
WINCHBURGH 2035

Introduction
Welcome to this public event hosted by Winchburgh Developments Limited 
and Hopetoun Estates. 
The purpose of the event is to share information with members of the public in 
relation to the ongoing review of the West Lothian Council Local Development 
Plan. 
Winchburgh Developments Limited and Hopetoun Estates intend to make a joint 
submission to that review process, promoting land for additional development 
in and around Winchburgh – the Winchburgh 2035 Vision.

Winchburgh 2035 Vision 
This event explains the background to that submission and highlights the 
additional land (either in Winchburgh Developments Limited or Hopetoun 
Estates ownership) that is intended to put forward for consideration by West 
Lothian Council as planning authority.
The proposals presented seek to establish the final phase of mixed use, 
residential led strategic growth for Winchburgh that will enable the delivery of 
a fully sustainable, integrated transport solution for the expanded settlement. 
It will also create and sustain further employment opportunities. 
The proposals have been established using a combination of Scottish 
Government planning policy and detailed site investigation and analysis.

The West Lothian Council Local Development Plan – what 
is it and why is it under review?
The West Lothian Local Development Plan is a statutory planning document 
published by West Lothian Council that sets out the spatial strategy for growth 
within the Council area. 
It includes plans and diagrams showing areas for new development and, 
conversely, areas that should be protected as well as a number of planning 
policies covering various topics against which all development proposals are 
assessed by the Council.
The West Lothian Council Local Development Plan is under review at this time. 
The review process presents the opportunity for all parties – landowners, 
developers, community groups and individuals - to engage with the Council 
planning process, promote land for development and influence policy decisions 
in the West Lothian Council area covering the next ten years.

Winchburgh Developments Limited and Hopetoun Estates are, at this 
time, awaiting the formal announcement from the Council of the “Call 
for Ideas” consultation and the land identified in this presentation  is 
intended to be promoted to the Council as part of that consultation 
process.
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New schools campus opened in 2022.

View north east over Winchburgh. New canal marina Winchburgh town centre.

New housing and infrastructure being delivered at WinchburghAuldcathie Park opening 2022

View west over Winchburgh town centre to Auldcathie park and education campus.

The latest Council time-line for its review (as of March 
this year) is set out below.

1.	 Preparation of “Evidence Report” (work ongoing 
by Council)

Council-led “Call for Ideas” consultation (starting 
October 2024)

2.	 Evidence Report “Gatecheck” by Scottish 
Government (end 2024)

3.	 Preparation of, and consultation on, Local 
Development Plan “Proposed Plan” (end 2025)

4.	 Local Development Plan “Examination” (during 
2026)

5.	 Local Development Plan “Adoption” (end 2026)

Winchburgh Main Street
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The current Winchburgh Masterplan
Winchburgh comprises a part of one of the Core Development Areas (CDA) 
originally identified in the West Lothian Local Plan 2009. The Broxburn, 
Uphall and Winchburgh CDA is a mixed use allocation allowing for a total 
of 5,500 houses with 3,450 of those identified for development in an 
expanded settlement at Winchburgh. 25% of these houses are to be 
affordable houses. 
To date over 1000 new houses have been built in the village and house 
building rates are now averaging around 250 houses per year, equating to 
about a quarter of all houses being built in West Lothian each year. 
Significant progress with delivery of the associated infrastructure and 
environmental improvements has been made in parallel with construction 
of the houses. Up to current date (September 2024) 69% of the total 
infrastructure planned as part of the Masterplan has been delivered 
against 25% of houses occupied to date.

Schools 
Winchburgh Academy was opened for the start of the 2022/23 school 
session. The new Holy Family Primary School building was opened at the 
same time and allowed Winchburgh Primary School to expand into that part 
of the original school previously occupied by Holy Family. Sinclair Academy 
opened for session 2023/24. 
Work is progressing on delivery of a further non-denominational primary 
school which is expected to be completed by August 2025. 

Motorway Junction 
A new junction onto the M9 motorway was opened in April 2023. Together 
with providing a direct connection to the motorway network, the junction 
also opens up over 25 hectares of prime economic development land 
between the motorway and the village. 
The new core road, including new canal and railway bridges, connecting 
the B9080 to the new junction on the M9 was opened in June 2024.

Town centre 
Phase 1 of the new town centre was opened in 2018, including a small 
Sainsburys, a number of units occupied by other shops and service 
providers and residential development. 
Development of the second phase of the town centre is underway which 
will include a range of facilities including a larger Sainsburys supermarket 
that opened in April 2024. 
A site for a ‘Partnership Centre’ remains reserved on the north side of 
the town centre and the developer is obligated to transfer the site to the 
Council if it is required. That is the subject of ongoing discussion with the 
Council and NHS Lothian.

