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This paper is founded upon the document Linlithgow: A Plan for the Future, discussions 

which took place in Community Council meetings in 2018, the information provided by West 

Lothian Council Officers in response to email queries and West Lothian Council reports.  The 

documents are listed as references at the end of this paper. 

The primary findings of this discussion paper are: 

1. There is a strong demand for all sizes of housing and all housing tenures in 

Linlithgow. 

2. Linlithgow is a priority 1 area for social housing1. 

3. West Lothian Council’s Strategic Housing Investment Plan (SHIP) 2019 – 20241 notes 

that over the period 2012 to 2022 the aim is to deliver 3,000 affordable homes in 

West Lothian with the majority being council houses.  However, the 7 houses and 8 

flats built in Mill Road complete the council house programme for Linlithgow up to 

2024.  The SHIP anticipates 54 social rent and mid-market rent houses provided by 

Housing Associations during the period until 2024. 

4. Scottish Government has confirmed funding of £38 million for West Lothian council 

house provision until 2021.  West Lothian Council is borrowing a further £17.51 

million for the programme.  None of this money will be spent in Linlithgow. 

5. West Lothian Council sold over half of all council houses in Linlithgow between 2002 

and 2018 leaving only 428 council houses. 

6. At the end of 2018 there were 280 households seeking a council house in Linlithgow.  

Of these, 140 households are currently (2018) sharing with others in Linlithgow. 

7. Many with modest incomes who have been brought up and educated in Linlithgow 

must look elsewhere to purchase or rent a house, most notably in Polmont, Falkirk 

and Bo’ness. The 2011 census (updated 2016) demonstrates a drop of 29% in the 

population between 10 to 19 years old and 20 to 29 years old simplistically implying 

that after 19 years of age, 456 individuals left the town.  See Appendix 1. 

8. West Lothian Council owns acres of suitable housing land at Kettilstoun, Doomsdale, 

Listloaning and the Vennel.  All land lies within the settlement boundary. 

It is the conclusion of this paper that West Lothian Council is ignoring the current housing 

crisis in Linlithgow. 
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Introduction 

Linlithgow’s attractive environment, strategic location for road and rail commuting and its 

high achieving schools result in a strong demand for all types of housing.  Since the early 

1960s, when the former Linlithgow Town Council was keen to promote new private housing 

development, there has been large-scale expansion to the south, south-west and east.  

Between 1951 and 2001, the population increased from 3,929 to 13,370 and the number of 

dwellings increased from 1,187 to 5,243. The 2011 census records a population of 13,462 in 

5,573 dwellings2.  Over the ten-year period 2001-2012, the population stayed relatively 

stable but the 2018 Adopted West Lothian Local Development Plan (LDP1) reports that the 

number of houses and flats increased by 3073.  This reflects an increased number of smaller, 

usually older, households.  The 2011 census shows that 62% of properties are occupied by 

one or two persons. However, current population estimates suggest that despite the 

additional households the population has fallen slightly, with a Scottish Government 

estimate of 13,260 in 2016. 

In 2007, West Lothian Council began a new build council housing programme. Two phases 

of building have already been completed. Phase 1, a total of 255 homes, and Phase 2, a total 

of 545 homes have been built, with the last site completing in March 20154. The Council is 

on target to complete 1000 council homes by 2019. However, no 'mainstream' social-rented 

houses of any description were built in Linlithgow since the abolition of the Town Council in 

1975 until West Lothian Council’s construction of 8 flats and 7 houses in Mill Road in 2017.  

West Lothian is committed to complete a further 250 council houses during the period 

2019-24 but none of these houses are to be built in Linlithgow. Yet Housing Policy HOU 4 in 

LDP13 has identified Linlithgow as a priority 1 area for new affordable housing. 

