
LOCAL REVIEW BODY
MONDAY, 19 JUNE 2017

A MEETING of the LOCAL REVIEW BODY will be held in the COUNCIL CHAMBER, COUNCIL 

HEADQUARTERS, NEWTOWN ST BOSWELLS, TD6 0SA on MONDAY, 19 JUNE 2017 at 

10.00 am

J. J. WILKINSON,
Clerk to the Council,

5 June 2017

BUSINESS

1. Apologies for Absence. 

2. Order of Business. 

3. Declarations of Interest. 

4. Consider request for review of application in respect of erection of 
detached garage with first floor studio, alterations and extension to 
dwellinghouse at Danderhall Cottage, St Boswells. 17/00011/FUL. 
17/00011/RNONDT 

Copies of the following papers attached:-
(a)  Notice of Review (Pages 1 - 

30)
(b)  Consultation (Pages 31 - 

32)
(c)  Officer's Report (Pages 33 - 

36)
(d)  Response to officer's report (Pages 37 - 

40)
(e)  List of Policies (Pages 41 - 

42)
5. Consider request for review of refusal of planning consent in respect 

of erection of agricultural storage building with welfare 
accommodation on land west of former William Cree Memorial Church, 
Kirkburn, Cardrona. 17/00027/FUL. 17/00013/RREF 

Copies of the following papers attached:-
(a)  Notice of Review (Pages 43 - 

50)
(including Decision Notice on page 47)

Public Document Pack



(b)  Officer's Report (Pages 51 - 
56)

(c)  Papers referred to in report (Pages 57 - 
66)

(d)  Consultations (Pages 67 - 
76)

(e)  List of Policies (Pages 77 - 
80)

6. Consider request for review of refusal of planning consent in respect 
of erection of agricultural storage building with welfare 
accommodation on land west of former William Cree Memorial Church,  
Kirkburn, Cardrona. 17/00028/FUL. 17/00014/RREF 

Copies of the following papers attached:-
(a)  Notice of Review (Pages 81 - 

88)
(including Decision Notice on page 85)

(b)  Officer's Report (Pages 89 - 
94)

(c)  Papers referred to in report (Pages 95 - 
104)

(d)  Consultations (Pages 105 - 
114)

(e)  List of Policies (Pages 115 - 
118)

7. Consider request for review of refusal of planning consent in respect 
of erection of vehicle body repair workshop and associated parking on 
land north west of Dunrig, Spylaw Farm, Lamancha, West Linton. 
16/01174/PPP. 17/00015/RREF. 

Copies of the following papers attached:-
(a)  Notice of Review (Pages 119 - 

188)
(including Decision Notice on page 163)

(b)  Officer's Report (Pages 189 - 
196)

(c)  Papers referred to in report (Pages 197 - 
210)

(d)  Consultations (Pages 211 - 
214)

(e)  List of Policies (Pages 215 - 
220)

8. Consider request for review of approval of application subject to 
conditions relating to erection of dwelling house and detached garage 
on land north east of Dundas Cottage, Ettrick, Selkirk. 16/01467/AMC 
17/00017/RCOND 

Copies of the following papers attached:-
(a)  Decision Notice (Pages 221 - 

226)
(b)  Notice of Review (Pages 227 - 



238)
(c)  Officer's Report (Pages 239 - 

246)
(d)  Papers referred to in report (Pages 247 - 

272)
(e)  Consultations (Pages 273 - 

280)
(f)  Representation (Pages 281 - 

282)
(g)  List of Policies (Pages 283 - 

286)
9. Any Other Items Previously Circulated 

10. Any Other Items which the Chairman Decides are Urgent 

NOTES
1. Timings given above are only indicative and not intended to inhibit Members’ 

discussions.

2. Members are reminded that, if they have a pecuniary or non-pecuniary interest in any 
item of business coming before the meeting, that interest should be declared prior to 
commencement of discussion on that item. Such declaration will be recorded in the 
Minute of the meeting.

Membership of Committee:- Councillors T. Miers (Chairman), S. Aitchison, A. Anderson, 
J. A. Fullarton, S. Hamilton, H. Laing, S. Mountford, C. Ramage and E. Small

Please direct any enquiries to Fiona Walling  01835 826504
email fwalling@scotborders.gov.uk
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SCOTTISH BORDERS COUNCIL

APPLICATION TO BE DETERMINED UNDER POWERS DELEGATED TO 
CHIEF PLANNING OFFICER

PART III REPORT (INCORPORATING REPORT OF HANDLING)

REF : 17/00011/FUL

APPLICANT : Ms Evelyn Brown and Mr John Kirk

AGENT : Keith Renton, Architect

DEVELOPMENT : Erection of detached garage with first floor studio, alterations and extension 
to dwellinghouse

LOCATION:  Danderhall Cottage
St Boswells
Melrose
Scottish Borders
TD6 0EB

TYPE : FUL Application

REASON FOR DELAY: Negotiation
______________________________________________________________________________________

DRAWING NUMBERS:

Plan Ref    Plan Type Plan Status
       
815P-01 Location Plan Refused
815P-03 Existing Elevations Refused
815P-02 Floor Plans Refused
815P-07 Other Refused
815P-08 Elevations Refused
815P-05 Floor Plans Refused
815P-06 Elevations Refused
815P-04 Floor Plans Refused

NUMBER OF REPRESENTATIONS: 0 
SUMMARY OF REPRESENTATIONS:

ROADS PLANNING SERVICE: No objections to this proposal.  

PUBLICITY AND REPRESENTATIONS

This application did not require any publicity or notification.

PLANNING CONSIDERATIONS AND POLICIES:

Scottish Borders Local Development Plan (2016)
PMD2, HD3

OTHER
Scottish Borders Council Supplementary Planning Guidance:  
- Householder Development
- Placemaking and Design
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Recommendation by  - Andrew Evans  (Planning Officer) on 11th May 2017

Danderhall Cottage is located on sloping land to the east of St Boswells.  The property was extended last 
year, with additions granted planning permission to the western gable elevation.  This was constructed.  

It is now proposed in this current application to extend the dwelling to the opposite eastern gable elevation.  
It is also proposed to erect a detached garage with first floor studio accommodation.  Via permitted 
development rights, an outbuilding would have been possible, but would have been limited to 4m in height. 

