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Local Review Reference: 15/00013/RREF
Planning Application Reference: 13/00401/FUL 
Development Proposal: Erection of 12 holiday cabins, office/laundry block and 
associated works
Location: Land South West of Milldown Farmhouse , Coldingham
Applicant: Mr Ewen Brown

SESPLAN

None applicable.

CONSOLIDATED SCOTTISH BORDERS LOCAL PLAN 2011: 

POLICY EP4 - COASTLINE

Development proposals at a coastal location will be required to comply with Structure Plan 
policy N12.  

Structure Plan Policy N12

Development proposals at a coastal location will only be permitted where:
(i) the proposal is located within a defined settlement boundary or related to an existing 

building group; or
(ii) the development requires a coastal location; and
(iii) the benefits of the proposal clearly outweigh any damage to the landscape character or 

to the nature conservation value of the site as assessed under other relevant Plan 
policies.

The ‘defined settlement boundary’ referred to in that policy refers to the Eyemouth 
development boundary comprising ‘developed coast’ in terms of National Planning Policy 
Guideline 13- Coastal Planning (NPPG13).  The area outwith the Eyemouth development 
boundary comprises ‘undeveloped coast’ in terms of NPPG13.

POLICY EP2 – AREAS OF GREAT LANDSCAPE VALUE

Where development proposals impact on an Area of Great Landscape Value (AGLV), 
developers will be required to comply with Structure Plan policy N11.

Structure Plan Policy N11

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

POLICY INF11 – DEVELOPMENTS THAT GENERATE TRAVEL DEMAND

1. The Council is committed to guiding development to locations which are accessible to 
existing or proposed bus corridors and train stations and which maximise the

opportunities for walking and cycling.
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2. Transport Assessments and Green Travel Plans will be required for significant travel 
generating developments guided by Scottish Government thresholds which may 
include large housing developments, schools, offices and retail developments.

3. Significant travel generating developments which are inaccessible to public transport 
nodes and/or are likely to lead to increased reliance on the private car will be refused 
where Transport Assessments and Travel Plans do not provide satisfactory 
sustainable solutions.  

4. For other types of developments under the thresholds, where considered appropriate, 
planning agreements will be sought with developers to produce Green Travel Plans.

5. Developer contributions may be required to assist in making developments acceptable 
under Sustainability Principle 1.

POLICY INF6 – SUSTAINABLE URBAN DRAINAGE 

1. Surface water management for new development, for both greenfield and brownfield 
sites, must comply with current best practice on Sustainable Urban Drainage Systems 
(SUDS) to the satisfaction of the Council, Scottish Environment Protection Agency, 
Scottish Natural Heritage and other interested parties.  

2. 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. 

3. 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 INF5 – WASTE WATER TREATMENT STANDARDS

The Council’s preferred method of dealing with waste water associated with new 
development will be, in order of priority:

1. direct connection to the public sewerage system, including pumping if necessary, or 
failing that:

2. 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:

3. agreement with Scottish Water 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:

4. for development in the countryside i.e. not within or immediately adjacent to publicly 
sewered areas, the use of private sewerage 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 septic 
tank will normally be refused unless exceptional circumstances prevail and the conditions in 
criterion 4 can be satisfied,

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

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

provide for new infrastructure.
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POLICY INF4 – PARKING PROVISIONS AND STANDARDS

Development proposals should provide for car and cycle parking in accordance with the 
Council’s published adopted standards, or any subsequent standards which may 
subsequently be adopted by the Council (see Appendix D).

Relaxation of standards will be considered where the Council determines that a relaxation is 
required owing to the nature of the development and/or 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 additional public parking provision, in the context of policies to promote the use 
of sustainable travel modes.

POLICY INF3 – ROAD ADOPTION STANDARDS

New roads, footways, footpaths and cycleways, and/or extensions thereto, to be adopted by 
the Council will require road construction consent and must also be constructed to the 
Council’s published adopted standards, or any subsequent standards which may 
subsequently be adopted by the Council (see Appendix D).

Satisfactory provision must be made for pedestrians and cyclists within all new 
developments in accordance with these standards.

