
Planning and Building Standards Committee

SCOTTISH BORDERS COUNCIL

PLANNING AND BUILDING STANDARDS COMMITTEE

27th APRIL 2015

APPLICATION FOR PLANNING PERMISSION

ITEM: 14/01146/FUL
OFFICER: Lucy Hoad
WARD: Berwickshire
PROPOSAL: Erection of dwellinghouse with detached garage
SITE: Garden Ground of The Old School, High Street, Ayton
APPLICANT: Mrs A Drysdale
AGENT: Keith Renton  Architect

SITE DESCRIPTION

The site lies within Ayton Conservation Area in a backland situation to the rear of the 
High Street.  The L-shaped site (1050 sqm) comprises a mixture of garden ground and 
hardstanding situated to the south west of the property known as The Old School.  A 
stone wall cuts through the site and a small redundant garage abuts the wall.  The site 
is defined by the access lane to the north west boundary, The Old School to the north 
east boundary, a stone wall and mature planting to south east boundary, and wall/ 
planting to the south west boundary.

PROPOSED DEVELOPMENT

This is a full planning application for the erection of a single dwelling and 2 garages 
with car parking and turning area.  The proposed house type is a contemporary 2 
storey building, with slate roof and external walls render/cast stone with elements of 
timber (canopy).   

The layout plan illustrates a single access point from the High Street via a private 
lane that currently serves 3No dwellings.  

PLANNING HISTORY

Consents for housing to the rear of Ayton High Street include:

 06/02022/FUL Erection of 2 dwellinghouses with integral garages Approved 
31.10.2007

 09/01656/FUL Erection of dwellinghouse Garden ground south west of Croftview 
House Beanburn Ayton Approved 26.10.2010 expired

 11/01607/FUL Erection of dwelling house change of design 06/02022/FUL Site at 
Orchard and Former Builders Yard  Rear of High Street  Ayton Approved 03.02.2012
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REPRESENTATION SUMMARY

Objections to the development have been received from 5No households, the main 
points raised include:

 Height of building
 Scale and mass of building in relation to plot
 Visual impact on the character of the area
 Windows overlook neighbours
 Loss of privacy
 Loss of light 
 Incorrect site boundary lines
 Narrow access/damage to property at access point
 Increased traffic
 Road safety
 Fire safety –services will be unable to access 
 Construction works/access
 Drainage issues
 Loss of garden ground/backland development
 Design and materials

The full content of each letter can be found on the Council’s Public Access website.

APPLICANTS’ SUPPORTING INFORMATION
 
In support of the application the applicant has submitted plans and elevations 
together with 3D visualisations and cross section. These can be viewed in full on the 
Public Access website.

DEVELOPMENT PLAN POLICIES:

Consolidated Local Plan 2011

Policy G1 Quality Standards for New Development
Policy G5 Developer Contributions
Policy G7 Infill Development
Policy BE4 Conservation Area
Policy H2 Protection of Residential Amenity
Policy Inf 3 Road Adoption Standards
Policy Inf 4 Parking Standards
Policy Inf 5 Waste Water Treatment Standards
Policy Inf 6 Sustainable Urban Drainage

OTHER PLANNING CONSIDERATIONS:

Supplementary Planning Guidance on Placemaking & Design 2010
Supplementary Planning Guidance on Development Contributions 2011
Supplementary Planning Guidance on Householder Developments 2006

CONSULTATION RESPONSES:

2



Planning and Building Standards Committee

All of which can be read in full on the Public Access website.

Scottish Borders Council Consultees 

Environmental Health Officer:  No objection subject to a condition in respect of site 
investigation and risk assessment. Any requirement arising from this assessment for 
a remediation strategy and verification plan would become a condition of the 
planning consent.

Roads Planning Officer:  No objections in principle to the erection of a dwelling at 
this location. Slight concern over narrowness of access but acknowledges visibility, 
slow speeds and alternative parking provision in the area. Consultation is advised 
with the Scottish Fire Service and a construction method statement to be conditioned 
as part of any consent.

Archaeologist:  No objection. There are no known implications for this proposal.

Education: The proposed development is located within the catchment area for 
Ayton Primary School and Eyemouth High School. A contribution of £4205 is sought 
for the High School.

Heritage Officer: The officer has been consulted but no response has been 
received at the time of writing this report.  A verbal report will be provided by the at 
the committee meeting.

