.  

3.15 The Edinburgh and Lothian’s Structure Plan for the period up to 2015 
(approved by Scottish Ministers in 2004) confirmed the need to allocate 
strategic settlement expansions and new settlements across the region, 
noting the role of Blindwells in this and the potential for its further eastern 
expansion. The East Lothian Local Plan 2008, in accordance with that 
structure plan, allocated site BW1, the current circa 130-hectare site at 
Blindwells, for a new settlement of 1,600 homes, associated land uses and 
infrastructure, and signposted the potential for its eastern expansion.  



 

3.16 In 2013 and 2014 Scottish Minister’s approved the Strategic Development 
Plan for Edinburgh and south east Scotland and its Supplementary 
Guidance on Housing Land. In line with economic, population and 
household projections, it set the most significant housing requirements 
south east Scotland has had to accommodate, for the period up to 2024. 
It noted the role of Blindwells in this, and the potential for its expansion if 
a comprehensive solution for it could be found. The adopted East Lothian 
Local Development Plan 2018 (ELLDP2018) carried forward the BW1 land 
allocation. During this period planning permission (Ref: 14/00768/PPM 
and Ref: 21/01580/PM) was approved for the mixed-use development of 
site BW1, the development of which has now commenced. 
 

3.17 In accord with the Strategic Development Plan 2013, the ELLDP2018 also 
sets out the ambition to expand Blindwells from west to east beyond site 
BW1. It safeguards site BW2, circa 410 hectares, for such potential 
expansion. It names the combined 540-hectare BW1 and BW2 land as the 
‘Blindwells Development Area’. This is one of Scotland’s largest 
development areas, and area of previously developed land, and first new 
town opportunity at this scale since Irvine in 1966. 

3.18 The ELLDP2018 sets out key parameters for any such potential expansion 
of Blindwells within the Blindwells Development Area. These include that 
a comprehensive solution must be found to deliver the Council’s vision for 
a single new settlement there, with continued west-to-east phasing. It also 
sets out that the focus of all relevant landowners must be to agree and 
demonstrate to the Council that they are willing and committed together to 
deliver the Council’s vision for a larger Blindwells, including their joint 
agreement and commitment to a single funding and delivery mechanism 
for the provision of shared infrastructure.  

3.19 The ELLDP2018 goes on to note that this will require the Council to identify 
and agree how, where and when to provide new education facilities and 
capacity (as well as same for other infrastructure, on and off-site) as part 
of the development to ensure the land can be made effective for 
development on an appropriate phased basis over time. If such a 
comprehensive solution can be found, it may be possible to accelerate 
delivery across the wider Blindwells Development Area than would be the 
case with only continued west to east phasing.  

3.20 The ELLDP2018 also sets out Policy B3: Blindwells Area Design 
Framework, which notes that the Council ‘intends’ to prepare non-statutory 
planning guidance to describe and illustrate its Vision, development 
strategy and phasing and timing approach for the development of the 
Blindwells Development Area. The intention to prepare this guidance must 
be informed by the willingness of the landowners concerned to find such a 
comprehensive solution.   

3.21 In this context, on 25 February 2020, East Lothian Council approved a 
report on Development Planning: National Planning Framework 4 / 
Regional Spatial Strategies / Local Development Plan. At that time, the 
report set out the basis for the Council’s submissions to the Scottish 

https://www.eastlothian.gov.uk/meetings/meeting/16437/east_lothian_council
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Government on its preparation of National Planning Framework 4 (NPF4). 
The Council agreed to promote Blindwells and its potential expansion to 
the Scottish Government as a development of national significance for 
inclusion in NPF4, noting also that government support should be made 
available for Blindwells through the Deal pursuant to this objective via its 
approval of a business case to that end. 

3.22 Scottish Ministers approved National Planning Framework 4 (NPF4) in 
February 2023. At high level, it notes that south east Scotland drives the 
Scottish economy, but there is a need to rebalance opportunity by targeting 
future growth to regenerating areas. It points to public-sector led 
development as being able to shape future markets and deliver 
development in places where change is needed the most. It specifically 
points to the Deal as having a central role in bringing Blindwells forward, 
recognising that low-carbon transport solutions and an ‘infrastructure first’ 
approach will be critical to de-risk and enable its delivery and success, and 
that such an approach can also reduce development pressure on less 
sustainable places. As part of this, NPF4 specifically recognises the 
‘potential’ to expand Blindwells within the Blindwells Development Area.  

3.23 Blindwells and its potential expansion offer scope to redevelop land in the 
Blindwells Development Area, and within East Lothian’s former coal field, 
adjacent to regenerating communities, which could help enable a more just 
transition to net zero. There is potential to provide a wide range of 
opportunities, including delivery of affordable homes to alleviate East 
Lothian’s recently declared ‘Affordable Housing Emergency’, noting more 
funding support will also be required. It could be a catalyst for economic, 
environmental and wider regeneration, pursuant to alleviating inequality. 
Overall, Blindwells and its potential expansion has potential to deliver a 
wide range of benefits locally, regionally, nationally and at UK level.  

3.24 Scottish Minister’s strategic plans recognise Blindwells as one of the 
region’s potential long-term strategic sites. This is also a core ambition of 
East Lothian’s current long-term spatial strategy, an intended outcome of 
which is also to minimise the need to direct future strategic development 
requirements to East Lothian’s existing settlements, some of which are 
nearing the limit of expansion beyond which significant changes to their 
landscape setting, character and infrastructure would be required. 

3.25 These were important reasons why the Council selected Blindwells as a 
strategic development location in the first instance, and they remain 
important reasons now for seeking to prepare a business case, which, if 
approved by government, may enable ongoing delivery of Blindwells.  

3.26 The Council has recently approved its Evidence Report for Local 
Development Plan 2 (LDP2). It highlights Blindwells expansion as an 
opportunity for consideration in the development of LDP2, noting its 
financial and planning credentials still require to be confirmed to that end. 
The Council has submitted the LDP2 Evidence Report to the Scottish 
Government’s Department for Planning and Environmental Appeals for 

https://www.gov.scot/publications/national-planning-framework-4/documents/


 

‘Gatecheck’ and awaits the outcome of this process before taking the next 
steps in the development of LDP2.  

3.27 In preparation for taking these next steps, the LDP2 ‘call for sites’ exercise 
has been concluded. Responses in respect of Blindwells have been 
received from Hargreaves (with land interests to the west of the Blindwells 
Development Area) and Taylor Wimpey (with land interests to the east of 
the Blindwells Development Area). These submissions promote the 
respective land interests together and separately, with a business case or 
not; there is still no settled position between them on a joint approach to 
delivery at this stage. Both parties have indicated in discussion that 
government approval of a business case for Blindwells will be key to unlock 
a joint delivery approach between them. 

3.28 If the Council does not wish to proceed with the development of a business 
case for Blindwells, these companies and the landowners they represent 
will likely have no option but to promote their interests unilaterally (or 
jointly) without one. They will likely promote a dual phasing development 
strategy for Blindwells where development commences from the west and 
east of the Blindwells Development Area simultaneously, generating a risk 
that such separate development areas do not join. The determination of 
any such proposals in plan-making and via planning decisions may 
ultimately be taken by a Scottish Government Reporter or by Scottish 
Ministers.  

3.29 NPF4 notes the ambition for a potential expansion of Blindwells and the 
importance of progressing a business case under City Region Deal to de-
risk and enable it via an ‘infrastructure first’ approach; a business case 
process will need to test if and how continued west to east phasing and 
accelerated delivery of the wider BW2 land may be de-risked and enabled. 
The business case must also seek additional revenue support to meet the 
increase in service demand from Blindwells. 

3.30 The development of a business case will be essential to test if and how 
these objectives may be achieved, with all relevant parties working 
collaboratively on a joint approach that may be agreed between the public 
and private sectors to find such a comprehensive delivery solution.  

3.31 For the avoidance of doubt, the ELLDP2018 also notes that if a 
comprehensive solution with an agreed phasing and timing strategy is not 
found in a reasonable timeframe, the concept of expanding Blindwells may 
need to be deleted from the spatial strategy for East Lothian. 

 The Business Case Development Process and Target Timeline  

3.32 As noted previously, the Deal requires that business cases are prepared 
in accordance with UK Treasury Green Book Guidance. Overall, this is a 
well-defined process with staged outputs and decisions that can take 
around three years or more to complete, once formally initiated.  

3.33 The Council is aware that since 2018 officers have progressed significant 
work on Blindwells in terms of strategic political engagement and shaping 



 

strategic policy to appropriately frame the opportunity, rationale, and case 
for change. Officers have also engaged around the opportunity at project 
level, including with landowners with respect to land assembly, technical 
due diligence, and to identify the need for them to define commercial 
options and an appetite for partnership working pursuant to business case 
development.  

3.34 In the above context, the parties have now coalesced around the 
development of a Strategic Outline Business Case as the way to seek a 
joint shared ‘infrastructure first’ solution that may deliver Blindwells and its 
potential expansion in a policy compliant way, subject to further due 
diligence and required government approval. This progress also provides 
the basis to develop the associated work on the potential financial, 
management and delivery arrangements, as needed to develop a 
Strategic Outline Business Case. The parties have now reached a point 
that represents a significant opportunity to formally commence the 
business case development process for Blindwells, subject to Council 
approval so to do. 

3.35 In this context, Scottish Futures Trust has offered collaborative support to 
the Council and relevant landowners to seek to progress a Strategic 
Outline Business Case, and then to help introduce it to governments. This 
collaboration has been an integral feature of the successful preparation, 
approval and implementation of business cases pertaining to those other 
regional strategic sites that are currently being developed.   

