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Introduction & Welcome
Thank you for accessing the public consultation presentation for 
East Mains, Ingliston. We are pleased to share with you the design 
proposals under development for the provision of a hotel at the 
site. This public event is required as part of the statutory pre-
application consultation on the design of the hotel, and in advance 
of the submission of an application for planning permission.

Planning and Policy Context

Development Plans are spatial land use plans that set out a 
vision for how a particular Local Authority area should change 
in the future. They are the basis for decision making on planning 
applications by Local Authorities, as decisions are to be made 
in accordance with the Development Plan, unless material 
considerations indicate otherwise. 

The Development Plan for the site is the Strategic Development 
Plan for South East Scotland (‘SESplan’), which was approved 
in June 2013, and the Edinburgh Local Development Plan, which 
was adopted in November 2016. The City of Edinburgh Council are 
also in the process of preparing a new Local Development Plan for 
Edinburgh, to be titled City Plan 2030. A Proposed City Plan 2030 
was published for a period of public consultation in November 2021. 

Strategic Development Plan for South East 

Scotland

The Vision for the SESpla n is that “by 2032 the Edinburgh City 
Region is a healthier, more prosperous and sustainable place which 
continues to be internationally recognised as an outstanding area in 
which to live, work and do business”. 

Within the context of the SESplan, the site is located within 
the West Edinburgh area, which is designated as a Strategic 
Development Area. The West Edinburgh area is recognised as 
being an area of economic importance, where the development 
of key sectors to the regional economy, including tourism, and 
sustainable patterns of growth are encouraged. 

The proposed development of the site will seek to align with the 
Vision of the SESplan and will enhance the role of Edinburgh as a 
major tourist and leisure destination. 

Edinburgh Local Development Plan

Within the context of the Edinburgh Local Development Plan Proposals 
Map (image top right) the site is located within the Urban Area of 
Edinburgh. Although the site is not within the operational boundary of 
the Royal Highland Centre, the site is within an area designated as the 
Royal Highland Centre Special Economic Area. A Tram Route Safeguard 
and a Proposed Tram Stop run adjacent to the northern boundary of the 
site. 

In line with the SESplan, the Edinburgh Local Development Plan 
supports the continued economic growth of West Edinburgh through 
the enhancement and continued development of the Royal Highland 
Centre, Edinburgh Airport and the International Business Gateway 
areas (image bottom right).

Policy Emp 10 in the Edinburgh Local Development relates to Hotel 
Development and states that this will be supported within the 
boundaries of the Royal Highland Centre Special Economic Area, as 
well as within the Urban Area, where sites have good access to public 
transport links in to the city centre. 

The Local Development Plan recognises that tourism is the third 
biggest source of employment in Edinburgh and that maintaining and 
developing this key sector of the economy is reliant upon the provision 
of high-quality tourist accommodation. The principle of the proposed 
development is therefore considered to be in accordance with Policy 
Emp 10. 

The forthcoming application for planning permission will demonstrate 
that the proposed development aligns with the Development Plan for 
the site, which will include policies and guidance in relation to:

 ˡ Design quality;

 ˡ Sustainability;

 ˡ Landscape and public realm provision; and

 ˡ Transport and accessibility.

Proposed City Plan 2030

The development of the site aligns with a number of the proposed 
policies in the emerging Local Development Plan, including Policy 
Econ 6 Hotel Development, which continues to support hotel provision 
within the boundaries of “Edinburgh Airport, the Royal Highland 
Centre and West Edinburgh”, as well as “within the urban area with 
good public transport access to the city centre”.

Extract of Local Development Plan Proposals Map

Local Development Plan West Edinburgh Overview Map

Site Location

Site Location
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The Proposal:
Creos’ vision is to create a landmark hotel that can act as a high 
quality gateway building for West Edinburgh.
The site at East Mains, Ingliston provides a fantastic opportunity to create a landmark hotel 
development which can act as a marker and high quality gateway to the adjacent Royal Highland 
Centre, Edinburgh International Airport as well as the west approach to the city of Edinburgh 
itself.

There are significant opportunities here to engage with the Royal Highland Centre and the 
emerging International Business Gateway whilst delivering an exemplary model of sustainable 
hotel design.

