
SCOTTISH BORDERS COUNCIL

PLANNING AND BUILDING STANDARDS COMMITTEE

31 MAY 2021

APPLICATION FOR PLANNING PERMISSION

ITEM: REFERENCE NUMBER: 20/01024/FUL

OFFICER: Julie Hayward
WARD: Leaderdale And Melrose
PROPOSAL: Erection of 2 glamping pods
SITE: Land North West of Drummonds Hall Lauder
APPLICANT: Mrs Natalie Currie
AGENT: None

PLANNING PROCESSING AGREEMENT:  

A Planning Processing Agreement is in place until 31st May 2021

SITE DESCRIPTION

Drummonds Hall Cottage is situated to the north east of Lauder and to the west of the 
A697.  It is within the Thirlestane Castle Garden and Designed Landscape, the castle 
being a category A Listed Building.  The property is surrounded on three sides by 
woodland with fields to the south.  The Earnscleugh Water is to the north and the bridge 
over it is listed at category B.  There are no other dwellinghouses in the surrounding 
area.

The existing property on the site is a one-and-a-half storey dwelling set within extensive 
grounds.  It is accessed from the A697 by two long tracks, one form the north and one 
from the south.  The Southern Upland Way runs through the forest to the south west 
and along a track to the south.

The application site is within the garden ground to the north west of the house.

PROPOSED DEVELOPMENT

The proposal is to site two glamping pods within the site.  These would be 4.6m by 
3.5m and 2.5m high with one bedroom, shower room, kitchen/dining, living room and 
an external covered veranda.  Each pod would have one parking space adjacent to it 
and planting is proposed between the pods.

Drainage would be to the septic tank that serves the current property, discharging to 
the watercourse (Earnscleugh Water) and the water supply for the pods would be from 
a private supply.  Recycling and waste bins would be provided inside the pods and 
discharged to wheelie bins (located off-site) for collection of recycling and non-
recyclable waste. 

An access plan has been provided showing two accesses onto the A697, one to the 
north (Access 1) and once to the south (Access 2).  



PLANNING HISTORY

07/00660/FUL: Drummonds Hall Lauder - Alterations and extension to dwellinghouse.  
Approved 30th May 2007.

REPRESENTATION SUMMARY

Two representations have been received and these can be viewed in full on the 
Public Access website.  

One representation objecting to the application on behalf of Lord Bidulph (owner 
of Huntington Farm) and Mr. Douglas Runciman (the tenant occupier of 
Huntington Farm) in relation to the proposed expanded use of Access 1 states:

 The planning application identifies two accesses: Access 1 (north), which 
indicates passage through a Huntington Farm livestock field and Access 2 
(south), a service track opposite the Wanton Walls Farm access road.  The 
application suggests that the Access 1 is the primary point of access to 
Drummonds Hall.  This is not the case as it is only suitable for four-wheel drive/ 
farm traffic and necessitates passage over a narrow bridge.

 The condition of the track suggests it has not been used by vehicles for many 
years.  The Title Information on the property is silent in terms of the applicant 
having any rights of access to the property via Access 1 but would probably be 
restricted to residential use and not business use.  

 Currently there is a temporary fence at Access 1 to allow articulated forestry 
vehicles to pull off the road to access the Norton plantation; this will be removed 
and a gate reinstated to be flush with the roadside fence.  This will make this 
point of access extremely dangerous due to the traffic speeds, particularly 
when approaching from the north, with livestock in the field (which could escape 
whilst the gate is open).  This would be exasperated by additional holiday traffic 
visiting the glamping pods.

 Drummonds Hall currently take their domestic refuse bins by van to be stood 
at the gateway of Access 1 for collection so additional commercial bins serving 
the pods may also be taken to Access 1.  The current bins already affect sight 
lines when exiting the field onto an extremely fast stretch of road.

One representation has been received in support of the application from Councillor 
Miers:

 There are a number of issues to do with siting, access etc. that need to be 
considered.  The applicant has addressed all of these in what is an enterprising 
initiative that will improve the tourism offering of the Lauder area.