3.36 In this overall context, officers recommend that the formal business case 
development process for Blindwells should now be initiated under the 
Deal, in the context of the Regional Prosperity Framework and its Delivery 
Plan, and Strategic Sites Programme. The strategic political and policy 
context now indicate that such a business case can be developed, the 
focus of which can extend beyond the Deal to consider requests for capital 
support to deliver ‘infrastructure first’ that could de-risk, enable and 
accelerate delivery of Blindwells, and for additional revenue support to 
sustain service delivery there. This is an opportunity for the Council to seek 
government approval of a business case for such a comprehensive 
delivery solution for Blindwells including its potential expansion.  

3.37 The initial Strategic Outline Business Case stage should be prepared in 
collaboration principally with both governments and their agencies, 
Scottish Futures Trust and relevant Blindwells landowners (represented 
by Hargreaves Services Plc and Taylor Wimpey Plc). Once finalised, it 
would be subject to East Lothian Council and Regional Joint Committee 
approval before it is submitted to both governments for their consideration, 
via the Edinburgh & South East Scotland City Region Deal governance.  

3.38 The target to bring back a Finalised Strategic Outline Business Case for 
Blindwells to East Lothian Council and Regional Joint Committee for 
decision should be June 2025 and, if that business case is approved by 
those forums, it should then be submitted to both governments for their 
consideration. 



 

3.39 Once any Strategic Outline Business Case for Blindwells is submitted to 
both governments, they will decide if and how to progress ambitions for 
Blindwells in subsequent business case stages, namely Outline Business 
Case and then Full Business Case stages.  

 

4 POLICY IMPLICATIONS 

4.1 If the Strategic Outline Business Case is approved by East Lothian 
Council, the Edinburgh and South East Scotland City Region Deal Joint 
Committee, and both governments as relevant, the next stage in business 
case development will be the preparation of an Outline Business Case. 
The development of the Outline Business Case should be accompanied 
by the parallel preparation of the non-statutory supplementary planning 
guidance, currently signposted by ELLDP2018 Policy BW3: Blindwells 
Area Design Framework. This non-statutory planning guidance will set out 
the Council’s emerging vision for Blindwells and provide the basis to 
formally consult on an emerging preferred scheme of development with 
strategic and technical stakeholders as well as the wider public and 
communities.  

4.2 Following consultation on the Blindwells Area Design Framework, and 
once modified and finalised as necessary to take account of any comments 
received, the finalised Vision, development strategy and scheme of 
development therein will provide a firm basis to finalise an Outline 
Business Case for decision and, if approved, submission to governments 
for their consideration. If governments approve an Outline Business Case 
this will effectively offer their ‘in principle’ support to the associated scheme 
on the basis of the requests set out in the approved Outline Business 
Case. This is the stage at which the government support needed to enable 
the scheme to progress will be clarified, subject to government approval of 
the subsequent Full Business Case. 

4.3 If the Outline Business Case is approved, and a Full Business Case is to 
be developed for Blindwells, in order for the associated scheme of 
development to be implemented, the Council will need to set out a policy 
context that enables the business case scheme of development to either 
be promoted by the emerging Local Development Plan (LDP), or for this 
to be considered when that plan is operative. The policy approach to this 
will need to be informed by the business case development process and 
timeline, relative to the process and timeline for preparing the emerging 
LDP. Planning colleagues are currently considering options as to how that 
may be handled from the perspective of the emerging LDP.  

4.4 An anticipated timeline setting out these temporal interrelationships will be 
set out more fully in the Finalised Strategic Outline Business Case.       

 

 

 



 

5  INTEGRATED IMPACT ASSESSMENT 

5.1   At this stage, the subject of this report does not affect the wellbeing of the 
community or have a significant impact on equality, the environment or 
economy. 

 

6 RESOURCE IMPLICATIONS 

6.1 Financial – whilst there are no financial implications at this stage to prepare 
the Strategic Outline Business Case (SOBC), there will be significant 
capital and revenue implications that will need to be unlocked though 
subsequent business case stages.  

6.2 Personnel - to implement the ambitions set out within the Strategic Sites 
Programme a dedicated resource will be required to drive it forward, which 
currently sits outside the capacity of Regional Partners and the Scottish 
and UK Government. This is the subject of ongoing discussion with 
Scottish and UK Government.  

6.3 On the SOBC for Blindwells, this can be developed in collaboration with 
others, within existing resources and with input from across relevant ELC 
services, but future business case stages will require additional resources 
to be determined via the SOBC. Again, on-going discussion with Scottish 
and UK Government and relevant landowners on how these necessary 
additional resources can be identified and secured will be necessary.  

6.4 Other – None 

 

7 BACKGROUND PAPERS  

7.1 Strategic Sites Programme – Edinburgh and South East Scotland City 
Region Joint Committee – 18th October 2024 

7.2 Strategic Sites Programme Update - Elected Member Oversight 
Committee – 16th August 2024 

7.3 Strategic Sites Programme Update - Elected Member Oversight 
Committee – 17th May 2024 

7.4 Strategic Sites Programme Update - Elected Member Oversight 
Committee – 16th November 2024 

7.5 Regional Prosperity Framework Delivery Plan - Edinburgh and South East 
Scotland City Region Joint Committee – 3rd March 2023  

7.6 Regional Prosperity Delivery Plan & Prospectus (Draft for Discussion) – 
Elected member Oversight Committee – 13th January 2023 

https://democracy.edinburgh.gov.uk/ieListDocuments.aspx?CId=277&MId=7460&Ver=4
https://democracy.edinburgh.gov.uk/ieListDocuments.aspx?CId=589&MID=7420
https://democracy.edinburgh.gov.uk/ieListDocuments.aspx?CId=589&MID=7317
https://democracy.edinburgh.gov.uk/ieListDocuments.aspx?CId=589&MID=7179
https://democracy.edinburgh.gov.uk/ieListDocuments.aspx?CId=277&MId=6250&Ver=4
https://democracy.edinburgh.gov.uk/ieListDocuments.aspx?CId=589&MId=6588


 

7.7 Government of the United Kingdom: Economic & Social Ambitions Update 
/ Scottish Government: Economic Transformation Update / Regional – 
Elected Member Oversight Committee - Friday 18th November 2022 

7.8 Prosperity Framework Update - Elected member Oversight Committee - 
November 2022 
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1. Forewords 

Cllr Lawrence Fitzpatrick 
Joint Commitee Convener, 
West Lothian Council 

Regional Partners want to work 
collaboratively with the Scottish and 
UK Governments to deliver South East 
Scotland’s strategic housing sites, 
recognising their importance to our shared 
economic ambitions. Regional Partners 
welcome that this work is set out in the 
Scottish Government’s Programme for 
Government and note that it also aligns with 
UK Government ambitions to boost housing 
and infrastructure delivery too. 

The sites can help to address the national 
housing emergency, deliver over 41,000 
homes of all types, sizes and tenures, 
including around 10,000 affordable homes 
including new social housing, and create 
8,000 jobs and £30bn Gross Value Added 
(GVA). Delivery of the strategic sites will 
help to improve equality and the health and 
wellbeing of citizens, alleviate child poverty, 
and contribute to the productivity of the UK 
and national economy. An infrastructure first 
approach to their planning and delivery will 
provide economies of scale, and the clarity 
and certainty needed to enable effective 
transformation of public services and assets. 
This will allow us to respond to the climate 
and nature emergencies, and to enable a 
just transition to net zero. 

Targeted capital and revenue support from 
government is needed to help enable the 
strategic sites, to overcome market failure, 
and to deliver public goods and services; 
this will not substitute innovative or normal 
private investment, including developer 
contributions. 

Cllr Lawrence Fitzpatrick 

Rather, it will unlock a strategic delivery 
pipeline and be a catalyst for at least 
£4.1 billion private and institutional 
investment and wider public benefits. 
To achieve this, strategic alignment, 
coordinated action, place-based service 
and infrastructure solutions, and capital 
and revenue funding, is required. To find 
acceptable solutions, partnership working 
with the private and other sectors will also 
be necessary. Overall, the sites must be 
viable, deliverable, affordable, acceptable, 
and sustainable to come forward. 

Regional Partners want to work with the 
Scottish and UK Governments to deliver 
this Programme. We propose governments 
create a ‘Strategic Sites Task Force’ to 
oversee the activity. The Task Force could 
be advised by a ‘Strategic Sites Delivery 
Group’ that would identify the targeted 
place-based infrastructure and capital 
and revenue support needed for each 
site. Each site is different, and an agreed 
‘toolbox’ of solutions is needed to allow 
each to progress in an appropriate way and 
timescale. The Task Force would seek to 
confirm the necessary capital and revenue 
solutions to provide capacity for growth via 
business case development and government 
decisions. 

Collaborative working within and beyond We want our region to be a great place 
the City Region Deal, fresh thinking, creative to live, work and play. We want to deliver 
ideas and innovative solutions will be communities where people want to live 
required in business case development. as well as prosperity and sustainably for 
The Place Principle will need to be followed the whole of the UK, nationally, regionally 
and delivered through alignment of capital and locally. To maximise collective impact 
and revenue funding. Local Authorities for people, places and the planet we must 
will be gateway sponsors for businesses think and plan for the long term, and work 
cases and initiate the governance pathway in partnership and in an aligned, integrated 
for submission to governments to take and place-based way. This will be the 
decisions on them. hallmark of how successful places can be 

created in future. 