The Pre-Application design works to date have sought to develop a brief and understand key 
planning constraints, whilst developing an initial architectural solution to the brief for a design 
led 200 key upper midscale or lifestyle brand hotel.

The Applicant

The proposal is being put forward by Creos Property, through their subsidiary EMH4. Founded 
in 2020, Creos is a property developer and consultancy with over three decades of experience in 
architectural design, development and construction. The aim to create, and help others create, 
exceptional developments.

Creos believe that successful development should maximise the environmental, social and 
economic benefits for all stakeholders. Their combination of experience and people-centric 
approach uniquely positions Creos to achieve this.

The Team

Developer: Creos Property  https://www.creosproperty.com

Architect: HLM Architects https://hlmarchitects.com/

Planning Consultant: Montagu Evans https://www.montagu-evans.co.uk/

Structural Engineers: Will Rudd Davidson Ltd https://www.ruddconsult.com/

M & E Engineers:  Harley Haddow  https://www.harleyhaddow.com/

Cost Consultants  Turner & Townsend https://www.turnerandtownsend.com/

More Information

For more information about the proposal and consultation process:

https://www.montagu-evans.co.uk/east-mains-islington/  

Ingliston Road

A8 / Glasgow Road

Public Consultation:

We will be presenting the proposed scheme an upcoming online consultation event. This will be an 
opportunity for you to share your thoughts and feedback on the scheme. Your comments and questions are 
important to us and an important part of this process, and we would be delighted if you could attend, or 
alternatively if have any questions or comments, feel free to get in touch, using the email address below:

Online Consultation Event: Tuesday 5th April: 3pm-7pm (hosted on Zoom - see website for meeting link)

Comments, Questions and Feedback: east-mains-ingliston@montagu-evans.co.uk

Site Location
Ingliston Road / A8 Junction

Image (c) Getmapping plc 2021
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Site Location
Satellite view showing wider context

Site Location
The proposed site is located at no. 4 East Mains Holdings, 
Ingliston to the West side of Edinburgh. It is a high profile 
location and is in close proximity to Edinburgh Airport, just 
over 1km to the main terminal entrance.

The existing brownfield site (circa 0.45Ha) is prominently 
situated adjacent to the north carriageway of the A8 principal 
arterial route into the city from the west, and at the eastern 
entrance to the Royal Highland Centre (RHC) showground, 
exhibition, events and conference venue.

To the east of the site (around 450m) is the Ingliston Park and 
Ride Facility which is also serviced by the Park and Ride Tram 
Halt (ca. 750m from the site).

To the north and immediately adjacent to the site is an area of 
land which is reserved for a future tram halt associated with 
the planned extension of the Edinburgh Tram from the Airport 
to Newbridge to the west. 

Aerial View
Showing lcoation of the proposed site 

to the South of Edinburgh Airport

Site Boundary
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Existing Site
The existing site at 4 East Mains Holdings, Ingliston, is 0.46 hectares 
in size and contained a residential property, outbuilding and associated 
hard standing with surrounding garden areas. The site is in a derelict 
state and the buidings, having been fire damaged, were recently 
demolished in February 2022.

Soft landscape
The surrounding gardens comprises of hedgerow planting, single 
specimen and ornamental trees, naturally regenerated areas and 
grasslands. All of these soft landscape areas have been left in an 
unmanaged and derelict state for many years and have suffered from 
vandalism and fire damage.

Boundaries and adjacent land uses
The north boundary features a post and wire fence and is relatively free 
of planting. This allows for open views into the adjacent site to the north 
which is a derelict car parking site and future location of a tram stop. 
Distant views are afforded from the north boundary of the airport and to 
the Forth bridges in the distance. 

The east boundary comprises of a mix of tightly planted cypress 
hedgerows, single ornamental trees and is bounded by a mixed woodland 
strip in the adjoining the Arnold Clarke parking site. 

The site boundary rises by a 2m high planted bank to adjoin the public 
footpath/cycleway alongside the busy A8 with the BP garage located 
opposite and views to the Pentalnds in the distance. 

1. VIEW OF SITE IN CURRENT CONDITION FROM SOUTHERN CARRIAGEWAY OF A8

4. VIEW OF SITE LOOKING EAST FROM OPPOSITE SIDE OF INGLISTON ROAD3. VIEW OF SITE LOOKING SOUTH ALONG INGLISTON ROAD2. S-E SITE CORNERGUIDE TO VIEWPOINTS OF SITE
CAPTION TEXT

A8 / Glasgow Road
1

2

3

4
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Emerging Context
The new building will  address the emerging context around 
the site, most notably the mixed-use development of the 
Edinburgh International Business Gateway (EIBG) to the east 
of the site. 