 
 The issue of a Flood Risk Assessment, is the nub of this application.  Notes 

that, while SEPA objects to the application on flooding grounds, the Council’s 
own officers are happy for this to proceed. They have not been able to resolve 
this apparent disagreement because of SEPA’s technical problems stemming 
from the cyber-attack experienced in December, which is why the application 
is coming before the committee.

 



 The Planning Authority normally takes SEPA’s opinion very seriously, and of 
course as do its Members.  However from time to time officers are prepared to 
disagree with SEPA where their local expert knowledge guides them to do so 
and where the issues at stake are not particularly sensitive.  There are several 
recent precedents of this kind in the Borders and this is another such case.  
Confident that this scheme does not present a serious flooding risk and urges 
Members to support the application.

 
APPLICANTS’ SUPPORTING INFORMATION

 Business Plan
 Information on access and flooding
 Flood Assessment

DEVELOPMENT PLAN POLICIES:

Scottish Borders Council Local Development Plan 2016

PMD1: Sustainability
PMD2: Quality Standards
ED7: Business, Tourism and Leisure Development in the Countryside
HD3: Protection of Residential Amenity
EP1: International Nature Conservation Sites and Protected Species
EP2: National Nature Conservation Sites and Protected Species
EP3: Local Biodiversity
EP7: Listed Buildings
EP10: Gardens and Designed Landscapes
EP13: Trees, Woodland and Hedgerows
IS7: Parking Provisions and Standards
IS8: Flooding
IS9:  Waste Water Treatment Standards and Sustainable Urban Drainage

Supplementary Planning Guidance: 

Placemaking and Design 2010
Householder Development (Privacy and Sunlight) 2006
Trees and Development 2008
Biodiversity 2005

OTHER PLANNING CONSIDERATIONS:

None

CONSULTATION RESPONSES:

Scottish Borders Council Consultees

Roads Planning Service: Raises some concerns with regards to this proposal.  The 
applicants have suggested that they have two access points onto the A697, however 
neither of these accesses are ideal.  The northerly access is directly onto a fast 
overtaking stretch with substandard visibility caused by road side bushes; furthermore, 
the private access between the site and the A697 is currently impassable by private 
car.  The southerly access is very steep and relies on a large area of road verge on 
the opposite side of the A697 being maintained in order to provide visibility and 



therefore safe access and egress.  The private track between this access and the site 
is very rutted with no passing opportunities between the A697 and the existing cottage.

In order to consider this proposal further, clarification from the applicants regarding 
which access they will be using and willingness to improve this access is required.  
Ideally, the access not being used should be stopped up to vehicular traffic, however 
this may not be possible due to land ownership and access rights issues.

Re-consultation: The applicant has confirmed that they intend to use the southerly 
access onto the A697 to serve this development.  The proposed glamping pods are 
unlikely to generate a significant amount of traffic and RPS is able to support the 
proposal provided the following improvements are carried out:

 The bellmouth at the junction with the A697 to be widened to 5.5m with 8m radii 
and surfaced to my specification for the first 5m.  This will allow two vehicles to 
pass within the bellmouth and prevent vehicles proposing to turn in to the 
junction having to wait on the A class road, should another vehicle be emerging 
from the access.

 The passing place on the private access to be increased in size so that it 
measures 6m long with 6m tapers on either side and provide an overall road 
width of 5.5m.

 The private access leading from the A697 to the site to be regulated to provide 
a smooth running surface capable of withstanding 14 tonne axle loading.

Economic Development: No response.

Environmental Health: As the proposed glamping pods are tied as a single 
planning unit with Drummonds Hall, Environmental Health has no objections to 
the proposed development.

Access Officer: There is one claimed right of way adjacent to this area of land 
(BE19).

Flood Protection Officer: In terms of information that this Council has concerning 
flood risk to this site, The Indicative River, Surface Water & Coastal Hazard Map 
(Scotland) known as the “third generation flood mapping” prepared by SEPA indicates 
that the site is at risk from a flood event with a return period of 1 in 200 years.  That is 
the 0.5% annual risk of a flood occurring in any one year.

Due to the indicated flood risk and the site location being very close and upstream of 
a bridge, the site is unsuitable for this kind of development.  Suggests erecting the 
glamping pods either in the field to the north west or the field to the south east of the 
currently proposed site, were the flood map indicates no flood risk.

