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1. Executive Summary 
The proposed development at Edinburgh Park will 
create a significant new urban quarter that could 
support 6,990 jobs and £262 million GVA each year 
in the City of Edinburgh. 

The current Southern Phase Masterplan for Edinburgh Park outlines a phased 
development for the area up to 2030 that will result in a mixed-use location that is 
attractive as a place to live, to work and to visit.  It will create 1,737 new homes and 
over 80,000m2 of commercial space across the 8 phases of the development. This 
development will drive economic impact in one of Scotland’s fastest growing areas.  

When all buildings are complete and occupied, it is further estimated that the 
development will support: 

• 6,990 jobs; and 
• £262 million GVA 

In addition, during the development and construction phase, it is estimated that 
within the City of Edinburgh the development will support: 

• 3,050 job years of employment; and 
• £183 million GVA 

The proposed development would also have a fiscal impact equivalent to at least 
£11.0 million per year through the payment of Council Taxes, VAT, Non-Domestic 
Rates and Transient Visitor Levy.  

The objectives of the proposed development fit very strongly within the socio-
economic context, the strategic economic plan and the local and regional 
development plans that relate to West Edinburgh and the wider South East region. 
The socio-economic profile of the area highlights that it has a growing, well-educated 
and professional population and this is expected to continue on this trend in the 
future.  

The City of Edinburgh Council’s Local Development Plan identifies Edinburgh Park as 
one of four key development zones for the city, and notes that it will help with the 
long-term goal of re-orientating the use of the area to include housing as well as 
business uses. Sustainable place-making is a central theme within this plan. When 
considered in this context, the proposed Edinburgh Park development supports the 
objectives of both the economic strategies and regional plans that apply to West 
Edinburgh by facilitating economic growth and opening up a new, carefully planned 
section of the city in which people will live, work and invest in a sustainable way.   
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2. Introduction 
This report outlines the economic impact that will 
result from the proposed development at Edinburgh 
Park up to 2030. 

2.1 Background 

Until now, Edinburgh Park has primarily been a place to work. The vision presented 
for the area in the current masterplan will change the character of the site to create a 
new mixed-use urban quarter that is a place to live, to work and also to visit. It 
includes public art, open space and recreation facilities which can be used to host 
events and attract visitors as well as enhancing the environment for new residents. 

The key features of the development are: 

• up to 1,737 new homes, of mixed types and tenures, including affordable housing 
provision 

• over 80,000m2 of new commercial space 
• a new civic square and recreational space 
• events and marketing space 
• car parking 
• connectivity to major tram, road and rail transport links 

At our very core is sustainability and the passion to 
deliver exciting places through innovative 
architecture and good design. We also place 
environmental awareness, social value and well-
being at the forefront. - Parabola 

2.1.1 Phasing 
The Development is planned in 8 phases over a 43-acre site and this analysis covers 
all phases. A development of this scale will be phased. The phasing of the 
development will affect the order in which the economic impacts occur but not the 
final figures. This assessment is based on the one following illustrative option of the 
phasing going forward. The details of each phase are summarised as follows: 

• Phase 1 – new commercial space including a 200-seat conference facility, café, 
gastro bar, restaurant and a multi-storey car park; 

• Phase 2 – landscaping along the tram corridor, new cycle and running tracks; 
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• Phase 3 – construction of 380 built-to-rent and associated parking and public 
realm work; 

• Phase 4 – construction of 800 build-to-rent dwellings plus parking and public 
realm work, creating a connecting street with landscaping, a new commercial 
building and a central public garden; 

• Phase 5 – construction of commercial buildings, a leisure building, car parking 
and public realm work; 

• Phase 6 – construction of commercial buildings, a 170 bedroom apart-hotel, 
leisure buildings, creating 134 residential villas; 

• Phase 7 – construction of commercial buildings plus 142 residential villas, 
parking and landscaping; and 

• Phase 8 – creating 121 residential villas, 160 affordable housing units a multi-
storey car park and public realm work. 

2.2 Study Objectives 

The objective of this report is to set out an economic impact assessment of the 
development both during construction and when all phases are complete. The 
specific tasks are to: 

• outline how the project supports the strategic economic development plans at a 
national level for Scotland and at a local level for Edinburgh and for the South 
East Region City Deal area; 

• review the socio-economic context within which the project will take place; 
• quantify the impacts that will be created through the construction of the 

development; and 
• estimate the economic and fiscal impact that will be supported on an on-going 

basis when the development is fully occupied. 

2.3 Approach 

The study estimates the impact of the whole Edinburgh Park development, including 
those phases that already have planning permission and those that are pending. 

The economic impacts are quantified for two study geographies, City of Edinburgh 
local authority area and Scotland as a whole. The economic impacts are quantified 
in terms of:  

• Gross Value Added (GVA); and 
• Jobs (Headcount) 

The following sources of quantifiable impact are included as part of this study: 

• the temporary economic impact of development and construction; 
• economic impact from additional residential spending; 
• economic impact from additional commercial space provision;  
• economic impact from additional tourism spend; and 
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• fiscal impacts from increased economic activity.  

2.4 Report Structure 

The rest of the report is structured as follows: 

• Section 3 sets out the strategic fit of the project with the economic development 
plans at a national, regional and local level; 

• Section 4 reviews the socio-economic context for the development including 
population and employment trends relating to Edinburgh West; 

• Section 5 contains our economic impact assessment for the proposed 
development;  

• Section 6 outlines the potential fiscal impacts of the development; and 
• Appendix A contains a number of data tables that are used in the analysis 
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3. Strategic Fit 
This section presents a summary of the current 
economic strategies and development plans at a 
national and local level and describes how the 
Edinburgh Park development fits within this context. 

In particular, this section considers the following documents: 

• Scotland's Economic Strategy 
• Sustainable Growth Commission;  
• Edinburgh and South East Scotland City Deal; 
• Edinburgh's Economic Strategy; 
• South East Scotland Strategic Development Plan, 2013; and 
• Edinburgh Local Development Plan, 2016. 

3.1 Scotland’s Economic Strategy 

3.1.1 Framework and Priorities 
The Scottish Government’s Economic Strategy sets out a framework for how it aims 
to achieve a more productive, cohesive and fairer country.  

It focuses on two mutually supportive goals of increasing competitiveness and 
tackling inequality and it is underpinned by four priorities for sustainable growth: 

• investment in people and infrastructure in a sustainable way; 
• fostering a culture of innovation and research and development; 
• promoting inclusive growth and creating opportunity through a fair and inclusive 

jobs market and regional cohesion; and 
• promoting Scotland on the international stage to boost trade and investment, 

influence and networks. 
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Figure 3-1: Scotland’s Economic Strategy – Four Priorities 

 

Source: Scottish Government (March 2015) Scotland’s Economic Strategy, p10 

The shared purpose of the Scottish Government and 
its partners is to make Scotland a more successful 
country, with opportunities for all to flourish, 
through increasing sustainable economic growth. 

3.1.2 Fit of Edinburgh Park Development 
Sustainability and culture are central to Parabola’s vision for the Edinburgh Park 
development. The design has been balanced to go beyond delivering housing and 
commercial space to create a living community through the inclusion of meeting 
places, leisure facilities, public realm work, greenspaces, improved cycle and 
pedestrian permeability and streamlining public transport connections. In this way it 
captures the wider ethos of sustainability throughout its design. 