Environmental Improvements 
The former Auldcathie landfill site was located on the west side of the 
village. This been stabilised and restored to create a new community park 
extending to over 31 hectares. Phase 1 is complete and was opened to 
the public in 2022 with phase 2 opened in summer 2024. A new canal 
basin has been created and this is currently being developed as a marina.
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Current Winchburgh Masterplan.
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The Context for the Winchburgh 2035 Vision
The planning permission issued by the Council in 2012 for the strategic 
expansion of Winchburgh is being implemented and has transformed the 
village with new housing, schools, a marina, motorway junction, shops and 
commercial uses and open space. 
The land that will be promoted through this process is in addition to that with 
planning permission at this time and would make a significant contribution to 
Scottish Government additional housing requirements for the West Lothian 
Council area for the next ten years.
The planning system in Scotland has changed radically with the introduction 
of National Planning Framework 4 by the Scottish Government. 
Winchburgh Developments Limited and Hopetoun Estates have included 
National Planning Framework 4 requirements in their assessment of potential 
new land allocations taking account of West Lothian Council aspirations and 
the Winchburgh community. The successful expansion of Winchburgh so far 
can be built upon, both in terms of meeting remaining commitments and by 
the provision of additional development land. 
•	The proposed development areas will link into the existing and consented 

physical, social and environmental infrastructure. They will assist in the 
delivery of integrated public transport services as well as allowing residents 
to live, work, and play locally using facilities within walking distance and, 
thereby, reducing car use. 

•	Each development area will be designed and laid out to optimise land use, 
avoid flood risk and encourage biodiversity. New parkland and community 
facilities will be provided. 

•	Additional new homes will ensure that West Lothian exceeds its minimum 
housing requirements, reducing the risk of housing elsewhere on less ideal 
land. 

•	Additional land for business and commerce will enhance Winchburgh as 
a productive and wealthy place by providing additional local employment 
opportunities. 

Winchburgh Developments Limited and Hopetoun Estates have, therefore, 
reviewed their landholdings in this context, to develop a medium-term plan 
that considers Winchburgh as a whole in a sustainable manner that will deliver 
supporting community infrastructure. 
This results in three “types” of sites to be proposed through the Council Local 
Development Plan review process as set out below.

Proposal Sites (P sites) 
These are the parcels of land which we propose are allocated for development 
in LDP2. These are intended to accommodate housing, business & commerce 
which, if allocated in LDP2, can help fund and deliver the supporting community 
infrastructure described in this document.

Safeguarded Sites (S sites) 
These sites are recommended for longer-term growth after 2035, beyond the 
LDP2 time-frame. Our over-view assessments suggest that they could have 
significant potential to allow future growth if considered appropriate in future 
decades.

Consented and Allocated Sites (C sites) 
These are relatively small sites, which although allocated for development in 
the current LDP, do not have planning permission at this time.
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Winchburgh Proposed and Safeguarded sites.

C o n s e n t e d  a n d  a l l o c a t e d 
development sites

Legend

C o n s e n t e d  a n d  a l l o c a t e d 
landscape areas

Proposed development sites

Proposed landscape areas

Safeguarded land
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Preparation of the Winchburgh 2035 Vision
The Winchburgh 2035 Vision is underpinned by detailed assessments in order 
to establish the suitability of land for expansion of the currently consented 
masterplan for the village. These include Ecology/Biodiversity, Cultural Heritage, 
Landscape and Open Space, Access and Mobility, Physical (Topography, Ground 
Conditions, Flooding & Drainage) and Utilities. 

Ecology
An Ecology & Biodiversity Feasibility Report has been prepared which has been 
used to inform high-level decision-making for the proposals and assess its 
predicted ecological effects. The information gleaned from the above evidence 
and records has been utilized to ensure that the proposed Winchburgh Vision 
2035 has no significant impacts on valuable ecological assets and has identified 
opportunities for biodiversity enhancement. 

Cultural heritage 
A Cultural Heritage Feasibility study has been undertaken to identify designated 
and non-designated cultural heritage items which may be affected by proposed 
development. This information has been used to ensure that any new 
development is sensitively located in respect to these relatively few features 
of importance. 

Access and Mobility
A review of the existing transport strategy for Winchburgh has been undertaken 
to help identify areas that could be improved as part of the 2035 Vision. An 
accessibility analysis was also carried out to ensure each of the proposed 
development areas was easily accessible and well connected. 

