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PART III REPORT (INCORPORATING REPORT OF HANDLING) 

 
REF :     19/00521/AMC 
 
APPLICANT :    Mr Darin Strutt and Jennifer Ettienne 

 
AGENT :   Keith Renton, Architect 
 
DEVELOPMENT :  Erection of dwellinghouse and detached garage (approval of all matters 
specified in conditions 18/01256/PPP) 
 
LOCATION:  Land South East of Dundas Cottage 

Selkirk 
Scottish Borders 
 
 

 
TYPE :    AMC Application 
 
REASON FOR DELAY:   
______________________________________________________________________________________ 
 
DRAWING NUMBERS: 
 
Plan Ref      Plan Type  Plan Status 

        
  Location Plan Refused 
 824P-02 Proposed Site Plan Refused 
 824P-03 Proposed Plans Refused 
 824P-04 Proposed Elevations Refused 
 824P-05 Proposed Elevations Refused 
 824P-06 Proposed Elevations Refused 
 824P-07 3D View Refused 
 
NUMBER OF REPRESENTATIONS: 1  
SUMMARY OF REPRESENTATIONS: 
 
Representations 
 
One objection has been received.  The principal grounds of objection can be summarised as follows: 
 
o Flooding - The Ettrick Water regularly bursts its banks flooding surrounding fields, roads, 
access tracks and the application site; 
o Vehicular access from the B709; 
o Waste water/soak away routes; 
o Loss of light and view; 
o Road safety - new access would exacerbate the risk of injury to walkers, animals, cyclists, 
motorcyclists and other road users; 
o Construction Traffic - increased construction traffic would be hazardous on this section of the 
road.  No diversion routes possible leading inconvenience to residents, pedestrians, animals, children 
and other road users. 
 
CONSULTATIONS 
 



Roads Planning: The principle of development on this plot has been established through earlier 
consents.  I am content that Drawing 824P-02 addresses condition 1 of the outline consent 
(18/01256/PPP) with regards to the precise means of access and parking and turning within the site. 
 
The proposed access must be formed prior to works commencing on site, thus allowing vehicles 
associated with the construction of the dwelling a safe means of access during this period. 
 
Community Council: No response 
 
E&LL: No response 
 
Environmental Health: No objections to the proposal subject to a condition relating to the proposed 
wood burning stove. 
 
Flood Risk Officer: With regards to the planning application referenced 18/01256/PPP, I outlined my 
position within my response dated 8th October 2018. This application was then approved on the basis 
that conditions were met. 
 
Condition 1 related specifically to land raising and floor levels, stating that there should be "no 
development, including land raising, below 226.0mAOD and the finished floor levels of the house shall 
not be below 227.0mAOD". 
 
The applicant submitted the drawing titled "Site Plan and Section Plan" which shows the following; 
 
o No development below 226.0mAOD 
o Minimum Finished Floor Level of 227.75mAOD (Lower House Floor Level) 
o Minimum Terrace Level of 227.6mAOD 
 
As such, I am satisfied that the flood risk element of Condition 1 has been met and would have no 
objections to this development on the grounds of flood risk. Please note that this information must be 
taken in the context of material that this Council holds in fulfilling its duties under the Flood Risk 
Management (Scotland) Act 2009. 
 
SEPA: We have reviewed the information provided in this consultation and it is noted that, the 
application site lies adjacent to the medium likelihood (0.5% annual probability or 1 in 200 year) flood 
extent of the SEPA Flood Map, and may therefore be at medium to high risk of flooding.  Review of 
drawing, Proposed Block Plan and Site sections, dated March 2018, shows the proposed 
development, including SUDs, will be located outwith the 226mAOD contour as shown by the shaded 
area. Therefore, we have no objection to the proposed development. 
 
We strongly recommend that landscaping is designed to shed water away from the building and that 
surface water mitigation will need to be considered due to the steep topography on site and to the 
north. We also strongly recommend that ground water levels are investigated and that FFL's are set 
with a higher freeboard than surrounding ground levels. 
 
In terms of water quantity and flooding issues, any drainage or SUDs proposed are for the Council to 
satisfy themselves that the arrangements will be appropriate and in accordance with any internal 
guidance. Drainage calculations should be undertaken using the FEH13 depth duration frequency 
statistics. 
 