West Edinburgh is a strategically important development 
corridor for Scotland and to this end, a number of substantial 
development proposals and masterplans are emerging 
between the A8/ Glasgow Road and Edinburgh Airport.

The area has been highlighted by the Edinburgh City Plan 
as essential to the city’s vision to become a “vibrant, high-
density mixed-use extension to the city with a focus on place-
making, sustainability, connectivity and biodiversity.”

Right
Aerial view of emerging developments 
to West Edinburgh with Ingliston hotel 

proposal  to the West
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Changing Character

Seen as a whole there is a exciting but changing character 
to the A8 corridor, with buildings of scale and density likely 
to emerge which will provide the main A8 thoroughfare and 
approach to the city with an appropriate scale of development.

This proposed development consists of plots and buildings of 
between 4 and 8 storeys in height, with the higher buildings 
located at strategic locations and gateways to highlight key 
access points. 

The hotel proposal looks to build on this strategy as a node 
point along the A8, and make a positive and sustainable 
contribution to this vision.

Right
Aerial view of proposed emerging 

developments and masterplans to 
West Edinburgh with Ingliston hotel 

proposal  to the West
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Transport
Local and Regional Connections

Ingliston Park 
and Ride

Royal 
Highland 
Centre

Edinburgh 
Airport

A8 / Glasgow Road

Bus Stop

Airport Bus Terminal

Electric Vehicle Charging Points

Airport Bike Storage

Cycle Route (alongside A8)

Entrance Points to Royal Highland Centre

Tram Line

Car Rental

Cycling: 1 hour 
to Edinburgh

Tram: 32 mins 
to Edinburgh

Tram: 6 
minutes to 
Airport

Car: 30 mins 
to Edinburgh

Car: 44 
minutes to 
Glasgow

Plane: 158 
destinations

Cycling: towards 
Newbridge

1

2

3

4

Airport 
Tram Stop

1

Aerial View
Showing Transport Connections 



Hotel Opportunity

This gateway site provides an opportunity to make a 
‘statement’ creating a design-led landmark hotel at one 
of the key entry points to the city from the west.  The core 
opportunity is for an upper midscale internationally branded 
hotel of high-quality design.  A gap in the market has been 
identified for a tech-led full-service food and beverage 
offering which will differentiate itself from existing hotels at 
the airport.  These types of hotels are very popular with both 
corporate and leisure markets and will also aim to  address 
the needs of the Royal Highland Centre which will be a key 
demand driver.

Brand and Positioning
An upper midscale hotel offers a four-star bedroom with 
facility mix to include restaurant and bar, meeting rooms and 
standard conference facilities with boardroom style meeting 
space for up to 20 delegates.  These facilities will address the 
out-of-town location.  It is anticipated that the restaurant will 
provide a full range of breakfast options and an all day dining 
menu.  Other amenities will include business services and a 
residents’ only fitness suite.

A high-profile international brand will be very important 
to drive demand and the chosen brand should have a strong 
presence in the UK market.  Bookings made by travellers 
unfamiliar with an airport are often driven by brand loyalty 
and we would expect 50% or more demand to be from this 
source.

Interviews will be conducted with a number of internationally 
branded hotel companies before a final decision is made 
to engage with the chosen brand.  This process has now 
commenced and early discusisions with a number of brands 
has confirmed strong appetite for this location.

Hotel Management
The majority of brands in the upper midscale sector will be 
operated by a third-party manager who would be engaged 
under a management agreement.  As part of the operator 
selection process, a select group of operators will be 
interviewed before a final decision is made to engage under a 
franchise agreement.

Above/ Left
Examples of ‘Upper Midscale’ 
and Design Led Hotel brands
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Scaling

The average room count for a four-star hotel in the UK market 
is 186 and we recommend c.200 bedrooms as the correct size 
and scale for anticipated demand at this hotel.  