Landscape and open space 
A review of the existing landscape strategy within the Winchburgh Masterplan 
was undertaken. The existing landscape structure and landscape setting was 
also studied and reviewed and has been a key influence in defining the layout. 
A landscape appraisal was carried out to ensure the location of proposed 
development areas did not negatively impact upon the setting of Winchburgh 
and, in turn, identify opportunities for landscape mitigation or enhancement 
should it be required. 

Physical 
A number of studies reviewing the topography, ground conditions, mining 
constraints, hydrology and flooding have been carried out to inform the evolving 
proposals. 

Topography 
Assessment of site topography has been undertaken to produce topographic 
contours for the site. This has allowed identification of topographical high and 
low points along with zoning of the site area into three separate categories 
based on topography. The proposed development has been located to avoid 
development within areas of overly steep ground. 

Ground conditions 
A baseline assessment of the anticipated geology has been undertaken. 
To inform future development, plot-specific ground investigation would be 
undertaken. 
Winchburgh is within an area which has an extensive mining history associated 
with coal and oil shale mining. Further assessment, including intrusive and non-
intrusive ground investigation, would be required to confirm the condition and 
dimensions of mining and mine shafts. The risk presented by shallow mining 
shall be mitigated by consolidation grouting. The proposed development layout 
has been optimised to avoid such areas. 
It has been concluded that the contamination risk across the majority of the 
proposed development sites is low and poses no significant constraint to future 
development. All land with a potential for mine / ground gas will be the subject 
of appropriate assessment. 

Hydrology & flooding 
An assessment of flood risk has been undertaken to determine flood extents in 
the area. As a result, the layout plan has been adjusted to ensure the proposed 
development plots remain outside the floodplain extents known. Suitable 
drainage measures will be incorporated into detailed design. 

Utilities 
A high-level review of service information has been undertaken to determine any 
possible implications of the existing services in relation to the plot boundaries.

Potable water 
Winchburgh is currently served from the main Pateshill WTW. An assessment 
of that demonstrates the need for upgraded storage capacity at Waterston. It 
is anticipated that this upgrade will be completed 2026/2027.

Electricity 
The existing electrical infrastructure which supplies Winchburgh is reliant on 
a mixture of 11kv and 33kv pole mounted supplies and an 10.1mva supply 
from Broxburn (East Mains).
To provide the required capacity, which from initial calculation is circa 16MW, 
a new primary substation will be required. Proposals are already in progress 
with the DNO and IDNO for the new primary sub-station which will have surplus 
capacity to deliver the zero-carbon Winchburgh 2035 Vision.

Gas 
The village at present has three main gas supplies - the new Town Centre, 
Threemiletown and Kirkliston. The upcoming de-carbonisation of the heat 
network may preclude the installation of further gas pipework. This will be 
discussed with SGN on the basis that they may amend their existing gas mains 
to supply hydrogen thus supplying future developments with green hydrogen, 
if approved in future policy and regulations. 

Communications 
Winchburgh is currently served from the existing BT fibre network that runs 
east to west through the village. The expanded development will provide 
telecommunication ducts and services to supply all future development blocks.
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Aerial photo of Western development area - P2. Aerial photo of Western development area - P2.

Aerial photo of Western development area - P3.

Aerial photo of Western development area - P3.

Aerial photo of Northern development area - P4 and C1.

Aerial photo of P1 - South Winchburgh.

Aerial photo of Faucheldean development areas - C6 and OP1.
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Proposed land use strategy 
The proposed development strategy promotes and supports the allocation of 
land in and around Winchburgh for mixed use development, including between 
1,200-1,800 new homes and around fourteen hectares of employment land 
beyond that identified in the approved Masterplan. The land and mix of uses 
proposed seeks to expand Winchburgh in a sustainable manner in line with 
the policy principles and requirements set out in National Planning Framework 
4 and the emerging replacement Local Development Plan. 
Central to the aim of a new sustainable expansion has been to ensure the 
proposed development areas are easily accessible and within easy walking 
distance of local facilities such as shops, open space and schools. All proposed 
residential areas are located within 800m of a neighbourhood centre. 

Residential development 
The scale and nature of development, as proposed by this submission, will 
make a significant contribution to the delivery of new housing (market and 
affordable) to meet West Lothian Council housing requirements within the 
time-frame of the emerging Local Development Plan. No less than 25% of 
the total number of new homes will be delivered as affordable housing in a 
manner similar to the ongoing Winchburgh development.