The number of West Lothian Council houses in Linlithgow fell by over 50% between 2002 

and 2018, reducing the current total to 428.  The reduction in the number of council houses 

includes the demolition in 2002 of two blocks of flats in St Ninian’s Way to make way for 

private housing.   At the end of 2018 there were 1750 listed for Linlithgow on the common 

housing register, of these 280 households are seeking a council house in Linlithgow and of 

these 280, 140 households are currently (2018) sharing with others in Linlithgow5. 

 

  

Council flats at St Ninian’s Way, demolished in 2002 to make way for private housing. 
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Based on the number of Linlithgow lets per year families will currently have an average wait 

of eight to ten years for a council house.  Weslo is the only mainstream housing association 

with property in the town, renting out 47 three and four apartment houses in the Braehead 

area6. 

Owing to rising house prices, there are now very few properties for sale within the financial 

reach of people with modest incomes, including but not exclusively the younger generation.  

Many with modest incomes who have been brought up and educated in Linlithgow must 

look elsewhere to purchase a house, most notably in Polmont, Falkirk and Bo’ness.  LDP1 

has ended the 20-year planning policy of restraint in Linlithgow which it could be argued, 

that this policy has contributed to an unsustainable community as the young move out and 

generally families with the breadwinners in well paid employment move in.  There is a 

growing elderly population but, with no plans to build property suitable for the retired, 

there is little movement in terms of downsizing. 

West Lothian Council: Housing Policy 

LDP1 describes the allocated housing sites which meet the effective housing land 

requirement for the plan period to 2024. For housing land to be effective it must be7: 

• In the ownership or control of the party which can be expected to develop it. 

• Free from physical constraints which would preclude its development. 

• Contamination free. 

• Economically viable with any public funding required being committed by the public 

body concerned. 

• Free of infrastructure constraints, or any required infrastructure can be provided 

realistically by the developer. 

• The site can be developed in the period under consideration. 

• Housing is the sole preferred use of the land. 

In addition to the allocated housing sites identified, the housing policy (HOU 3) recognises 

that there will be instances where other sites within the settlement boundary come 

forward. These "windfall" sites may be eligible to receive planning permission and assist in 

maintaining an effective supply of housing land.  With reference to map 2 windfall sites in 

Linlithgow are located at Kettilstoun (H9), Doomsdale and Listloaning (H11 & H12) and the 

Vennel (H14). 

The South East Scotland Strategic Development Plan 2013 (SDP1)8 identifies Linlithgow as 

being part of the West Lothian Strategic Development Area and as such it is not 

automatically afforded any special exemption from development. LDP1 removes the "area 

of restraint" designation previously applied to Linlithgow. It is anticipated that development 

land will be released sequentially after 2019, governed by availability of school capacity. 

Special supplementary planning guidance will be prepared for: 

• The impact of increased housing on Linlithgow Academy. 

• The impact of increased housing on Linlithgow Loch. 

• Developer contributions towards transport mitigation measures,  
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As stated above, LDP1 describes Linlithgow as a Priority 1 area for affordable housing.  This 

means that new market housing developments in excess of 25 houses must provide 25% of 

housing numbers specifically aimed at those households which cannot afford a market 

solution to meet their housing needs. 

Affordable housing is defined9 as: 

• Social rented housing 

• Shared ownership -- the owner purchases part of the dwelling and pays an 

occupancy payment to a Registered Social Landlord on the remainder. 

• Shared equity -- the owner purchases a majority share (typically 60%), the remaining 

equity is owned by a Registered Social Landlord. The owner is responsible for 

maintenance and pays no rent but upon sale of the property receives only a share of 

the sale price e.g. 60%. 

• Low-cost housing for sale -- dwellings sold at below market price but at an affordable 

level. This may be subsidised or unsubsidised, built to a higher density or smaller 

than average. 

• Mid market rent -- housing let at rents which are higher than social rents but lower 

than full market rents.  These are usually developments by RSL’s or joint-venture 

between developers and RSL's. 