“The Regional Enterprise Council are very supportive 
of the Strategic Sites Programme. The Edinburgh 
and South East Scotland area is the fastest growing 
in Scotland and one of the fastest growing in the 
UK. Delivering the strategic sites and increasing the 
supply of new homes across all tenures, including 
affordable housing, is critical to the region’s, as well 

Garry Clark 
Chair, Regional Enterprise Council 

Nile Stephen 
Regional Enterprise Council 

as wider national and the United Kingdom’s, future 
economic success. Regional Partners, and the wider 
public, private and third sectors urgently need the 
support of both governments to achieve this.” 

“This Programme has the potential to unlock the 
transformation of the region by removing barriers for 
growth and enabling prosperity to be delivered for 
citizens and the wider United Kingdom and Scottish 
economy.” 
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A digital region 
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2. Introduction 

This Strategic Sites Programme (SSiP) 
flows from the Edinburgh & South East 
Scotland City Region Deal (the Deal) Housing 
Programme and Regional Prosperity 
Framework (RPF) Delivery Plan, Programme 
1: Green Regeneration – Strategic 
Regeneration Sites. It focuses on delivery 
of our seven strategic regional housing 
sites (Blindwells, Calderwood, Dunfermline, 
Granton Waterfront, Shawfair, Tweedbank 
and Winchburgh). It also recognises that 
on- going growth means that other strategic 
sites may need to come into the SSiP in 
future . The challenges of enabling these 
sites, if resolved, can unlock strategic 
benefits and alleviate the national housing 
emergency. 

Regional Partners want to work 
collaboratively with the Scottish and 
UK Governments on this Programme. 
Regional Partners welcome that this work 
is set out in the Scottish Government’s 
Programme for Government. We recognise 
that supporting the proper functioning of 

South East Scotland’s labour and housing 
market will be central to ensuring equality, 
sustainability and the health, wellbeing and 
productivity of our citizens and the UK and 
national economy. The strategic sites can 
facilitate this, and deliver high quality mixed 
communities and places, as well as a pipeline 
of high quality homes that are warm, safe, 
energy efficient and affordable. They can 
therefore be integral to achieving a wider 
range of national, regional and local social, 
economic and environmental ambitions. 

However, targeted government capital and 
revenue support is needed to enable the 
strategic sites, to overcome market failure 
and to deliver public goods and services; 
this will not substitute innovative or normal 
private investment, including developer 
contributions. Rather, it will unlock the 
strategic sites and their delivery pipeline, be 
a catalyst for at least £4.1 billion private and 
institutional investment, and deliver wider 
public benefits. 

The housing delivery pipeline offers 
scalability for innovation, buying power and 
efficient, effective and achievable delivery. 
Provision of infrastructure first is needed to 
de-risk sites and give clarity and certainty 
to plan for transformation, and to enable 
climate adaptation, nature recovery and a 
just transition to net zero. Delivery of the 
sites can also facilitate skills development, 
and retain and attract the highly skilled 
workforce we need to support our national 
economic projects with the Scottish and UK 
Government. 

This SSiP seeks to update the scope, 
scale and duration of the Deal Housing 
Programme and defines the RPF enablers in 
this context as: 

• Strategic partnerships for collective 
impact – the need for an overall strategic 
partnership as well as tailored partnerships 
for each site to create the clarity and 
certainty required to coordinate planning, 
investment and delivery across the public, 
private and third sectors to maximise 
collective impact; 

• Place-based funding and financial reforms 
– to identify adequate aggregate place 
based capital and revenue funding and 
investment to ensure market failure is 
addressed, to unlock ‘infrastructure first’ 
as well as service delivery solutions, and 
to ensure the strategic sites are viable, 
affordable, deliverable, acceptable and 
sustainable; and 

• Power to deliver collectively – to ensure 
strategic alignment and an appropriate 
focus on innovation and pooling decisions, 
actions, assets, resources, funding 
and investment to de-risk, enable and 
accelerate delivery of the sites, their 
outcomes and benefits realisation 
programmes. 

This programme describes how through 
collaboration and partnership working 
across the public, private and third sectors 
these enablers could deliver positive working 
practices, delivery solutions, actions and 
outcomes. 

This programme links with our other priority regional 
programmes and projects, such as the Regional Delivery 
Alliance, Forth Green Freeport, Forth Collaboration Network 
& Economic Corridor, Net Zero Skills Accelerator Hub, Data 
Driven Innovation Programme, Regional Transport Delivery 
Plan, Regional Energy Masterplan and Climate Ready South 
East Scotland. It therefore fits strategically with a wide range 
of Scottish and UK Government policies. 
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There is an urgent need to align shared priorities, funding, investment and 
decisions across the public, private and third sectors to enable our regional 
strategic sites and to deliver the shared ambitions set out in: 
• Edinburgh & South East Scotland City Region Deal 
• UK Government Missions, and Scottish Government Programme for Government 
• Scotland Office’s Economic Growth Review 

• National Innovation Strategy 2023 to 2033 
• Net Zero Strategy: Build Back Greener 

• National Planning Framework 4 
• Scottish Government Regional Economic 

Policy Review 
• Climate Change Plan 
• Housing 2040 
• Verity House Agreement 
• National Transport Strategy 
• Strategic Transport Projects Review 2 
• Regional Prosperity Framework 

– Green Regeneration 
– Infrastructure for Prosperity 
– Visitor Economy & Culture 

– Data Driven Innovation Economy 
– Regional Housing Priorities 

• Local Development Plans and Local Housing 
Strategies 

• Community Wealth Building ambitions 

“...the three key Regional Prosperity Framework Delivery Plan Goals are: 
• Reduce economic exclusion 
• Sustained and increased competitiveness; and 
• Accelerate a fair transition to Net Zero...” 
Regional Prosperity Framework Delivery Plan 

Development 
work on strategic 

sites is currently underway 
with Business case 

development, and delivery 
stage coming imminently 

for some, creating an 
urgency to secure funding 

to ensure challenges do 
not become bigger 

Scotland’s 
capital city region is the 

fastest growing nationally 
with unsustainable pressure 

in its housing and labour 
markets, with stubborn 

pockets of inequality 
within and across its 

communities 

Where are we now? 
Scotland’s capital city region 

urgently requires a strategic 
partnership with Scottish and UK 

Governments to tackle our housing 
and labour market and funding and 
delivery crises. This is so the region 

can continue to fuel the UK and Scottish 
economy, address its own challenges 

and opportunities, and facilitate equality, 
renewal, and the transition to net zero, 

as well as continue to enable a 
wider redistribution of wealth 

and prosperity. 

Infrastructure 
and service capacity 

and funding issues are 
constraining productivity 

and delivery of essential 
strategic infrastructure, 

services and sites that can 
address housing and labour 
market challenges at pace 

and scale, sustainably 
and for the 
long term 

The Deal 
provides a minimum 
£50m support – while 

welcome, this is insufficient 
in scale, scope and duration, 

with none taken up as 
intended, and key strategic 
sites remain constrained – 

urgent unlocks are required 
before the challenge 

becomes greater 

Overall, this 
is an opportunity 

to address shared 
cross-cutting portfolio and 

policy priorities, reduce 
welfare, increase tax take, 
and leverage substantial 
private and third sector 
investment into the UK, 
national, regional and 

local economy 

An extremely 
challenging fiscal and 
funding environment 

is making delivery 
unaffordable. It is also 

compromising local services 
and prohibiting capacity for 

additional growth 

A new 
place-based 

capital and revenue 
funding mechanism is now 
urgently needed to deliver 
infrastructure first to enable 
and de-risk strategic sites 
and achieve their benefits, 

and to fund associated 
services and build 

capacity for growth 
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Strategic Site Key Facts 3. Our Seven Strategic Sites 

Edinburgh 
Dunbar 

Livingston 

Shawfair 

4,500Calderwood 

4,000 

Winchburgh 

4,500 

Dunfermline 

8,000 

Blindwells 

10,000 

Tweedbank 

300 

Edinburgh's 
Waterfront 

10,000

 Strategic Site Name Homes 

Blindwells 10,000 

Calderwood 4,000 

Dunfermline 8,000 

Edinburgh’s Waterfront (Granton 3,500) 10,000 

Shawfair 4,500 

Tweedbank 300 

Winchburgh 4,500 

Total 41,300 

1. Blindwells New Settlement 2. Calderwood Town Expansion 

Scale Potential for 10,000 homes 2,600 homes 

Use Mixed use, housing led Housing 

Affordable Homes Circa 2,500 650 

Status Phase 1 underway, 
Phase 2 safeguarded  

Planning permission 

Place SMID SMID 

Requirement Land Remediation; Strategic Transport; 
Education; Net Zero Revenue Support  

Education 

Business Case SOC in development None 

Timescale Potentially up to 2050/55 Up to 2040 

3. Dunfermline City Expansion 4. Granton City Expansion 

Scale 8,000 homes 3,525 homes 

Use Housing (various sites) Mixed use, housing led 

Affordable Homes 2,000 1,360 

Status Committed and planned Development Brief 

Place SMID SMID 

Requirement Transport and education Land remediation 
Placemaking 
Affordable homes 
Net Zero Infrastructure 

Business Case Approved for transport FBC in development 

Timescale 2050/55 Up to 2040 

5. Shawfair New 
Settlement 

6. Tweedbank Town 
Expansion 

7. Winchburgh Town 
Expansion 

Scale 4,610 homes 300 homes 4,000 

Use Mixed use, housing led Mixed use, housing led Mixed use, housing led 

Affordable Homes 1,150 130 1,000 

Status Underway Development Brief Underway 

Place SMID SMID SMID 

Requirement Education Road and rail bridge; Heat 
Network; Homes excludes 
privately funded element; 
business space; and care 
village 

Rail Station 

Business Case TBC FBC in development Approved for enabling 
works 

Timescale Up to 2035 2040 2040/45 
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Strategic Site Benefits 

Gross Value Added 
Over £30 billion of Gross 
Value Added for the 
regional, Scottish and UK 
economy. £16 billion of 
which is additional value. 

