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DATA LABEL: PUBLIC

DEVELOPMENT & TRANSPORT POLICY DEVELOPMENT & SCRUTINY PANEL
REVIEW OF PUBLIC REALM DESIGN GUIDE FOR LINLITHGOW
REPORT BY HEAD OF PLANNING, ECONOMIC DEVELOPMENT & REGENERATION
A.

PURPOSE OF REPORT
The purpose of this report is to advise the panel of a review of the public realm
design guide relating to Linlithgow and proposed updates to the Action Plan for the
town centre.

B.

RECOMMENDATION
It is recommended that the panel notes and considers the following
recommendations which are intended to be submitted to Council Executive for
approval after a consultation exercise has been undertaken:
1. notes the comments received on the draft guidance following consultation;
2. agrees the responses to the comments received during consultation on the
draft Planning Guidance as it relates to Linlithgow public realm;
3. approves the content of the Planning Guidance ‘Public Realm Design
Guides for Linlithgow (Appendices 1 and 2);
4. approves the ‘Screening Report’ which is to be submitted to SEA Gateway
and the Consultation Authorities and which sets out the Council’s
justification that the guidance is exempted from additional Strategic
Environmental Assessment because it will not in itself have any significant
environmental effects; and
5. delegates authority to the Head of Planning, Economic Development and
Regeneration to timeously issue a ‘Screening Determination’ in the event
that SEA Gateway and the Consultation Authorities confirm their agreement
that the guidance will not in itself have any significant environmental effects,
and to report the outcome of the SEA screening process to a future meeting
of the Council Executive for information.

C.

SUMMARY OF IMPLICATIONS
I

Council Values

Focusing on our customers' needs; being
honest, open and accountable; making best use
of our resources; and working in partnership.

II

Policy
and
Legal
(including
Strategic
Environmental
Assessment, Equality
Issues, Health or Risk
Assessment)

There are various policies in the adopted West
Lothian Local Development Plan (2018) that
relate to the built environment and town centres,
of particular relevance are policies TCR1, TCR 2
and TCR3.
There are no equality, health or risk assessment
issues or SEA issues at this stage.
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III

Implications
for
Scheme of Delegations
to Officers

None.

IV

Impact on performance
and
performance
Indicators

None.

V

Relevance to Single Outcome 8 - We make the most efficient and
Outcome Agreement
effective use of resources by minimising our
impact on the built and natural environment.

VI

Resources - (Financial,
Staffing and Property)

Additional funding will have to be secured if the
potential projects identified in the Action Plan
are to be delivered. Officers will continue to look
at options for securing external financial support
for project delivery. The council’s approved
capital programme continues to make financial
provision for improvements in town centres.

VII

Consideration at PDSP

This is the first time this report has been
presented to the PDSP.

VIII

Other consultations

Economic Development & Regeneration.

D.

TERMS OF REPORT

D1

Background
West Lothian Council seeks to promote and facilitate urban regeneration and
investment in the county’s traditional centres and with local stakeholders and
community interests has developed public realm strategies for physical
improvement. The public realm incorporates all areas to which the public has ready
access This includes streets, lanes, vennels, squares, forecourts, parks and open
spaces.
Public Realm Design Guides (PRDG) were prepared for each of West Lothian’s five
traditional town centres. The guide for Linlithgow was prepared within the context of
the West Lothian Local Plan which has now been replaced by the West Lothian
Local Development Plan (LDP) and adopted by the council in September 2018.
Given this, the PRDGs require to be updated and to be taken forward as Planning
Guidance (PG) in support of the LDP.

