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1. INTRODUCTION

1.1 The suggested Appraisal Guidance for Development-led Projects was developed in
response to an identified contradiction in the application of STAG to transport
solutions where the transport problems for which transport solutions are devised do
not exist in the absence of a particular site development. In such cases, logically the
issue is whether or not the development — which gives rise to the transport problems —
is worthwhile.

1.2 The Appraisal Guidance for Development-led Projects was developed as a way of
bringing together the key issues which might need to be considered by both physical
and transport planners in looking at whether or not to sanction the development. The
guidance itself brings together established planning, environmental, societal and
economic objectives in a single multi criteria framework. As such, the guidance was
itself a draft document which set out for consideration an approach which could be
applied to large developments which would potentially give rise to demands for new
infrastructure, particularly but not exclusively transport infrastructure.

1.3 The purpose of this report is to set out an assessment of how well the Bishopton
development would perform were the guidance to be applied. A related and secondary
purpose is to identify the extent to which information presented in a STAG appraisal
enables a wider development-based appraisal to be undertaken.

14 In the following, each section of the multi criteria framework is considered in turn for
the Bishopton project. At this stage the aim is to identify where existing information is
adequate and where additional information from the developers and their consultants
would be required if the guidance were to be applied “for real”.

Basis for appraisal

1.5 It should be noted that in the following there is not a properly developed and
enunciated do-nothing or base case for the whole development, against which an
assessment can be made. For example, in considering wider community impacts, there
is simply a presumption that the status quo would continue, which is clearly not very
likely. In this example, people who would seek to move to Bishopton would, if
Bishopton were not developed, live somewhere else. If that “somewhere else” is in
Edinburgh, that has one set of implications for the both the west and east of Scotland
sub-regions. If half of the people who would have gone to Bishopton would leave to
live in England, that has quite different consequences, especially if these are younger
or highly skilled people.

1.6 However, a key gap in the whole process of considering the development as the
proposal rather than just its transport implications is the lack of a base case prediction.
Indeed, there is even a complete lack of evidence or information regarding where
potential buyers would come from, and this makes the basis for appraisal weaker than
it ought to be.

1.7 Similarly, there is no consideration of alternative developments which might also

address the need for new housing. This too is a major gap which undermines the
appraisal process.
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1.8

1.9

1.10

Policy integration

TABLE 1.1 POLICY INTEGRATION
Ghbjective / criterion Sub objectives / criteria Measurement
Policy Integration Planning Local Plan
Structure Plan
Housing Contribution to regional
targets
Economic development Local / regional strategies of:

»  Local authority

= lLocal Enterprise
Company

Policy integration is required simply as a pre-check that the development is not
counter to, and ideally is supported by, all of the relevant local and regional policies.

In the case of Bishopton

o The development is not part of the Structure Plan, as this is under review; it is an
aspiration of the developer that the site development will be included in the next
statement of the Structure Plan. The existing Plan recognises that the site “holds
long term potential for development”. '

o It is understood that the site would be supported in a future local plan as the site
provides a major component of longer term housing requirements.

* Scottish Enterprise Renfrewshire supports the development of economic uses at
the site; however, an independent report commissioned as part of the Audit

suggested that other sites were seen to have greater potential and priority in the
short to medium term.

Therefore the proposal would be assessed positively against this basic criterion, with
the caveat that from both the physical planning and the economic development
perspectives the site is seen as having long rather than medium term potential.

Envircnment

TABLE 1.2 ENVIRONMENT

Objective / criterion Sub objectives / criteria Measurement
Environment Visual amenity To be determined
Water quality As in Sustainable Indicators

The major “plus” for the development is the fact that it achieves the remediation of a
very large site. However, the site itself is not highly visible in the way that something
like a former steelworks or a colliery “bing” would have been. An extensive landscape
and visual assessment exercise was undertaken as part of the preparation of the
submission; however, this was limited to the visual impacts of the transport proposals
and not of the development of the site itself. It is not therefore clear

° How significant the visual impact of the site development would be
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1.13

1.14

1.15

) Whether it would be perceived unambiguously as an imprévement
. How many people would be affected by the changes in visual amenity.

All of this information is necessary in order to be able to gauge the scale and
significance of the visual changes. Accordingly while it seems reasonable to assume
that there would be a positive change, this is an aspect that would require further
investigation in a full and formal application of the guidance.

With regard to water quality it is probably reasonable to assume that the use of part of
the site will require significant improvements in water quality there as any problems
such as leaching are addressed. However, it is less clear whether water quality would
be improved much or at all over the undeveloped areas of the site.

Housing and population

TABLE 1.3 HOUSING AND POPULATION
Objective / criterion Sub objectives / criteria Measurement
Housing and population Number of dwellings / Physical measures and test
floorspace against targets
Welfare benefit To be determined

Service provision:

* Health - local Costs of provision to meet
¢ Health - acute services additional population
»  Education

e  Sport and leisure

s  Water and sewerage

Community To be determined

Population structure as in
Sustainable Development
Indicators

Housing related objectives were included in the guidance in order to capture
potentially important positive and negative effects of major new housing development.
A basic test is whether the numbers of houses to be developed “fits” with local and
regional targets, and this is apparently the case, although it is noted that the relevant
plans appear to regard the development as longer term.

Impacts on the costs of the provision of public services (both capital and revenue
costs) plus any implications for the quality / availability of public services, ought to be
considered in looking at a major development. Even if the development simply moves
the place of residence of people already living in the sub-region (which is not
evidenced anywhere) there are potentially cost implications. It has not been possible to
consider these.