Affordable Homes 
Around 10,000 of the 
homes constructed will 
be affordable homes, 
supporting low income 
households and 
first-time buyers. 

Net Zero 
The intention is by 2045, 
all strategic sites will 
be net zero, reducing 
carbon emissions and 
encouraging a greener 
future. 

Housing 
Around 41,000 homes 
to be built across seven 
strategic sites by 2055. 

Poverty Impact 
Increased affordable 
home availability and the 
subsuquent filtering effect 
this creates will support 
the challenge in tackling 
poverty in children and 
families. 

Value for Money 

Regional Partners and the University of Edinburgh have carried 
out a refresh of the economic appraisal of the seven strategic 
sites, in line with UK Treasury Green Book Guidance. Scottish 
and UK Government economic analysists support the principle 
of the approach and methodology taken in so doing. 

The results of this analysis show significant economic benefits, 
ranging from £30bn GVA uplift to 8,000 gross jobs and a 
significant positive impact on health and poverty outcomes. 
In terms of additionality (the benefits generated that can be 
considered above what would have happened without this 
Programme), it is estimated that £16bn of the value added 
can be considered additional, as can over 4,500 of the jobs 
created/supported by this investment. 

Substantial private sector leverage is also created with an 
overall construction value of £4.1b unlocked by targeted 
public sector investment in ‘infrastructure first’ and support for 
service delivery. 

Taking account of the Scottish Public Spending Review, to 
assess likely public sector costs for all sites, the public sector 
cost equates to around £12.4bn. 

The preliminary estimates of economic benefits and costs 
generated by the Strategic Sites Programme therefore result 
in a return of £1.33 for every £1 spent by the public sector. This 
positive ratio shows the Strategic Sites Programme’s value for 
money. All costs and benefits are discounted to take account 
of the social time preference in line with UK Treasury Green 
Book Guidance. 

These benefits will be further refined when developing project 
business cases for each of the sites to be brought forward 
under this Strategic Sites Programme. In preparing these 
cases consideration will be required of a wider range of 
economic, social and environmental impacts than currently 
captured. This will involve quantitative and qualitative 
approaches, including consideration of Land Value Uplift and 
the public health benefits of new housing, such as physical and 
mental health and wellbeing. 

Private Sector Leverage 
£4.1 billion of investment 
leveraged from the 
private sector, creating 
a universally beneficial 
collaboration. 

Value for Money 
Preliminary estimates are 
that for every £1 of public 
cost, £1.33 of value will 
be generated both in the 
region and elsewhere. 

Health Impact 
NHS Scotland highlights 
that improved housing 
availability will increase 
health outcomes for 
residents. 

Jobs Created 
With over 2,800 additional 
jobs to be created through 
employment land and over 
1,700 additional jobs to be 
supported in construction 
this investment supports 
over 4,500 additional jobs 
in the region. 
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4. Rationale for Investment 
Regional Transformation 

To accommodate population growth driven 
by our economic success, South East 
Scotland has delivered a scale of housing 
growth since 1994 equivalent to building a 
new Erskine, Dundee and Aberdeen. This 
growth has largely been distributed to 
existing communities to make best use of 
exiting assets. This was also done to help 
address inequality and share prosperity 
across the region. Yet many of our existing 
communities and our services, facilities and 
infrastructure now have very limited capacity 
to accommodate further growth at this pace 
and scale on an on-going basis in future. 

However, the Scottish Government’s National 
Planning Framework 4 (NPF4) requires 
another Dundee to be built across our 
region by around 2035. In doing so, it notes 
the importance of rebalancing opportunity 
and targeting investment and regeneration 
where it is needed most, including reusing 
previously developed land. It points to our 
strategic housing sites as key priorities, and 
notes that public sector led development, 
infrastructure first, and the place principle 
will be essential requirements to shape 
future markets, de-risk development, and 
deliver benefits where they are needed 
most. 

Housing 
Target 

Homes 
Per Year 

Equivalent in 
Scale to … 

Lothians Structure Plan 
1994 (1992 – 05) 

36,500* 2,800 East Kilbride 
(13 yrs) 

Lothians Structure Plan 
(2001 – 2015) 

76,000* 5,070 Dundee 
(15 yrs) 

Strategic Development 
Plan 1 (2009 – 2024) 

107,560 7,170 Aberdeen 
(15 yrs) 

National Planning 
Framework 4 
(2023 – 33) 

72,300 7,230 Dundee 
(10 yrs) 

*Excludes Scottish Borders and south Fife 

This regional growth trend will likely continue 
beyond the NPF4 horizon as our growing 
economy continues to attract migrants 
and our growing population forms new 
households. The global systemic issues we 
face also justify a long term view of strategic 
site delivery. A focus on early intervention 
and prevention must be at the heart of 
what we do, to avoid reactive incremental 
approaches. Long term solutions can 
achieve economies of scale, value for 
money and maximise benefits, if they are 
affordable, viable, deliverable, acceptable 
and sustainable. In some cases, public 
investment is needed to deliver what the 
market can not. 

We must work strategically and in an 
integrated way to assess the long term 
needs of our people and places and identify 
how best to deliver this at our strategic 
sites. Strategic alignment and a long 
term commitment from Scottish and UK 
Government is required to support delivery 
of such sites and their public services, 
facilities and infrastructure. Such leadership 
and shared solutions will be needed to 
enable and de-risk the sites and provide the 
clarity, certainty and confidence for Local 
Authorities to also support their delivery. 

We now urgently need targeted 
government investment to be a 
catalyst for enabling and aligning 
wider public, private and third 
sector delivery to maximise 
outcomes, benefits and positive 
impacts. 

Current State of the Region 

The Regional Prosperity Framework Delivery Plan notes the dynamic 
global context that we operate in. This includes the climate and 
nature emergencies, global conflict and political unrest, constrained 
supply chains, workforce pressures and the pace of technological 
change. These factors impact interest rates, inflation, and the way 
goods and services are consumed and delivered, and their price. 
They have also driven up costs, and reduced capacity to deliver. 

Against this backdrop, in a Scottish and UK 
context, our region faces a unique set of 
opportunities and challenges. We experience 
rapid growth in population with slow or 
declining population elsewhere. We continue 
to attract talent to live and work in the most 
economically successful part of Scotland. 
However, revenue support is tightest here, 
and this is placing unprecedented downward 
pressure on budgets, infrastructure 
and services, such as education, 
and health and social care, when 
demand is increasing. 

The Scottish Government has declared 
a national housing emergency. This region 
currently also has four Local Authorities (The 
City of Edinburgh Council, Fife Council, Scottish 
Borders Council and West Lothian Council), 
that have declared housing emergencies due 
to the unprecedented pressure on housing and 
homelessness services in their local areas. 

The impact of accommodating growth in capital 
and revenue terms is constraining the 
ability to deliver it, and same is 
true in terms of the ability to run 
services needed to sustain it. This 
situation places delivery, equality 
and our overall prosperity at risk. 
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Problems & Constraints 

• Need to address inequality, child poverty, homelessness 
and meet housing need 

• Need for additional infrastructure and service capacity, 
and funding to meet the cost of delivering and operating 
that capacity including to accommodate growth at local as 
well as on a regional, cross boundary and cumulative basis 

• Need for shared infrastructure and market failure issues 
and externalities to be addressed 

• Need to regenerate places and previously developed 
land and buildings with high abnormal costs, which is also 
impacting development appraisals 

• Market generally controls pace, scale and timing of 
delivery (public sector is currently reactive) 

• Need for deliverable housing land to meet need and 
demand when and where needed 

• Significant capital and revenue budget constraints 
impacting services and affordability 

• Need to coordinate and align planning and investment to 
transform and decarbonise 

• Skills and labour shortages, and need to enable 
sustainable construction skills 

• To deliver opportunities at scale and deliver 
efficiency, effectiveness and value for money when 
using scarce resources 

• To plan for transformation, modernisation and 
decarbonisation of the public estate and to enable 
shared services and facilities 

• To increase tax take and reduce welfare costs at 
national and UK level 

Opportunities & Benefits 

• To significantly increase the region’s impact at UK, 
European and global levels 

• To support the driver of Scottish economy and its 
transformation to green growth 

• To help address the National Housing Emergency 
within the region where housing need and demand 
is most significant nationally 

• To enable our regional growth USP and ambition 
– European Data Capital – and wider ambitions 
and investments – Green Freeport / Deal / UK 
Government Missions 

• To enable on-going fiscal redistribution of 
prosperity across the UK, nationally, regionally and 
locally to address inequality and child poverty 
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Challenges & Risks 

• Interrelationships between, and need to address, 
National Housing Emergency, and wider labour, 
funding and delivery crises, requires aligned 
policies, ambitions and investments 

• New housing is needed at pace and scale to 
accommodate population and household growth 
that exists and is anticipated, but it can not be 
delivered without additional government support in 
capital and revenue terms 

• If housing and infrastructure is not provided this 
will impact how the housing and labour market 
function, undermining equality 

• Underinvestment in housing and infrastructure is a 
barrier to growth and risks equality gaps widening, 
welfare bill increasing, and tax take reducing 

• Need to retain and attract the highly skilled 
workforce required to support our shared economic 
ambitions with Scottish and UK Government 

• Impact on market conditions from interest rates, 
mortgages and inflation 

Interrelationships & Dependencies 

Taken together, these contextual factors combine to present 
broadly two potential options in response to the current 
situation, and frame the critical path and golden thread for 
the preferred way forward for collaborative working with both 
governments: 

These interrelationships and 
dependencies have defined the 

Strategic Site Programme critical 
path and golden thread 

Problems & 
Constraints 

Opportunities 
& Benefits 

Challenges 
& Risks 

Do something – the counterfactual 
position, and the scale of 
opportunity our region has to 
offer at national and UK level, 
means there is a strong rationale 
for targeted government led and 
wider public sector investment to 
unlock private investment so we 
can jointly address the challenges 
that underpin our region’s, and 
the wider national and United 
Kingdom’s, shared prosperity 
– to address the housing 
emergency and wider 
labour market and funding 
and delivery crises. 