PLANNING CONSIDERATIONS AND POLICIES: 
 
Scottish Borders Local Development Plan 2016 
 
PMD2 - Quality standards 
PMD3 - Land use allocations 
HD3 - Protection of residential amenity 
IS7 - Parking provision and standards 
IS8 - Flooding 
IS9 - Waste water treatment and sustainable urban drainage 



 
The site is not strategic, therefore the policies contained within SESplan are not considered. 
 
The following approved council guidance is material: 
 
Ettrick (Hopehouse) Mini Planning Brief 
Landscape and Development SPG 
Placemaking and design SPG 
Privacy and sunlight guide SPG 
Waste Management SPG 
  
 
Recommendation by  - Brett Taylor  (Planning Officer) on 1st July 2019 
 
Background 
 
This application seeks approval of matters specified in conditions in relation to the erection of a single 
dwellinghouse on land south east of Dundas Cottage, within the Hopehouse group of buildings south west of 
Selkirk. Access is taken from the B709.  
 
Description of proposal  
 
It is proposed to erected a one and half storey dwellinghouse and separate garage which is located to the 
north west of the house. The external materials would comprise of horizontal timber cladding and standing 
seam metal cladding for the walls, aluminium windows and grey standing seam metal for the roof. 
 
Planning Permission in Principle was granted under application 18/01256/PPP.  The principle of 
development is accepted.  This AMC application seeks to discharge the conditions of the PPP approval.   
 
Relevant Planning History 
 
11 February 2019 - Planning permission granted in principle for the erection of a dwellinghouse (planning 
application reference: 18/01256/PPP); 
21 February 2018 - Planning permission granted in principle for the erection of a dwellinghouse (planning 
application reference: 17/01186/PPP); 
25 July 2012 - Planning permission granted in principle for the erection of a dwellinghouse (planning 
application reference: 12/00561/PPP); 
30 April 2009 - Outline planning permission granted for the erection of a dwellinghouse (planning application 
reference: 08/00764/OUT). 
 
Assessment 
 
Condition 1 states:  
 
'No development shall commence until the details of the layout, siting, design and external appearance of 
the building(s), the means of access thereto including two parking spaces within the site, refuse and 
recycling bin storage, surface water mitigation and the landscaping of the site have been submitted to and 
approved in writing by the planning authority.  No development, including land raising, shall take place below 
226.0mAOD and the finished floor levels of the house shall not be below 227.0mAOD.  Further, the 
landscaping shall:  include structure planting on the south east and south west boundaries of the site 
(indicated green and noted on the on the approved plans) and; shall be designed to shed water away from 
the building.' 
 
The proposal is located within site AETTR003 of Ettrick (Hopehouse) Mini Planning Brief which sets out 
criteria for new development within the area. The brief requires that "the design (scale, massing, form and 
materials) should reflect the character and scale of traditional houses within the area" and that development 
"must ensure that the design and materials are in keeping with the design of existing dwellings within the 
area". One dwelling (Willowbank Cottage: ref 07/00038/OUT and 08/00357/REM) has already been 
completed on the site. Any new development, on the remainder of the site, including this proposal, must 
ensure that the design and materials are in keeping with the design of existing dwellings within the area.  



 
With respect to the layout and siting, the proposal takes a similar form to a neighbouring detached house 
and garage located to the north east of the proposal and is considered acceptable in the context of the area. 
The consultation response from the Council's Road Planning Service has confirmed that the details shown 
on drawing 824P-02 addresses condition 1 with regards to the precise means of access, parking and turning 
within the site.  
 
In terms of the proposed dwelling's design, character and appearance, the applicant's supporting statement 
acknowledges that the design of the proposal would be contemporary and does not seek to mimic either the 
local traditional stone buildings or the more recently built rendered and slated roofed houses in the area. 
With regards to the form and profile of the house, the combination of asymmetrical and shallow sloping 
roofs, glazing patterns, and materials (including metal and timber cladding), would result in a strongly 
contemporary aesthetic that incorporates little visual connection to the character of existing buildings in the 
area. This appearance would be more harmonious within a residential street in a suburban context, or on a 
site with greater potential for a contemporary design, rather than a prominent rural location such as this 
where development should relate strongly to its neighbouring properties in order to promote a cohesive 
sense of place. The Placemaking and Design Supplementary Planning Guidance seeks to create 
developments with a sense of place and in sympathy with Scottish Borders architectural styles and this 
proposal does neither. Contemporary designs can often work harmoniously with their built context in rural 
areas but, in this particular case, this starkly different design will not achieve that end. Development on this 
site should pay greater regard to the existing built form than the current proposal does. 
 