Statutory Consultees 

Berwick Civic Society:  No response to date

Community Council: The Council neither objects to nor supports the application.  
The general design and proposed use of materials were commended.  Concerns 
were raised to include:

 Access width and road safety 
 Backland area
 Height of dwelling – at odds with existing single storey buildings
 Impact on amenity
 Overlooking and privacy of neighbours to south west and north west 

KEY PLANNING ISSUES:

The key issues relate to whether the proposal is an appropriate infill development, 
the impact the proposal would have on the character and appearance of the 
Conservation Area and the impact on neighbouring amenity.  
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ASSESSMENT OF APPLICATION:

Planning Policy

The erection of a dwellinghouse in this backland location is assessed against a range 
of planning policies, most notably policies G1, G7, BE4 and H2 of the Consolidated 
Local Plan 2011. 

Policies G1, G7 and BE4 seek to ensure that the development does not detract from 
the character and amenity of the surrounding area, and respects the scale, form, 
design, materials and density of its surroundings.  Proposals should not result in 
overdevelopment or a town cramming effect. Care must be taken to ensure a high 
quality of development consistent with the site’s location in a designated Conservation 
Area.  

Policies H2 also aims to protect the amenity of existing or proposed residential areas 
ensuring that the development does not result in any significant loss of daylight, 
sunlight or privacy to adjoining properties as a result of overshadowing or overlooking.  

For the reasons set out in this report, it is considered that the proposals are in 
compliance with these Policies.

Layout

In terms of layout and siting, the proposed house is set back to the south of The Old 
School, constructed at right angles to the High Street following the narrow, linear 
pattern of the existing garden area.  The house will incorporate/straddle the stone 
wall ensuring preservation of this feature.  The 2No garages follow a similar 
orientation lying to the north west of the house. It is noted that there is no set 
development pattern for the housing to rear of the High Street, with a variety of 
house positioning evident in the locality.  It is noted that adjacent properties are a 
mixture of modern and traditional styles and materials.  The plot is of a generous size 
with adequate room for the provision of amenity space and parking.  

Design

Although the house is of a contemporary design it reflects traditional elements, 
having a rectangular plan, 2 storey’s high with pitched roofed (ridge height to approx 
8.0 m), to include front projection/bay window (south west elevation).  Minimal 
ground works are proposed to provide a level development platform.  It is proposed 
that the walls of the house be constructed of render with the roofs covered in natural 
slate.  The windows are to be constructed of timber (aluminum clad).  Each garage 
(also with render and slate) is to be single storey with a pitched roof.  The existing 
stone walling is being incorporated within the structure.  No details have been 
provided in respect of door materials.

Amended plans have been submitted in respect of the site boundary (to address the 
issue of accuracy raised by a neighbour), and to include revised elevations detailing 
a set in of the bay feature from west gable (300mm) to provide for a visual break to 
the mass of this elevation as viewed from the lane, and revised elevations to 
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correctly reflect window positions (east elevation) as per proposed floor plans.  The 
agent has also provided an extended elevation to illustrate the relationship of the 
proposal to the buildings to the north (The Old School) and south (Old School 
Orchard), and a site plan to illustrate the relationship to windows relative to the 
adjacent bungalow Old School Orchard. 

The mass, scale and form of the proposed dwelling and garages are considered to 
be acceptable for the plot without resulting in overdevelopment or cramming.  The 
design is in keeping with properties approved recently in the locality and the 
proposed materials are of a high quality.  The style and proportions of the windows 
and doors are considered to be suitable in relation to the main house.  Taking into 
account the particular setting of this plot, the proposed form of the development is 
considered to be visually acceptable.

The site lies behind the High Street in Ayton and it is unlikely that the development 
would even be glimpsed from the entrance to the access lane and thus the impact on 
the high street scene would be negligible.  The roof will be visible in wider views into 
the site from the park.

In terms of design, the erection of this dwelling would not result in an inappropriate 
from of backland development and would not have an adverse impact on the 
character or appearance of the Ayton Conservation Area.  

Contaminated Land 

Records indicate that the previous land use at this site was for a school.  The 
Environmental Health Officer has advised that such buildings can involve intensive 
space heating (coal and liquid fuel storage, ancillary activities).  As the land use may 
be potentially contaminative a site investigation and risk assessment is 
recommended prior to development.  This can be dealt with via a condition.   

Cultural Heritage

It is noted that the applicant seeks to retain the stone walling associated with the field 
strip system.  The Council’s archaeologist advises that there are no known 
implications for this proposal.  Thus no conditions are advised in respect of cultural 
heritage.  