In terms of placemaking and design there are no issues with the extension to the house.  In terms of 
neighbouring amenity, again, there are no issues arising, and the proposals comply with the guidance and 
standards in the SPG on Householder Development.   In terms of road safety, the Roads Planning Service 
was consulted and advises that there are no objections to this proposal.

There were however concerns over the visual impact, and size and scale of the proposed new outbuilding.  
In an attempt to address this, 3d images which show both the garage and the house together in context 
were produced by the agent.  The contention of the architect is that whilst higher, the relationship of the 
buildings mean that neither the massing nor scale of the garage dominate that of the house.  These 3d 
views have been taken from positions that equate to the site boundary with the public road and from within 
the site. A degree of screening by trees which are between the road and the house is present.  However it is 
possible to see both the house and the site of the outbuilding from the public road.

Whilst the planning authority notes these points, and notes the proposed planting that could be carried out in 
front of the proposed building, this would not be a subservient structure.  The depth of the proposed garage 
building would be greater than the existing house.  The agent highlights that the eaves would be lower than 
the house eaves, and the garage would be set back from the house.  This is true, however the land on which 
the new outbuilding would sit is higher than the level that the existing house sits at. The ridge and eaves 
would sit at a higher level relative to the existing house (the site being on higher land).  The ridge of the 
existing house is at 6.5m.  This compares to a ridge height for the proposed building of 6.795m.  Visually 
from the roadside, the proposed outbuilding would sit at a higher level than the existing house.  The building 
would have a greater visual mass than the existing house. From the road it would visually be confused as 
another house.  

I do note the setback location, tree screening, good quality design, shorter length etc.  However, the 
submitted visuals emphasise this is too large a structure, accounting for the size and scale of the existing 
house.  The building ideally needs to appear incidental in comparison to the house.  Policy PMD2 of the LDP 
requires that scale, massing and height be appropriate to the existing building.  This garage requires 
reduction in order to appear visually sympathetic to the existing house.  On balance, this conflict with policy 
is considered unacceptable.

REASON FOR DECISION :

The proposed outbuilding would be contrary to Policy PMD2 of the Scottish Borders Local Development 
Plan 2016 in that it would not be of a scale, massing and height that would be appropriate to the existing 
dwelling or its surroundings and would be visually unsympathetic as a result.

Recommendation:  Refused

 1 The proposed outbuilding would be contrary to Policy PMD2 of the Scottish Borders Local 
Development Plan 2016 in that it would not be of a scale, massing and height that would be 
appropriate to the existing dwelling or its surroundings and would be visually unsympathetic as a 
result.
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“Photographs taken in connection with the determination of the application and any other 
associated documentation form part of the Report of Handling”.
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Our ref: 815-01PR:KR

RESPONSE TO PART III REPORT (Including Report of 
Handling) 

Planning Reference 17/00017/FUL 

Applicant Ms Evelyn Brown and Mr John Kirk 

Development: Erection of detached garage with first floor studio, alterations and extension to dwelling house 

Location: Danderhall Cottage 
 St Boswells 
 Melrose 
 TD6 0EB 

1.0 REASON FOR DELAY: 

The report states the reason for delay was due to “negotiation”.  This is not the case.  The reason for delay is due 
to no communication from the officer to the agent.  Below is a summary of communications relating to the 
application: 

Email from Andrew Evans (AE) to Agent (KRA) received 1 February 2017. 

KRA response to AE 2 February 

Email from AE to KRA 10 February  

KRA response to AE 14th February 

Email from AE to KRA 24 February  

KRA response to AE 27 February  

No response received from AE 

KRA email to AE 30th March 

No response received. 

As a result of no communications from planning officer for a period of over 5 weeks the decision was made to 
request a planning review to determine this application. 

2.0 COMMENTS ON REPORT 

2.1 Studio: 

It should be noted that although there is reference to a “first floor” studio the studio itself is fully accommodated 
within the attic roof space of the proposed garage.  

2.2 Garage Location: 

The garage is located behind the rear building line of the house.  The house is sited approximately 28m away from 
the road verge and the garage 40m away when measured from the same point.  This is a significant distance which 
places the house as the principal building on the site. 

2.3 Visibility Of The house And Site From The Public Road: 

It is accepted that the house can be seen from the public road however this is a limited and partial view through 
trees and other vegetation. 

Tel: 01361 810 271
Info@keithrentonarchitect.co.uk
www.keithrentonarchitect.co.uk

Humestanes Studio, Hume Hall Holdings, Greenlaw, Duns, Berwickshire, TD10 6UW
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Our ref: 815-01PR:KR

The site of the garage however cannot be fully seen directly from any point on the public road.  Appendix 1 includes 
images taken from Google street view which support this and can be verified by a site visit.  

2.4 Depth And Height Of Garage: 

The garage internal size is 6.5m which is not an unusual depth for a garage.  This size takes account of the length 
of a car plus space either end to pass by, this is not unreasonable. 

The depth of the garage is not greater than that of the house.  The central and largest part of the house is 7.8m 
deep reducing to 6.1m at the gable.  The garage is 7.0m deep. 

Again the garage ridge height is not higher than the house.  The house ridge height when measured from ground 
level is between 6.8m - 6.9m.  The garage ridge height is 6.595m as shown on the section drawing included with 
this submission. 

2.5 “Confused as a House” 

As it has been established the garage cannot be seen from the road therefore any confusion cannot occur.  Even if 
it were possible to fully see the building from the road, the opportunity to take in the buildings appearance is limited 
by the road layout and speed of traffic using this road.  Additionally the large garage door and limited fenestration 
means the possibility of confusing the building as a house is unlikely. 
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APPENDIX 1 

View on approach from the east

View from the east

Location of Garage

Location of Garage
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View from site entrance

Location of Garage

View from West

View on approach from West

Location of Garage

Location of Garage
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Local Review Body – List of Policies

Local Review Reference: 17/00007/RREF
Planning Application Reference: 17/00011/FUL
Development Proposal: Erection of detached garage with first floor studio, alterations and 
extension to dwellinghouse
Location: Danderhall Cottage St Boswells Melrose 
Applicant: Ms Evelyn Brown and Mr John Kirk

SCOTTISH BORDERS LOCAL DEVELOPMENT PLAN 2016

POLICY HD3 – PROTECTION OF RESIDENTIAL AMENITY

Development that is judged to have an adverse impact on the amenity of existing or 
proposed residential areas will not be permitted. To protect the amenity and character of 
these areas, any developments will be assessed against:

a) the principle of the development, including where relevant, any open space that 
would be lost; and

b) the details of the development itself particularly in terms of:
(i) the scale, form and type of development in terms of its fit within a residential area,
(ii) the impact of the proposed development on the existing and surrounding properties 

particularly in terms of overlooking, loss of privacy and sunlighting provisions. These 
considerations apply especially in relation to garden ground or ‘backland’ 
development, 

(iii) the generation of traffic or noise,
(iv) the level of visual impact.