Beyond this, the Edinburgh Park development fits with the Scottish Government’s 
four priorities in the following way: 

• investment – Edinburgh Park will create a mixed-use development that connects 
neatly with the country’s main national road, rail and air transport networks. It will 
also create commercial space in a prime location that fits well with the longer 
established office market in the west of the city; 

• inclusive growth – Edinburgh Park will generate a wide variety of employment 
opportunities that have the potential to support inclusive economic growth.  The 
extent to which the economic activity and growth described in this assessment is 
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inclusive will be dependent on the organisations that occupy the space and the 
actions of other stakeholders;  

• internationalisation – the development includes provision for commercial 
properties which will offer a draw for potential international investors who are 
interested in locating to Scotland. The appeal of the development will be 
strengthened by the physical connectivity of the area to the national transport 
network; 

• innovation - in addition, the development has the potential to support the 
Innovation priority of the Scottish Economic Strategy through the commercial 
occupiers it attracts, however, there is no detail within the current proposals that 
would support any specific aspect of this priority.  

3.2 Sustainable Growth Commission 

In May 2018 the Sustainable Growth Commission published its report for Scotland’s 
future economic success and recommended measures to boost economic growth 
and improve Scotland’s public finances. The findings and recommendations of the 
commission were adopted by the party in Government in Scotland, the Scottish 
National Party (SNP), in 2019. Therefore, these findings and recommendations are 
indicative of how economic policy of the Scottish Government may develop in the 
future.  

To raise the potential and performance of the Scottish economy, the approach 
recommended draws on the experience of a benchmark group of the 12 most 
successful small advanced economies. 

The key finding of this Commission is that Scotland’s approach to growth should 
centre on the three Ps:  

• Productivity: the priority is to raise productivity in the domestic (or non-tradable) 
sectors, such as retail, wholesale, construction and public services. These sectors 
are where much of the employment growth has been over the past few decades. 

• Population Growth: Scotland should seek to be regarded as the most talent 
friendly country in the world with a ‘Come to Scotland’ package that would grow 
the economy by incentivising inward investment and driving population growth. 

• Participation: There is an economic as well as moral imperative to improve 
participation and equality. 

Scotland’s approach to economic growth should 
focus on the three Ps: Productivity, Population 
growth and Participation 
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3.2.1 Fit with Edinburgh Park Development 
The Sustainable Growth Commission’s report is a very substantial body of work with 
several broad themes that the proposed development at Edinburgh Park would fit 
with comfortably.  

The importance of population growth, in particular the role of in-migration, to 
Scotland is a key theme within the Sustainable Growth Commission report.  The 
proposed Development would facilitate and support population growth in one of the 
fastest growing areas of Scotland.   

When complete, the development aims to create a world-class urban area that is 
appealing to a wide audience as a place to both live and to work, in an area that is 
highly accessible by all major modes of transport. This supports the ambitions set 
out for Scotland in providing a welcoming destination for inward investors and for 
people migrating to Scotland to develop their careers.  

3.3 Edinburgh & South East Region City Deal 

City Region Deals are agreements between the Scottish Government, the UK 
Government and local governments that are designed to bring about long-term 
strategic approaches to improving regional economies. They are implemented by 
regional partners and overseen by the Scottish City Region Delivery Board.  

The Edinburgh and South East Scotland City Region 
Deal is a £1.3 billion programme of investment over 
15 years to deliver inclusive economic growth. 

In August 2018, the Scottish Government approved a £1.3 billion deal for the 
Edinburgh and South East Scotland City Region Deal. This aims to deliver inclusive 
economic growth across the region through housing, innovation, transport, skills and 
culture1.  

The Scottish Government and the UK Government are each to invest £300 million 
over 15 years. When announced, it was expected that the deal for the region would 
contribute towards 41,000 new homes, 21,000 jobs and improve the skills of an 
estimated 14,700 people.  

The Scottish Government’s investment in the City Region Deal includes: 

•  £60 million towards a Data Driven Innovation programme of investment, 
including the creation of economic infrastructure across the region to ensure that 
businesses and communities across the region are fully able to engage in the 
resulting opportunities; 

--------------- 
1 Scottish Government, Press Release 7 August 2018, Edinburgh and South East City Region Deal 
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• £65 million towards a regional housing programme, including the creation of a 
new housing company and housing infrastructure funding to enable the delivery 
of 41,000 new homes; 

• £120 million for transport improvements to Sheriffhall Roundabout; 
• £20 million for public transport improvements in West Edinburgh; 
• £25 million for an Integrated Regional Employability & Skills Programme to 

reduce skills shortages and gaps and deliver opportunities for people across 
Edinburgh, the Lothians, Fife and the Borders; and 

• £10m towards a new concert venue for the city, providing a home for the Scottish 
Chamber Orchestra and reinforcing Edinburgh’s reputation as a leading centre for 
music and the performing arts. 

3.3.1 Fit of Edinburgh Park Development 
As well as its aim of creating more commercial space that would support the data 
driven programme of investment, the creation of approximately 1,700 new homes at 
Edinburgh Park would fit with the aim of Edinburgh and South East Scotland City 
Region Deal to improve the housing infrastructure in the area. 

3.4 Edinburgh’s Economic Strategy 

Edinburgh’s Economy Strategy2 guides Edinburgh City Council’s economic policy. It 
was developed during a time of considerable change for the people and economy of 
Edinburgh. This includes changes to how technological advancements impact labour 
markets in the City and to how its relationship with Europe will be affected by the UK 
leaving the EU.  The strategy recognises that Edinburgh is a successful city, however 
there are persistent challenges linked to low income and inequality within the City. 

The Council’s strategy revolves around the theme of ‘good growth’, the achievement 
of which is tied to two priorities: inclusion and innovation, and an approach to 
delivery that centres on strong collaboration between anchor institutions across the 
city.  

3.4.1 Eight Key Steps 
To achieve this vision, the Council’s economic strategy sets out eight key steps that 
Edinburgh needs to take. These are: 

• delivering new approaches to tackling the barriers that reinforce worklessness, 
poverty and inequality; 

• reform Edinburgh’s skills landscape to meet the needs of its changing economy; 
• support Edinburgh’s transition to a low carbon economy; 
• establish Edinburgh as Scotland’s leading city for fair work practices and socially 

responsible business; 
• enhance Edinburgh’s position as the UK’s most entrepreneurial city; 
• establish Edinburgh as the data capital of Europe; 
• build on the success of the City’s world leading culture and tourism sectors; and 

--------------- 
2 City of Edinburgh Council, June 2018, Edinburgh Economic Strategy: Enabling Good Growth 
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• deliver world-class places fit to power good growth in Edinburgh. 

Edinburgh’s Economic Strategy aims to deliver 
world-class places fit to power the City’s economy. 

Among the key actions the Council plans to take to meet the last of these key steps, 
it highlights its intention to deliver business and residential growth in the Waterfront, 
West Edinburgh and South East Edinburgh areas of the City. In relation to West 
Edinburgh specifically, the Council’s Economic Strategy refers to the potential of the 
area to provide a “vibrant new city quarter delivering a new suburban district 
supported by high quality amenities” 3.  

To do this, the Council, along with housing association partners, is intending to 
deliver 20,000 new affordable homes in Edinburgh over the next decade, making a 
significant contribution to the Scottish Government’s target to deliver 50,000 new 
homes in Scotland by 2021. 