Second Response: Since the first response the applicant has submitted further 
information in support of this application.

As the proposed location of the pods has not changed and is within the 1:200 year 
flood envelope of the Leader Water and upstream of a bridge and culvert a Flood Risk 
Assessment (FRA) should be undertaken by the applicant.



The application is for holiday accommodation, which is classed as ‘Most Vulnerable 
Uses’ in SEPA’s Vulnerability of Land Use guidance.  The applicant should be made 
aware that if the FRA shows the proposed site is within the 1:200 or 1:1000 year flood 
envelope of the Leader Water the Planning Authority and SEPA are likely to object to 
this application due to the vulnerability of the proposed land use and its sitting within a 
floodplain.

Third Response: It is estimated that the site sits 3 - 3.5m above the floodplain for the 
Earnscleugh Water.  Considering the site characteristics and the type of proposed 
development, requiring a FRA seems excessive.  Based on the topography of the site 
and the surrounding land the FRO concludes that it would take a large-scale event to 
flood the proposed location of the pods, but concedes that this is unknown.

The flood risk could be mitigated to some extend though maintenance of the 
watercourse and bridge; if planning permission is granted a condition should be added 
requiring a maintenance programme to be in place for clearing the flood arch at the 
bridge and for tree clearances of fallen or leaning trees upstream and downstream of 
the bridge.

Also concerned about the only access/egress road to the site, as due to its condition 
and steep incline from the site towards the main road, it may be impassable during 
high rainfall.  It is requested that the applicant have a maintenance plan for the road 
in place, which should include the clearance of the existing drainage grille at the 
bottom of the road.

Archaeology Officer: The historic parkland and woodland of the Thirlestane 
Castle area and the historic bridge are to the north west of the location proposed 
for the pods.  A prehistoric quern was found somewhere in the area.

This application is of limited size on the area of road surface and embankment 
modified for the garden ground of the adjacent property.  It is therefore likely that 
the existing landscaping will have removed the original profiles, levels and 
surfaces of the area already.  These features are of low importance and would 
not require any archaeological work to be carried out by conditions.

Whilst the pods themselves have no direct impact upon the historic bridge, the 
proposed access submitted in the application does.  Two routes are proposed to 
the site both following existing tracks.  The northern track crosses the bridge and 
so it may be useful to consider the state of repair of this bridge given the increased 
use.

Heritage and Design Officer: No response.

Landscape Architect: No response.

Statutory Consultees 

Historic Environment Scotland: The proposal affect the Thirlestane Castle Garden 
and Designed Landscape.  We have considered the information received and do not 
have any comments to make on the proposals.

SEPA: Object to the proposed development on the grounds that it may place buildings 
and persons at flood risk, contrary to Scottish Planning Policy.   SEPA reviewed the 
information provided and it is noted that the application site lies within 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 from the Earnscleugh 
Water. 

The proposed development is considered to fall within the Most Vulnerable Use 
category of SEPA’s Land Use Vulnerability Classification.  This means we require the 
development to be situated out with the 0.1% annual probability (1: 1000 year) flood 
extent. 

SEPA seeks clarification on the following points before they would consider removing 
their objection to the proposed development:

 Provision of a detailed Flood Risk Assessment or other appropriate information 
which demonstrates that the proposed holiday accommodation accords with 
Scottish Planning Policy and is situated out with the 1 in 1000 year flood plain; 
or

 Relocate the pods to higher ground, if available, and demonstrate that this site 
is out with the 1 in 1000 year flood plain with a detailed topographic survey in 
the first instance.

Re-consultation: No response.

Community Council: No response.

Other Consultees

AHSS: No comments or objections.

Scotland’s Gardens and Landscape Heritage: The site is located within the 
boundary of and may have an impact on the Thirlestane Castle Designed Landscape.  
Thirlestane Castle is included in the Inventory of Gardens and Designed Landscapes 
in Scotland and therefore assessed by Historic Environment Scotland to be of National 
significance. 