POLICY PMD2: QUALITY STANDARDS

All new development will be expected to be of high quality in accordance with sustainability 
principles, designed to fit with Scottish Borders townscapes and to integrate with its 
landscape surroundings.  The standards which will apply to all development are that:

Sustainability 
a) In terms of layout, orientation, construction and energy supply, the developer has 

demonstrated that appropriate measures have been taken to maximise the efficient 
use of energy and resources, including the use of renewable energy and resources 
such as District Heating Schemes and the incorporation of sustainable construction 
techniques in accordance with supplementary planning guidance.  Planning 
applications must demonstrate that the current carbon dioxide emissions reduction 
target has been met, with at least half of this target met through the use of low or 
zero carbon technology,

b)  it provides digital connectivity and associated infrastructure,
c) it provides for Sustainable Urban Drainage Systems in the context of overall 

provision of Green Infrastructure where appropriate and their after-care and 
maintenance,

d) it encourages minimal water usage for new developments,
e) it provides for appropriate internal and external provision for waste storage and 

presentation with, in all instances, separate provision for waste and recycling and, 
depending on the location, separate provision for composting facilities,

f) it incorporates appropriate hard and soft landscape works, including structural or 
screen planting where necessary, to help integration with its surroundings and the 
wider environment and to meet open space requirements. In some cases 
agreements will be required to ensure that landscape works are undertaken at an 
early stage of development and that appropriate arrangements are put in place for 
long term landscape/open space maintenance,
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Local Review Body – List of Policies

g)  it considers, where appropriate, the long term adaptability of buildings and spaces.

Placemaking & Design
h) It creates developments with a sense of place, based on a clear understanding of the 

context, designed in sympathy with Scottish Borders architectural styles; this need 
not exclude appropriate contemporary and/or innovative design,

i) it is of a scale, massing, height and density appropriate to its surroundings and, 
where an extension or alteration, appropriate to the existing building,

j) it is finished externally in materials, the colours and textures of which complement the 
highest quality of architecture in the locality and, where an extension or alteration, the 
existing building,

k) it is compatible with, and respects the character of the surrounding area, 
neighbouring uses, and neighbouring built form,

l) it can be satisfactorily accommodated within the site,
m) it provides appropriate boundary treatments to ensure attractive edges to the 

development that will help integration with its surroundings,
n)  it incorporates, where appropriate, adequate safety and security measures, in 

accordance with current guidance on ‘designing out crime’.

Accessibility 
o) Street layouts must be designed to properly connect and integrate with existing street 

patterns and be able to be easily extended in the future where appropriate in order to 
minimise the need for turning heads and isolated footpaths,

p) it incorporates, where required, access for those with mobility difficulties,
q) it ensures there is no adverse impact on road safety, including but not limited to the 

site access,
r) it provides for linkages with adjoining built up areas including public transport 

connections and provision for buses, and new paths and cycleways, linking where 
possible to the existing path network; Travel Plans will be encouraged to support 
more sustainable travel patterns,

s)  it incorporates adequate access and turning space for vehicles including those used 
for waste collection purposes.

Greenspace, Open Space & Biodiversity
t) It provides meaningful open space that wherever possible, links to existing open 

spaces and that is in accordance with current Council standards pending preparation 
of an up-to-date open space strategy and local standards. In some cases a 
developer contribution to wider neighbourhood or settlement provision may be 
appropriate, supported by appropriate arrangements for maintenance,

u) it retains physical or natural features or habitats which are important to the amenity or 
biodiversity of the area or makes provision for adequate mitigation or replacements.

Developers are required to provide design and access statements, design briefs and 
landscape plans as appropriate.

OTHER MATERIAL CONSIDERATIONS

 SBC Supplementary Planning Guidance on Placemaking & Design 2010
 SBC Supplementary Planning Guidance on Householder Development 2006
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Local Review Body – List of Policies

Local Review Reference: 17/00013/RREF
Planning Application Reference: 17/00027/FUL
Development Proposal:  Erection of agricultural storage building with welfare 
accommodation
Location: Land West Of Former William Cree Memorial, Church Kirkburn, Cardrona, 
Peebles 
Applicant: Cleek Poultry Ltd

Scottish Borders Local Development Plan 2016

POLICY PMD2: QUALITY STANDARDS

All new development will be expected to be of high quality in accordance with sustainability 
principles, designed to fit with Scottish Borders townscapes and to integrate with its 
landscape surroundings.  The standards which will apply to all development are that:

Sustainability 
a) In terms of layout, orientation, construction and energy supply, the developer has 

demonstrated that appropriate measures have been taken to maximise the efficient 
use of energy and resources, including the use of renewable energy and resources 
such as District Heating Schemes and the incorporation of sustainable construction 
techniques in accordance with supplementary planning guidance.  Planning 
applications must demonstrate that the current carbon dioxide emissions reduction 
target has been met, with at least half of this target met through the use of low or 
zero carbon technology,

b) it provides digital connectivity and associated infrastructure,
c) it provides for Sustainable Urban Drainage Systems in the context of overall 

provision of Green Infrastructure where appropriate and their after-care and 
maintenance,

d) it encourages minimal water usage for new developments,
e) it provides for appropriate internal and external provision for waste storage and 

presentation with, in all instances, separate provision for waste and recycling and, 
depending on the location, separate provision for composting facilities,

f) it incorporates appropriate hard and soft landscape works, including structural or 
screen planting where necessary, to help integration with its surroundings and the 
wider environment and to meet open space requirements. In some cases 
agreements will be required to ensure that landscape works are undertaken at an 
early stage of development and that appropriate arrangements are put in place for 
long term landscape/open space maintenance,

g) it considers, where appropriate, the long term adaptability of buildings and spaces.