3.4.2 Fit of Edinburgh Park Development 
The nature of the development planned for Edinburgh Park is a direct fit with the 
Council’s plan to deliver business and residential growth in West Edinburgh by 
creating a new suburban district and a world class place. 
 
Furthermore, the plan to create 434 affordable homes within the scheme at an early 
stage of the development fits directly with the Council’s target of delivering 20,000 
new affordable homes in Edinburgh over the decade to 2028. 

3.5 South East Scotland Strategic Development 
Plan, 2013 

SESplan is the Strategic Development Planning Authority for the Edinburgh and 
South East Scotland region which covers the six council areas of City of Edinburgh, 
East Lothian, Midlothian, West Lothian, Scottish Borders and the southern half of 
Fife. Working in partnership with these councils, SESplan has prepared a Strategic 
Development Plan (SDP) for the area that sets clear parameters for Local 
Development Plans4. 

The SDP sets out a broad view on the future development within the SESplan area. 
The current Plan was approved (with modifications) by Scottish Ministers in June 
2013 and covers a 20-year time period up to 20325. Housing Land Supplementary 

--------------- 
3 City of Edinburgh Council, June 2018, Edinburgh Economic Strategy: Enabling Good Growth, p23 
4 SESplan, June 2013, Strategic Development Plan 
5 SESplan 2 which was submitted to Scottish Ministers in October 2016, was subsequently rejected in May 
2019 primarily because Ministers felt that the spatial strategy was not supported by an adequate or timely 
transport appraisal and did not properly acknowledge and address the region’s infrastructure constraints. 
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Guidance was formally adopted by all member authorities in October 2014 and is 
now part of the Strategic Development Plan. 

The SDP for South East Scotland covers land use that serves the needs of 1.2 million 
residents (544,000 households) with a growing population, increasing numbers of 
older people and also a growing number of smaller households. 

Of specific relevance to the proposed Edinburgh Park development, the plan 
envisages that: 

• large scale housing proposals should maximise the use of public transport 
without requiring any further investment in physical infrastructure; 

• housing development should be in keeping with the character of the settlement 
and local area, does not undermine green belt objectives and only contains 
additional infrastructure that is either committed or to be funded by the 
developer; 

• 25% of new housing developments should be in the form of affordable housing; 
• reducing the need to travel and promoting the use of sustainable modes of 

transport are key principles underpinning the Spatial Strategy for the SESplan 
area. Meeting the identified level of housing need and economic growth 
aspirations will have implications for the transport network and travel demands 
resulting from new development should be met, as far as possible, by sustainable 
forms of transport including public transport;  

• there is a means to support job creation through setting a spatial strategy for 
economic development with a focus on growing key sectors in a sustainable 
manner and that local development plans (LDPs) should respond to the diverse 
needs of different sectors by ensuring a generous range and choice of highly 
accessible employment sites; 

• the development of mixed-use communities with residential and employment 
opportunities jointly provided on strategic employment sites may be appropriate 
provided it is justified through the LDP; and 

• sectors that are of strategic importance to the economy of the SESplan area are 
financial and business services, higher education and the commercialisation of 
research, energy, tourism, life sciences, creative industries, food and drink and 
enabling technologies.  

 

SESplan supports the enhancement of accessibility and travel choice for all sectors 
of the community. Development likely to generate significant travel demand will be 
directed to areas that are capable of being well served by public transport and that 
are accessible by foot and cycle, to reduce the need to travel by private car. For all 
development types it will be expected that the generation of additional car traffic is 
minimised. 

The Edinburgh Park site is specifically identified in the plan as one of several 
strategic employment sites in the SESplan region6 and the commercial elements 

--------------- 
6 Ibid. Figure 8 Strategic Employment Sites, p34 
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within the scheme could accommodate the strategic growth sectors envisaged by 
the plan. 

Furthermore, the proposed development at Edinburgh Park will encourage the 
broader use of existing public transport, facilitate active travel and reduce the need 
to travel by car. The proposed development centres around the tramline and the train 
station. It includes cycle paths, walkways and nearby existing bus routes. Overall car 
parking ratios for the development are low at 0.33 car parking spaces per dwelling. 

3.6 Edinburgh Local Development Plan, 2016 

The current Edinburgh Local Development Plan (Edinburgh LDP) was launched in 
November 2016 and sets out policies and proposals to guide development within the 
City of Edinburgh Council area over the next 10 years. It is the first plan in over 30 
years that covers the whole of the council area and it provides a clear and consistent 
planning framework relating to land use in the Edinburgh area.   

It contains a specific reference to the nature of development the council envisages 
for Edinburgh Park and this is covered in detailed below. 

3.6.1 LDP Aims 
The LDP is guided by five-interlinked aims, which also support the vision and 
outcomes outlined in the Council’s Strategic Plan. The five aims are to: 

• support the growth of the city economy; 
• help increase the number and improve the quality of new homes being built; 
• help ensure that the citizens of Edinburgh can get around easily by sustainable 

transport modes to access jobs and services; 
• look after and improve our environment for future generations in a changing 

climate; and 
• help create strong, sustainable and healthier communities, enabling all residents 

to enjoy a high quality of life.  

The LDP (and the region-wide SDP) directs future growth in the City into four 
Strategic Development Areas: the City Centre, Edinburgh Waterfront, West Edinburgh 
and South East Edinburgh. The boundaries for these are illustrated in Figure 3-2. 

These areas are intended to contain the largest changes over the next 5-10 years 
(from 2016), providing a focus for new housing development, investment 
opportunities and job creation in locations with good accessibility to existing or 
planned public transport services.  

The development at Edinburgh Park clearly falls within the wider West Edinburgh 
development zone.  
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Figure 3-2: Edinburgh LDP – Spatial Strategy Summary 

 

Source: Edinburgh Local Development Plan, November 2016, p6 

The Council’s vision for Edinburgh Park/ South Gyle is outlined below7. 

“To create a thriving business and residential 
community, well integrated with the rest of the city 
through good public transport, pedestrian and cycle 
connections, a more balanced mix of uses and 
facilities and high-quality public realm and green 
spaces.” 

The Edinburgh LDP requires that development maintains the strategic employment 
role of the area and also introduces a wider mix of uses. The requirements are for: 

• comprehensively designed proposals which maximise the development potential 
of the area; 

• development for office and other business uses as part of mixed use proposals; 
• housing as a component of business-led mixed use proposals; 
• the creation of a new commercial hub adjacent to Edinburgh Park Station; 
• additional leisure and community uses at the Gyle shopping centre; 

--------------- 
7 Edinburgh LDP, 2016, p61 
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• an extension of the existing green space corridor (known as the Lochans) space; 
and 

• improved pedestrian and cycle links through the site and to provide strong, safe 
connections with services and facilities in the surrounding area. 

This aims to promote a better mix of uses in Edinburgh Park/South Gyle and still 
retain its important role as a strategic business location. The vision is to change the 
character of the Edinburgh Park/South Gyle area over time from a business 
dominated environment with limited evening and weekend activity to a thriving mixed 
use area that is a well-integrated part of the city. 

3.6.2 Development Principles 
The detailed development principles for the area are shown in Figure 3-3 where the 
Edinburgh Park development zone is contained within the area referenced as EP1.  