We are not familiar with the site but have studied the documents submitted in support 
of the application.  Unfortunately, they are not of particularly good quality and there do 
not appear to be any details of localised landscape or surface treatments around the 
pods. However, in this location they would appear unlikely to have any major 
detrimental impact on the designed landscape, including the adjacent Category B-
Listed Drummonds Hall Bridge, and accordingly we have no objections. 

KEY PLANNING ISSUES:

 Whether the proposal is an appropriate development in the countryside;
 Whether adequate access can be achieved;
 Impact on residential and visual amenities;
 Flooding.

ASSESSMENT OF APPLICATION:

Planning Policy

Policy ED7 of the Local Development Plan states that proposals for tourism 
development in the countryside will be approved provided that the development is to 



be used directly for tourism appropriate to a countryside location and is in accordance 
with the Scottish Borders Tourism Strategy and Action Plan.

A Business Plan has been submitted setting out the attractions of the site, lack of a 
similar offer within the local area and marketing proposal.

In addition, the development must respect the amenity and character of the 
surrounding area, have no significant adverse impacts on nearby uses, particularly 
housing, and where new building is proposed, the applicant should demonstrate that 
no appropriate existing building or brownfield site is available. The scale of the 
development should be appropriate to the rural character of the area, the siting design 
and materials should be in accordance with Policy PMD2, and the development should 
account for accessibility.  These matters will be discussed in more detail later in the 
report.

The Council encourages a variety of holiday accommodation and this development 
would contribute to that aim.  The principle of this development is acceptable in this 
rural location and submitted drawings indicate that the accommodation would be of a 
high quality.  There ae no other buildings or brownfield sites within the applicants 
ownership that would be appropriate for the intended use and the scale of the 
development would be appropriate to the rural character of the area.  The site is well 
located to Lauder in terms of shopping and tourist related facilities, to the A68, A697 
and Southern Upland Way for access and to attractions within the Borders, Lothians 
and Edinburgh.

A condition will ensure that the pods are occupied by holidaymakers only and not used 
as permanent dwellings.

Siting and Design and Impact on Visual Amenities

Policy ED7 requires that the development meets the siting and design criteria of policy 
PMD2; this policy requires all development to be of high quality in accordance with 
sustainability principles, designed to fit in with Borders townscapes and to integrate 
with its landscape surroundings.  The policy contains a number of standards that would 
apply to all development.  

This would be a small scale development and it can be accommodated within the 
garden ground of the applicant’s property without it constituting overdevelopment.  The 
design and materials (drawings appear to show horizontal timber cladding to the gable 
elevations and timber shingles to the curved walls/roof) of the pods would be 
acceptable for this rural location.  Precise details of the external materials should be 
agreed by condition.   

The site appears well screened by woodland and the small scale of the development 
means that the development would not be highly prominent in the landscape or harmful 
to the visual amenity of the area.  

Impact on Trees and the Designed Landscape

Policy EP13 seeks to give protection to trees and woodland, and in turn to the 
character and amenity of the countryside.  In addition, Policy EP10 states that the 
Council will support development that safeguards or enhances the landscape features, 
character or setting of sites listed in the Inventory of Gardens and Designed 
Landscapes or sites included in historic gardens and designed landscapes records.



The site is within the Thirlestane Castle Designed Landscape but this is a small scale 
development and Historic Environment Scotland and Scotland’s Gardens and 
Landscape Heritage have no objections to the proposal.  The pods would be sited 
within garden ground of Drummonds Hall Cottage and no trees of any note would be 
felled although existing domestic planting may be removed to accommodate the pods.  
Planting is proposed between and adjacent to the pods, which would help to integrate 
the development into this sensitive landscape. It is considered that the proposal would 
not harm the special qualities of the wider Designed Landscape and would ensure 
compliance with EP10 and EP13

Ecology

Policies EP1 and EP2 aim to give internationally and nationally designated sites 
(including Special Areas of Conservation and SSSI’s) and protected species, 
protection from potentially adverse development.  Policy EP3 also states that 
development that would have an unacceptable adverse effect on Borders Notable 
Species and Habitats of Conservation Concern will be refused unless it can be 
demonstrated that the public benefits of the development outweigh the value of the 
habitat for biodiversity conservation.

The Earnscleugh Water to the north of the application site, flows into the Leader Water, 
a tributary of the River Tweed Special Area of Conservation and SSSI.  