Landscaping

The site plan indicates that the applicant seeks to retain the existing birch trees to 
the west of the site; a single small cherry is to be removed to the east of the dwelling, 
with all other trees and hedges within the garden ground retained.  A new length of 
hedging and a new fence is proposed to northern boundary.  The existing stone walls 
are to be retained/incorporated within the house and garage structures.  A paved 
area is to be formed around the house.  No details have been provided on the 
surface materials for the car park and turning area.  In principle, the proposals 
appear acceptable. However, further details of means of enclosure and surface 
treatments are sought via a condition attached to consent.  There is an ample 
provision of mature trees and shrubbery within the garden ground area, and the loss 
of the small cherry is not deemed to be significant.
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Access and parking

Concerns have been raised by the Community Council and residents in respect of 
the width of the existing lane at the access point with the High Street, the fact that 
fire services cannot gain access, damage to property walls at the end of the lane, 
and an increase in traffic and road safety.  It is noted that the properties St 
Margaret’s and The Old Schoolhouse are located to either side of the access point.

The plans provide for a vehicular turning area and 2No parking spaces as required 
by policy.  It is noted that the plot is central to the village with facilities/services to 
include public transport.  The Roads Officer advises that he has no objections to the 
development.  Although he expressed some concern over the narrowness of the 
private road serving the site, he acknowledges that the narrow section is fairly short 
with good forward visibility in both directions and low traffic speeds.  He has also 
taken into account that alternative parking provision is available outwith the site. The 
officer advises that a construction method statement should be conditioned as part of 
any consent.  This will ensure that the details of the delivery and storage of materials 
on site, access for traffic during construction phase, and measures to prevent 
damage to adjacent buildings are agreed.

The Roads Officer recommended that the Scottish Fire Service be contacted in 
respect of any access issues.  The matter was brought to the attention of the agent 
who has provided a letter from the service to confirm that advice in relation to 
potential hydrant requirements.  These issues will be assessed by the Building 
Standards Officer via the Building warrant process.

Services

Concerns have been raised by the community with regard to drainage. However, 
connection to the public system is proposed and available for both  supply and 
drainage.  The Local Plan indicates that there is capacity in Ayton (waste water 
treatment) although contributions may be required for connections.  Drainage 
arrangements shall require to be assessed by the Building Standards Officer via the 
building warrant process.  

Residential amenity

Concerns have been raised by the Community Council and neighbours in respect of 
the proposed development to include loss of light and privacy, and overlooking of 
garden ground area. The nearest residential properties to the proposed development 
include the Old School Orchard (south west), Grainan (north west) and The Orchard 
(east).  Consideration has been given to the orientation of the proposed dwelling, 
distances to, and boundary screening between properties.  The agent has provided a 
site plan to detail the angles from proposed windows to the nearest dwelling Old 
School Orchard. The proposals meet the provisions of the supplementary planning 
guidance in respect of access to light and privacy issues.

The Old School Orchard has limited rear garden space and there is an element of 
existing overlooking of the front garden from the access lane.  The proposed dwelling 
provides for 2 windows upper floor level facing south west.  These windows serve an 
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internal stair case and bedroom area. Whilst it is acknowledged that there may be a 
degree of informal overlooking, the proposed dwelling will predominately be looking 
over its own garden ground area. In this instance, and taking into account the oblique 
angle and projecting bay feature of the proposed dwelling plus the intervening 
boundary wall, the overlooking is likely to be limited and it is not considered to be 
significant enough to justify refusal of the application.

There are no significant issues of loss of light or privacy stemming from the 
proposals. The proposal would not have an adverse effect on the residential amenity 
of other neighbouring properties.

Legal Agreement

The proposed development would attract developer contributions in respect of 
education provision in the locality. This would constitute a financial contribution of 
£4205 for the High School and the applicant would be required to enter into a legal 
agreement with the Council to secure this requirement. 

CONCLUSION

The proposed dwelling is considered to be acceptable in terms of scale, design 
and materials for this infill site.  The dwelling would not result in over development 
of the site and would not have an adverse effect on the residential amenity of 
neighbouring properties.  Furthermore, the proposed dwelling would not have an 
adverse effect on the character or appearance of the conservation area.  Having 
taking into account the objections and consultation responses, it is felt that the 
proposed development is acceptable and would comply with development plan 
policy.

RECOMMENDATION BY SERVICE DIRECTOR (REGULATORY SERVICES):

I recommend the application is approved subject to satisfactory conclusion of a legal 
agreement in respect of developer contributions, the standard directions and the 
following conditions:

1 The development hereby permitted shall not be carried out otherwise than in 
complete accordance with the plans and specifications approved by the Planning 
Authority.
Reason: To ensure that the development is carried out in accordance with the 
approved details.

 2 Notwithstanding the description of the materials in the application, no 
development shall be commenced until precise details of the materials to be 
used in the construction of the external walls and roofs of the buildings have 
been submitted to and approved in writing by the Planning Authority, and 
thereafter no development shall take place except in strict accordance with those 
details.
Reason: The materials require further consideration to ensure a satisfactory form 
of development, which contributes appropriately to its setting.
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 3 Sample panels of the external wall finish shall be prepared on site for prior 
approval by the Planning Authority.
Reason: The materials to be used require further consideration to ensure a 
satisfactory form of development, which contributes appropriately to its setting.