D2

Scottish Government - Action for Town Centres
As town centres are facing challenges of changing and evolving retail patterns, the
Scottish Government aims to support and invest in town and neighbourhood
centres to become more diverse, sustainable and thriving places for communities to
live, work and enjoy.
Towns and town centres should be vibrant, creative, enterprising and accessible.
However, sustainable regeneration of towns can only be achieved through
collaboration and investment which include or are led by local communities.
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In response to the final report of the National Town Centres Review, the Scottish
Government published the Town Centre Action Plan in November 2013. The plan
aims to stimulate a wide range of activity across public and private sectors to
revitalise town centres. It has had two progress reports.
The “Town Centre First Principle” was agreed with COSLA in July 2014, marking a
significant shift in public policy towards town centres. It asks that government, local
authorities, the wider public sector, businesses and communities put the health of
town centres at the heart of decision making. However, the principle is not a duty
and it is not prescriptive.
The Scottish Government also funds the Scotland’s Towns Partnership (STP) to
provide information, support and services which contribute to the vibrancy, vitality
and viability of town centres and neighbourhoods. STP also supports the
development of partnerships including Business Improvement Districts (BIDs).
D3

West Lothian Town Centre Action Programme
In February 2019 the Scottish Government announced a new “ring-fenced” £50m
capital fund for Town Centres for 2019/20. This resulted in an allocation of £1.826m
to West Lothian covering 23 settlements (all settlements in West Lothian with a
population greater than 1,000).
The purpose of the grant is to enable local authorities to stimulate and support
placed based economic investments which encourage town centres to diversify and
flourish, creating footfall through local improvements and partnerships.
In particular, the grant is intended to fund a wide range of projects which deliver
against the themes of the Town Centre Action Plan including town centre living and
supporting centres to be vibrant, accessible and enterprising places. This could
include re-purposing buildings for housing, retail, business, social and community
enterprise, services, leisure, tourism and heritage; and improving access and
infrastructure. Consultation with town centre management groups and other
interested organisations on potential projects occurred in summer 2019. Where
appropriate, the opportunity to use this grant funding to take forward actions in
refreshed public realm design guides prepared to support the LDP was advanced.

D4

Linlithgow Public Realm Design Guide (2013)
An updated Public Realm Design Guide (PRDG) for Linlithgow was adopted in
2017. It focused on the section of Linlithgow High Street between West Port and
Low Port and several related large open spaces. A series of guidelines and were
outlined with a view to enable future continuous project based efforts to improve
Linlithgow’s High Street by encouraging and maintaining a high quality of public
realm for residents, tourists and businesses. The PRDG included a Conservation
Character Appraisal and detailed analysis and recommendations for each building
The PRDG Action Plan identified 6 immediate, 7 medium and 1 longer term actions,
as well as 16 further recommendations and a vision for the High Street. These
actions have been reviewed and are shown in Appendix 1 (Map) and in Appendix 2
–Table 1 as either completed - green, (9 Actions); ongoing or partially completed amber, (15Actions): or not started - red, (6 Actions).
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The Linlithgow PRDG is relatively recent with a survey in 2013 and then adopted in
2015. Many of the identified actions are already being progressed via local
organisations involved in public realm improvements across Linlithgow and it is not
proposed to set out any new town centre actions at this stage, but to focus on those
already identified.
A key component of the public realm design guides was encouraging further private
investment in town centre shop fronts aided by a council grants scheme. Within
Linlithgow over the period 2013-18, 37 properties have benefitted from total grant of
£27,374. In 2019, there were three grants at a total value of £2,570. Planning
Guidance for shopfront and advertisements in Linlithgow Conservation Area was
approved in December 2019 and Linlithgow Civic Trust have offered to help draft
information for businesses.
All actions will require to be discussed in more detail with Linlithgow & Linlithgow
Bridge Town Management Group, (that includes numerous interested organisations
such as Linlithgow BID, Linlithgow Civic Trust and its sub-group Burgh Beautiful
and Pride & Passion), as well as the community council, but are a starting point for
further discussion. Once agreed, these will form an updated Action Plan for
Linlithgow town centre public realm in support of the LDP.
The Scottish Government has also made available an additional town centre
improvement budget for 2020/21. This was considered by the Council Executive on
22 October 2020 where it was agreed to direct the grant funds to all towns and
villages in West Lothian. Some of the public realm projects outlined in Appendix 2
may be suitable for this grant fund, albeit there is a short timescale to agree, design
and tender projects to have them “committed” by March 2021 to meet the grant
conditions.
Public consultation on the Public Realm Design Guide is anticipated to commence
over a 6-8 week period, having regard to current COVID-19 restrictions. However,
this is anticipated to include publication of the proposed Action Plan on the council’s
website and discussion with the town centre management group and other
stakeholder groups. All feedback would be reported to the Council Executive at a
later date.
E.