Given the distances involved and the elevated position of the proposed pods above 
the watercourse, it is unlikely that the works required to form the hardstandings and 
install the pods would harm the special qualities of the Special Area of Conservation 
and SSSI.  However, following discussions with the Council’s Ecologist it is 
recommended that the precise location of the pods and car parking areas is agreed 
prior to installation.  A condition to ensure compliance with SNH guidance on The River 
Tweed SAC and SSSI is recommended.  An undeveloped buffer strip of at least 10m 
from the riverbank to the edge of the development footprint will help to provide a more 
natural riparian corridor and minimise impacts on water quality during construction 
activities.

It is not clear from the plans whether trees and/or shrubs are being removed to 
accommodate the development but the applicant has confirmed that no trees of any 
note would be felled and the pods would be out with the root protection zones of 
existing trees.  It would be appropriate, however, given the proximity of the 
development to trees within the garden, that an applicant informative reminding the 
applicant/developer of their obligations to protect breeding birds, is added to any grant 
of consent. 

Impact on Residential Amenities

Policy ED7 requires that the development has no significant adverse impact on nearby 
uses, particularly housing.  Policy HD3 states that development that is judged to have 
an adverse impact on the amenity of residential areas will not be permitted.    

The applicant’s house is the only property close to the site that would be affected by 
the development.  The pods would be a sufficient distance from the house to prevent 
any loss of privacy for the existing residents and future occupants of the pods.  The 
distance between the pods and proposed planting will safeguard the amenities of the 
tourists occupying them, ensuring compliance with Policies ED7 and HD3



Access and Parking

Policy ED7 states that the development must take into account accessibility 
considerations.  Policy IS7 requires that car parking should be provided in accordance 
with the Council’s adopted standards.  

The access drawing originally submitted with the application showed two accesses 
onto the A697, one to the north (Access 1) and one to the south (Access 2).  One 
parking space per pod is proposed, accessed from the track that serves the existing 
property.

Members will note that one representation has been received in connection with the 
development, objecting to the use of Access 1.  The Roads Planning Service (RPS) 
originally expressed concern that neither of the two accesses are ideal due to 
substandard visibility and the condition of the tracks, with no passing opportunities 
between the A697 and the existing cottage.

An access plan has been submitted clarifying that the southern access onto the A697 
would be utilised to serve the development.  This avoids the listed bridge to the west 
of the site and deals with the issues raised in the objection representations.

The RPS can now support the application, subject to conditions requiring 
improvements to the access track onto the main road, upgrading of the access track 
and works to extend the existing passing place.  Members will note that the vehicular 
access to the site is out with the ownership of the applicant but written consent of the 
neighbouring landowner has been obtained to allow the improvement works require by 
RPS to be carried out.

Flooding

Policy IS8 of the Local Development Plan advises that as a general principle, new 
development should be located in areas free from significant flood risk and 
developments will not be permitted if it would be at significant risk of flooding or would 
materially increase the probability of flooding elsewhere.  The ability of flood plains to 
convey and store floodwater should be protected.  

The site is within the flood plain of the Earnscleugh and Leader Water and may be at 
risk from a flood event with a return period of 1 in 200 years.  The proposed 
development is considered to fall within the Most Vulnerable Use category of SEPA’s 
Land Use Vulnerability Classification.  

SEPA has objected to the proposal due to the risk of flooding and requested either:
i) a detailed Flood Risk Assessment or other appropriate information which 

demonstrates that the proposed holiday accommodation accords with Scottish 
Planning Policy and is situated out with the 1 in 1000 year flood plain or;

ii) the pods are relocated to higher ground and evidence, in the form of a detailed 
topographic survey, is provided demonstrating that the site is out with the 1 in 1000 
year flood plain.  

The applicant submitted additional information to demonstrate the level distance 
between the site and the Earnscleugh Water and SEPA was re-consulted on this but 
unfortunately, due to a cyber-attack on SEPA’s IT infrastructure in December 2020, 
has prevented SEPA from responding.  Their original objection remains in place.



The Council’s Flood Protection Officer initially advised that the site is unsuitable for this 
type of development and suggested that the glamping pods should either be located 
in the field to the north west or the field to the south east of the currently proposed site, 
were the flood map indicates no flood risk.