Figure 3-3: Edinburgh LDP – Edinburgh Park/South Gyle Development Principles 

 

Source: Edinburgh Local Development Plan, November 2016, p62 

Development opportunities envisaged in the Edinburgh LDP for this area include: 

• undeveloped land and the potential to reconfigure existing surface car parks to 
accommodate new buildings; 

• proposals that incorporate a mix of business and residential uses and ancillary 
uses;  

• the creation of a commercial hub adjacent to Edinburgh Park station; 
• development that works with and extends the existing grid layout to ensure a 

cohesive townscape framework and deliver sustainable movement through the 
site; and 
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• the continuation of the existing north to south green space corridor and creation 
of new pedestrian and cycle links through the site.  

The potential also exists to create a strategic pedestrian/cycle route linking Wester 
Hailes, Broomhouse and Sighthill to Edinburgh Gateway Station. 

There are several aspects to the Edinburgh Park development that fit well with the 
aims and objectives of the LDP. 

3.6.3 Place-making and Design 
The LDP’s aim of protecting and enhancing the environment has resulted in design 
related policies that aim to raise design quality by creating successful and 
sustainable places that help to achieve a wide range of social, economic and 
environmental goals. These are designed to promote high quality place-making to 
the extent that the spaces between buildings, the streets, civic squares and public 
realm are given as much consideration as the design of the buildings themselves8. 

The proposed development at Edinburgh Park includes well-considered plans for the 
open spaces between buildings and around the civic square that will facilitate the 
social, recreational and environmental uses that help to build an active sense of 
place for its future residents. 

This new approach represents the first step in 
changing the character of the Edinburgh Park/ 
South Gyle area in line with place making and 
sustainable development objectives.  - Edinburgh 
LDP 

3.6.4 Economic Growth 
Economic growth is key to the success of the city and the wider region. The LDP 
plays a key role in helping to deliver the council’s economic strategy by supporting 
existing businesses and also making provision for growth. It identifies seven special 
economic areas which are of national strategic economic importance, providing or 
with the potential to provide a significant number of jobs.  

Five of these areas are either adjacent to or close to the proposed development at 
Edinburgh Park9: these are Edinburgh Airport, the Royal Highland Centre, the 
International Business Gateway, RBS Headquarters and Heriot-Watt University’s 
Riccarton Campus. Within the development itself, the commercial elements provide 

--------------- 
8 Edinburgh LDP, 2016, p15 
9 The seven areas are described in Section 3 of the LDP. 
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capacity for economic growth and allow new businesses to locate in the area or 
expand their existing operations. 

3.6.5 Housing 
Providing more and better homes for people is one of the overall aims of the plan, to 
help meet housing need and support economic growth. The forecast population 
growth and changes to household size have implications for housing need which in 
turn influences the amount of housing land to be identified in LDPs.  

A Housing Needs and Demand Assessment (HNDA) for South East Scotland was 
undertaken as part of the SDP across the SESplan area. The approved SDP indicates 
that land for a total of 107,560 new homes will be required in the SESplan area in the 
period up to 2024.  

The Edinburgh Park/ South Gyle site is specifically referenced in the LDP and 
supported by the Council’s Policy Development 4, to introduce housing and other 
uses into an area currently dominated by employment uses.  

Furthermore, the LDP requires that private developments of more than 12 homes are 
to include an affordable housing element of 25% (Policy Hou 6)10. The proposed 
development at Edinburgh Park includes affordable housing provision that satisfies 
this requirement. 

3.6.6 Transport 
Reducing the need to travel and promoting use of sustainable modes of transport 
are key principles underpinning the LDP and it notes that major travel generating 
developments should take place in locations that are well served by public transport 
as well as walking and cycling networks11.  

The LDP also aims to reduce car dependency by encouraging higher densities in 
accessible locations and mixed use developments which bring homes, shops and 
work places closer together, and pay careful attention to the design of development 
and to the supply and quality of car and cycle parking provision. 

The proposed development at Edinburgh Park has been planned in a way that fits 
very well with these principles. The tramline is a central feature, cutting through the 
middle of the development and the mainline train station is on the periphery of the 
site. The development also includes cycle lanes, cycle parking and walkways and is 
well connected to the existing urban bus network. Car parking allocations within the 
development are relatively low at 0.33 car parking spaces per household on average, 
excluding on-street parking. 

--------------- 
10 Edinburgh LDP, 2016, p24 
11 Ibid, p35 
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3.7 Conclusion 

There are several common themes in the national, regional and local strategic 
economic plans for the area that are directly supported by the proposed 
development at Edinburgh Park. The development has the potential to support 
inclusive growth, it will enhance the stock of housing in the area, facilitate the use of 
public transport and provide the commercial capacity for sustainable growth and 
international investment.  

These themes are also strongly represented in the Local Development Plan for 
Edinburgh and the wider South East region which are concerned with delivering 
thoughtful and sustainable places that harness the existing transport infrastructure, 
facilitate economic growth and deliver a mix of housing that addresses identified 
housing needs.  

The LDP for Edinburgh also references the long-term aim of changing the character 
of the Edinburgh Park/ South Gyle area from a place to work and shop to become a 
place to also live that is fully integrated with the rest of the city through good public 
transport, pedestrian and cycle connections. 

When complete, it will directly contribute towards making Edinburgh Park and the 
wider area a competitive place which is appealing to both commercial international 
investors and to potential residents alike. Fundamentally it supports the aim of 
making Edinburgh a growing city with world-class facilities and international appeal. 
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4. Socio-Economic Context 
This section sets out the wider economic context for 
the development, summarising key socio-economic 
indicators for the area. 

The majority of the social and economic indicators are shown for Edinburgh West, 
the UK Parliamentary Constituency, which is shown within Scotland and the City of 
Edinburgh in Figure 4-1.  

Figure 4-1 Edinburgh West within the City of Edinburgh and Scotland 

 

Source: BiGGAR Economics, using DataWrapper.de 

4.1 Population 

4.1.1 Current Population 
The National Records of Scotland estimate that there were 100,500 people living in 
the UK Parliamentary Constituency area of Edinburgh West in 2018. This is shown in 
Figure 4-2. 

The area includes South Queensferry, Kirkliston and Ratho as well as the area to the 
west of Edinburgh City Centre and it represents just under 20% of the population of 
Edinburgh City. 
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Figure 4-2:Total Population (2018) 

Population Edinburgh 
West* 

Edinburgh 
City 

Edinburgh & 
South East 

City Region 

Scotland 

Number 100,500 518,500 1,384,900 5,438,100 

*the UK Parliamentary Constituency area of Edinburgh West 

Source: ONS mid-year Population Estimates, from Nomis 

4.1.2 Historic Population Change 
Over recent years, the area’s population has grown at a faster rate than Edinburgh 
City as a whole which, in turn, has grown at a rate that is around three times higher 
than the Scottish average. This is illustrated in Figure 4-3.  

In the 5 years to 2018, the population of Edinburgh West grew by around 7% 
compared to a 6% population growth in the City of Edinburgh and a 2% growth in the 
population of Scotland. Edinburgh West is one of the fastest growing UK 
constituencies in Scotland, with only Glasgow Central and Edinburgh East having a 
faster rate of population growth. 

In the decade up to 2018, the population of Edinburgh City grew by around 13%, 
compared to a growth of 8% in the wider Edinburgh & South East City Deal Area and 
a 5% growth in the population of Scotland.  
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Figure 4-3:Historic Population Change 2008 – 2018 

 

Source text: ONS mid-year Population Estimates, from Nomis 

4.1.3 Population Projections 
The population projections for Scottish areas that are prepared by the National 
Records of Scotland suggest that the population growth that has recently taken 
place is set to continue for at least another decade, albeit at a slower pace.  