Developments of less than 25 houses for sale will not be subject to the affordable housing 

requirement.  Instead the developer will pay West Lothian Council a commuted sum to 

represent the worth of the affordable housing portion.  Although commuted sums have 

been paid to West Lothian Council in respect of smaller developments in Linlithgow, no such 

sums have been directly allocated to affordable housing in Linlithgow. 

 

Location Size (Ha) Capacity 

Boghall East, Blackness Rd 3.2 50 

Land east of Manse Road 1.2 25 

Falkirk Road (Woodyard site) 0.7 18 

Clarendon House grounds 2.6 6 

Wilcoxholm Farm Edinburgh Road (north & south of 
canal) 

20.0 200 

Preston Farm, Preston Road  
 

6.0 60 

CEMEX site and Brookfield Metals 14.3 210 

TOTAL   
 

48 569 

Table 1 LDP1 Allocated Sites (without planning permission at January 2019) 
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Recommendations 

In edition 1 of the Plan for the Future10 it was stated that any substantial expansion of 

Linlithgow should take place to the south-east of the built area (north and south of the 

Edinburgh Road) to avoid elongating the town still further and to allow housing 

development that is more likely to be within easy walking or cycling distance of the town 

centre, railway station and other facilities.  Planning applications should include for the 

provision of new infrastructure.  West Lothian Council’s preferred plan is for 270 houses in 

the west, 200 houses in the east and 101 on 4 infill sites.  There are no plans by West 

Lothian Council to build any council houses during the plan period, affordable houses will be 

provided by developers under the 25% rule.   

Controlled town expansion as detailed below would give a major opportunity to cater for 

the unsatisfied housing needs of the less well-off: 

 

Proposal H1 - Social-Rented and 'Affordable' Housing 

Five interlinked strategies are recommended to increase the number of social rented and 

“affordable” homes in Linlithgow: 

1. The construction of approximately 150 new council houses in Linlithgow in 

accordance with Proposals H2 and H3 below. 

2. Increasing the profile of the “mortgage to rent” scheme which allows those with 

mortgage difficulties to opt to sell their house to West Lothian Council in exchange 

for the right to remain and pay a council house rent. 

3. West Lothian Council to establish a Linlithgow based organisation to encourage 

development by housing associations. 

4. An investigation into the possibility of a Linlithgow based Housing Association. 

5. Recognise Linlithgow as a Priority 1 special case for affordable housing and ensure 

that all tenure options described in West Lothian Council’s affordable housing 

guidance are available. 

Proposal H2 – Local Authority Housing   

Despite the previous sale to developers of Council owned housing land in Linlithgow, there 

remain 4 sites with significant potential: 

1. The Vennel: the proposed Vennel redevelopment offers an exciting opportunity to 

revitalise the town centre and provide commercial and residential opportunities.  

With or without the demolition of the existing Cross flats, there is the potential for 

approximately 10 additional social rented dwellings. 

2. Doomsdale:  This 6½ acre site was previously offered for development with a 

potential of 90 houses by West Lothian Council.  It is now appropriate for the 

decontamination11 of this old waste tip and the construction of up to 40 social 

rented dwellings and landscaped open space.  The reduced number of dwellings and 

landscaping will allay the possibility of dwellings overtopping the hill.  
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3. Listloaning playing field:  In view of the fact that Linlithgow Thistle play almost all of 

their matches at Kettilstoun and that the pavilion is rarely used as a small gym it 

would be possible to remove 1 football pitch and the pavilion which would permit 

the construction of 35 social rented dwellings on 2 acres of land. 

4. Kettlistoun: There is currently a plan for a cycle track on only a part of a large area of  

land, part of which has the potential for housing.  LPD1 has ensured that this land is 

within the Linlithgow settlement boundary and therefore available as a “windfall 

site”.  It is suggested that the current owners (currently CEMEX) of the site to the 

north west on the other side of Mains Road (zoned for 210 houses) be contacted to 

determine the potential for an asset swap or other financial arrangement to the 

mutual advantage of LCDT and CEMEX.  There is the potential for the construction of 

up to 50 social rented dwellings as a part of a larger residential development. 