Placemaking & Design
h) It creates developments with a sense of place, based on a clear understanding of the 

context, designed in sympathy with Scottish Borders architectural styles; this need 
not exclude appropriate contemporary and/or innovative design,

i) it is of a scale, massing, height and density appropriate to its surroundings and, 
where an extension or alteration, appropriate to the existing building,

j) it is finished externally in materials, the colours and textures of which complement the 
highest quality of architecture in the locality and, where an extension or alteration, the 
existing building,

k) it is compatible with, and respects the character of the surrounding area, 
neighbouring uses, and neighbouring built form,

l) it can be satisfactorily accommodated within the site,
m) it provides appropriate boundary treatments to ensure attractive edges to the 

development that will help integration with its surroundings,
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Local Review Body – List of Policies

n) it incorporates, where appropriate, adequate safety and security measures, in 
accordance with current guidance on ‘designing out crime’.

Accessibility 
o) Street layouts must be designed to properly connect and integrate with existing street 

patterns and be able to be easily extended in the future where appropriate in order to 
minimise the need for turning heads and isolated footpaths,

p) it incorporates, where required, access for those with mobility difficulties,
q) it ensures there is no adverse impact on road safety, including but not limited to the 

site access,
r) it provides for linkages with adjoining built up areas including public transport 

connections and provision for buses, and new paths and cycleways, linking where 
possible to the existing path network; Travel Plans will be encouraged to support 
more sustainable travel patterns,

s) it incorporates adequate access and turning space for vehicles including those used 
for waste collection purposes.

Greenspace, Open Space & Biodiversity
t) It provides meaningful open space that wherever possible, links to existing open 

spaces and that is in accordance with current Council standards pending preparation 
of an up-to-date open space strategy and local standards. In some cases a 
developer contribution to wider neighbourhood or settlement provision may be 
appropriate, supported by appropriate arrangements for maintenance,

u) it retains physical or natural features or habitats which are important to the amenity or 
biodiversity of the area or makes provision for adequate mitigation or replacements.

Developers are required to provide design and access statements, design briefs and 
landscape plans as appropriate.

POLICY ED7: BUSINESS, TOURISM AND LEISURE IN THE COUNTRYSIDE

Proposals for business, tourism or leisure development in the countryside will be approved 
and rural diversification initiatives will be encouraged provided that:

a) the development is to be used directly for agricultural, horticultural or forestry 
operations, or for uses which by their nature are appropriate to the rural character of 
the area; or

b) the development is to be used directly for leisure, recreation or tourism appropriate to 
a countryside location and, where relevant, it is in accordance with the Scottish 
Borders Tourism Strategy and Action Plan;

c) the development is to be used for other business or employment generating uses, 
provided that the Council is satisfied that there is an economic and/or operational need 
for the particular countryside location, and that it cannot be reasonably be 
accommodated within the Development Boundary of a settlement.

In addition the following criteria will also be considered:

a) the development must respect the amenity and character of the surrounding area,
b) the development must have no significant adverse impact on nearby uses, 

particularly housing,
c) where a new building is proposed, the developer will be required to provide evidence 

that no appropriate existing building or brownfield site is available, and where 
conversion of an existing building of architectural merit is proposed, evidence that the 
building is capable of conversion without substantial demolition and rebuilding,
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Local Review Body – List of Policies

d) the impact of the expansion or intensification of uses, where the use and scale of 
development are appropriate to the rural character of the area, 

e) the development meets all other siting, and design criteria in accordance with Policy 
PMD2, and

f) the development must take account of accessibility considerations in accordance 
with Policy IS4.

Where a proposal comes forward for the creation of a new business including that of a 
tourism proposal, a business case that supports the proposal will be required to be 
submitted as part of the application process.

POLICY EP5: SPECIAL LANDSCAPE AREAS

In assessing proposals for development that may affect Special Landscape Areas, the 
Council will seek to safeguard landscape quality and will have particular regard to the 
landscape impact of the proposed development, including the visual impact. Proposals that 
have a significant adverse impact will only be permitted where the landscape impact is 
clearly outweighed by social or economic benefits of national or local importance.

EP8:  ARCHAEOLOGY

(A) National Archaeological Sites
Development proposals which would destroy or adversely affect the appearance, fabric or 
setting of Scheduled Monuments or other nationally important sites will not be permitted 
unless:

the development offers substantial benefits, including those of a social or economic nature, 
that clearly outweigh the national value of the site, and
there are no reasonable alternative means of meeting the development need.

(B) Battlefields
The Council may support development proposals within a battlefield on the Inventory of 
Historic Battlefields Register, or a regionally significant site, that seek to protect, conserve, 
and/or enhance the landscape characteristics or important features of the battlefield.  
Proposals will be assessed according to their sensitivity to the battlefield.

(C) Regional or Local Archaeological Assets
Development proposals which will adversely affect an archaeological asset of regional or 
local significance will only be permitted if it can be demonstrated that the benefits of the 
proposal will clearly outweigh the heritage value of the asset.  
 
In all of the above cases, where development proposals impact on a Scheduled Monument, 
other nationally important sites, or any other archaeological or historical asset, developers 
may be required to carry out detailed investigations.

Any proposal that will adversely affect a historic environment asset or its appropriate setting 
must include a mitigation strategy acceptable to the Council.  