The population of the City of Edinburgh grew by 6.4% in the five years to 2018. In the 
five years after 2018, the population is expected to grow by 3.7%. This rate is roughly 
three times higher than the expected rate of change in the Scottish population as a 
whole (Figure 4-4). 

These percentage changes are equal to an additional 34,400 people in the City of 
Edinburgh area in the decade up to 2028. 
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Figure 4-4: Population Projections 2018 – 2028 

 

Source: Sub-national Population Projections for Scottish Areas (2016-based), National Records of 
Scotland 

4.2 Economic Activity and Employment 

4.2.1 Economic Activity and Inactivity 
The most recent data from the ONS suggests that Edinburgh West has a higher rate 
of economic activity among its working age population compared with the average 
for both Edinburgh City and Scotland as a whole.  

As Figure 4-5 shows, over the year to June 2019, 87% of the working age population 
in Edinburgh West were economically active compared to 81% for Edinburgh City as 
a whole. 

Figure 4-5: Economic Activity in the Working Age Population (July 2018 – June 
2019) 

 Edinburgh 
West 

Edinburgh City Scotland 

% Economically active 86.6 80.6 77.9 

% in Employment 84.1 76.7 74.7 

% Self Employed 8.8 8.2 8.7 

% Economically inactive 13.4 19.4 22.1 

Source text: ONS Annual Population Survey, from Nomis 

Conversely, economic inactivity rates in Edinburgh West are much lower than those 
for Edinburgh City and the Scottish average.   
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4.2.2 Occupation and Qualification Profile 
The occupational profile of Edinburgh West residents suggests that the area 
contains a relatively high proportion of managers, directors, senior officials and 
professional occupations compared to the profile of Scotland as a whole. These 
occupations are typically associated with higher than average earnings. Overall, as 
Figure 4-6 shows, the occupational profile is skewed in favour of the more skilled 
and professional occupations that are associated with higher earnings. 

Figure 4-6: Employment by Occupation (July 2018 – June 2019) 

% Employed Persons Aged 16+ Edinburgh 
West 

Edinburgh 
City 

Scotland 

1 Managers, Directors & Senior Officials 15.4 11.8 9.1 

2 Professional Occupations 25.2 28.5 20.7 

3 Associate Professional & Technical 14.6 17.1 13.6 

Major Group 1-3 55.2 57.5 43.6 

4 Administrative & Secretarial 7.3 8.4 9.7 

5 Skilled Trades Occupations 7.9 6.1 10.9 

Major Group 4-5 15.2 14.5 20.6 

6 Caring, Leisure & Other Service 
Occupations 

7.4 6.5 9.7 

7 Sales and Customer Service 
Occupations 

9.6 8.8 8.8 

Major Group 6-7  17.0 15.3 18.6 

8 Process Plant & Machine Operatives # 3.2 6.4 

9 Elementary Occupations 10.4 9.5 10.8 

Major Group 8-9 12.6 12.7 17.3 

Source text: ONS Annual Population Survey, from Nomis (residence-based) 

Linked to the occupational structure, the qualifications profile for Edinburgh West 
shows that it is a relatively well-educated area, much like Edinburgh City itself. 
Almost 59% of residents hold a qualification that is equivalent to NVQ4 or above, 
which covers most further and higher education qualifications. The average for 
Scotland as a whole is around 44% (Figure 4-7).  
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Figure 4-7: Qualifications (Jan 2018 – Dec 2018) 

% resident population aged  
16 - 64 

Edinburgh 
West 

Edinburgh 
City 

Scotland 

NVQ4 and above  58.5 58.8 44.2 

NVQ3 and above 71.9 72.4 59.7 

NVQ2 and above 82.8 81.9 75.0 

NVQ1 and above 87.2 87.0 83.5 

Other qualifications * 7.2 6.8 

No qualifications 7.9 5.9 9.7 

Source: ONS Annual Population Survey, from Nomis 

4.2.3 Job Density and Employment Type 
Jobs density figures represent the ratio of total jobs to the population aged 16-64. 
Total jobs include employees, self-employed, government-supported trainees and 
HM Forces. A ratio of 1 suggests that the total number of jobs is equal the number of 
working age people. A figure below 1 suggests that there are fewer total jobs than 
there are people of working age and a figure above 1 suggests that there are more 
jobs than working age people in the area. In this case the area would act as an 
employment draw from surrounding regions. 

Data are not available for the level of Edinburgh West, however data for Edinburgh as 
a whole suggest that it is a relatively healthy employment market with a favourable 
ratio of jobs to people of working age compared to Scotland as a whole.  

Figure 4-8: Jobs Density (2017) 

 Edinburgh City Scotland 

Jobs Density 1.02 0.81 

Source: ONS Jobs Density 

Both Edinburgh City and Edinburgh West in particular, have a high proportion of full-
time employee jobs, reflecting the presence of large employers in the Edinburgh Park 
area. Around 71% of employee jobs in Edinburgh West are full-time compared to 68% 
in Edinburgh City and 66% in Scotland as a whole.  

Figure 4-9: % of Employee Jobs (2018) 

 Edinburgh 
West 

Edinburgh 
City 

Scotland 

Full-time 71.2 68.0 66.3 

Part-time 28.8 32.0 33.6 

Source: ONS Business Register and Employment Survey 
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4.3 Conclusion 

The population of Edinburgh and the wider region is set to grow at a much faster 
pace than the Scottish average over the coming decade. This follows a period where 
the City’s population grew at a rate that was round three times higher than the 
Scottish average over the previous 10 years. The latest forecast suggests that the 
City’s population will grow by an additional 34,400 people in the decade up to 2028. 

Economic activity rates in Edinburgh West are high and the occupational profile is 
biased towards managerial, professional and associated professional roles, which 
are occupations where earnings are typically high compared to overall average 
earnings. Around 59% of the area’s residents hold a further or higher education 
qualification compared to a 44% average for Scotland.  
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5. Economic Impact 
The economic impact of the proposed development 
will come from four sources: construction, 
residential spending, new commercial activity and 
additional tourism activity. 

5.1 Approach 

The economic contribution made by the proposed development was assessed 
against two commonly used measures of economic impact:  

• Gross Value Added (GVA); and 
• Employment (jobs).  

GVA is a measure of the value that an organisation, company or industry adds to the 
economy through its operations. The analysis used the production approach to 
measuring this contribution, where the GVA is equal to the value of production less 
the value of the inputs used. Employment, in turn, was measured in terms of the jobs 
supported through economic activity, either as jobs (headcount) for an annual 
impact or as job-years if the impact took place over a limited time period, as with any 
jobs supported throughout the construction period. 

The economic impacts included the direct activity on the site in addition to the 
effects elsewhere in the supply chain and the wider economy.  These were captured 
using the appropriate multipliers.  The types of economic impacts included in this 
analysis are: 

• Direct impacts – this is the initial employment and GVA generated within the first 
organisation of expenditure or activity; 

• Indirect impacts – this is the employment and GVA generated within the supply 
chain of the initial organisation; and 

• Induced impacts – this is the employment and GVA supported by the spending of 
wages of the employees directly employed in the initial organisation.  