Proposal H3 – Social Rented Homes – Additional 90 Housing Association Dwellings. 

The figure of 90 social rented Housing Association dwellings represents 25% of the total 

number of potential residential homes on sites H4, H5 and H6. 

Proposal H4 – Infrastructure 

Recognising the problems which have resulted from large-scale development in the past, it 

is considered essential that any further development is incremental and supplemented by 

infrastructure improvements. Whilst there has been some progress in bringing 

infrastructure forward to support current development proposals in West Lothian generally; 

further investment and commitment on the part of the public and private sectors will be 

required in Linlithgow to deliver the level of development proposed over the LDP1 period 

and beyond12. Indeed, it is recommended that key road infrastructure improvements 

precede further housing development and that no development should proceed without the 

funding for additional services and facilities being guaranteed under a legal agreement in 

accordance with Section 75 of the Town and Country Planning (Scotland) Act 1997.   

West Lothian Council Local Development Plan 

LDP1 sites are shown on map 1.    

1. Sites A, B, C, D and E are supported subject to the necessary road infrastructure 

being provided. 

2. The development of Preston Farm (site F) cannot be supported.  It is located at the 

top of Preston Road hill, is a site of great landscape value and amenity.  Any 

development will be very dominant when viewed from the western approach to the 

town.  It is a long arduous walk or cycle from the town centre, existing shops and 

railway station. 

3. Site G was added to the Local Development Plan by the Reporter, appointed by the 

Scottish Government Minister, without any consultation with the Linlithgow 

community. The site extends the town to its western limit and is far from the town 

centre.  It is currently served by two bus services and is a short walk to Stockbridge 
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retail park and a further bus service.  However, only part of the site is suitable for 

housing due to the low-lying nature of the site and the proximity to the river Avon. 

 

Community Council preferred housing development sites 

The preferred housing sites are illustrated in Map 2 as follows 

 

Proposal H4 – Private Housing, Boghall East 

In 2019 the subject of a planning application entitled  “1110/FUL/18 erection of 54 houses 

with associated works: CALA Management Ltd” of which 14 are to be ‘affordable’/social 

rented in accordance with West Lothian Council’s policy.  The only objections to this 

application relate to the T junction at the A803, lighting and pedestrian access to Springfield.  

The access to the site should be by a new roundabout at the junction of Springfield Road 

and the A803. 

Proposal H5 – Mixed housing, Wilcoxholm Farm 

The Community Council supports the development of this greenfield site on either side of 

the canal, to the north of Edinburgh Road but conditional upon: 

1. The construction of the Eastern Local Distributor Road, a formal boulevard linking 

Edinburgh Road and Blackness Road, to which at least any development north of the 

canal should be linked 

2. Sensitive landscaping of the canal to retain an undeveloped ‘green wedge’/wildlife 

corridor; this to include a new pedestrian/cycle path along the south bank of the 

canal 

3. Provision of allotment gardens and local orchards commensurate with the number 

of houses to be built in the area 

4. Provision, at the western end of the site, of a formal pedestrian/cycle path linking 

the canal towpath to Maidlands. 

5. The layout being subject to a detailed design brief/master plan requiring a high 

standard of urban design, character, building materials and landscaping 

6. Sequential development being from the town centre outwards 

7. A commensurate contribution to the improved infrastructure of Linlithgow. 

This site has the potential to accommodate 220 houses, of which 55 would be 

‘affordable’/social rented in accordance with West Lothian Council’s policy.  A substantial 

proportion of the private housing mix should constitute smaller houses for first-time buyers 

and others with a modest income.   