 4 The development hereby approved shall be constructed of natural slate on the 
roof, a sample of which shall first be submitted to and approved in writing by the 
planning authority prior to commencement of works.  Any alternative roofing 
material shall be submitted to and approved in writing by the Local Planning 
Authority prior to works commencing on site.
Reason: To ensure a satisfactory form of development, which contributes 
appropriately to its setting.

 5 Details of all proposed means of enclosure shall be submitted to and approved 
in writing by the Planning Authority before work on the site is commenced.
Reason: To enable the proper effective assimilation of the development into its 
wider surroundings.

 6 The finished floor levels of the building(s) hereby permitted shall be consistent 
with those indicated on a scheme of details which shall first have been submitted 
to and approved in writing by the Planning Authority. Such details shall indicate 
the existing and proposed levels throughout the application site.
Reason: To ensure that the proposed development does not have an adverse 
effect upon the amenity currently enjoyed by adjoining occupiers.

7 No development shall commence until a construction method statement is 
submitted to and agreed in writing by the Planning authority. . The statement 
shall detail how materials will be delivered to, and stored within, the site and how 
construction traffic will access the plot along with measures to prevent any 
damage to the buildings adjacent to the lane.  Thereafter, the development shall 
be carried out in accordance with the approved scheme.
Reason:  In the interests of road safety

8 Development shall not begin until details of proposed drainage works have been 
submitted to and approved in writing by the Local Planning Authority and 
development shall only be carried out in strict accordance with the approved 
drainage arrangements.
Reason: To ensure that satisfactory arrangements are made for the disposal of 
surface and foul water.

9 No development shall commence until details of all the surface treatments are 
submitted to and agreed in writing by the Planning Authority. Thereafter, the 
surface treatments shall be implemented in accordance with the approved 
details.  .
Reason: To ensure a safe and satisfactory form of development appropriate to it 
surroundings.

10 Unless otherwise agreed in writing and in advance by the Planning Authority, 
prior to any development commencing on site, a scheme will be submitted by the 
Developer (at their expense) to identify and assess potential contamination on 
site.  No construction work shall commence until the scheme has been 
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submitted to, and approved, by the Council, and is thereafter implemented 
in accordance with the scheme so approved.  

The scheme shall be undertaken by a competent person or persons in 
accordance with the advice of relevant authoritative guidance including PAN 33 
(2000) and BS10175:2011 or, in the event of these being superseded or 
supplemented, the most up-to-date version(s) of any subsequent revision(s) of, 
and/or supplement(s) to, these documents. This scheme should contain details 
of proposals to investigate and remediate potential contamination and must 
include:-

a) A desk study and development of a conceptual site model including (where 
necessary) a detailed site investigation strategy. The desk study and the scope 
and method of recommended further investigations shall be agreed with the 
Council prior to addressing parts b, c, d, and, e of this condition.

and thereafter

b) Where required by the desk study, undertaking a detailed investigation of the 
nature and extent of contamination on site, and assessment of risk such 
contamination presents. 

c) Remedial Strategy (if required) to treat/remove contamination to ensure that 
the site is fit for its proposed use (this shall include a method statement, 
programme of works, and proposed validation plan).

d) Submission of a Validation Report (should remedial action be required) by the 
developer which will validate and verify the completion of works to a 
satisfaction of the Council.

e) Submission, if necessary, of monitoring statements at periods to be agreed 
with the Council for such time period as is considered appropriate by the 
Council.

Written confirmation from the Council, that the scheme has been 
implemented completed and (if appropriate), monitoring measures are 
satisfactorily in place, shall be required by the Developer before any 
development hereby approved commences. Where remedial measures are 
required as part of the development construction detail, commencement must be 
agreed in writing with the Council.

Reason: To ensure that the potential risks to human health, the water 
environment, property, and, ecological systems arising from any identified land 
contamination have been adequately addressed.

DRAWING NUMBERS

Location Plan 698P-01A 12.02.2015
Site Plan Existing 698P-02 30.10.2014
Site Plan 698P-03 30.10.2015
Floor Plans 698P-04A 07.04.2015
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Elevation 698P-01A 07.04.2015
Elevations 698P-06 30.10.2014
3D Visualisations 698P-07A 07.04.2015
Site Plan/extended elevation 698P-08 07.04.2015

Approved by
Name Designation Signature 
Brian Frater Head of Planning and 

Regulatory Services

The original version of this report has been signed by the Head of Planning and 
Regulatory Services and the signed copy has been retained by the Council.

Author(s)
Name Designation
Lucy Hoad Planning Officer
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