REPORT OF CURRIEMUIREND PARK FEASIBILITY STUDY MEETING OF 11/02/2014 AT 7.30 P.M. IN TANNER’S BAR, LANARK ROAD

Public Meeting organised by Juniper Green Community Council in conjunction with The Friends of Curriemuirend Park.

Chair: Cliff Beevers; Panel: Sam Verner and Heather Kirkland, CEC Regeneration Team and Keith Cameron of Patience and Highmore, Consultants, Helen Ogg, Vice Chair of JGCC.

Following introductions from the Chair and his outline of the current position of JGCC in relation to the designation of Curriemuirend Park in the Local Development Plan as a potential building site for housing, Sam Verner and Heather Kirkland made the following points about the context of the Feasibility Study:

a) the Study had examined the feasibility of proposals to build at both Curriemuirend Park and Moredunvale Road. Of 4 potential sites originally suggested by the Neighbourhood Planning Team only these 2 had been selected. This meeting would consider Curriemuirend Park only.

b) both housing and the provision of allotments were proposed for the Curriemuirend site. Clovenstone Drive would have greenspace improvements.

c) 36,000 new homes were needed in Edinburgh over the next 10 years.

Keith Cameron presented the findings of the consultants:

a) the site had a number of drawbacks, principally noise from the by-pass; the busy Wester Hailes Road, and the uneven topography of the ground.

b) there was the potential for building 180 quality housing units on the site, with the gardens of two storey houses backing on to Viewfield Road gardens, and flats of 2 or 3 storeys fronting onto Wester Hailes Road.

c) safety considerations required the narrowing of Wester Hailes Road to two single lane carriageways between Clovenstone Roundabout and Gillespie Crossroads to allow for a slip road giving access to the new development on the western side.

d) the underpass to Clovenstone would be closed, to be replaced by a pedestrian crossing.

e) Clovenstone could have additional tree planting to compensate for the loss of trees at Curriemuirend, as well as other parkland amenities such as benches.

f) 1,750m2  of land could go to allotments at the northern end of the site.

g) the 180 units would consist of 142 flats and 38 houses, with 25% affordable housing to be mixed in with the 75% private housing.
h) a sustainable drainage system was proposed leading to a small wetland area at the lowest point.

i) two pedestrian crossings on Wester Hailes Road were envisaged, one at the southern end near the park entrance, linking it to the Clovenstone green space, the other just south of Clovenstone roundabout.

j) a traffic impact survey would be needed before development could proceed.

k) Once a developer had been found, the process of development would take 4-6 years, depending on how quickly houses could be sold.

Sam Verner: 

a) the financial viability of any scheme was affected by such factors as the number of homes that could be accommodated on the site; the roads and parking areas required; constraints imposed by various features of the site; land values; construction costs; changes in the market etc.

b) at present the costs of building on the Curriemuirend site did not stack up in favour of development.

c) if the economic climate were to improve greatly at some point over the next ten years or so, building might become viable enough to attract a developer.

d) the Study had shown the capacity of the site and the technical feasibility of building there.

e) it would be up to the Planning Committee at its meeting in May to decide how to progress the issue of development on the site.

f) the findings of the Study would go to the Neighbourhood Partnership in March.

Questions and discussion: - the following points emerged:

a) a realistic calculation of the car ownership of the occupants of 180 homes was needed in assessing the impact on local roads. 

b) the calculation of the number of cars generated by affordable housing had been raised in recognition of the fact that it was scarcely different in this respect from private housing.

c) the pinch point in traffic flow at Gillespie Crossroads had resulted already in Viewfield Road being used as a rat run. This problem would be addressed by traffic calming measures thanks to local councillors’ initiatives.

d) the city’s Traffic Department had calculated that Wester Hailes Road between the pinch points of Clovenstone Roundabout and Gillespie Crossroads would still have sufficient storage capacity after narrowing to cope with traffic flow. This finding did not accord with the perceptions of regular users of the road.

e) pedestrian crossings on Wester Hailes Road would cause additional traffic delays.

f) no developers had been consulted in connection with the Feasibility Study or contacted by anyone connected with it.

g) it would be up to a developer to decide when it might be economically viable to develop the site; this was not a decision for the CEC or its officials.

h) the wildlife value of the site did not fall within the Study’s remit, but would be a factor to be considered as part of any planning application. Any survey would need to be arranged by a potential developer.

i) local politicians present, and the meeting in general, agreed that it was essential that brownfield sites must be developed before any green space was surrendered to a developer.

j) there were no plans in the LDP for retail units at Curriemuirend.

k) in view of the finding that development was not financially viable, it would be desirable to have the Curriemuirend Park site taken out of the first phase of the LDP if it were not to end up in limbo as no one’s responsibility, thus becoming a victim of planning blight. Ideally, it should be returned to the Parks Department.

l) the impact on Juniper Green Primary School of additional housing had not been considered as part of the Study. This would be done by the Education Department as an assessment of the overall educational needs of the wider locality.

m) the safest route to the primary school from Curriemuirend would be a long way round, tempting children to use a shorter route necessitating the hazardous crossing of two busy slip roads.

n) the Moredunvale Road development proposal also included park land; its viability might be affected by the cost of dealing with the effects of mining in the area.

Proposed actions to be taken by JGCC and The Friends of Curriemuirend Park, with the support of Wester Hailes CC:

a) JGCC and members of the public to ask councillors to press for the development of Curriemuirend Park to be removed altogether from the next draft of the Local Development Plan. It was noted that, prior to the Planning Committee’s meeting in May, community councils would receive the revised Development Plan which would give an indication of what the Planning Committee would be considering, at which point JGCC and individuals would be able to comment on it. In this context Gordon MacDonald MSP commented that, in view of the current study’s conclusion that the Curriemuirend Park site would not be able to contribute to the effective land supply over the next five years, there was no urgency to include Curriemuirend Park in the next draft and that it was likely to be out of the Plan for ten years.

b) JGCC and The Friends of Curriemuirend to press for the return of the site to the Parks Department to avoid its falling prey to planning blight.

c) to pursue Alastair Paisley’s suggestion of asking for an interim traffic impact analysis on Wester Hailes Road analysis.

d) to ask for an analysis of air quality on the roads adjacent to the Park in view of the fact that three of the four arterial roads into west Edinburgh already fail to meet European standards.

e) to see if the site can be removed from the housing budget and become the sole responsibility of the Parks Department.

f) to follow up earlier FOI requests by Gordon Miller for the release of the Feasibility Study to JGCC and The Friends of Curriemuirend Park.

g) to seek new and imaginative ideas for the recreational use of Curriemuirend Park.

h) to accept the offer of Rick Morley of WHCC to organise a thorough environmental survey to ascertain the wildlife value of the Park. 

NOTE for POST MEETING: The Chair of Wester Hailes Community Council said he was very happy that Curriemuirend Park should remain a green space. 
Further note: On Wednesday 12th February Juniper Green Community Council committee forwarded the following message to its three local councillors: “We heard last night that housing development on Curriemuirend Park, as proposed in the first phase of  the Local Development Plan, is not currently financially viable, and is unlikely to be viable within the next five years. Housing on this site is therefore not going to contribute towards the 5 year effective land supply.

In view of the indicative findings of the feasibility study which are likely to result in the withdrawal of the Curriemuirend Park site from the first phase of the LDP on economic grounds, arising from the inherent difficulty of building there, Juniper Green Community Council asks our three councillors immediately to press for its complete removal from the draft LDP before it goes to the Planning Committee in May.”