OTHER MATERIAL CONSIDERATIONS

 Scottish Planning Policy
 SBC Supplementary Planning Guidance on Local Landscape Designations 2012
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Local Review Body – List of Policies

Local Review Reference: 17/00014/RREF
Planning Application Reference: 17/00028/FUL
Development Proposal:  Erection of agricultural storage building with welfare 
accommodation
Location: Land West Of Former William Cree Memorial, Church Kirkburn, Cardrona, 
Peebles 
Applicant: Cleek Poultry Ltd

SCOTTISH BORDERS LOCAL DEVELOPMENT PLAN 2016

POLICY PMD2: QUALITY STANDARDS

All new development will be expected to be of high quality in accordance with sustainability 
principles, designed to fit with Scottish Borders townscapes and to integrate with its 
landscape surroundings.  The standards which will apply to all development are that:

Sustainability 
a) In terms of layout, orientation, construction and energy supply, the developer has 

demonstrated that appropriate measures have been taken to maximise the efficient 
use of energy and resources, including the use of renewable energy and resources 
such as District Heating Schemes and the incorporation of sustainable construction 
techniques in accordance with supplementary planning guidance.  Planning 
applications must demonstrate that the current carbon dioxide emissions reduction 
target has been met, with at least half of this target met through the use of low or 
zero carbon technology,

b) it provides digital connectivity and associated infrastructure,
c) it provides for Sustainable Urban Drainage Systems in the context of overall 

provision of Green Infrastructure where appropriate and their after-care and 
maintenance,

d) it encourages minimal water usage for new developments,
e) it provides for appropriate internal and external provision for waste storage and 

presentation with, in all instances, separate provision for waste and recycling and, 
depending on the location, separate provision for composting facilities,

f) it incorporates appropriate hard and soft landscape works, including structural or 
screen planting where necessary, to help integration with its surroundings and the 
wider environment and to meet open space requirements. In some cases 
agreements will be required to ensure that landscape works are undertaken at an 
early stage of development and that appropriate arrangements are put in place for 
long term landscape/open space maintenance,

g) it considers, where appropriate, the long term adaptability of buildings and spaces.

Placemaking & Design
h) It creates developments with a sense of place, based on a clear understanding of the 

context, designed in sympathy with Scottish Borders architectural styles; this need 
not exclude appropriate contemporary and/or innovative design,

i) it is of a scale, massing, height and density appropriate to its surroundings and, 
where an extension or alteration, appropriate to the existing building,

j) it is finished externally in materials, the colours and textures of which complement the 
highest quality of architecture in the locality and, where an extension or alteration, the 
existing building,

k) it is compatible with, and respects the character of the surrounding area, 
neighbouring uses, and neighbouring built form,

l) it can be satisfactorily accommodated within the site,
m) it provides appropriate boundary treatments to ensure attractive edges to the 

development that will help integration with its surroundings,
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n) it incorporates, where appropriate, adequate safety and security measures, in 
accordance with current guidance on ‘designing out crime’.

Accessibility 
o) Street layouts must be designed to properly connect and integrate with existing street 

patterns and be able to be easily extended in the future where appropriate in order to 
minimise the need for turning heads and isolated footpaths,

p) it incorporates, where required, access for those with mobility difficulties,
q)  it ensures there is no adverse impact on road safety, including but not limited to the 

site access,
r) it provides for linkages with adjoining built up areas including public transport 

connections and provision for buses, and new paths and cycleways, linking where 
possible to the existing path network; Travel Plans will be encouraged to support 
more sustainable travel patterns,

s)  it incorporates adequate access and turning space for vehicles including those used 
for waste collection purposes.

Greenspace, Open Space & Biodiversity
t) It provides meaningful open space that wherever possible, links to existing open 

spaces and that is in accordance with current Council standards pending preparation 
of an up-to-date open space strategy and local standards. In some cases a 
developer contribution to wider neighbourhood or settlement provision may be 
appropriate, supported by appropriate arrangements for maintenance,

u) it retains physical or natural features or habitats which are important to the amenity or 
biodiversity of the area or makes provision for adequate mitigation or replacements.

Developers are required to provide design and access statements, design briefs and 
landscape plans as appropriate.

POLICY ED7: BUSINESS, TOURISM AND LEISURE IN THE COUNTRYSIDE

Proposals for business, tourism or leisure development in the countryside will be approved 
and rural diversification initiatives will be encouraged provided that:

a) the development is to be used directly for agricultural, horticultural or forestry 
operations, or for uses which by their nature are appropriate to the rural character of 
the area; or

b) the development is to be used directly for leisure, recreation or tourism appropriate to 
a countryside location and, where relevant, it is in accordance with the Scottish 
Borders Tourism Strategy and Action Plan;

c) the development is to be used for other business or employment generating uses, 
provided that the Council is satisfied that there is an economic and/or operational need 
for the particular countryside location, and that it cannot be reasonably be 
accommodated within the Development Boundary of a settlement.

In addition the following criteria will also be considered:

a) the development must respect the amenity and character of the surrounding area,
b) the development must have no significant adverse impact on nearby uses, 

particularly housing,
c) where a new building is proposed, the developer will be required to provide evidence 

that no appropriate existing building or brownfield site is available, and where 
conversion of an existing building of architectural merit is proposed, evidence that the 
building is capable of conversion without substantial demolition and rebuilding,
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d) the impact of the expansion or intensification of uses, where the use and scale of 
development are appropriate to the rural character of the area, 

e) the development meets all other siting, and design criteria in accordance with Policy 
PMD2, and

f) the development must take account of accessibility considerations in accordance 
with Policy IS4.

Where a proposal comes forward for the creation of a new business including that of a 
tourism proposal, a business case that supports the proposal will be required to be 
submitted as part of the application process.

POLICY EP5: SPECIAL LANDSCAPE AREAS

In assessing proposals for development that may affect Special Landscape Areas, the 
Council will seek to safeguard landscape quality and will have particular regard to the 
landscape impact of the proposed development, including the visual impact. Proposals that 
have a significant adverse impact will only be permitted where the landscape impact is 
clearly outweighed by social or economic benefits of national or local importance.

EP8:  ARCHAEOLOGY

(A) National Archaeological Sites
Development proposals which would destroy or adversely affect the appearance, fabric or 
setting of Scheduled Monuments or other nationally important sites will not be permitted 
unless:

the development offers substantial benefits, including those of a social or economic nature, 
that clearly outweigh the national value of the site, and
there are no reasonable alternative means of meeting the development need.

(B) Battlefields
The Council may support development proposals within a battlefield on the Inventory of 
Historic Battlefields Register, or a regionally significant site, that seek to protect, conserve, 
and/or enhance the landscape characteristics or important features of the battlefield.  
Proposals will be assessed according to their sensitivity to the battlefield.

(C) Regional or Local Archaeological Assets
Development proposals which will adversely affect an archaeological asset of regional or 
local significance will only be permitted if it can be demonstrated that the benefits of the 
proposal will clearly outweigh the heritage value of the asset.  
 