5.2 Construction 

The proposed development will be built through eight phases, with works starting in 
2019 and expected to end in 2030. Once completed, it will feature a hotel, seven 
buildings for commercial use, six housing developments, a leisure centre and 
associated infrastructure including parking space (almost 1,800 car parking spaces), 
landscaping, public realm works and connection to the existing tram line. 
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To estimate the total economic impact from construction, it was first necessary to 
estimate the construction costs of the whole development. This was done by 
multiplying the surface of each element of the proposed development by the cost per 
square metre. The assumptions followed for the cost per m2 of each element are 
reported in Table 7.2 in the Appendix. 

The combined cost of all phases of the Edinburgh 
Park South development has been estimated to be 
£735 million  

In this way, it was estimated that the total construction expenditure would be £745 
million. As shown in Table 5.1, Phase 4, which includes the construction of 800 built-
to-rent dwellings alongside parking, a commercial space, public work and 
landscaping is expected to be the most expensive construction phase. 

Table 5.1 Estimated Construction Costs by Phase 

 £ million 

Phase 1 £63 million 

Phase 2 £28 million 

Phase 3 £96 million 

Phase 4 £218 million 

Phase 5 £119 million 

Phase 6 £79 million 

Phase 7 £77 million 

Phase 8 £64 million 

Total £745 million 

Source: BiGGAR Economics Analysis *Sums may not add up due to rounding 

 
In order to estimate the economic impact of construction expenditure it was 
necessary to consider where companies allocated the construction contracts could 
to be based. it was assumed that 40% of construction expenditure would occur in 
Edinburgh and the remainder elsewhere in Scotland. This assumption was based on 
the capability and capacity of companies in Scotland to undertake the construction 
work that will be required for this development. Spending was entirely attributed to 
the Construction sector from the Standard Industrial Classification (SIC)12. 

--------------- 
12 Office for National Statistics (2009), ‘UK Standard Industrial Classification of Economic Activities 2007 
(SIC 2007). 
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To estimate the direct GVA and direct employment contribution from construction, 
expenditure on each part of the development was divided by the turnover/GVA and 
turnover/job ratios of the Construction sector from the Annual Business Survey 
(ABS)13. It was estimated that during the construction period, the proposed 
development could generate £122.6 million direct GVA and support 2,120 direct jobs 
in Edinburgh and £214.6 million direct GVA and 3,710 direct jobs in Scotland. 

In addition to this direct impact, it was necessary to account for the knock-on effects 
on economic activity that construction activity would engender. These include the 
impact on the supply chains of those businesses carrying out the construction works 
- the indirect impact - and the impact associated with the companies’ employees 
spending their salaries across the economy - the induced impact.  

Indirect and induced impacts were estimated by multiplying the direct GVA and 
employment impacts by the relevant Type 1 and Type 2 multipliers from the Scottish 
Government Input-Output Tables14, adjusting for the geographies where supply 
spending and income spending take place. 

In this way, it was estimated that once the proposed development will be completed, 
it will have generated £182.5 million GVA and supported 3,050 job-years in Edinburgh 
and £411.4 million GVA and supported 6,750 job-years in Scotland. 

Table 5.2 Construction - Total Economic Impact 

 Edinburgh Scotland 

GVA (£ million) 182.5 411.4 

Employment (job-years) 3,050 6,750 

Source: BiGGAR Economics Analysis 

The impact from construction will depend on when the different parts of the 
proposed development will be built. This is shown in Figure 5-1, which shows the 
number of jobs supported each year. Given the uncertainty over the exact work 
intensity throughout the years needed to complete each phase of the proposed 
development, the average number of jobs for each phase was estimated. The year 
2023, when construction for Phases 3, 4 and 5 is expected to be underway, is 
expected to be the most intense year of construction activity.   

--------------- 
13 The Scottish Government (2019), ‘Scottish Annual Business Statistics’ 
14 Scottish Government (2019), Scottish Input-Output Tables. 
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Figure 5-1 Jobs Supported During Construction, By Year 

 

Source: BiGGAR Economics Analysis 

5.3 Residential 

Once the proposed development is complete, households will move into the newly 
built properties. Residents will have an economic impact through their spending on 
goods and services which will support the operations of businesses across 
Edinburgh and the rest of Scotland. 

After the completion of Phase 8, the proposed development will include 1,737 
housing units, of which: 

• 160 affordable housing units; 
• 1,180 built-to-rent units; and 
• 397 residential villas. 

In estimating the economic impact from residents in the proposed development 
100% occupancy was assumed. It was also necessary to establish their likely annual 
expenditure. The expenditure of each household is dependent on the income and 
financial situation of these households.  Household expenditure data is published by 
household type in the Office for National Statistics’ (ONS) ‘Household Spending 
Survey’15. The development site does not currently contain any households and 
therefore it was necessary to make assumptions regarding the household types 
using the project information that was available.  As a result, it was assumed that 
46% as ’Urban Professional and Families’, 29% of perspective residents could be 

--------------- 
15 Office for National Statistics (2019), ‘Household Spending Survey, Table A52 – Average weekly 
household expenditure by Output area Classification (OAC) group’. 
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classified as ‘Aspirational Techies’, 26% as ‘Rented Family Living’ and 5% could be 
classified as students around campus. 

Figure 5-2 Estimated proportion of Residential Households, by Type 

 

Source: BiGGAR Economics Assumption 

The average annual expenditure was then estimated by applying a weighted spend of 
each of the groups outlined above. In this way, it was estimated that the average 
household would spend £32,900 every year. This is 7% higher than the UK average.  
Households of this nature spend 41% more on housing costs, including rent and 
mortgage payments than the average across the UK.  This expenditure has been 
excluded from the analysis to avoid double counting.  

To estimate the total expenditure generated by the households living within the 
proposed development, household spending was multiplied by the number of units 
that will be built. Expenditure was then discounted to take account of households’ 
spending on Value Added Tax (VAT), which was assumed to be 8%16.  

The expenditure of the residential households in the 
Edinburgh Park South development will be 7% more 
than the UK average 

 

--------------- 
16 European Commission (2013), ’A study on the economic effects of the current VAT rates structure’ 
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To estimate total household expenditure in each study area, it was assumed that 
54% of spending would take place in Edinburgh, and 74% in Scotland. In order to 
estimate the economic impact from household expenditure, total spending was 
divided by the turnover/GVA and turnover/job of the sectors relevant to household 
spending. Household spending would generate £7.2 million direct GVA and support 
150 direct jobs in Edinburgh and £9.8 million direct GVA and 210 direct jobs in 
Scotland. Indirect and induced impacts were then estimated following the same 
approach as in the previous section. 

In this way, it was estimated that once the development will be completed and fully 
occupied, its residents will generate £9.0 million GVA and support 190 jobs in 
Edinburgh and £14.7 million GVA and 310 jobs in Scotland. 

Table 5.3 Annual Impact from Residents 

 Edinburgh Scotland 

GVA (£ million) 9.0 14.7 

Employment 190 310 

Source: BiGGAR Economics Analysis 

The economic impact associated with the households living in the proposed 
development will vary over time, depending on when the construction of each 
housing development is completed. As a result, impacts are not expected to arise 
until 2024 and will peak in 2031, as the housing development built in Phase 8 will be 
occupied. 