CONCLUSION
West Lothian town centres have continued to face retail and economic pressures
similar to other town centres across Scotland and the UK due to changing shopping
habits and lifestyles. Nevertheless, the general public realm design guideline and
principles established for Linlithgow in 2013 and adopted in 2015 remain relevant.
Substantial progress has been made with many of the actions identified to improve
Linlithgow town centre having been carried out or are on-going. A significant
amount of capital and revenue funds has been invested in the town centre.
However, there also remain many projects to be started that would benefit the
future of the town centre.
While the recent Scottish Government Town Centre Fund has allowed some of
these projects to advance, partnership with the Town Management Group, BID,
community council and interested local groups must continue to enable Linlithgow
town centre to revitalise and flourish as a centre of the community.

F.

BACKGROUND REFERENCES
Scottish Government Town Centres Action Plan (2013)
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https://www.gov.scot/publications/town-centre-action-plan-scottish-governmentresponse/
Appendices/Attachments: Two
Appendix 1: Map of Linlithgow town centre and existing public realm projects.
Appendix 2: Review of 2013 Linlithgow Town Centre Action Plan.
Contact Person: Chris Alcorn, Principal Planner, Development Planning: 01506-282428.
Email: chris.alcorn@westlothian.gov.uk

Craig McCorriston
Head of Planning, Economic Development & Regeneration
10 November 2020
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Key
Town Centre Boundary
(As defined in Local Development Plan 2018)
2013 Consultant Study Project Reference:
Green - Complete = 9
Orange - Ongoing = 15
Red - Not Started = 6
General Projects (Non-Site Specific):
Complete: 02, 2.1, 2.5, 2.7, 2.13, 2.14, 2.16
Ongoing: 01, 11, 13, 2.2, 2.4, 2.6, 2.8,
2.9,2.10, 2.12, 2.15
Not started: 07

NB: As the Linlithgow Public Realm Guide is relatively recent (2013/15) many of the identified
actions are ongoing or not started further improvement projects are not identified at this stage.
Data Label: Public

Appendix 1: Linlithgow

©Crown Copyright 2020 OS100037194. You are permitted to use this data solely to enable you to respond to, or interact with, the organisation that provided you with the data. You are not permitted to copy, sub-licence,
distribute or sell any of this data to third parties in any form.

1:5,000
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Data Label: Public

APPENDIX 2 - TABLE 1: REVIEW OF WEST LOTHIAN TOWN CENTRE PUBLIC REALM ACTION PLANS - LINLITHGOW

Linlithgow Public Realm Design Guide - Action Plan (2013): Review 2019
Immediate items
Ref
No.
LIN
01

Potential Project

LIN
02
LIN
03

Maintain a fast-track planning process
for shop front / projecting signage.
Prepare detail designs to improve
Station Road, the pedestrian underpass
and the route to the canal (see concept
05) and implement the improvements.

Repair deteriorating traditional shop
fronts.

Project
Description
(NB: Consultants
for the Linlithgow
Study adopted a
different format
from the
consultant on
other 4 town
centre studies.)
As above

Provisional
Budget
(Not
prepared by
Consultants
in 2013.)

Priority

N/a

High

N/a

High

Works to accommodate platform
extension by Network Rail pursuant to
the Edinburgh-Glasgow Improvement
Programme (EGIP) have resulted in
some welcome improvements.

1

High

Project
Outcome
(NB:
Consultants for
the Linlithgow
Study adopted
a different
format from the
other 4 town
centre studies.)
As Above

Review 2019 - Comment
Ongoing and part of Shop
front improvements. No
long terms vacancies
apart from former
Procurator Fiscal office.