In all of the above cases, where development proposals impact on a Scheduled Monument, 
other nationally important sites, or any other archaeological or historical asset, developers 
may be required to carry out detailed investigations.

Any proposal that will adversely affect a historic environment asset or its appropriate setting 
must include a mitigation strategy acceptable to the Council.  

OTHER MATERIAL CONSIDERATIONS

 Scottish Planning Policy
 SBC Supplementary Planning Guidance on Local Landscape Designations 2012
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Local Review Reference: 17/00015/RREF
Planning Application Reference: 16/01174/PPP
Development Proposal:  Erection of vehicle body repair workshop and associated parking
Location: Land North West Of Dunrig Spylaw Farm Lamancha West Linton
Applicant: GS Chapman Vehicle Body Repairs

SCOTTISH BORDERS LOCAL DEVELOPMENT PLAN 2016
POLICY HD3 – PROTECTION OF RESIDENTIAL AMENITY

Development that is judged to have an adverse impact on the amenity of existing or 
proposed residential areas will not be permitted. To protect the amenity and character of 
these areas, any developments will be assessed against:

a) the principle of the development, including where relevant, any open space that 
would be lost; and

b) the details of the development itself particularly in terms of:
(i) the scale, form and type of development in terms of its fit within a residential area,
(ii) the impact of the proposed development on the existing and surrounding properties 

particularly in terms of overlooking, loss of privacy and sunlighting provisions. These 
considerations apply especially in relation to garden ground or ‘backland’ 
development, 

(iii) the generation of traffic or noise,
(iv) the level of visual impact.

POLICY PMD1: SUSTAINABILITY

In determining planning applications and preparing development briefs, the Council will have 
regard to the following sustainability principles which underpin all the Plan’s policies and 
which developers will be expected to incorporate into their developments:

a) the long term sustainable use and management of land
b) the preservation of air and water quality
c)  the protection of natural resources, landscapes, habitats, and species
d) the protection of built and cultural resources
e) the efficient use of energy and resources, particularly non-renewable resources
f) the minimisation of waste, including waste water and encouragement to its 

sustainable management
g) the encouragement of walking, cycling, and public transport in preference to the 

private car
h) the minimisation of light pollution
i) the protection of public health and safety
j) the support to community services and facilities
k) the provision of new jobs and support to the local economy
l) the involvement of the local community in the design, management and improvement 

of their environment

POLICY PMD2: QUALITY STANDARDS

All new development will be expected to be of high quality in accordance with sustainability 
principles, designed to fit with Scottish Borders townscapes and to integrate with its 
landscape surroundings.  The standards which will apply to all development are that:

Sustainability 
a) In terms of layout, orientation, construction and energy supply, the developer has 

demonstrated that appropriate measures have been taken to maximise the efficient 
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use of energy and resources, including the use of renewable energy and resources 
such as District Heating Schemes and the incorporation of sustainable construction 
techniques in accordance with supplementary planning guidance.  Planning 
applications must demonstrate that the current carbon dioxide emissions reduction 
target has been met, with at least half of this target met through the use of low or 
zero carbon technology,

b) it provides digital connectivity and associated infrastructure,
c) it provides for Sustainable Urban Drainage Systems in the context of overall 

provision of Green Infrastructure where appropriate and their after-care and 
maintenance,

d) it encourages minimal water usage for new developments,
e) it provides for appropriate internal and external provision for waste storage and 

presentation with, in all instances, separate provision for waste and recycling and, 
depending on the location, separate provision for composting facilities,

f) it incorporates appropriate hard and soft landscape works, including structural or 
screen planting where necessary, to help integration with its surroundings and the 
wider environment and to meet open space requirements. In some cases 
agreements will be required to ensure that landscape works are undertaken at an 
early stage of development and that appropriate arrangements are put in place for 
long term landscape/open space maintenance,

g)  it considers, where appropriate, the long term adaptability of buildings and spaces.

Placemaking & Design

h) It creates developments with a sense of place, based on a clear understanding of the 
context, designed in sympathy with Scottish Borders architectural styles; this need 
not exclude appropriate contemporary and/or innovative design,

i) it is of a scale, massing, height and density appropriate to its surroundings and, 
where an extension or alteration, appropriate to the existing building,

j) it is finished externally in materials, the colours and textures of which complement the 
highest quality of architecture in the locality and, where an extension or alteration, the 
existing building,

k)  it is compatible with, and respects the character of the surrounding area, 
neighbouring uses, and neighbouring built form,

l) it can be satisfactorily accommodated within the site,
m) it provides appropriate boundary treatments to ensure attractive edges to the 

development that will help integration with its surroundings,
n) it incorporates, where appropriate, adequate safety and security measures, in 

accordance with current guidance on ‘designing out crime’.

Accessibility 
o) Street layouts must be designed to properly connect and integrate with existing street 

patterns and be able to be easily extended in the future where appropriate in order to 
minimise the need for turning heads and isolated footpaths,

p) it incorporates, where required, access for those with mobility difficulties,
q) it ensures there is no adverse impact on road safety, including but not limited to the 

site access,
r) it provides for linkages with adjoining built up areas including public transport 

connections and provision for buses, and new paths and cycleways, linking where 
possible to the existing path network; Travel Plans will be encouraged to support 
more sustainable travel patterns,

s) it incorporates adequate access and turning space for vehicles including those used 
for waste collection purposes.

Greenspace, Open Space & Biodiversity
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t) It provides meaningful open space that wherever possible, links to existing open 
spaces and that is in accordance with current Council standards pending preparation 
of an up-to-date open space strategy and local standards. In some cases a 
developer contribution to wider neighbourhood or settlement provision may be 
appropriate, supported by appropriate arrangements for maintenance,

u) it retains physical or natural features or habitats which are important to the amenity or 
biodiversity of the area or makes provision for adequate mitigation or replacements.

Developers are required to provide design and access statements, design briefs and 
landscape plans as appropriate.

POLICY IS7 – PARKING PROVISION AND STANDARDS

Development proposals should provide for car and cycle parking in accordance with 
approved standards.

Relaxation of technical standards will be considered where appropriate due to the nature of 
the development and/or if positive amenity gains can be demonstrated that do not 
compromise road safety.