Similarly, impacts of development on existing communities need to be considered, as
these are relevant to sustainable development. The impacts on the existing settlement
of Bishopton have been considered and appear to be minimal. However, it is not
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1.17

1.18

1.19
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ssible to assess any other impacts, for example on any communities which might,
or example, lose their community or business leaders if these move to the new
evelopment. Such effects are very difficult to assess even qualitatively, but there is
no basis on which to make even a qualified and qualitative assessment.

rhory

(&N

Transport
TABLE 14 TRANSPORT
Objective / criterion Sub objectives / criteria Measurement
Network TEE analysis Standard TEE analysis
applied at regional / TTWA
level
Travel distance as in Sustainable

Development Indicators

Travel mode as in Sustainable
Development Indicators

Travel accessibility as in Sustainable
Development Indicators

Off site environmental As in STAG

impacts of transport changes

Safety As in STAG

Accessibility As in STAG

A major finding of the STAG audit of the proposals to address traffic issues associated
with the development was the need for a wider assessment of the transport impacts
and the transport economics of the proposals. Wider here means over a much larger
geographic area than around the affected junctions and their immediate area.

A similar requirement exists here. A major theme within the documents on
Sustainable Development Indicators is to seek to plan developments such that the need
to travel is reduced and in particular that use of cars for travel to work does not
increase due to new development. This points to the need to, for example plan
developments at public transport nodes and where possible closer to work places
rather than further away.

It is a major concemn here that the Bishopton development could lead to more travel
and more car travel, for the following reasons:

o The development would have very good motorway access — such access is
essential for the development to go ahead

e There are problems of capacity on the rail network which are unlikely to be
addressed before new residents move to the site and begin travelling to work by
car '

e The economic pull of the areas around and to the west of the site (Erskine and
Inverclyde) has diminished markedly due to employment losses within the
glectronics sector; which~increases the relative importance of Glasgow  as an
employment location ' B

. Bighopton is more remote from Glasgow than alternative possible locations for
2
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1.20

1.21

1.22

1.23

1.24

new housing in Renfrewshire and on the Clyde

All of this suggests that travel and car travel will increase; however as md1cate:
earlier, there is no alternative development case. N

This does not mean Bishopton is not an appropriate development (although the
relevant plans do suggest it is one for the longer term). It does suggest that the
strategic appraisal of the development is lacking due to lack of information and lack of
a base case or any alternatives.

From the transport perspective, a full network analysis would help to assess these
impacts more fully, provided it is informed by:

¢ More up to date analysis of employment and the sub-regional labour market

e Information on where people who come to live at Bishopton are likely to move
from.

As the impacts of transport form a key part of the sustainable development agenda, it
is suggested that even if some other aspects of this development appraisal can not in
practice be implemented, the transport part of the appraisal should not be restricted
merely to the local effects.

TABLE 1.5 ECONOMIC DEVELOPMENT
Objective / criterion Sub objectives / criteria Measurement
Economic development On site employment effects Estimates of employment
over time / by snapshot
years
Gross employment effects Estimates of employment
arising from transport and over time / by snapshot
other infrastructure years
investment

Net additional employment Estimates of net additional

effects employment over time / by
snapshot years

Effects on unemployment The proportion of people of
working age who are
unemployed.

A major part of the case for new developments such as Bishopton is that they generate
new economic activity and employment. In terms of on site employment potential, the
proposal indicates an expected outcome of 2,925 jobs developed in phases (2006-11,
1280 jobs; 2011-16 870 jobs; 2016-21, 1,750 jobs). In addition there could be 920
jobs associated with inward investment, although it is accepted that this is somewhat
speculative,

The underlying problem with such estimates is that they represent gross employment
impacts, and do not allow adequately for deadweight — what would happen
somewhere else in the sub-region if Bishopton were not developed — or displacement,
where a new activity at Bishopton adversely affects or even “knocks out” an existing
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1.27

1.28

1.29

e:zw7y i the sub-region.

Bzsed on an independent report on the availability of alternative sites (where
“deadweight” development could take place), rates of take up and types of activities, it
was concluded that the net impact of the Bishopton development could be zero once
deadweight and displacement were allowed for. This was a medium term perspective
(approximately 10 years) and in the longer term it is possible that Bishopton would
become a key site as other more attractive sites are used up and if no other sites
become available. Therefore:

¢ The medium term value of the site in economic development terms is low as there
are better alternatives

¢ The longer term value of the site for economic development is uncertain as it
depends on other sites being used up and a lack of other alternatives.

This suggests that at a sub-regional level the economic development case for the
development is very weak, and much weaker than that stated in the proposal.
Therefore it is argued that strategic or sub-regional economic development
considerations should not figure in the case for the development.

There is also a local and travel to work case which can be articulated, namely that
locating employment on site reduces the need for people living in the new housing
development to travel to work and also provides employment for existing Bishopton
residents. If the basis of the case for the development rests strongly on its local
economic development role, it would appear valid to apply conditions to the housing
development such that housing numbers are related to on site employment, so that a
balance between local working and commuting can be monitored and use of land for
housing tied to targets for on site employment.

Equity and distribution of impacts

TABLE 1.6 EQUITY AND DISTRIBUTION OF IMPACTS

Objective / criterion Sub objectives / criteria Measurement

Equity and distribution of Impacts on target social
impacts groups:
¢ Access to public
services Adapt approach used in
STAG; for employment, use
distributional analysis within
EALI appraisal

¢  Access to other
services

*  Access to employment

Distribution of
unemployment

It is important to test how any impacts affect groups who are identified as targets for
other policy measures, including:

* People resident in “regeneration areas”
¢  Members of the long-term unemployed
* The elderly and disabled.
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