Part of on-line planning
portal
Network Rail (NR) carried
out some improvements
the entrance to the
Station. However, issues
remain with south side
improvements and safety
concerns. North side
improvement required –
Private Road surface. NR
submitted application for
lighting in alcoves &
agreed to install pigeon
netting & sort drainage
issue. Transportation
proposal to remove gates
at south end Station Rd.

Achieved
R/A/G
Ongoing

Complete
Ongoing
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Data Label: Public
LIN
04

Open up pedestrian access between
County Buildings & the new McCarthy
Stone development to allow direct
access from High Street to the car park.

N/a

High

LIN
05

Work with Network Rail to improve
station underpass and access. Works to
accommodate platform extension by
Network Rail pursuant to the
Edinburgh-Glasgow Improvement
Programme (EGIP) have resulted in
some welcome improvements.
Prepare detail designs to improve the
paving along the length of the high
street in consultation with the Council’s
Roads and Transportation Service and
High Street Paving Working Group and
implement improvements as funding
allows.

N/a

High

N/a

High

No Budget available.
High Street Paving
Working Group not
formed. Issue with
cracked Caithness slabs
resulting from lighting
contractors.

Not
Started

N/a

Medium

Desirable - for future
discussion with Linlithgow
& Linlithgow Bridge Town
Management Group.

Not
Started

LIN
08

Obtain access equipment to assist in
repairs and maintenance to high level
roofs and dormers, repainting, removal
of plant growth, replace missing
chimney cans etc.;
Improve the setting of St Michael’s
Well;

N/a

Medium

Not
Started

LIN
09

Prepare detail designs to improve
pedestrian area at Health Centre (see

N/a

Medium

Environmental Health are
not able to move High
Street Air Quality monitor
as this is considered the
best site at the east end
of the High Street.
NHS ownership and
responsibility. Extensive

LIN
06

While ex-bus deport
Not
redeveloped, ongoing
Started
issue with retention of
gable scaffolding, though
Dayell House refurbished.
Annex recently sold.
New lift installed for
Ongoing
platform access, but
issues remain with south
side improvements and
safety concerns at Station
Road. (See LIN 03 above)

Medium term items
LIN
07

2

Not
Started
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Data Label: Public
concept 2) and implement
improvements as funding allows;
LIN
10

Prepare detail designs to improve the
street corner at the West Port (see
concept 1) and implement the
improvements as funding allows;

N/a

Medium

LIN
11

Linlithgow Town Management Group to
pursue various public art projects within
the town;

N/a

Medium

LIN
12

Support and encourage improvement of
the High Port (East port) railway bridge;

N/a

Medium

LIN
13

Encourage the removal of intrusive
satellite dishes, aerials etc. (and if
required take necessary Planning
Enforcement Action).

N/a

Medium

N/a

Low

local community efforts on
landscape at adjacent
Water Yett entrance.
“Katie Wearie” sculpture
and landscaping installed
on west side junction and
Burgh Beautiful
improvements to east.
Two major projects with
planning permission and
fully funded, underwent
public consultation.
Recent “Black Bitch”
sculpture installation at
The Vennel.
No Progress (though
some work by Burgh
Beautiful).
Unauthorised satellite
dishes would be pursued
through the Planning
Enforcement reactive
process, though issue of
available budget for
removal, staff resources
and practical issues
remain.

Complete

Ongoing

Not
Started
Ongoing

Longer term items
LIN
14

Reuse Victoria Hall site.

3

Planning application
submitted and demolition
undertaken.

Ongoing
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Data Label: Public

Further Recommendations & Vision for Linlithgow High Street (2013)
2.1

Appoint a project lead officer to monitor
all projects that are implemented in the
town from an independent perspective

2.2

Encourage improvements to colonnade
covered pavements and wynds that link
from High Street to Linlithgow Loch and
to the south to encourage use and
connectivity;
Promote direct access from High Street
to connect with the Loch and
surrounding open spaces;
Encourage property owners to carry out
building maintenance on a regular basis
via the Town Centre Management
Group;

2.3

2.4

2.5

Use of heritage colours for architectural
features instead of white, where it is
appropriate.