In town centres where there appear to be parking difficulties, the Council will consider the 
desirability of seeking additional public parking provision, in the context of policies to 
promote the use of sustainable travel modes.

POLICY IS9 - WASTE WATER TREATMENT STANDARDS AND  SUSTAINABLE URBAN 
DRAINAGE

Waste Water Treatment Standards
The Council’s preferred method of dealing with waste water associated with new 
development will be, in order of priority:
a) direct connection to the public sewerage system, including pumping if necessary, or 

failing that:
b) negotiating developer contributions with Scottish Water to upgrade the existing 

sewerage network and/or increasing capacity at the waste water treatment works, or 
failing that:

c). agreement with Scottish Water and SEPA where required to provide permanent or 
temporary alternatives to sewer connection including the possibility of stand alone 
treatment plants until sewer capacity becomes available, or, failing that:

d) for development in the countryside i.e. not within or immediately adjacent to publicly 
sewered areas, the use of private sewerage treatment may be acceptable, providing 
it can be demonstrated that this can be delivered without any negative impacts to 
public health, the environment or the quality of watercourses or groundwater.

In settlements served by the public foul sewer, permission for an individual private sewage 
treatment system will normally be refused unless exceptional circumstances prevail and the 
conditions in criteria d above can be satisfied,

Development will be refused if:
a) it will result in a proliferation of individual septic tanks or other private water treatment 

infrastructure within settlements,
b) it will overload existing mains infrastructure or it is impractical for the developer to 

provide for new infrastructure.

Sustainable Urban Drainage
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Surface water management for new development, for both greenfield and brownfield sites, 
must comply with current best practice on sustainable urban drainage systems to the 
satisfaction of the council, Scottish Environment Protection Agency (where required), 
Scottish Natural Heritage and other interested parties where required.  Development will be 
refused unless surface water treatment is dealt with in a sustainable manner that avoids 
flooding, pollution, extensive canalisation and culverting of watercourses.  A drainage 
strategy should be submitted with planning applications to include treatment and flood 
attenuation measures and details for the long term maintenance of any necessary features.

POLICY EP13: TREES, WOODLANDS AND HEDGEROWS

The Council will refuse development that would cause the loss of or serious damage to the 
woodland resource unless the public benefits of the development clearly outweigh the loss of 
landscape, ecological, recreational, historical, or shelter value.

Any development that may impact on the woodland resource should:
a) aim to minimise adverse impacts on the biodiversity value of the woodland resource,

including its environmental quality, ecological status and viability; and
b) where there is an unavoidable loss of the woodland resource, ensure appropriate

replacement planting, where possible, within the area of the Scottish Borders; and
c) adhere to any planning agreement sought to enhance the woodland resource.

POLICY ED7: BUSINESS, TOURISM AND LEISURE IN THE COUNTRYSIDE
BUSINESS, TOURISM AND LEISURE

Proposals for business, tourism or leisure development in the countryside will be approved
and rural diversification initiatives will be encouraged provided that:
a) the development is to be used directly for agricultural, horticultural or forestry 

operations,
or for uses which by their nature are appropriate to the rural character of the area; or

b) the development is to be used directly for leisure, recreation or tourism appropriate to
a countryside location and, where relevant, it is in accordance with the Scottish 
Borders Tourism Strategy and Action Plan;

c) the development is to be used for other business or employment generating uses,
provided that the Council is satisfied that there is an economic and/or operational 
need for the particular countryside location, and that it cannot be reasonably be 
accommodated within the Development Boundary of a settlement.

In addition the following criteria will also be considered:
a) the development must respect the amenity and character of the surrounding area,
b) the development must have no significant adverse impact on nearby uses, 

particularly housing,
c) where a new building is proposed, the developer will be required to provide evidence 

that no appropriate existing building or brownfield site is available, and where 
conversion of an existing building of architectural merit is proposed, evidence that the 
building is capable of conversion without substantial demolition and rebuilding,

d) the impact of the expansion or intensification of uses, where the use and scale of
development are appropriate to the rural character of the area,

e) the development meets all other siting, and design criteria in accordance with Policy
PMD2, and

a) the development must take account of accessibility considerations in accordance 
with Policy IS4.

Where a proposal comes forward for the creation of a new business including that of a
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tourism proposal, a business case that supports the proposal will be required to be 
submitted
as part of the application process.

POLICY EP16: AIR QUALITY

Development proposals that, individually or cumulatively, could adversely affect the quality
of air in a locality to a level that could potentially harm human health and wellbeing or the
integrity of the natural environment, must be accompanied by provisions that the Council
is satisfied will minimise such impacts to an acceptable degree. Where it is considered
appropriate the Council may request that an Air Quality Assessment is undertaken to assist
determination of an application.
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Local Review Reference: 17/00017RCOND
Planning Application Reference: 16/01467/AMC
Development Proposal:  Erection of dwelling house and detached garage (approval of 
matters specified in all conditions pursuant to planning permission 15/00301/PPP)
Location: Land North East Of Dundas Cottage Ettrick Selkirk
Applicant: Mr J McGrath

SCOTTISH BORDERS LOCAL DEVELOPMENT PLAN 2016

POLICY EP13: TREES, WOODLANDS AND HEDGEROWS

The Council will refuse development that would cause the loss of or serious damage to the 
woodland resource unless the public benefits of the development clearly outweigh the loss of 
landscape, ecological, recreational, historical, or shelter value.

Any development that may impact on the woodland resource should:
a) aim to minimise adverse impacts on the biodiversity value of the woodland resource,

including its environmental quality, ecological status and viability; and
b) where there is an unavoidable loss of the woodland resource, ensure appropriate

replacement planting, where possible, within the area of the Scottish Borders; and
c) adhere to any planning agreement sought to enhance the woodland resource.

POLICY HD3 – PROTECTION OF RESIDENTIAL AMENITY

Development that is judged to have an adverse impact on the amenity of existing or 
proposed residential areas will not be permitted. To protect the amenity and character of 
these areas, any developments will be assessed against:

a) the principle of the development, including where relevant, any open space that 
would be lost; and

b) the details of the development itself particularly in terms of:
(i) the scale, form and type of development in terms of its fit within a residential area,
(ii) the impact of the proposed development on the existing and surrounding properties 

particularly in terms of overlooking, loss of privacy and sunlighting provisions. These 
considerations apply especially in relation to garden ground or ‘backland’ 
development, 

(iii) the generation of traffic or noise,
(iv) the level of visual impact.