Proposal H6a and H6b – Mixed Housing, Clarendon to Edinburgh Road 

The development of housing in the general area between Manse Road and Edinburgh Road 

is supported.  It is anticipated that part of H6a will accommodate 100 houses of which 25 

will be affordable homes and available for construction within the forthcoming Local 
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Development Plan period.  H6b which lies to the east of the new distributor road is an 

indication of land for further housing beyond the forthcoming Local Development Plan 

period. 

Housing on land H6a is subject to: 

1. The construction of link/access roads between Manse Road and Edinburgh Road, 

and from Edinburgh Road to Burghmuir (the Eastern Local Distributor Road to relieve 

traffic congestion/improve road safety at the Manse Road canal bridge, at the 

railway bridge and aqueduct on Edinburgh Road and the vicinity of the Low Port 

roundabout 

2. the skyline to be protected from development as far as possible 

3. allowance for a generous ‘green wedge’/wildlife corridor, free of development, 

running generally from the countryside down to the canal 

4. provision of cycle/footpath links to the railway station and town centre via the 

Clarendon 'green wedge' 

5. provision of a highly-accessible local centre with the potential for one primary 

school, a community hall and at least two shops 

6. provision of allotment gardens and local orchards commensurate with the number 

of houses to be built in the area 

7. the layout being subject to a detailed design brief/master plan requiring a high 

standard of urban design, character, building materials and landscaping 

8. sequential development being from the town centre outwards 

9. a commensurate contribution to the improved infrastructure of Linlithgow. 

 

Proposal H7 Clarendon House. 

Clarendon House and grounds have been sold by West Lothian Council.  The change of use 

application for the house and stable block has planning permission.  Application 

0426/FUL/17 for 6 houses in the grounds is awaiting a decision (Jan 2019).  The Community 

Council opposed this application in the absence of an infrastructure assessment, a current 

Local Development Plan and a policy on the payment of commuted sums.  Two years on it is 

acknowledged that the site is included in the now current Local Development Plan. 

 

Proposal H8 Linlithgow Glebe land, Manse Road 

 This site referenced as H-LL4 in LDP1 comprises 2 blocks of land of approximately 3 acres in 

total with a potential for 25 houses.  No planning application has been made.  Housing on 

this site must be accessed from the eastern distributor road as illustrated in Map 2.  The 

Planning Forum recommend that this site be treated as a part of H6a for planning 

permission purposes. It should not be developed without provision being made for a new 

distributor road. 
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Proposal H9 – Kettilstoun West.  

This site of approximately 4 acres has been discussed in proposal H2 above being owned by 

West Lothian Council within the settlement boundary.  It is not designated a housing site in 

LDP1 although it would fall within the definition of an acceptable “windfall” site for housing. 

 

A part of a potential housing site at Kettilstoun 

Proposal H10 – CEMEX & Brookfield Metals. 

This site is discussed in proposal H2 and designated H-LL 13 in LDP1 was selected without 

consultation by the Reporter during the examination of LDP1 and purports to offer land for 

210 houses.  This site was previously a sand quarry and only land at the south and the east 

are suitable for housing as the remainder is low lying in the flood plain of the river Avon.  It 

should be considered together with the Kettilstoun south site to evolve a coordinated 

approach to the social rented and private housing. 

Proposal H11 & H12 – Doomsdale and Listloaning 

These two sites of 8½ acres combined are owned by West Lothian Council and could easily 

accommodate 75 social rented dwellings.  These are discussed in Proposal 2 above. 

Proposal H13 – Private Housing, Sawmill Site, Falkirk Road. 

The Community Council supports the development of this brownfield infill site. This site has 

the potential to accommodate 10 houses. 
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Proposal H14 – Vennel 

The proposal by West Lothian Council to redevelop land in the centre of Linlithgow forming 

a part of the Vennel is the subject of current (Jan 2019) discussion.  There is the opportunity 

to replace a number of existing flats with new and add a further 10 social housing units 

making 28 in total.   