2.6

Use of existing brackets for projecting
hanging signs and flagpoles etc;
Stipulate that any restoration work or
development work must preserve or
enhance the character and appearance
of the conservation area;

2.7

WLC Linlithgow Town
Complete
Centre Manager from
Economic Development
The Vennel Planning Brief Ongoing
produced & connections
promoted for redevelopment of area.

4

(See above).

Ongoing

Unauthorised signage
being pursued through
the reactive Planning
Enforcement process.
Via the Planning
Application, Listed
Building Consent and
Advertisement Consent
process. Shop fronts &
Advertisement Consent
Planning Guidance
approved in December
2019. Linlithgow Civic
Trust have offered to help
draft information for
businesses.
(See above).

Ongoing

(See above).

Complete

Complete

Ongoing
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Data Label: Public
2.8

Preparation of Linlithgow Premises
Improvements Guidelines for the town
similar to those in place for Whitburn
and Bathgate

2.9

Preparation of a tree planting strategy
where tree locations and species are
identified to ensure the right tree is
planted in the right place;

2.10

Inspect pavement surfacing annually for
any damage or poor areas of paving
and replace in accordance with the
surfacing guidelines

2.11

Enhance coherent areas to create links
between the separate zones of the
historical high street and embrace ‘The
Cross’ at its centre
Ensure that any transportation or
circulation policy pays attention to
pedestrians, people with disability and
cyclists as this contributes significantly
to the creation of a place that is
pleasant to visit, live and work in;

2.12

5

Study prepared in 2013.
New Planning Shopfront
and Advertisement
Planning Guidance, that
included Linlithgow High
Street Conservation Area,
approved in December
2019. Linlithgow Civic
Trust have offered to help
draft information for
businesses.
Trees removed at Cross
and to be replanted with
more suitable species
following NETs study.
Burgh Beautiful
application as part of
Town Centre
Improvement Fund for
street tree planting
approved in 2019
Roads & Transportation
have annual pavement
inspections and
maintenance.
Major £80k restoration of
“The Cross Well” in 2016,
along with interpretation.

Ongoing

Active Travel Map
prepared for Linlithgow in
2016. Abellio installed
cycle hire scheme at
Station. Station Road
project and canal towpath

Ongoing

Ongoing

Ongoing

Complete
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Data Label: Public

2.13

Establish a co-ordinated and cohesive
approach to any new development or
alterations within High Street;

2.14

Instigate a fast track approval process
for shop front signage, to enable new
business ventures to have signage in
place for the day their business opens;

2.15

Commission a comprehensive detailed
design for the entire length of High
Street to include carriageway, parking
footway and crossing point locations, in
collaboration with the council’s Roads
and Transportation services;

2.16

Use these public realm design
guidelines to inform planning
conditions.

improvements helped as
well used commuter route
Via the Planning
Application, Listed
Building Consent and
Advertisement Consent
process. Support from
L&LBTMG.
Via the Planning
Application, Listed
Building Consent and
Advertisement Consent.
Study received for work
required from Local
Development Plan and
identified a number of
projects. Issue of
decentralised parking with
lack of traffic wardens
WLC Development
Management East Team
regularly refers to Design
Guidelines in
consideration of Planning
Applications, Listed
Building Consents and
Advertisement Consents.

(January 2020)
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Data Label: Public
APPENDIX 2 - TABLE 2: FURTHER POTENTIAL TOWN CENTRE PUBLIC REALM ACTIONS

Linlithgow – Town Centre Public Realm Actions 2019
As the Linlithgow Public Realm Design Guide is relatively recent as it was undertaken in 2013 and adopted in 2015, compared to the other
four traditional towns where survey works were undertaken in 2008/09, and as many of the already identified actions are ongoing via
numerous local organisations (including Linlithgow & Linlithgow Bridge Town Centre Management Group, Linlithgow BID, Linlithgow Civic
Trust and the Burgh Beautiful Group), it is not proposed to set out new detailed town centre actions at this stage, but focus on those actions
already identified together with continued partnership working with the organisations listed above.
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