The applicant investigated other sites but concluded that the application site is the only 
viable option for the pods.   Following the submission of the supporting information and 
a site visit, the Councils Flood Protection Officer estimates that the site sits 3 - 3.5m 
above the flood plain for the Earnscleugh Water and, based on the topography of the 
site and the surrounding land, it would take a large-scale event to flood the location of 
the proposed pods.

The Flood Protection Officer advises that the flood risk could be mitigated though 
maintenance of the watercourse and bridge; a condition is requested that requires a 
maintenance programme to be submitted, agreed and put in place for clearing the 
flood arch at the bridge and for tree clearances of fallen or leaning trees upstream and 
downstream of the bridge.  The Flood Protection Officer is also concerned about the 
only access/egress road to the site, as due to its condition and steep incline from the 
site towards the main road, it may be impassable during high rainfall.  A maintenance 
plan for the road is also required to include the clearance of the existing drainage grille 
at the bottom of the road.  This can be secured by condition.

It is considered that, based on the Flood Protection Officer’s response and subject to 
the requested conditions, the application can be supported.  Members will be aware of 
similar recent cases brought before Committee where SEPA had objected but the 
Council’s FRO supported the application.  In these cases, it was also your Officer’s 
view that the applications could be supported, subject to clearance from Scottish 
Ministers.  Should Members approve the application, it would have to be referred to 
Scottish Ministers for determination in the same way.

It is worth noting that recent discussions between have taken place between SEPA 
and Council Officers in an attempt to resolve cases where SEPA’s objections remain 
outstanding.  In these cases, SEPA has confirmed they are content for local authorities 
to follow the advice and guidance of their own in-house flood experts.   Members will 
note from the information above that your own FPO is now in a position to support the 
development.

Built Heritage and Archaeology

Policy EP7 of the Proposed Local Development Plan states that the Council will 
support development proposals that conserve, protect and enhance the character, 
integrity and setting of Listed Buildings.  

Members will note that the applicant confirmed the site would be accessed via the 
southern access track and would not involve vehicular traffic crossing the nearby listed 
bridge.  As such, there will be no impacts on this listed structure, ensuring compliance 
with EP7.

Policy EP8 states that development proposals which adversely affects local 
archaeological assets will only be permitted if it can be demonstrated that the benefits 
of the proposal outweigh the heritage value of the asset.  All proposals that adversely 
affect such an asset must include an acceptable mitigation strategy.

The Council’s Archaeology Officer has confirmed that there are no archaeological 
implications for this development and that mitigation and investigation is not required.



Water and Drainage

Policy IS9 states that the preferred method of dealing with waste water associated 
with new development would be a direct connection to the public sewerage system, 
however for development in a countryside location, the use of a private system may 
be acceptable. 

Foul drainage will be taken to the septic tank that serves the current property, which 
has a capacity for 10 people, discharging to the nearby watercourse (Earnscleugh 
Water).  The water supply would be from a private supply, the precise details of 
which should be submitted and approved to ensure an adequate wholesome supply 
is available to serve the development without compromising existing users.  

CONCLUSION

The development is acceptable, having principally had regard to the relevant 
provisions of the Local Development Plan 2016, in particular Policy ED7: Business, 
Tourism and Leisure Development in the Countryside but also having had regard to 
overriding material considerations set out in the report.

RECOMMENDATION BY CHIEF PLANNING AND HOUSING OFFICER:

I recommend the application is approved subject to the approval of the Scottish 
Ministers and the following conditions:

1. The development hereby approved shall be occupied for holiday use only and 
shall not be used as a person's sole or main residence or as temporary or 
permanent residential accommodation.  The occupation of the holiday units shall 
be restricted to genuine holidaymakers for individual periods not exceeding 4 
weeks in total within any consecutive period of 13 weeks.  The operator shall 
maintain an up-to-date register of the names of all holiday makers staying in the 
holiday units and their main home addresses.  This information shall be made 
available for inspection at all reasonable times by an authorised officer of the 
Planning Authority.  
Reason:  The accommodation on the site is not designed for permanent 
occupation and permanent residential use would be contrary to the council's 
housing in the countryside policies.