Relaxation of standards will be considered where the Council determines that a relaxation is 
required owing to the nature of the development and/or positive amenity gains can be 
demonstrated that do not compromise road safety.

POLICY INF2 – PROTECTION OF ACCESS ROUTES

1. When determining planning applications and preparing development briefs and in 
accordance with the Scottish Borders Access Strategy, the Council will seek to uphold 
access rights by protecting existing access routes including: statutorily designated long 
distance routes; Rights of Way; walking paths; cycle ways; equestrian routes; 
waterways; identified Safe Routes to School and in due course, Core Paths.

2. Where development would have a significant adverse effect on the continued access 
to or enjoyment of an access route or asserted Right of Way, alternative access 
provision will be sought at the developer’s cost either by diverting the route or 
incorporating it into the proposed development in a way that is no less attractive and is 
safe and convenient for public use.  Unless such appropriate provision can be made, 
the development will be refused.

POLICY H2 – 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:

1. The principle of the development, including where relevant, any open space that would 
be lost; and

2. The details of the development itself particularly in terms of:
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(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 and loss of privacy.  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 NE4 – TREES, WOODLANDS AND HEDGEROWS

The Council supports the maintenance and management of trees, woodlands, including 
ancient woodlands and ancient woodland pastures, and hedgerows, (hereafter referred to as 
the ‘woodland resource’) and requires developers to incorporate, wherever feasible, the 
existing woodland resource into their schemes.

1. Development that would cause the loss of, or serious damage to the woodland 
resource, will be refused unless the public benefits of the development at the local 
level clearly outweigh the loss of landscape, ecological, recreational, historical or 
shelter value.  Decision making will be informed by the Scottish Borders Woodland 
Strategy, expert advice from external agencies, the existing condition of the woodland 
resource and BS5837:  Trees in Relation to Construction;

2. The siting and design of the development should aim to minimise adverse impacts on 
the biodiversity value of the woodland resource, including its environmental quality, 
ecological status and viability;

3. Where there is an unavoidable loss of the woodland resource, appropriate replacement 
planting will normally be a condition of planning permission.  In some locations 
planning agreements will be sought to enhance the woodland resource; 

4. Development proposals should demonstrate how the protection of the woodland 
resource will be carried out during construction, adopting British Standard 5837.

POLICY NE3 - LOCAL BIODIVERSITY

1. The Council will seek to safeguard the integrity of habitats both within and outwith 
settlements which are of importance for the maintenance and enhancement of local 
biodiversity.  The rationale and detail for this is set out in the Supplementary Planning 
Guidance for Biodiversity.

2. Where development is proposed on a site for which there is evidence to suggest that a 
habitat or species of importance exists, the developer may be required, at their own 
expense, to undertake a survey of the site’s natural environment.  Major developments, 
as defined by the categories of development identified in the Council’s biannual 
Scottish Government Planning Application Returns, may require an Ecological Impact 
Assessment.

3. Development that could impact on local biodiversity through impacts on habitats and 
species should 
i) Be sited and designed to minimise adverse impacts on the biodiversity of the site, 

including its environmental quality, ecological status and viability, 
ii)Aim to avoid the fragmentation or isolation of habitats,  
iii) Aim to enhance the biodiversity value of the site through the creation or 

restoration of habitats and wildlife corridors and provision for their long term 
management and maintenance.

4. Development that would have an unacceptable adverse effect on habitats or species of 
Conservation Concern as identified in the regional listings in the Local Biodiversity 
Action Plan (LBAP) will be refused unless it can be demonstrated that the public 
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benefits of the development clearly outweigh the value of the habitat for biodiversity 
conservation.

5. Where the reasons in favour of development clearly outweigh the desirability of 
retaining particular habitat features, mitigation measures aimed at ensuring no net loss 
of LBAP habitats will be sought, including the creation of new habitats or the 
enhancement of existing habitats, in accordance with Policy G5 Developer 
Contributions and the associated Supplementary Planning Guidance.

POLICY G4 - FLOODING 

As a general principle, new development should be located in areas free from significant 
flood risk.  Development will not be permitted if it would be at significant risk of flooding from 
any source or would materially increase the probability of flooding elsewhere.  The ability of 
floodplains to convey and store floodwater should be protected.