Do Nothing underinvestment 
in housing and infrastructure will 
undermine our regional economy, 
cause overheating in the housing 
and labour markets, stifle positive 
transformation, impact access to 
affordable housing, and hold back 
equality for, and the potential and 
productivity of, our people, places 
and the region, as key drivers 
of Scotland’s and the 
United Kingdom’s overall 
prosperity – not an option. 
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5. Strategic Sites Programme | Golden Thread 
Opportunities 
• South East Scotland is the driver of overall national growth 

and prosperity, and the ability to effect a redistribution of 
prosperity generated here for overall equality 

• Address the National Housing Emergency declared by 
Scottish Government on 15th May 2024 and to deliver 
affordable housing with scope to absorb any future 
slippage in the national affordable housing delivery 
programme 

• Need to address child poverty, homelessness and inequality 
• Appetite for place-based aggregate capital and revenue 

funding (UKG and SG) and for strategic alignment and 
impact 

• Population growth and demographic changes – 100k 
housing need and demand by 2040 needs pace and scale 
of housing and infrastructure delivery for 220,000 people 
– equivalent in scale to a delivering a new Aberdeen in 
around 15 years 

• Need to work together to find innovative solutions, 
including to deliver net zero at pace and scale 

• Opportunity to leverage at least £4.1 billion private 
investment, and to enable, co-ordinate and focus strategic 
investment on the housing delivery pipeline, recognising 
private borrowing can support Registered Social Landlords 
deliver affordable homes at the sites 

• Pipeline offers scalability for innovation, buying power, and 
more efficient, effective, affordable and achievable delivery, 
with more clarity and certainty 

• Appetite for focused infrastructure first delivery models 
(UKG and SG) to enable and de-risk sites and unlock their 
benefits 

• Infrastructure first delivery is an opportunity to create 
efficiencies, clarity and certainty, economies of scale and 
budget alignment for place making and delivery 

• Can help enable wider public sector estate transformation 
at national, regional and local level, potentially extending 
to wider sectors, including higher and further education 
institutions, with potential to deliver shared assets at sites 

• Skills Development, training and upskilling – Opportunities 
for additional investment in existing regional skills 
programmes that will provide a strong pipeline of enhanced 
talent for the sector through training and upskilling in 
emerging green technologies and relevant new sustainable 
construction techniques 

• Significant benefits programme from pipeline, including 
wellbeing from employment 

Goals/Spending Objectives 

1. Use public sector led 
development to de-
risk sites, provide 
clarity and certainty to 
leverage investment, 
innovation, sustainable 
delivery, and align 
place based action; 

3. Increase the 
pace and scale of 
affordable housing 
delivery, and the 
delivery of housing 
of all types, sizes and 
tenues, to meet need 
and demand; 

5. Mixed communities 
with modern, efficient 
and effective shared 
services, facilities 
and infrastructure, a 
wellbeing economy, 
and a more just 
transition to net zero. 

4. Unlock a deliverable, 
viable, affordable, 
acceptable and 
sustainable 30 year 
strategic site delivery 
programme, and 
culture of partnership 
working; 

2. Better balance of 
access to opportunity 
across the region, 
focusing action where 
it is needed the most; 

Challenges 
• Lack of capacity to accommodate growth in terms of capital 

and revenue impact, despite need, demand, deprivation, 
regeneration and previously developed land 

• Significant abnormal costs, infrastructure and service capacity 
constraints to site delivery – risks of sites not starting, stalling, 
stopping, and overreliance, and therefore also risks to service, 
infrastructure and funding and delivery solutions 

• Strategic alignment between both governments, their 
agencies, regional partners, local authorities and the private 
and third sector needed to identify and deliver a programme 
of strategic site infrastructure and service delivery solutions 

• Sites mainly privately owned, and their delivery is subject 
to wider investment decisions of others – need targeted 
government investment to help de-risk and enable sites and 
attract private and other investment in them 

• Market led, cash flow driven approach sets pace / scale of 
delivery and access to affordable homes (not ‘need’) and 
can be challenging to deliver infrastructure when needed to 
unlock sites, relative to cash flow from sales revenue 

• Planning for delivery of public services, infrastructure and 
facilities reactive to market delivery of sites, and challenging 
to strategically coordinate budgets and solutions – need 
comprehensive shared solutions for delivery of sites to 
bring clarity to the pace and scale of delivery with matching 
services and infrastructure 

• Need bespoke Scottish ‘comprehensive’ delivery mechanisms 
– reflecting on New Towns / the role of Homes England in 
an English context / Land Value Capture / etc – to address 
market failure and delivery gaps, but not to replace 
innovative or normal private investment, including developer 
contributions 

• Affordable Housing budget reductions and RPAs / HRA 
pressures / reprofiling because delivery pipeline uncertain 

• Net zero more costly if done on site by site basis and overall, 
as solutions can’t be packaged and delivered to secure best 
value, innovation and sustainability 

• Construction inflation and cost of borrowing is a significant 
challenge 

• Labour and skills shortages is already challenging considering 
increasing demand from competing sectors. The requirement 
for green skills, sustainable construction techniques and 
the skills required for the retrofit and adaptation of existing 
housing stock means additional funding for skills provision 
is necessary to attract new talent to the sector to meet that 
demand 
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Aim 

The aim is to collaborate with Scottish and UK Governments to 
support the delivery of places where people want to live and to 
enable major regeneration programmes, around 41,000 new homes, 
of which around 10,000 will be affordable, to create 8,000 jobs, and to 
deliver wider benefits including £30bn GVA. 

Delivery of the strategic sites will help address inequality, child 
poverty, improve health and wellbeing and create sustainable 
mixed communities and successful places that enable effective 
transformation and a just transition to net zero while responding 
to the climate and nature emergencies. This will also allow us to 
retain, create and attract the high quality workforce we need in 
south east Scotland to deliver our shared economic ambitions, which 
can enhance prosperity and contribute to productivity of the wider 
national and UK economy. 

41,300 
new homes 

To create 

8,000 
jobs £30billion 

GVA 

wider 
benefits 
including 

Spending Objectives 

1 To deliver focused public-sector led investment to enable our 
strategic sites, and unlock infrastructure first and service delivery 
solutions that will provide the long term clarity and certainty to: 
i. enable and accelerate delivery, support scalability and 

innovation, address inequality and support economic 
transformation; 

ii. attract and encourage wider private and third sector 
investment and financial innovation, ensuring public sector 
intervention supports this and does not replace normal funding 
and financial models, including developer contributions; 

iii. enable the wider public sector to deliver a programme of 
modernisation, decarbonisation and integration of public 
services and assets, where appropriate on a shared basis; 

iv. deliver more sustainable development and a more rapid just 
transition to net zero while responding to the climate and 
nature emergencies. 

2 To use targeted public investment to unlock a viable, 
affordable, deliverable, acceptable and sustainable 
benefits realisation programme from the strategic sites, 
as well as a culture of partnership working between 

4.1bn 
leverage 

public, private and third sectors; 

3 To achieve a better balance of access to employment, 10,000 housing and other opportunities across the region, 
affordable focusing investment, regeneration, renewal and benefits 

homes in areas where it is needed the most; 

4 To increase the pace and scale of affordable housing 
delivery, and the delivery of housing of all types, sizes 
and tenues, to meet need and demand; 

5 To create sustainable net zero mixed communities with a 
wellbeing economy, and with adequate revenue support 
to meet growing demand for modernised infrastructure, 
services and facilities. 

22 
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Enable a well being economy, and more balanced sustainable development, equality 
and prosperity 
To support the proper functioning of south east Scotland’s housing and labour market 
areas, as driver of the Scottish economy, by enabling delivery of new mixed communities, 
infrastructure, services and facilities at our strategic sites, including significant new 
affordable homes, to alleviate the national housing emergency and child poverty, and to 
enhance equality, productivity, prosperity and unlock wider strategic benefits and positive 
impacts at UK, national, regional and local level. 

1 

Create high quality mixed communities and places 
To create high quality places which are destinations and attractors, not dormitory places, with 
a full range and choice of housing types, sizes and tenues, including specialist housing and 
housing for specific needs, as well as integrated public services, infrastructure and facilities. 
Provision will be made for climate adaptation and mitigation, nature recovery, nature-based 
solutions and for bio-diversity net gain, and to promote equality, community wealth building 
and a wellbeing economy. 

Support quality job creation and more balanced distribution of higher employment 
densities 
To ensure a more balanced distribution of employment density and opportunity across the 
region, close to where people live. To attract this, investment in new strategic transport and 
digital infrastructure and services will be needed to enhance the connectivity and attraction of 
strategic sites and neighbouring communities, and to improve workforce mobility. Links will be 
made to regional and local skills and training programmes, including sustainable construction, 
to ensure the workforce is ready for the jobs of the future. This will improve self-containment, 
sustainability and local access to fair work, and retain and attract a highly skilled workforce. 