Demand Drivers

The Royal Highland Centre is a short walk from the site and 
the showgrounds and exhibition centre welcome over one 
million visitors annually.  It is a key demand driver for the 
hotel.
• Edinburgh Airport handled a record 14.7 million

passengers in 2019 making it the busiest Airport in
Scotland and the sixth busiest in the UK.

• The site is close to several large corporate demand drivers
including Edinburgh Park (one of the largest business
parks in the UK) and the global headquarters of The Royal
Bank of Scotland.

• Heriot Watt University is 3 miles away from the site and
is home to a conference centre, business school and the
national sports performance centre, Oriam, which is home
to both Scottish Rugby and Scottish FA.

• West Edinburgh has several major large scale regeneration
projects and mixed-use developments that will change
the demand in the area creating new business hubs and
neighbourhoods.  These will include IBG, Elements by
Crosswinds and Royal Highland Centre.

Opposite
1 - RBS Headquarters
2 - Internaltional Business Gateway
3 - Crosswinds
4 - Edinburgh Airport
5 - Royal Highland Centre

1

2

3

4

5
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Site Character
The low lying landscape adjacent 

including the Royal Highland Centre, 
Edinburgh Airport, and the proposed 

International Business Gateway

Site Character & Response



Gateway & Node

The location of the proposed hotel site is considered a 
“gateway” node, located on the A8 corridor at the junction 
with Ingliston Road and at the start of the slip road onto 
Eastfield Road – the primary vehicular access into the Royal 
Highland Centre campus.

This reflects the early IBG masterplan of locating buildings of 
scale (8 storeys) at key junctions and arrival points to the IBG 
masterplan site (e.g. at roundabouts, junctions and tram stop).

This presents the opportunity to create a high quality 
landmark piece of architecture with a scale appropriate to a 

Above
Early concept sketch exploring the use of building 
scale to create a landmark or gateway arrival

*

*

To RHC/ RHASS 
Entrance

To Airport
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Site
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Site

Node/ 
Gateway

Node/ 
Gateway

Future 
Tram 
Stop

Tram 
Stop

A8 Glasgo
w Road
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*
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High Quality 
‘Greening’ of the Site

Building on the aspirations of the West Edinburgh Landscape 
Framework (WELF) the scheme proposes a significant 
‘greening’ to the site.  A woodland buffer to the south edge will 
contribute to the creation of a parkland corridor along the A8 
which will echo and strengthen the adjacent green edges.

The use of carefully considered landscape will help strengthen 
the experience and attractiveness of the proposed gateway and 
contribute to a cohesive landscape identity.

Incorporation of green infrastructure within the site such 
as SUDS will help enhance biodiversity whilst tree planting 
will help minimise visual impact of car parking within a 
contemporary designed landscape character.

Efficient Site Use

The proposal makes a sustainable and efficient use of the site 
by limiting the footprint in order to maximise green space 
and to retain the mature tree belt to A8 in line with the WELF 
framework.

This aligns with the original policies of the WESDF, which calls 
for a compact, dense and urban approach to buildings in West 
Edinburgh and which recognises the opportunity for landmark 
buildings. 

In this respect, taller could very possibly be perceived as better 
given the restricted area of the site, a strategy which provides 
the opportunity for a higher quality architectural response and 
a stronger hotel brand. 

Aerial Sketch
Responding to the WELF 
to create a parkland 
corridor along the A8

IBG Phase 1 Site

Proposed 
Site

RHC 
Grounds
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Sky Garden

The simple concept is to locate all Front of House (FOH) 
facilities at the top of the new hotel in order to maximise and 
engage with fantastic existing views to the Forth Bridges, the 
Pentaland Hills and to the City of Edinburgh including Arthur’s 
Seat and the Castle.

This creates the idea of ‘sky garden’ as a destination or a 
sanctuary in the sky with a potentially exciting and dynamic 
roof form including opportunities for external or semi external 
roof spaces.

At ground floor, the proposal will create public facing 
FOH facilities including guest entrance and arrival space 
with provision for flexible space which could incorporate 
supporting uses (co-working and meeting spaces etc) well as 
Back of House (BOH) facilites associated with servicing etc.

Above
Sketch exploring initial conceptual of rooftop front of house

Bubble Diagram
Initial concept of 
Ground & Upper Floors

Long range views 
towards the Forth 
Bridges

Long range views 
towards the City of 
Edinburgh, Arthurs 
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