Wednesday 25 March 2026
Report for forthcoming application by

Apatura DC Project 11 Ltd. for Proposal of Application
Notice

25/03978/PAN

At Land 300 Metres North Of 50, Research Avenue North,
Riccarton

Al data centre campus with a 200MW demand utility
capacity with car parking, landscaping, roads, access, and
associated works.

Item number

Report number

Wards B02 - Pentland Hills

Summary

The purpose of this report is to inform the Development Management Sub-Committee
of a forthcoming application for planning permission for the erection of an Al Data
Centre Campus with a 200MW demand utility capacity with car parking, landscaping,
roads, access, and associated works. The proposal will be in the form of a national
detailed planning application subject to this being demonstrated by the applicant.

In accordance with the provisions of the Town and Country Planning Act (Scotland)

Act 1997, as amended, the applicants submitted a Proposal of Application Notice:
25/03978/PAN on the 1st August 2025.
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Links

Coalition pledges
Council outcomes

Single Outcome
Agreement

Recommendations

1.1 It is recommended that the Committee notes the key issues at this stage and
advises of any other issues.

Background

2.1 Site description

The site is an agricultural field comprising of 24 hectares in total. It is located within
the Green Belt and Gogar Special Landscape Area as designated within City Plan
2030 (LDP).

There are historic assets in the surrounding area including the Union Canal
scheduled monument (SM 11097) to its north and several listed buildings (including
category A listed Heriot Watt University, Riccarton Estate, North Gate Lodge,
Gatepiers and Screen Walls (LB ref: 27369) & category B listed Hermiston House;
west lodge, gate towers, gig-house and boundary walls (LB ref: 27389). The site is
bordered by Local Biodiversity Sites to its north and west. Hermiston Conservation
Area is located to the east. To its south is the A71 with Riccarton Campus &
Business Park beyond this.

2.2 Site History

19 December 2025 - EIA Screening Opinion reference 25/05576/SCR for Proposed
construction of a data centre campus under consideration.

7 July 2025 - EIA Screening Opinion reference 25/02924/SCR determined as EIA
not required for the Construction of a Data Centre Campus.

13 December 2013 - Proposal of Application Notice (PAN) reference 13/04911/PAN
issued for residential development, horticultural visitor and education centre (the
Calyx), new schools, community facilities, local retail facilities, local Class 2 and
Class 3, Class 4, Class 10, Class 11, conference centre, hotel, a sports
stadium/arena, sporting facilities, construction training centre, sustainable energy
centre, green network, transport links, canal related uses and infrastructure.
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Main report

3.1 Description of the Proposal

The forthcoming application will be a full planning application for an Al data centre
campus with a 200MW demand utility capacity with car parking, landscaping, roads,
access, and associated works.

3.2 Key Issues

The key considerations against which the eventual application will be assessed
include whether:

a) The principle of the development is acceptable in this location:

City Plan 2030 (the LDP) and National Planning Framework 4 (NPF4) form the
adopted development plan against which any planning application will be assessed
along with any other material considerations.

The site is located in the Green Belt within the LDP where there are restrictions on
the type of development that is permitted. Additionally, that development must not
detract from the rural environment or landscape of the surrounding area. Any
application will need to demonstrate that the development is acceptable with regard
to LDP policy Env 18 and NPF 4 policy 8 relating to the Green Belt.

The applicant will also be required to demonstrate that the development is a 'Green
data centre' for the proposal to be considered as a national development under
'Digital Fibre Network' as designated through NPF 4. With regard to this, there will
also be requirement to consider relevant NPF 4 policies relating to Digital
Infrastructure.

b) There are environmental factors that require consideration:

There is significant weight attached to the global climate and nature crises in the
LDP and NPF 4. The applicant will be required to demonstrate the application is
acceptable in terms of its green credentials / sustainability (waste heat, renewable
energy, energy efficient technology, water consumption) ecology (including potential
impacts on Local Biodiversity Sites), landscape, soils, and drainage.

c) There are heritage impacts that require consideration:

There are historic assets within the surrounding area, and the Hermiston
Conservation Area is on the east side of the site. With regard to this, the applicant
will be required to demonstrate that the application is acceptable with regard to
relevant sections of the Planning (Listed Buildings and Conservation Areas)
(Scotland) Act 1997, LDP and NPF 4 policies. A heritage assessment will be
required to support the application.
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d) The design, scale and layout is acceptable:

The applicant will be required to comply with relevant LDP and NPF 4 design policies
as well as guidance where applicable e.g. Edinburgh Design Guidance. A design
and access statement and Landscape Visual Impact Assessment will be required to
support the application to inform assessment on potential impacts on the Gogar
Special Landscape Area.

e) The proposal is acceptable in terms of residential amenity:

The application will need to ensure that there is no significant impact on residential
amenity of neighbours particularly in terms of noise, air quality, or light.

f) The proposal is acceptable on transport matters:

The proposal shall have regard to the LDP and NPF 4 transport policies, Edinburgh
Design Guidance and Cycle Parking factsheet. The applicant will be required to
provide transport information to demonstrate how the proposal prioritises active
travel and is aligned with parking standards and cycle parking provision.

In order to support the application, the following documents are anticipated:

— Air Quality Impact Assessment

— Archaeology Information

— Biodiversity Enhancement Plans

— Bird Hazard Management Plan

— Cultural & Heritage Assessment

— Design and Access Statement

— Energy Strategy & Sustainability and Climate Change Information;
— Economic Information

— Flood Risk Assessment and Surface Water Management Plan
— Geo-environmental Assessment

— Heat and Power Plan

— Instrument Flight Procedures Assessment

— Landscape and Visual Impact Assessment

— Landscape plan

— Lighting Impact Assessment

— Noise Impact Assessment

— Planning Statement

— Pre application Consultation Report

— Preliminary Ecological Appraisal and Bat Surveys (subject to findings of PEA)
— Site Investigation report

— Soil Management Plan

— Sustainability Information Statement and S| form

— Surface Water Management Plan

— Tree Survey and Arboricultural Impact Assessment

— Transport Assessment

— Waste Management information.
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This list is not exhaustive, and further matters may arise when the new application is
received, and consultees and the public have the opportunity to comment.

3.3 Assessment

This report highlights the main issues that are likely to arise in relation to the various
key considerations. This list is not exhaustive, and further matters may arise when
the new application is received, and consultees and the public have the opportunity
to comment.

Financial impact

4.1 The forthcoming application may be subject to a legal agreement.
Risk, Policy, compliance, and governance impact.

5.1 Provided planning applications are determined in accordance with statutory
legislation, the level of risk is low.

Equalities impact.

6.1 This is a pre-application report. When a planning application is submitted it will
be assessed in terms of equalities and human rights.

Sustainability impact

7.1 A sustainability statement will need to be submitted with the application.

Consultation and engagement

8.1 Pre-Application Process
Pre-application discussions took place on this application.
8.2 Publicity summary of representations and Community Council comments.

Following receipt of the proposal of application notice (PAN) the applicant has given
details of two public exhibitions: one took place on Thursday 28th August 2025 15:00
- 20:00 and Thursday 2nd October 2025: 15:00 - 20:00. Both events took place at
The National Robotarium, Heriot-Watt University, Boundary Road North, Third Gait,
Edinburgh, EH14 4AS.

The PAN was sent to ward councillors for the Pentland Hills area Councillor Graeme
Bruce, Councillor Neil Gardiner, Councillor Fiona Glasgow, and Councillor Stephen
Jenkinson. In addition, it was sent to Gordon MacDonald MSP for Edinburgh
Pentlands, Dr Scott Arthur MP for Edinburgh South West, Currie Community Council
and Ratho Community Council.

The results of this consultation will be submitted with the future planning application
as a Pre-application Consultation (PAC) Report.
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Background reading / external references

— To view details of the proposal of Application Notice go to

— Planning and Building Standards online services

— Planning quidelines
— Conservation Area Character Appraisals

— Edinburgh Local Development Plan

David Givan

Chief Planning Officer
PLACE

The City of Edinburgh Council

Contact: Lewis McWilliam, Senior Planning Officer
E-mail: lewis.mcwilliam@edinburgh.gov.uk Tel:0131 469 3988
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https://citydev-portal.edinburgh.gov.uk/idoxpa-web/search.do?action=simple&searchType=Application
http://www.edinburgh.gov.uk/planningguidelines
http://www.edinburgh.gov.uk/characterappraisals
http://www.edinburgh.gov.uk/info/20164/proposed_local_development_plan/66/local_development_plan

Location Plan
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