Facilitate modernisation, transformation and decarbonisation of public assets 
To use the ‘Place Principle’ and delivery of ’Infrastructure First’ at the strategic sites to enable 
wider modernisation, transformation and decarbonisation of public estates, assets and 
services, including digital delivery, and to reduce emissions and maximise climate adaptation 
and mitigation measures. This will also provide the clarity and certainty needed to align 
decisions and investments to deliver shared services and facilities that maximise efficiencies 
and effectiveness and provide value for money in the long term. 

4 

Find focused, comprehensive and cost effective enabling and supporting delivery solutions 
To agree comprehensive delivery solutions that mitigate risk, that maximise the vision for 
place quality and value, that achieve economies of scale and value for money, and which are 
deliverable, viable, affordable, acceptable and sustainable over the short, medium and long 
term. 

5 

Outcomes 

2 

3 

Underneath the Task force, there should be three key 
pillars of work to be overseen by it that will secure the 
necessary alignment: 

Place Principle 
& Infrastructure 

First 

Financial 
Innovation 
& Funding 
Alignment 

Delivery 
Mechanisms 

& Vehicles 

The Strategic Sites Task Force should be supported by a 
Strategic Sites Delivery Group, which will identify specific 
delivery gaps in the projects, for which there will be a need to 
identify agreed solutions in business case development and 
approvals. This structure is illustrated in the organogram at 
Annex 2. The membership of each group will be identified by 
the Task Force. 

6. Strategic Sites Task Force 
A Strategic Sites Task Force should be 
established by governments to oversee the 
delivery of the Strategic Sites Programme. 
The Task Force should comprise Scottish 
and UK Government civil servants as well as 
Ministerial and civil servant champions and 
include representatives from the Regional 
Partners as well as a representative for 
housebuilding interests. 

The Task Force should be predicated on 
partnership working to deliver the strategic 
sites programme and ensure strategic 
alignment and collective action to unlock the 
delivery of our strategic sites. The purpose 
of the Strategic Sites Task Force will be to: 
• Aligning Business Needs – to agree 

between the public, private and third 
sectors the main issues that require 
strategic alignment to deliver shared 
priorities and to maximise collective impact 
and unlock investment at pace and scale; 

• Aligning Service Requirements – to agree 
specific delivery gaps that joint working 
must focus on to enable delivery and 
ensure clarity, certainty and efficiencies, 
economies of scale and value for money; 

• Aligning Organisational Priorities, 
Capabilities & Capacity – to agree 
organisational responsibilities and 
priorities, and the scope, scale and 
duration of commitment needed from 
each party, including in terms of pooling 
knowledge, skills, experience and assets, 
and in terms of aligning decisions, actions, 
resources and adequate capital and 
revenue investment; 

• Aligning Business Strategy & Aims 
– to target focused public-sector led 
investment to address delivery gaps in 
projects as a basis to leverage wider 
investment that can enable strategic 
transformation and a long term benefits 
realisation programme. 
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Each business case approved by Scottish and UK Government will 
set out the agreed unlocking mechanisms and link the provision 
of their upfront public investment to the future delivery of 
agreed benefits and associated performance indicators from the 
delivery of the sites more widely. These measures may include, 
for example, delivery of an agreed number of serviced plots for 
affordable housing per annum, or transfer of serviced land for 
wider public infrastructure on an agreed timeline – e.g. enabled 
through an infrastructure first package – so delivery of public 
services and facilities can be planned in a more 
strategic joined up way. Overall, 
this will enable wider budget 
planning and approval 
processes to be linked 
to the sites, as well as 
any associated wider 
asset and estate 
management 
plans and 
decisions. 

Financial 
Innovation to De-risk 

Sites & Build Capacity. 
Financial innovation, delivering 

infrastructure first and providing 
capacity for growth – e.g. grant, loan, 

securities, guarantees, aggregate place 
based funding, institutional investment, 

developer funding and adequate revenue 
grant to meet growing demand 

for services 

Co-produce 
Streamlined 

Business Cases 
& Pursue Joint Approval. 

A pre- requisite of UKG/SG 
support to unlock sites could be 
that sites will commit to delivery 
of benefits programme – e.g. 
deliver serviced plots for ‘X’ 
number of affordable homes per 

annum, per site. Can also be 
linked to other portfolio 

ambitions – e.g. net zero / 
skills / renewal of estates 

and assets etc 

Identify 
‘Asks’ that 

Enable Pipeline 
of Opportunity. 

Identify place-based 
propositions and ‘asks’ 

that will de-risk and unlock a 
pipeline of deliverable land and 
attract private and institutional 
investment for infrastructure 

and product, and to enable 
and accelerate a delivery 

pipeline and programme of 
multiple place-based 

benefits 

Business Need: Strategic Sites Task Force 
A strategic partnership of public, private and third sector (SG/UKG/Regional 
Partners/investors/landowners/ developers etc) to identify, agree and align a 
programme of investment solutions for delivery of the strategic sites and their 
benefits realisation programmes – support for a delivery pipeline, including via 
adequate place-based capital and revenue funding allocations. 

Service Requirement: Strategic Site Delivery Group 
Place-based collaborative working to identify ‘unlocks’ for strategic sites, so funding 
and delivery of their interventions can be positioned in the overall strategic sites 
programme and linked to financial innovation and coordinated action. Leads will 
achieve this by working collaboratively with the Key Agencies and others and by 
coproduction of business cases with the Task Force to front load appraisal and 
timing of actions, led by de-risking, place-making and service solutions overtime. 

Streamline Business Case Development 
Business cases will identify the commitments needed to address delivery gaps and 
the interrelationships, dependencies and risks associated with enabling, supporting 
and sustaining the strategic sites and their benefits realisation programmes, which 
must as a minimum be: 
• deliverable, viable, affordable, achievable and acceptable 
• aligned to infrastructure investment and financial innovation 
• perform to agreed phasing, timing, outputs and outcomes - e.g. provide 

infrastructure and serviced land as, where and when needed by service and 
infrastructure providers 

• able to utilise funding allocations and attract investment 
• deliver agreed wider programme of benefits realisation 
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The Place Principle 

Scottish Government, COSLA and Local 
Authorities have adopted the Place Principle 
to overcome organisational and sectoral 
boundaries. This is to encourage better 
collaboration to improve collective impact 
and use of resources and investments. 
The Place Principle approach operating at 
programme level across portfolio’s, agencies 
and other organisations will support the 
National Performance Framework and is 
essential to high quality place-making. 

No one organisation oversees and co-
ordinates the delivery of all place-based 
services, infrastructure and facilities, and the 
capital and revenue investments required to 
enable and support delivery at the scale of 
the strategic sites. Strategic deployment of 
the Place Principle within the Strategic Sites 
Programme will therefore be essential to find 
appropriate and joined up delivery solutions, 
as relevant to each stage of the process. 

We must therefore work strategically and 
in an integrated way to assess the long 
term needs of our people and places, and 
to identify how best to deliver this at the 
strategic sites. Our anchor institutions will 
also have a central place-making role, and 
could play a key part in creating the jobs 
and vibrancy and vitality at the sites from 
the outset that can be a catalyst for wider 
economic activity and investment in our 
places. 

The Place Principle 

The Scottish and UK Government as well as national agencies, organisations and institutions 
will be instrumental to finding and investing in these solutions. The following organisations are 
central to the delivery of the Strategic Sites Programme, with the full scope of organisations 
and their involvement in each site to be collaboratively identified at project level: 

• UK Government: 
– UK Infrastructure Bank 

• Scottish Government: 
– Transport Scotland 

– National Health Service 
– Blue light services 

– Scottish Enterprise / SDI 
– Education Scotland 

– SportScotland 
– Scottish Water 

– Scottish Environmental Protection Agency 

• Network Rail 

• Public transport operators 

• SEStran and SUStran 

• Service and utility providers 

• Scottish National Investment Bank / 
Institutional Investors 

• Scottish Futures Trust 

• HE/FE sector / SDS 

• Landowners and developers 

We have 
a globally 
competitive, 
entrepreneurial, 
inclusive and 
sustainable 
economy 

We are open, 
connected and 
make a positive 
contribution 
internationally 

We tackle 
poverty by 
sharing 
opportunities, 
wealth and power 
more equally 

We live in 
communities 
that are inclusive, 
empowered, 
resilient 
and safe 

We grow up 
loved, safe and 
respected so 
that we 
realise our 
full potential 

We are well 
educated, 
skilled and 
able to 
contribute 
to society 

We have 
thriving and 

innovative 
businesses, 

with quality jobs 
and fair work for 

everyone 

We are 
healthy and 

active 

We value, enjoy, 
protect and 

enhance our 
environment 

We are creative 
and our vibrant 

and diverse 
cultures are 

expressed and 
enjoyed widely 

OUR VALUES 
We are a society which treats all our 

people with kindness, dignity and 
compassion, respects the rule 

of law, and acts in an open 
and transparent way 

OUR PURPOSE 
To focus on creating a 

more successful country with 
opportunities for all of Scotland 

to flourish through increased 
wellbeing, and sustainable and 

inclusive economic growth 

We respect, 
protect and 
fulfil human 
rights and 
live free from 
discrimination 

– Nature.Scot 

– Historic Environment 
   Scotland 
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Partnership & Governance 
All the strategic sites are different, and 
each is at a different stage. Some sites have 
benefitted from initial government support 
and are now underway, some are committed 
or have started but delivery gaps to on- 
going delivery exist; others are planned 
or identified as ambitions that can only be 
endorsed subject to approval of business 
cases by Scottish and UK Governments. 