Figure 5-3 Jobs Supported by Household Spending in Edinburgh, By Year 

 

Source: BiGGAR Economics Analysis 
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5.4 Commercial 

The activity of businesses located within the proposed development is also expected 
to make an economic contribution. Businesses will create employment within the 
development, will pay salaries and wages and buy inputs, and, in this way, will 
stimulate economic activity. 

In order to estimate this economic impact, it was first necessary to estimate the 
employment that the businesses located within the proposed development could 
support. As in the previous section, the analysis assumed full occupancy. 

The employment density of different commercial activities and spaces was the 
starting point for estimating the employment within the proposed development’s 
commercial spaces. This relied on data from the Homes and Community Agency17 
and a full break-down of the employment densities used in the analysis is provided in 
Appendix Table 7.3 . 

It is estimated that 6,010 people will be employed 
directly in the commercial space across all phases 

Based on the available information, it was assumed that most of the commercial 
space would be used for offices. Where information over the precise use of a 
commercial space was not available, it was assumed that 98% of the space would 
be for offices and the remainder would be split between restaurants, cafes and retail 
space. A complete breakdown of the sources of commercial impact and the net 
internal area (NIA) of each space is provided in Appendix Table 7.1. 

In this way, it was estimated that the proposed development could support up to 
6,010 jobs within the development. The majority of the direct commercial 
employment would be the buildings constructed in Phase 5 and Phase 7.  The 
commercial space and direct employment in each phase are shown in Table 5.4.  

--------------- 
17 Homes & Community Agency (2015), Employment Density Guide, 3rd Edition. 
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Table 5.4 Estimated Commercial Employment by Phase 

 Commercial NIA (m2) Direct Employment 

Phase 1 7,665 60 

Phase 2 - - 

Phase 3 - - 

Phase 4 7,586 620 

Phase 5 38,385 3,150 

Phase 6 7,239 550 

Phase 7 18,770 1,560 

Phase 8 - - 

Total Commercial 79,645 5,940 

Hotel  70 

Total with Hotel  6,010 

Source: BiGGAR Economics Analysis, *Employment supported by the hotel is not included in the table 

To estimate the direct GVA associated with those jobs, the direct employment 
impact was multiplied by the GVA/jobs for the relevant SIC sectors. The employment 
within the development could support £215.5 million direct GVA in Edinburgh and 
Scotland. Type 1 and Type 2 multipliers were then applied to account for indirect and 
induced impacts. These reflect the fact that some of the residents of Edinburgh Park 
may also be employed within the commercial space the induced impacts were 
discounted by 20%. 

Some of this commercial activity would have occurred within the City of Edinburgh 
regardless of the development of Edinburgh Park. It was assumed that the 
additionality of the activity was 90%.  

In this way, it was estimated that the commercial elements of the proposed 
development could generate up to £248.2 million GVA and support up to 6,590 jobs 
in Edinburgh and £294.6 million GVA and 7,560 jobs in Scotland. 

Table 5.5 Annual Impact from Commercial Activity 

 Edinburgh Scotland 

GVA (£ million) 248.2 294.6 

Employment 6,590 7,560 

Source: BiGGAR Economics Analysis 

As shown in Figure 5-4, the impact from the commercial spaces is expected to start 
in 2022, one year after the completion of Phase 1. Activity will steadily increase to 
2026, when it will support 4,200 jobs, before reaching 6,590 jobs by 2030, when it is 
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expected that all the commercial elements of the proposed development will be fully 
operational. 

Figure 5-4 Jobs Supported by Commercial Activity in Edinburgh, By Year 

 

Source: BiGGAR Economics Analysis 

5.5 Tourism Impact 

In a similar way to how residents would support economic activity, so visitors 
spending a night at the hotel within the proposed development would make an 
economic contribution during their stay.  Tourism is a significant driver of the 
economy of the City of Edinburgh and in 2018 it employed 36,000 people18.  

On the basis of an assumed average room capacity of 1.5 people/room and on an 
average occupancy rate of 79% in Edinburgh19, it was estimated that over a year 
around 66,000 hotel nights would take place. The total number of nights was then 
multiplied by £105, the average of the spending per night of domestic and oversea 
visitors to Edinburgh20. Total tourism expenditure was then discounted by 10%, since 
it was assumed that some of the visits would not be directly attributable to the 
proposed development and would make use of the existing hotel capacity in 
Edinburgh. 

--------------- 
18 Scottish Government (October 2019) Local Authority Growth Sector Database 
19 Visit Scotland (2018), ‘Scottish Accommodation Occupancy Survey 2017’, available at: 
https://www.visitscotland.org/binaries/content/assets/dot-org/pdf/research-papers-2/occupancy-
annual-report-2017.pdf  
20 Visit Scotland (2018), ‘Visitors to Edinburgh and the Lothians’, available at: 
https://www.visitscotland.org/binaries/content/assets/dot-org/pdf/research-papers-2/regional-
factsheets/edinburgh-and-lothians.pdf  
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Following the same approach adopted to estimate the impact from household 
expenditure, it was estimated that visitors spending a night at the hotel within the 
proposed development would generate £3.6 million direct GVA and 190 direct jobs in 
Edinburgh and Scotland. 

Adding indirect impacts, it was estimated that tourism could generate £4.4 million 
GVA and support 210 jobs in Edinburgh and £5.1 million GVA and 230 jobs in 
Scotland. 

Table 5.6 Economic Impact - Tourism 

 Edinburgh Scotland 

GVA (£ million) 4.4 5.1 

Employment 210 230 

Source: BIGGAR Economics Analysis 

The impact from visitors at the hotel within the proposed development was assumed 
to take place from 2028, one year after Phase 6 is expected to be completed, as 
shown in Figure 5-5. 

Figure 5-5 Jobs Supported by Tourism in Edinburgh, By Year 

  
Source: BiGGAR Economics Analysis 

5.6 Total Economic Impact 

The figure below shows the impact in Edinburgh from construction, as well as the 
annual impacts associated with households and visitors staying within the proposed 
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development, and with the operations of the commercial buildings. While the figure 
refers to the jobs supported, the GVA impact follows a similar dynamic over time. 

 

Figure 5-6 Total Impact Jobs in Edinburgh, by Year 

 

Source: BiGGAR Economics Analysis 

It was estimated that by 2031 when all the elements of the Proposed Development 
will be operational, the Proposed Development will support: £261.6 million GVA and 
6,990 jobs in Edinburgh and £314.3 million GVA and 8,100 jobs in Scotland.  

Table 5.7 Economic Impact in 2031 by Source in the City of Edinburgh 

GVA (£ million) Edinburgh 

Commercial 248.2 

Household 9.0 

Tourism 4.4 

Total GVA 261.6 

Source: BIGGAR Economics Analysis 
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6. Fiscal Impact 
This section considers some of the fiscal impacts 
that would be associated with the economic activity 
on the proposed Edinburgh park South development.  

In particular, it considers the potential value of the following taxes paid by the 
residents of the development or the commercial enterprises located on the site: 

• Council Tax; 
• Non-Domestic Rates; 
• VAT; and 
• Transient Visitor Levy 

The taxes that are included in this assessment are those for which there is sufficient 
data available to make reasonable estimates. These taxes represent a subset of all 
taxes that would be generated as a result of the economic activity on the site. In 
particular it does not consider the Corporation Tax paid by the commercial 
enterprises, nor does it consider the potential of the Transient Visitor Levy.   

6.1.1 Council Tax Contributions 
Residents within the proposed development will be liable to the payment of Council 
Tax. The estimation of Council Tax revenue was based on the rates Edinburgh City 
Council set for the year 2019/2021.  