Employment land 
To further the aspiration to create a sustainable development and meet the 
aims of the Local Development Plan, the proposals also include a significant 
area of designated employment land. The identified employment land totals 
14.4 hectares in area adjacent to the existing employment land and the M9 
junction to allow for expansion of employment uses in an accessible and 
attractive location. 

Education 
The proposed new residential development is likely to require increased 
capacity in pre-school, primary and secondary education facilities, which would 
be, primarily, funded by developers. 
Each of the four new school buildings that have already been completed on 
Block L of the existing masterplan, and Hawkhill Primary School are designed to 
be expanded in future phases to meet the requirement for additional capacity. 
Winchburgh Developments Limited and Hopetoun Estates look forward to 
working with the Council to understand what the education requirements are 
likely to be required and intend to undertake additional work in due course to 
assist with this. The majority of new housing proposed will be to the west of 
Winchburgh. If a new primary school is required it could be located there.

Proposed 2035 Masterplan - land-use.
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Residential development

Commercial development

Open space

Legend
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Proposed 2035 Masterplan - access strategy.Proposed WB3 Masterplan - street network and bus stops.

Proposed access strategy
The current masterplan contains a network of active travel routes as well as a 
road access network capable of servicing the expanded settlement. 
By both enhancement and re-routing of bus services the expanded community 
can be serviced effectively. The strategy is based around the principle of 400m 
catchments to bring all homes within approximately a five-minute walk of a 
bus stop.
The three access strategies are set out below. 

Active travel strategy 
This is focused on expanding the path network to provide connections from 
residential and employment areas to community assets such as schools, 
shops, greenspace, health centres and transport hubs.
Analysis has confirmed that all of the Winchburgh urban area would be able 
to be reached on bike within 10 minutes of all of the proposed development 
areas. All of the development blocks would be within 20 minutes walk time of 
primary and secondary education, local shopping and public greenspace.

Buses 
Current and known proposed bus services within and to / from Winchburgh 
would not be sufficient in serving the proposed new development areas since 
a number of them would be beyond 400m walking distance of a bus stop. New 
bus stops are therefore proposed providing good access to potential future 
services. 

Road access strategy 
The main consideration here is to provide a road cross-section suitable for 
the passage of bus services. All new development areas will operate with a 
20mph speed limit. 
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Potential development blocks

Consented path network

Proposed path network
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Proposed 2035 Masterplan 
The proposed Winchburgh 2035 Masterplan identifies proposed development 
sites and illustrates how these have been designed to ‘fit’ within the existing 
landscape structure and integrate with the adopted Masterplan. 
The Winchburgh 2035 Vision promotes and supports the allocation of land in 
and around Winchburgh for mixed use development, (including between 1,200-
1,800 new homes) in addition to that already granted planning permission. 
The proposals are intended to further expand Winchburgh in a sustainable 
manner. 
The key components of the Winchburgh 2035 Vision can be described under 
the following headings: 
•	 Land use strategy. 
•	 Access and mobility strategy. 
•	 Landscape strategy. 
•	 Drainage and utilities strategy . 

Key objectives 
The key objectives that underpin the Winchburgh Vision 2035 include the 
following: 
•	 A natural extension to the consented Masterplan, whilst providing 

accessible and good quality open space, designing with nature and 
enhancing biodiversity. 

•	 Making efficient use of land and safeguarding sites for future sustainable 
use. 

•	 Supporting investment in facilities and promoting local living. 
•	 Landscape fit and protecting environmental and cultural assets. 
•	 Promoting a walkable, well connected community with opportunities to 

support and improve integrated public transport.

Conclusion
The joint submission to be made to West Lothian Council by Winchburgh 
Developments Limited and Hopetoun Estates seeks to inform the emerging 
Local Development Plan review process to be undertaken by the Council as 
planning authority. 
These sites will make a significant contribution to the additional housing land 
requirement identified for the wider West Lothian Council area. 
The proposals have been established using a combination of the development 
policy framework set out in National Planning Framework 4 and detailed site 
investigation and analysis, environmental mapping and an assessment of 
infrastructure provision. 
The work undertaken confirms that Winchburgh has the environmental capacity 
to expand beyond the current Masterplan and has the ability to deliver mixed 
use residential led development that can deliver between 1,200 and 1,800 
residential units, supporting infrastructure, open space and additional land 
for employment and commercial uses. 
The sites proposed are intended to be commended to West Lothian Council as 
a sustainable and deliverable expansion of Winchburgh as part of the emerging 
Local Development Plan process.

If you have any comments to make on the presentation and 
information provided, please contact us at 
info@winchburghdevelopments.com 

Thank you!
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Proposed 2035 Masterplan.