Proposals for the development of land where there is evidence of flood risk that has been 
the result of unanticipated planning applications, historical land use allocations or the 
emergence of new information on flood risk, must give consideration to ensure any such risk 
is managed in accordance with the principles set out in the Risk Framework provided in the 
Scottish Planning Policy (SPP) or any subsequent government guidance which supersedes 
it. 

In particular, within certain defined risk categories, particularly where the risk is greater than 
0.5% annual flooding probability or 1 in 200 year flood risk, which will normally be the case 
for functional flood plains, some forms of development will generally not be acceptable.  
These include:
1. Development comprising essential civil infrastructure including schools, emergency 

services and telecommunications;
2. Additional built development in sparsely developed areas.

Other forms of development will be subject to an assessment of the risk and mitigation 
measures.

Developers will be required to provide, including if necessary at outline stage:
1. A competent flood risk assessment and/or drainage assessment in support of the 

application; and
2. A report of the measures that are proposed to prevent and minimise the flood risk.

The information used to assess the acceptability of development will include:
1. Information and advice from consultation with SEPA and where appropriate, the Flood 

Liaison and Advice Group;
2. Flood risk maps provided by SEPA including, when available, the second generation 

flood maps which will indicate the extent of the flood plain;
3. Historical records and flood studies held by the Council and other agencies, including 

past flood risk assessment reports carried out by consultants and associated 
comments from SEPA, held by the Council.

POLICY D1 – BUSINESS, TOURISM AND LEISURE DEVELOPMENT 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:
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1. 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

2. the development is to be used directly for leisure, recreation or tourism appropriate to a 
countryside location and is in accordance with the Scottish Borders Tourism Strategy, 
or 

3. 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 reasonably be accommodated 
within the Development Boundary of a settlement.

IN ALL CASES:
4. the development must respect the amenity and character of the surrounding area,
5. the development must have no significant adverse impact on nearby uses, particularly 

housing,
6. 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 is proposed, evidence that the building is capable of 
conversion without substantial demolition and rebuilding,

7. the expansion or intensification of uses will be approved, in principle, where the use 
and scale of development are appropriate to the rural character of the area,

8. the development must take account of accessibility considerations in accordance with 
Policy Inf11.

POLICY G1 - QUALITY STANDARDS FOR NEW DEVELOPMENT

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:

1. It is compatible with, and respects the character of the surrounding area, neighbouring 
uses, and neighbouring built form,

2. it can be satisfactorily accommodated within the site,
3. 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,
4. it creates developments with a sense of place, designed in sympathy with Scottish 

Borders architectural styles; this need not exclude appropriate contemporary and/or 
innovative design,

5. 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 
and the incorporation of sustainable construction techniques in accordance with 
supplementary planning guidance referred to in Appendix D,

6. 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, 

7. it provides 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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8. it provides appropriate boundary treatments to ensure attractive edges to the 
development that will help integration with its surroundings,

9. it provides for linkages with adjoining built up areas including public transport 
connections and provision for bus laybys, and new paths and cycleways, linking where 
possible to the existing path network; Green Travel Plans will be encouraged to 
support more sustainable travel patterns,

10. it provides for Sustainable Urban Drainage Systems where appropriate and their after-
care and maintenance,

11. it provides for recycling, re-using and composting waste where appropriate,
12. it is of a scale, massing, height and density appropriate to its surroundings and, where 

an extension or alteration, appropriate to the existing building,
13. 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,

14. it incorporates, where required, access for those with mobility difficulties,
15. it incorporates, where appropriate, adequate safety and security measures, in 

accordance with current guidance on ‘designing out crime’.

Developers may be required to provide design statements, design briefs or landscape plans 
as appropriate.

Other Material Considerations

 Supplementary Planning Guidance on Local Landscape Designations 2011
 Supplementary Planning Guidance on Trees and Development 2008
 Supplementary Planning Guidance on Biodiversity 2005
 Local Biodiversity Action Plan 2001
 Scottish Borders Tourism Strategy 2013-2020
 Scottish Borders Proposed Local Development Plan 2013
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