POLICY PMD2: QUALITY STANDARDS

All new development will be expected to be of high quality in accordance with sustainability 
principles, designed to fit with Scottish Borders townscapes and to integrate with its 
landscape surroundings.  The standards which will apply to all development are that:

Sustainability 
a) In terms of layout, orientation, construction and energy supply, the developer has 

demonstrated that appropriate measures have been taken to maximise the efficient 
use of energy and resources, including the use of renewable energy and resources 
such as District Heating Schemes and the incorporation of sustainable construction 
techniques in accordance with supplementary planning guidance.  Planning 
applications must demonstrate that the current carbon dioxide emissions reduction 
target has been met, with at least half of this target met through the use of low or 
zero carbon technology,
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b) it provides digital connectivity and associated infrastructure,
c) it provides for Sustainable Urban Drainage Systems in the context of overall 

provision of Green Infrastructure where appropriate and their after-care and 
maintenance,

d) it encourages minimal water usage for new developments,
e) it provides for appropriate internal and external provision for waste storage and 

presentation with, in all instances, separate provision for waste and recycling and, 
depending on the location, separate provision for composting facilities,

f) it incorporates appropriate hard and soft landscape works, including structural or 
screen planting where necessary, to help integration with its surroundings and the 
wider environment and to meet open space requirements. In some cases 
agreements will be required to ensure that landscape works are undertaken at an 
early stage of development and that appropriate arrangements are put in place for 
long term landscape/open space maintenance,

g)  it considers, where appropriate, the long term adaptability of buildings and spaces.

Placemaking & Design

h) It creates developments with a sense of place, based on a clear understanding of the 
context, designed in sympathy with Scottish Borders architectural styles; this need 
not exclude appropriate contemporary and/or innovative design,

i) it is of a scale, massing, height and density appropriate to its surroundings and, 
where an extension or alteration, appropriate to the existing building,

j) it is finished externally in materials, the colours and textures of which complement the 
highest quality of architecture in the locality and, where an extension or alteration, the 
existing building,

k)  it is compatible with, and respects the character of the surrounding area, 
neighbouring uses, and neighbouring built form,

l) it can be satisfactorily accommodated within the site,
m) it provides appropriate boundary treatments to ensure attractive edges to the 

development that will help integration with its surroundings,
n) it incorporates, where appropriate, adequate safety and security measures, in 

accordance with current guidance on ‘designing out crime’.

Accessibility 
o) Street layouts must be designed to properly connect and integrate with existing street 

patterns and be able to be easily extended in the future where appropriate in order to 
minimise the need for turning heads and isolated footpaths,

p) it incorporates, where required, access for those with mobility difficulties,
q) it ensures there is no adverse impact on road safety, including but not limited to the 

site access,
r) it provides for linkages with adjoining built up areas including public transport 

connections and provision for buses, and new paths and cycleways, linking where 
possible to the existing path network; Travel Plans will be encouraged to support 
more sustainable travel patterns,

s) it incorporates adequate access and turning space for vehicles including those used 
for waste collection purposes.

Greenspace, Open Space & Biodiversity
t) It provides meaningful open space that wherever possible, links to existing open 

spaces and that is in accordance with current Council standards pending preparation 
of an up-to-date open space strategy and local standards. In some cases a 
developer contribution to wider neighbourhood or settlement provision may be 
appropriate, supported by appropriate arrangements for maintenance,
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u) it retains physical or natural features or habitats which are important to the amenity or 
biodiversity of the area or makes provision for adequate mitigation or replacements.

Developers are required to provide design and access statements, design briefs and 
landscape plans as appropriate.

POLICY IS5: PROTECTION OF ACCESS ROUTES

Development that would have an adverse impact upon an access route available to the 
public will not be permitted unless a suitable diversion or appropriate alternative route, as 
agreed by the Council, can be provided by the developer.

POLICY IS7 – PARKING PROVISION AND STANDARDS

Development proposals should provide for car and cycle parking in accordance with 
approved standards.

Relaxation of technical standards will be considered where appropriate due to the nature of 
the development and/or if positive amenity gains can be demonstrated that do not 
compromise road safety.

In town centres where there appear to be parking difficulties, the Council will consider the 
desirability of seeking additional public parking provision, in the context of policies to 
promote the use of sustainable travel modes.

POLICY PMD4: DEVELOPMENT OUTWITH DEVELOPMENT BOUNDARIES

Where Development Boundaries are defined on Proposals Maps, they indicate the extent
to which towns and villages should be allowed to expand during the Local Plan period.
Development should be contained within the Development Boundary and proposals for new
development outwith this boundary, and not on allocated sites identified on the proposals
maps, will normally be refused.
Exceptional approvals may be granted provided strong reasons can be given that:
a) it is a job-generating development in the countryside that has an economic justification
under Policy ED7 or HD2, OR
b) it is an affordable housing development that can be justified under in terms of Policy HD1,
OR
c) there is a shortfall identified by Scottish Borders Council through the housing land audit
with regard to the provision of an effective 5 year housing land supply, OR
d) it is a development that it is considered would offer significant community benefits that
outweigh the need to protect the Development Boundary.
AND the development of the site:
a) represents a logical extension of the built-up area, and
b) is of an appropriate scale in relation to the size of the settlement, and
c) does not prejudice the character, visual cohesion or natural built up edge of the
settlement, and
d) does not cause a significant adverse effect on the landscape setting of the settlement or
the natural heritage of the surrounding area.
The decision on whether to grant exceptional approvals will take account of:
a) any indicators regarding restrictions on, or encouragement of, development in the longer
term that may be set out in the settlement profile;
b) the cumulative effect of any other developments outwith the Development Boundary 
within
the current Local Plan period;
c) the infrastructure and service capacity of the settlement.
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OTHER MATERIAL CONSIDERATIONS

 SBC Supplementary Planning Guidance on New Housing in the Borders Countryside 
2008

 SBC Supplementary Planning Guidance on Placemaking & Design 2010
 SBC Supplementary Planning Guidance on Householder Development 2006
 Circular 9/1998   - The Use of Planning Conditions
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