The Council Tax band of each residential property will be based on the valuation of 
each property.  This is not known at this stage and so notional assumptions have 
been made to estimate the Council Tax contributions based on property type. The 
Council Tax band that was assumed for each housing development is shown in 
Table 6.1. 

Table 6.1 Council Tax Bands Assumptions 

Development Council Tax Band Council Tax Rate 

Affordable Housing B £ 1,339 

Built-to-Rent D £ 1,722 

Villas F £ 2,717 

Source: BiGGAR Economics Assumptions 

The number of housing units was then multiplied by the relevant Council Tax rate to 
estimate the total Council Tax revenue. The estimation of Council Tax receipts takes 

--------------- 
21 Edinburgh City Council (2019), ‘Council Tax bands charges 2019-2020’, available at: 
http://www.edinburgh.gov.uk/info/20005/council_tax/620/council_tax_bands_and_charges  
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into account that not all households will be liable to pay Council Tax, as some will 
benefit from Council Tax Reduction (CTR). As a result, Council Tax revenue excluded 
the Scottish average share of households that for each Council Tax band is eligible 
for CTR22. 

In this way, it was estimated that the proposed development could generate £2.6 
million. The Council Tax contribution made by the proposed development will 
depend on changes in the rates charged by Edinburgh City Council to 2030. 

6.1.2 VAT Contributions 
In a similar way, it was estimated how much revenue from Value Added Tax (VAT) 
would be linked to the spending of the households living in the proposed 
development. It was estimated households will pay each year £3.7 million in VAT 
contributions. In addition, it was estimated that visitors staying at the hotel within the 
development would spend £0.5 million on VAT during their stay. 

As a result, it was estimated that the proposed development could support 
Government revenue by generating £4.2 million in VAT. 

6.1.3 Non-Domestic Rates 
The businesses located within the proposed development would contribute to public 
finances through the payment of non-domestic rates.  

In order to estimate the taxation impact from the commercial elements of the 
proposed development, it was necessary to make assumptions on their rateable 
values. On the basis of what is paid by the Royal Bank of Scotland’s headquarters, a 
rateable value of £84.80/mt2 was assumed23. In this way, it was estimated that the 
commercial elements of the development that will be office space will be liable to 
the payment of £3.4 million in non-domestic rates, once the proposed development 
will be fully operational. 

The contribution made to non-domestic rates by the hotel was estimated based on 
the guidance given to the Scottish Assessors24. The hotel in the proposed 
development was assumed to belong to Category 2 (i.e. mid-market 3-4 stars hotel) 
and, given its location, the rateable value was estimated by multiplying expected 
turnover by 16%, the upper rate for a Category 2 building. Once the poundage rate 
was applied, it was estimated that the hotel could generate £0.3 million in non-
domestic rates. 

--------------- 
22 Scottish Government (2019), Council Tax Reductions in Scotland, 2018/2019, available at: 
https://www.gov.scot/binaries/content/documents/govscot/publications/statistics/2019/06/council-tax-
reduction-scotland-annual-report-2018-19/documents/council-tax-reduction-scotland-2018-19/council-
tax-reduction-scotland-2018-19/govscot%3Adocument/council-tax-reduction-scotland-2018-19.pdf  
23 Scottish Assessors Association (2019), available at: 
https://www.saa.gov.uk/search/?SEARCHED=1&SEARCH_TABLE=valuation_roll&SEARCH_TERM=EH12+9
BH#results 
24 Scottish Assessors Association (2019), ‘Hotels and accommodation Subjects’. 



  

 

Residential-Led Mixed-Use Masterplan Economic Impact Assessment 40 

As a result, it was estimated that the commercial elements of the proposed 
development could generate up to £3.7 million in non-domestic rates. 

6.1.4 Transient Visitor Levy  
From 2019/20, City Councils in Scotland will have the opportunity to charge a 
transient visitor levy (TVL). Edinburgh City Council is expected to charge £2 for every 
hotel night in the first week of a visitor’s stay. 

To estimate the potential receipts from the TVL of the hotel within the Proposed 
Development, it was assumed that 99% of visitors would be affected. This was 
multiplied by the number of nights that visitors are expected to spend at the hotel 
and by the £2 levy. 

In this way, it was estimated that, under expected TVL rates, the hotel would raise 
around £0.1 million. 

6.1.5 Total Taxation Impact 
Adding the taxation impact from these three sources, it was estimated that the 
proposed development could benefit public finances for up to £11.1 million. The 
contribution that could be made to local public finances arising from Council Tax 
and non-domestic rates was estimated to be around £6.8 million. 

Table 6.2 Total Public Finances Impact 

Tax £ million 

Council Tax 3.1 

VAT 4.2 

Non-Domestic Rates 3.7 

Transient Visitor Levy 0.1 

Total 11.1 

Source: BiGGAR Economics Analysis 
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7. Appendix A - Data Tables 
This Appendix includes some of the data used in the 
analysis of the economic impact of the proposed 
development.   

In particular, the data tables in this Appendix cover: 

• Estimated size of the commercial developments considered; 
• Assumptions used to estimate project construction costs; and 
• Employment densities of each building.  

Table 7.1 Net Internal Area (NIA)of Commercial Developments Considered 

 Element NIA (mt2) 

Phase 1 Commercial 7,665 

Phase 4 Commercial 7,586 

 
Phase 5 

Commercial at the Station 21,504 

Commercial 1 5,560 

Commercial 2 11,321 

 
Phase 6 

Commercial 7,239 

Hotel 170 rooms 

Phase 7 Commercial 18,770 

 

Table 7.2 Cost per Square Meter 

Element Cost per m2 Source 

Central Cross and Landscaping 1,500 Gardiner & Theobald LLP 

Housing – Individual Detached 
House Prestige 

1,815 Turner and Townsend 2019 

Housing – Affordable Units and 
BTR Units 

1,950 Gardiner & Theobald LLP 

Parking – Multi Storey above 
Ground 

500 Gardiner & Theobald LLP 

Parking - Multi-Storey Below 
Ground 

850 Gardiner & Theobald LLP 

Offices 1,850 Gardiner & Theobald LLP 

Leisure facility 2,250 Gardiner & Theobald LLP 
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Landscaping 1,000 Gardiner & Theobald LLP 

Public Garden 1,500 Gardiner & Theobald LLP 

Marketing Suite 1,400 BiGGAR Economics 

Cycle Hub 1,400 BiGGAR Economics 

Cycle Parking (cost per space) 833 Taylor I and Hiblin B (2017)25 
 
Table 7.3 Employment Densities 

Work Space Type Mt2 of GIA/ Employee 

Professional Services Office 12 

Restaurants & Cafes* 17.5 

High Street Retail* 17.5 

Mid-Scale Hotel 0.33 FTE/bed 

Studio* 30 

Source: Homes and Communities Agency (2015), Employment Density Guide, 3rd Edition. *average of the 
intervals provided in the Employment Density Guide. 

 

--------------- 
25 Taylor and Hiblin (2017), ‘Typical Costs of Cycling Interventions: Interim analysis of Cycle City Ambition 
schemes’, available at: https://ec.europa.eu/transport/sites/transport/files/cycling-
guidance/typical_costs_of_cycling_interventions_interim_analysis_of_cycle_city_ambition_scheme.pdf  
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