The proposed garage follows the same design form of the house and would be situated in the western 
corner of the site. It would be highly visible from the public road and would produce a somewhat overbearing 
and incongruous appearance again akin to a suburban area and not a countryside location. The scale of the 
garage would have a significantly adverse impact on the appearance of the streetscene.   
 
The agent has been advised that if the site were to be developed, a conventional/traditional house and 
garage that complements existing buildings would be the most appropriate approach, thus keeping its visual 
impact low, while relating it to its established neighbours. In this case, this proposal appears to pay 
insufficient regard to the character of existing buildings or rural setting, and has insufficient architectural 
merit that would otherwise justify the design approach that has been taken that departs from the brief. The 
design of this proposal, will lead to a development which has a poor relationship to its neighbouring 
properties, and be contrary to the above noted policies and guidance.  
 
Other aspects within condition 1 regarding site layout, waste and bin storage and flooding have been met 
and are acceptable.  
 
In terms of landscaping, the submitted plans show the finished ground levels and position and type of tree 
planting on the south east and south west boundaries the site (silver birch, scots pine and alder goat willow). 
Details of a planting schedule, programme of completion, subsequent maintenance and whether it has been 
designed to shed water away from the building have not been provided.  
 
The scale of the proposal and its position and orientation relative to the neighbouring properties, means 
there would be no undue loss of privacy, daylight or sunlight to neighbouring properties as a result of the 
development. The proposal is considered to comply with Policy HD3. 
 
Overall, the proposed development is not considered to fully comply with the criteria outlined in Policy 
PMD2, Ettrick (Hopehouse) Mini Planning Brief and the SPG on Placemaking and Design 2010.  
 
Condition 2 states: 
 
'No development shall commence until all matters specified in conditions have, where required, been 
submitted to and approved in writing by the planning authority.  Thereafter the development shall only take 
place except in strict accordance with the details so approved.' 
 
This related to timing of applications, and discharge of conditions, and no action is required here. 
 
Condition 3 states: 
 



No development shall commence until precise details of water supply and of both surface water and foul 
water drainage have been submitted to and approved in writing by the planning authority and thereafter, no 
development shall take place except in strict accordance with the approved scheme.  The surface water 
drainage arrangements shall be based on sustainable drainage techniques. 
 
The submitted drawings sets out that water supply would be sourced from a new bore hole located in the 
north west corner of the site, surface water will also discharge to a soakaway on the site. Waste water 
disposal would consist of a packaged treatment unit and soakaway all located on the site.   
 
The drainage proposals are acceptable. However, further information would be required to comply with this 
condition as stated within the Council's Environmental Health consultation response. This application, if 
approved, could be subject to a refined version of Condition 3 that requires an appropriate report on the 
water supply.  
 
 
 
 
 
REASON FOR DECISION : 
 
The development would not comply with Policy PMD2 of the Scottish Borders Council Local Development 
Plan 2016, the Ettrick (Hopehouse) Mini Planning Brief and the Supplementary Planning Guidance on 
Placemaking and Design 2010, in that its form and depth would not relate sympathetically to the character of 
the surrounding area and neighbouring built form. There are no other material considerations that would be 
sufficient to override these policy conflicts. 
 
 
 
Recommendation:  Refused 
 
 1 The development would not comply with Policy PMD2 of the Scottish Borders Council Local 

Development Plan 2016, the Ettrick (Hopehouse) Mini Planning Brief and the Supplementary 
Planning Guidance on Placemaking and Design 2010, in that its form and depth would not relate 
sympathetically to the character of the surrounding area and neighbouring built form. There are no 
other material considerations that would be sufficient to override these policy conflicts. 

  
  
 
 
 
 
 
 
 

“Photographs taken in connection with the determination of the application and any other 
associated documentation form part of the Report of Handling”. 
 

 