2. Prior to the development becoming operational the junction of the private access 
with the A697 to be improved to the following specification: the bellmouth at the 
junction to be widened to 5.5m with 8m radii and surfaced for the first 5m.
Reason: To allow two vehicles to pass within the bellmouth and prevent vehicles 
looking to turn into the junction having to wait on the A class road should another 
vehicles be emerging from the access, thereby ensuring the free flow of traffic on 
the A class public road, in the interests of road safety.

3. Prior to the development becoming operational the private access to the site to be 
upgraded to provide a smooth running surface capable of withstanding 14 tonne 
axle loading and the passing place on the private access to be extended so as to 
be 6m long with 6m tapers on either side to provide an overall road width of 5.5m.
Reason: To the private access is of a standard suitable for serving the 
development proposed.



4. A maintenance programme for clearing the flood arch at the bridge and for 
clearance of fallen or leaning trees upstream and downstream of the bridge, 
including a timetable for the works, to be submitted to and approved in writing by 
the Planning Authority before the development commences. The requirements 
within the maintenance programme then to be carried out in accordance with the 
approved timetable.
Reason: To mitigate potential flood risk at the site.

5. A maintenance programme for the road, including the clearance of the existing 
drainage grille at the bottom of the road and a timetable for these works, to be 
submitted to and approved in writing by the Planning Authority before the 
development commences. The requirements within the maintenance programme 
then to be carried out in accordance with the approved timetable.
Reason: To mitigate potential flood risk at the site.

6. Details of any proposed signage within or around the site to be submitted to and 
approved in writing by the Planning Authority before the signage is erected 
(location, dimensions, material, design, colours and method of illumination).  The 
signage then to be erected in accordance with the approved details.
Reason: To protect the visual amenities of the area.

7. No development shall commence until a report, by a suitably qualified person, has 
been submitted to and approved in writing by the Planning Authority, 
demonstrating the provision of an adequate water supply to the development in 
terms of quality, quantity and the impacts of this proposed supply on surrounding 
supplies or properties.  The provisions of the approved report shall be 
implemented prior to the occupation of the buildings hereby approved.
Reason:  To ensure that the development is adequately serviced with water 
without a detrimental effect on the water supplies of surrounding properties.

8. None of the buildings hereby approved shall be occupied until the foul water 
drainage arrangements, shown on the approved plans, have been completed and 
are operational.
Reason: To ensure that satisfactory arrangements are made for the disposal of 
surface foul water.

9. 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 Local 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.

10. No development shall commence until an accurate and detailed site plan is first 
submitted to and approved in writing by the planning authority.  The development 
shall be located a minimum of 10 metres from the riverbank of the Earnscleugh 
Water in accordance with SNH guidance River Tweed SAC and SSSI Guidance 
for Planners and Developers (2017).  Thereafter, no development shall take place 
except in strict accordance with the approved plan.
Reason: To protect the ecological interest in accordance with Local Development 
Plan policies EP1, EP2 and EP3.



Informatives 

1. In respect of condition 2, it should be borne in mind that only contractors first 
approved by the Council may work within the public road boundary.

2. In respect of condition 6, the signs may require Advertisement Consent depending 
upon the size, location and illumination.

3. In respect of Condition 11, the works hereby approved should be carried out in a 
way that prevents pollution of the watercourse (Earnscleugh Water/Lauder Water 
Special Area of Conservation and SSSI).  Impacts on the water environment can 
be avoided by following SEPA regulatory advice, e.g. GPP 5 and SNH guidance 
note River Tweed SAC and SSSI Guidance for Planners and Developers (2017) 

4. The applicant/developer is reminded that where works are proposed to existing 
trees within or adjacent to the application site (including felling, lopping, topping, 
thinning etc.), no development should be carried out during the breeding bird 
season (March to August).  Further advice on is available directly from NatureScot 
at https://www.nature.scot/professional-advice

DRAWING NUMBERS

Plan Ref Plan Type

Drainage and septic tank
Proposed connection to existing drainage
Existing access to site
Pod floor plan and elevations
Location plan
Proposed access plan
Proposed site plan
Passing place location
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