In some cases, to achieve the required 
outcome, comprehensive shared 
infrastructure first delivery solutions that 
enable, de-risk and accelerate sites in their 
entirety will be required. In other cases, 
enabling tranche delivery with infrastructure 
on a phased basis may deliver the right 
outcome overtime. A common factor 
among the sites is they all require strategic 
unlocking solutions to be confirmed by 
Scottish and UK Government, including 
capital and revenue financial solutions. In 
many cases, confirmation of such support is 
required before Local Authorities can allow 
the sites to progress to any next stage. 

Each site has its own ownership, commercial, 
financial, and management arrangements 
that are either in place or that will require 
to be identified when the availability and 
nature of Scottish and UK Government 
support is clearer. Each site will also require 
its own strategic partnership, governance 
and delivery arrangements to be agreed in 
business case development in that context 
too, supported by the behaviours and values 
that will be central to nurturing a successful 
culture of partnerships and collaborative 
working. 

Critically, an understanding of the scale, 
nature and duration of support from 
government, including in capital and revenue 
terms, is also needed to bring clarity to 
shape proposals; importantly, this will also 
determine if they can be made acceptable 
to, and can be endorsed by, Local 
Authorities. The aim of the Task Force and 
Delivery Leads Group would be to streamline 
and front load solutions. 

These matters can be shaped during 
collaborative business case development, 
to ensure projects are viable and deliverable 
to the supply side, and affordable and 
acceptable to the public sector and local 
authorities that may endorse them and 
sponsor their business cases. 

Local authorities will therefore be the 
gateway to the governance pathway. 
They will decide if proposals and their 
accompanying business cases can be 
sponsored to progress through the Regional 
Partnership for submission to Scottish and 
UK Government for their consideration and 
decisions. 

In that context, government approval of 
the Outline Business Case Stage in respect 
of each strategic site will be essential for 
Local Authorities to consider allowing the 
sites to take their next step within relevant 
local authority plans and strategies; that 
is the point at which ‘in principle’ support 
from government for the necessary delivery 
solution to enable sponsored schemes need 
be confirmed, to frame next steps. 

Local Authority 
Governance – the 

starting point with the 
sovereignty to endorse 
proposals and sponsor 

business cases 

UKG & SG 
– parliamentary 

/ committee 
decisions 

as required 

Regional 
Governance 

– Elected Member 
Oversight Committee/ 

Joint Committee 
endorsement 

for submission 
to UKG/SG 

Strategic Sites 
Task Force / 

Delivery Leads 
Group 

– Shapes the 
proposals 

Business Case 
commits 

SG / UKG support 
to proposals and 

links it to benefits 
realisation 

Monitoring 
and evaluation 
framework and 

Performance 
Indicators for 
deliverables 

Project 
Partnerships 

& Delivery Vehicles 
– responsible 
for successful 

implementation 
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Funding & Financial Innovation 

The capital and revenue implications of 
delivering the strategic sites must be 
addressed in collaboration with Scottish 
and UK Government so their delivery can 
be progressed. A range of funding and / or 
financial support and innovation mechanisms 
will be required to unlock them. 

Regional Partners welcome that this work 
is set out in the Scottish Government’s 
Programme for Government, and note 
the close alignment with UK Government 
ambitonis to boost housing and 
infrastructure delivery too. The work will 
require that provisions within the Deal be 
coordinated with wider Scottish and UK 
Government policy and portfolio investment 
opportunities, and for these to be aligned 
and coordinated to deliver in a place based 
way. In some cases, fresh thinking, creative 
ideas and new funding and investment 

models will be needed to overcome delivery 
gaps. Long term commitment from Scottish 
and UK Government will be needed to 
support this programme, considering the 
scale and duration of delivery and benefits 
realisation from the sites. 

Delivery solutions will include the need for 
direct targeted public sector investment to 
deliver ‘infrastructure first’ to 
de-risk and enable sites, or to address 
market failure, deliver externalities or items 
that the market cannot deliver acting alone. 
In doing so this will enable wider private 
investment and public benefits to be 
realised. The scope, scale and duration of 
government support needed for each site 
will be set during the respective business 
case development process, when it can be 
identified in detail. 

Overall, however, direct capital and revenue unlocking requirements 
that will require government support include the need for: 

Strategic transport capacity, 
and other utilities, services, 
infrastructure and facilities 

Land remediation and reuse, 
and site enabling works for 
previously developed sites and 
buildings 

Education, community, health 
care and blue light services, 
facilities and infrastructure 

Restoration of previously 
developed land, structures and 
buildings for positive future 
uses 

Net zero energy and heat 
infrastructure solutions 

Multidisciplinary technical 
working and solution finding 

Revenue support to provide 
capacity for growth 

Collective working between Regional 
Partners, Scottish and UK Governments and 
the private sector and others as relevant will 
be essential to secure the alignment that 
will be needed to identify, agree and deliver 
shared solutions. 

Funding & Financial Innovation 

Collaborative working with both 
governments will start by identifying the 
financial innovation ‘tool kit’ as applicable 
to the delivery gap of each strategic site. 
Examples of current capital and revenue 
financial innovation mechanisms that may 
be applicable are set out below: 
• The Deal commitments in terms of capital 

grant funding and exploration of wider 
financial innovation opportunities and: 
– Access to capital grant monies identified 

beyond the current Deal programme in 
other policy or portfolio areas (e.g. vacant 
and derelict land, transport, education 
and net zero, and place-based aggregate 
investment etc) linked and aligned 
to create place-based, rather than 
thematic approaches, to support delivery 
mechanisms for specific strategic sites; 

• Using anticipated growth in the tax base 
at government level to support borrowing 
to address any initial funding gaps, which 
is repaid from taxation income generated 
by the development via annual outcome-
based revenue grants; 

• Outcome based funding models – e.g. Tax 
Increment Financing / Growth Accelerator 
Models; 

• Risk Sharing Mechanisms – e.g. Securities / 
Guarantees / ‘The Winchburgh Approach’; 

• User Funding – e.g. Regulated Assets 
/ Concession Arrangements / Mutual 
Investments; 

• Institutional Investment & Finance – e.g. 
Infrastructure Funds / UK Investment 
Bank / Public Works Loan Board / Scottish 
National Investment Bank; 

• Partnership Approaches – e.g. Joint 
Ventures / ESCOs / government or bank 
investment; 

• Land & Surplus Estate – e.g. Sales / 
receipts / re-provide / re-purpose / re-use / 
convert; 

• Land value uplift – Infrastructure levy / 
developer contributions etc; and 

• Revenue for Services – A ‘New Homes 
Bonus’ type approach. 

An early task will be to identify common 
issues and requirements to de-risk 
and enable the sites and to investigate 
scalable and replicable approaches that 
can be combined in different ways. Once 
the ‘Business as Usual’ toolbox has been 
explored, there may be a need to consider 
any remaining delivery gaps and the need 
and scope for further support measures to 
be identified and deployed. 

Overall, this will require collaborative working 
to collectively decide what may be possible, 
applied and / or to develop potential new 
approaches that can be deployed to ensure 
the sites are viable, deliverable, affordable, 
acceptable and sustainable. Live case 
studies are set out at Annex 1, addressing 
scenarios where there may be viability gaps, 
cash flow issues and approaches to address 
the need for additional revenue support for 
service delivery. 
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7. When is Action Required? 
Our programme of business case development currently prioritises three 
business cases, which are under active development, and which are targeted 
for consideration in 2024/25. These are summarised below: 

 Strategic Site Business Case Status / Stage / Target Requirements 

Granton Waterfront Full Business Case – Phase 1 and Heat 
Network – Spring 2025 

Land remediation 
Placemaking 
Affordable homes 
Net Zero 

Tweedbank Full Business Case – Summer 2025 

Blindwells Strategic Outline Case – Winter 2024 

Outline Business Case – 2025 

Land Remediation 
Strategic Transport 
Education 
Net Zero 
Revenue 

Shawfair Education 

Dunfermline Education and Transport 

Calderwood Education 

Winchburgh Rail Station 

The potential for on-going growth means that other strategic sites may need 
to come into the Strategic Sites Programme in future, if they form part of our 
regional ambitions or development plan spatial strategies. 

Strategic Sites Delivery Programme 

2054/55 

2054/55 

2039/40 

2039/40 

2049/50 

Phase 1 
2036/37 

2034/35 

Granton 

Blindwells 

Tweedbank 

Shawfair 

Calderwood 

Winchburgh 

Dunfermline 

34 

Current Priority Business Cases 

Business Case to be Developed 

Approved Initial Business Case 
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Personnel Resources 
Regional Partners have developed this programme with 
input from Scottish Government on the basis it will be 
presented to Ministers for their views. We welcome that 
it is also set out in the Scottish Government’s Programme 
for Government, and note the close alignment with UK 
Government ambitions to boost housing and infrastructure 
delivery too. We want to work collaboratively with both 
Scottish and UK Government to deliver this Strategic Sites 
Programme (SSiP). 

However, to implement the ambitions set out within the 
SSiP a dedicated resource will require to be identified to 
drive the programme forward and to co-ordinate the work 
of any Strategic Sites Task Force, Strategic Site Leads Group 
and Delivery Group towards agreed solutions. 

This resource currently sits outside the capacity of Regional 
Partners and the Scottish and UK Government. Regional 
Partners would welcome on-going discussion with Scottish 
and UK Government on how that personnel resource can be 
identified between the parties. 