 

A part of a potential housing site at Listloaning 

 

Table 3 – Summary of Above Housing Proposals for 10-year Period of Plan 

Site Number of houses & flats 

 Social Private Total 

H4 Boghall East 14 40 54 

H5 Wilcoxholm Farm 55 165 220 

H6a Clarendon 25 75 100 

H7 Clarendon House 0 6 6 

H8 Glebe Manse Road 0 25 25 

H9 & H10 Kettilstoun & CEMEX 50 200 250 

H11 & H12 Doomsdale & Listloaning 75 0 75 

H13 Sawmill, Falkirk Road 0 10 10 

H14 Vennel 28 65 93 

 Total 247 586 833 
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Conclusions  

This paper sets out the potential for housing in Linlithgow and Linlithgow Bridge.  It is 

feasible to build 833 houses and flats within the forthcoming 10 year period.  Of these 247 

would be social rented houses.  There is the potential for 128 houses on Council owned land 

in Linlithgow. West Lothian Council is ignoring the current housing crisis in Linlithgow. 
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Appendix 1  Population Statistics 2016 (estimates from 2011 Census) 

 

Bo'ness 
 

Polmont 
 

Bathgate 
 

Linlithgow         
  

     

Males 7126 48.30% 
 

Males 2589 48.70% 
 

Males 
   

Males 6469 48.80% 

Females 7634 51.70% 
 

Females 2731 51.30% 
 

Females 11604 5060.00% 
 

Females 6791 51.20%                

0 - 9 yrs 1705 11.55% 
 

0 - 9 yrs 478 8.98% 
 

0 - 9 yrs 3209 14.00% 
 

0 - 9 yrs 1494 11.27% 

10 - 19 yrs 1441 9.76% 
 

10 - 19 yrs 435 8.18% 
 

10 - 19 yrs 2426 10.58% 
 

10 - 19 yrs 1586 11.96% 

20 -29 yrs 1645 11.14% 
 

20 -29 yrs 533 10.02% 
 

20 -29 yrs 2945 12.85% 
 

20 -29 yrs 1130 8.52% 

30 - 39 yrs 1906 12.91% 
 

30 - 39 yrs 673 12.65% 
 

30 - 39 yrs 3577 15.61% 
 

30 - 39 yrs 1373 10.35% 

40 - 49 yrs 2028 13.74% 
 

40 - 49 yrs 675 12.69% 
 

40 - 49 yrs 3582 15.63% 
 

40 - 49 yrs 1960 14.78% 

50 - 59 yrs 2181 14.78% 
 

50 - 59 yrs 805 15.13% 
 

50 - 59 yrs 3102 13.53% 
 

50 - 59 yrs 2194 16.55% 

60 - 69 yrs 1973 13.37% 
 

60 - 69 yrs 906 17.03% 
 

60 - 69 yrs 1954 8.53% 
 

60 - 69 yrs 1805 13.61% 

70 - 79 yrs 1285 8.71% 
 

70 - 79 yrs 516 9.70% 
 

70 - 79 yrs 1359 5.93% 
 

70 - 79 yrs 1095 8.26% 

80+ yrs 596 4.04% 
 

80+ yrs 299 5.62% 
 

80+ yrs 766 3.34% 
 

80+ yrs 623 4.70%  
14760 100.00% 

  
5320 100.00% 

  
22920 100.00% 

  
13260 100.00% 
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A

E

B

F

Location
Size 
(Ha)

Capacity

A Boghall East 3.2 50

B Land east of Manse Road 1.2 25

C Falkirk Road 0.7 18

D Clarendon House 2.6 8

E Wilcoxholm Farm 20.0 200

F Preston Farm 6.0 60

G Kettlestoun Mains 14.3 210

C

D

G

Settlement boundaryMap 1  2018 Local Development Plan – Site Location
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H4

H13

H7

H10

Settlement boundaryMap 2   2019 Linlithgow Planning Forum – Location of Preferred Sites

H11 H5

H5

H6a

H6a

H6b

H6b

H8

H12
H14

4

H9