Capital & Revenue Delivery Gaps 
Regional Partners have stood up the Strategic Sites Leads 
and they are engaging with Key Agencies and others to 
identify the delivery gaps associated with each of the 
strategic sites in both capital and revenue terms. 

36 

Delivery Gaps & Next Steps Annex 1 
Innovation in Action – Granton Waterfront 
a Regional Case Study 

On Phase 1 of Granton Waterfront 
Regeneration, the City of Edinburgh Council 
recognises that while there is a large up 
front funding gap, the development itself 
will generate significant financial benefits in 
the longer term. There will be growth in the 
Council Tax base as well as additional LBTT, 
NDR and employment taxes at government 
level. 

• A funding model is being developed with 
Scottish Government officials which seeks 
to use prudential borrowing to address 
the initial funding gap, which is repaid 
from taxation income generated by the 
development as well as wider resources 
available to the Council. Under this model 
additional Council Tax income generated 
from the development is being combined 
with some of Edinburgh’s retained NDR 
revenue from the Forth Green Free Port to 
support repayment of borrowing. 

• An initial government ask of c£70m has 
been reduced to: 
– a £15m call on the Strategic Sites 

investment funding identified within the 
City Region Deal, where the Scottish 
Government committed to at least 
£50m of funding to support delivery of 
strategic sites across the region; and 

– an annual outcome-based revenue 
grant of 
c£2m per annum over a 20-year period 
paid for 
by additional tax generation. 

Granton Waterfront © Aerial Photography Solutions 
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Innovation in Action – Winchburgh a Regional Case Study 

Background 
• The site had been identified in the 

development plan for some years prior to 
planning consent being granted in 2012. 
However, that planning consent limited the 
number of houses which could be occupied 
prior to funding to deliver the new 
secondary school infrastructure, which was 
required to support 3,450 houses, being 
fully committed. 

• The lead developer was committed to 
fully funding the secondary schools but 
could not do so at this early stage of the 
development. This was essentially a cash 
flow issue for the developer but a failure 
to secure an agreement to delivery of the 
infrastructure would have resulted in the 
development stalling. 

• The developer was committed to funding 
the non-denominational secondary 
school infrastructure together with 
making contributions to the provision 
of the new denominational secondary 
school but needed to do so over the 
life of the development rather than as a 
single contribution at an early stage of 
the development. The City Region Deal 
afforded the opportunity to take a different 
approach based on risk sharing and the 
provision of underwriting and guarantees. 

• The council indicated that it was prepared 
to forward fund the secondary school 
infrastructure provided guarantees were 
put in place to ensure that the council 
could service the debt each year over the 
lifetime of the borrowing. 

Solution 
• A Tripartite Agreement with the lead 

developer, the Scottish Government and 
the Council was put in place to share the 
risk and provide the necessary guarantees. 
The agreement provided the necessary 
reassurance for the council to forward 
fund both the denominational and non-
denominational schools. It was the risk 
sharing agreement which allowed the 

Winchburgh, West Lothian Photo: Gary Baker Photography 

development to progress. Over 1,000 
houses have now been occupied. 

• The Tripartite Agreement was signed 
prior to the pandemic and despite the 
challenges that this, and subsequent 
financial volatility created, the council has 
continued to secure the necessary financial 
contributions each year. Indeed, despite 
these challenges, contributions are ahead 
of the assumed financial profile. The debt is 
being reduced on an annual basis meaning 
that any call on the Scottish Government 
guarantee is lower than the maximum risk 
at the time of signing the agreement. 

Outcome 
• Progressing the development at 

Winchburgh has wider economic and 
environmental benefits than simply 
the provision of new schools and 3,450 
new houses. The development has also 
delivered a new denominational primary 
school with a new non-denominational 
primary school under construction, 
delivered a new sports hub with community 
access, allowed the remediation of a land 
fill site, delivered a new motorway junction 
on the M9 and a new marina on the Forth 
and Clyde Canal. The new denominational 
secondary school also removed a 
constraint on housing development which 
applied across the whole of West Lothian. 
This would not have been delivered without 
the innovative risk sharing approach with 
Scottish Government. 

Requirement for Innovation – Revenue Funding 

Background 
• As the fastest growing region in Scotland, 

the scale of housing growth in Edinburgh 
and South East Scotland creates significant 
revenue budget challenges for the region’s 
local authorities, including higher school 
rolls, more domestic waste collections 
and maintenance of newly adopted roads, 
parks and street lighting. The impact is 
felt more acutely in smaller authorities 
where increases in housing is proportionally 
greater. 

• While these costs are partially offset 
by additional Council-tax revenue, and A New Homes Bonus for Scotland 
increased general revenue grant from • A scheme similar to England’s New Homes 
Scottish Government, there remains a Bonus would help address some of the 
significant budget pressure. This can be revenue challenges. It provides incentives 
exacerbated in the short-term by the lag to increase house stock encompassing new 
between housing growth taking place and build, conversions, and long-term empty 
the necessary data becoming available to properties bought back into effective use. 
update the local government formula. Payments for each eligible property are 

paid for six years and are calculated per • It is recognised, however, that local 
home in terms of the national average government funding is limited and we 
Council Tax Band for that home. A flat cannot solve the problems by seeking to 
rate of £350 per year is also paid for each divert resources from other Councils. A 
affordable home delivered. more innovative approach is required. 

Capturing the Benefits of Economic 
Growth 
• As set out in the deal document, housing 

development is key to unlocking the 
region’s economic potential, generating 
additional tax receipts for both Scottish 
and UK governments. Collectively, in 
delivering over 41,000 new homes across 
the strategic sites, over £30bn Gross Value 
Added will be generated. We would like 
to explore mechanisms whereby some 
of these receipts can be returned to the 
region to offset the impact of housing 
growth. 

Blindwells New Settlement, East Lothian 
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Initial Logic Model 

Outcomes Resources Activities Outputs ImpactNeed 

People / Assets / 
Investment 

Aggregate Place-based 
Investment / Funding Pots 
Coordinate and pool wide 
range of SG / UKG portfolio 
/ programme grant / loan 
(as appropriate) to align 
with and unlock / enable 
strategic multi-strand 
place based investment 
and action projects 

Non-effective Land 

Current & New Financial 
Tools / Guarantees / 
Securities / Innovation 

Revenue Support for 
Growth 

Institutional Investment 

Seek capital investment 
to front fund 
infrastructure delivery 
early with cost fixed 
and repaid over longer 
term – e.g. via developer 
contribution linked to 
interest not indexation – 
or to deliver products one 
land is made effective – 
e.g. SR / MMR 

Developer Funding 

Developer funding (e.g. 
S75 / Levey etc) towards 
infrastructure / Facilities 

See 
Challenges & 
Opportunities 

Aligning National, 
Regional & Local 
Ambitions 

Place Principle & 
Infrastructure First 

Growth Deal / RPF 
Priorities 

Strategic Sites Task Force 

Focused on Unlocking Land 

Delivery Leads Group 

Identify ‘asks’ for strategic 
sites to make land 
effective via supporting 
transport & infrastructure 
strategy and revenue 
support 

Aligned Regional 
Housing & Infrastructure 
Investment Strategy 

Based on pipeline of 
effective land from 
strategic sites and other 
land – e.g. public assets – 
develop a regional housing 
& infrastructure investment 
strategy to deliver pipeline 
and benefits realisation 

Regional Delivery Alliance 

Focused on Delivery / 
Benefits Programmes 
on effective land once 
enabled 

Coordinated and aligned 
delivery & benefit 
programme 
• Net zero emissions 

reduction, mitigation 
and off-set 

• Address inequality 
and community wealth 
building 

• Higher employment 
density and quality job 
creation 

• Infrastructure to enable 
sustainable development 

• Nature recovery and 
bio-diversity net gain 

• Housing delivery, 
including affordable 
housing 

• Increased self 
containment with 
local access to 
integrated services 
and opportunities 

• Supporting 
modernisiatoin, 
transformation and 
innovation 

• Comprehensive cost 
effective solutions 

• Deliverability, 
viability, affordability 
and sustainability 

• Risk management 

• etc 

New Financial Innovation 
Models bespoke to sites 

Strategic Sites de-risked 
and unlocked with 
bespoke Infrastructure 
First & Place based 
Investment Models – 
comprehensive solutions 
that are more resilient to 
market change / 
fluctuation than market 
led, cash flow driven 
incremental approach 

Business Case 
Development 

Pre-requisite of UKG/ 
SG support for the 
unlocks needed to deliver 
effective sites is that the 
sites commit to delivery 
of benefits programme – 
e.g. serviced plots for ‘X’ 
amount of houses each 
year on each site 

Pipeline of Effective Land 

Funded Delivery 
Programme 

Revenue Support to 
enable capacity for 
growth 

Clarity & Certainty 

Planning / Budgets / 
Investment etc 

Accelerate green 
recovery, just transition 
to net zero, and a 
wellbeing economy 

See also potential 
Strategic Site Programme 
Goals / Spending 
Objectives 



 
 

 
 

 
 

Further Information & Contacts 
Programme Lead 
Andrew Stewart 
Project Manager, East Lothian Council: astewart2@eastlothian.gov.uk 

Programme Management Office 
Andy Nichol 
Programme Manager: andy.nichol@edinburgh.gov.uk 

David Baxter 
Senior Programme Officer: david.baxter@edinburgh.gov.uk 

General enquiries: esescr.citydeal@edinburgh.gov.uk 

Further Information 
esescityregiondeal.org.uk 


	Blindwells App1 red.pdf
	Structure Bookmarks


