Community Council
of the
Royal Burgh of Peebles & District
21 December 2020
Planning and Regulatory Services
Scottish Borders Council Headquarters
Newtown St Boswells
Melrose
TD6 0SA
Dears Sirs
Objection
Proposal:
Site:
Ref:

Erection of Dwellinghouse
Land East of Dogcraig Cottage, Scotmill. Peebles
20/01350/PPP

Peebles Community Council object to the above development proposal as the
site is on agricultural land and poorly related to and detached from the existing
building group. We consider that his would be overdevelopment of this rural
corner and would constitute ribbon development along the B7062.
We note in the design statement that there is an admission that discussions
have been held with planning officers as to the possibility for two semi-detached
houses to be built on the site. This PPP appears to be a reduction in aspirations
solely with a view to possible creeping applications where each proposal in turn
would prove easier to grant.
We consider that the proposal would be contrary to policies PMD2
in that it fails to assist in the creation of a sense of place; PMD4
out-with development
and HD2
in the
in that the siting is not appropriate and from the proposals, the
scale and design detracts from the existing group of buildings.

Yours Faithfully
Peter Maudsley
Planning Convener
Secretary: Ms. Caitlin Ramsay,
c/o The Bridge Tweeddale, School Brae, High Street, PEEBLES, EH45 8AL
email: secretary@ccrbpeebles.co.uk
www.peeblescommunitycouncil.org.uk

Ranald Dods
Planning & Development Standards
Scottish Borders Council
Newtown St Boswells
TD6 0SA

20 November 2020
Our ref: CDM161151

Dear Ranald
TOWN & COUNTRY PLANNING (SCOTLAND) ACT 1997
20/01350/PPP Erection of Dwelling House east of Dogcraig Cottage, Scotsmill
River Tweed Special Area of Conservation and Site of Special Scientific Interest
Thank you for consulting NatureScot on the above planning proposal, dated 11 November 2020.
The proposal is for the construction of a dwelling house on unused land east of Dogcraig Cottage,
Scotsmill, near Peebles. The proposal site is adjacent to the River Tweed SSSI and SAC.
Legislative Context
The proposal is close to the River Tweed Special Area of Conservation (SAC) protected for its fish
(Atlantic salmon, sea, river and brook lamprey), otter and as a whole river system characterised by
water crowfoot species.
rvation (Natural Habitats, &c.)
Conservation of Habitats and Species Regulations 2017. Consequently, Scottish Borders Council is
required to consider the effect of the proposal on the SAC before it can be consented (commonly
known as Habitats Regulations Appraisal). The NatureScot website has a summary of the
legislative requirements.
Appraisal
Our advice is that it is unlikely that the proposal will have a significant effect on any qualifying
interests either directly or indirectly. An appropriate assessment is therefore not required.

Anderson's Chambers, Market Street, Galashiels TD1 3AF
alashields TD1 3AF
01738 457070 nature.scot
NatureScot is the operating name of Scottish Natural Heritage
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This opinion relates to the principle of a house in this location. The design and manner of
construction of the house, however, may have an impact on the river and the designation. The
following aspects of the plan will need to be addressed in any forthcoming application for full
planning permission.
Buffer Area
NatureScot requires that the development site boundary will not extend to within 10 m of the
river bank. Furthermore, the ultimate design of the dwelling should ensure that there is a further
10 m of undeveloped ground within the proposal site. In other words, NatureScot requires a
buffer of 20 m between the riverbank and development. This is a standard requirement, providing
an appropriate ecological setting for the SAC, and ensuring that development does not have an
adverse effect on the river.
Construction Environment Management Plan
The proposal site slopes down towards the river and the illustrative site layout suggests that
construction equipment and machinery could operate relatively close to the river. Construction of
the dwelling and associated features could therefore result in silt or other pollutants entering the
river. The applicant should submit a CEMP to detail pollution prevention measures and storage
facilities to demonstrate that construction activity will not adversely affect the river.
Otter Survey
The River Tweed SAC is designated for its otter population, otter also being a European Protected
Species. The riverbank has some tree cover and it is possible that otter could use the location as a
holt or other resting place. An otter survey, covering the site and suitable distance up and down
stream, should accompany an future planning application, to demonstrate that there will be no
impact on this species.

Please contact me if you have any queries regarding this response.

Yours sincerely,
STUART MACPHERSON
Area Officer
Southern Scotland
stuart.macpherson@nature.scot

Anderson's Chambers, Market Street, Galashiels TD1 3AF
01896 661710

nature.scot

NatureScot is the operating name of Scottish Natural Heritage

Our ref:
Your ref:

Ranald Dods
Scottish Borders Council
Planning & Economic Development
Council Headquaters
Newtown St Boswells
Melrose
TD6 0SA

PCS/173868
20/01350/PPP

If telephoning ask for:

Jessica Taylor
3 December 2020

By email only to: dcconsultees@scotborders.gov.uk

Dear Ranald

Town and Country Planning (Scotland) Acts
Planning application: 20/01350/PPP
Erection of dwellinghouse with associated access
Site east of Dogcraig Cottage, Scotsmill, Peebles, Scottish Borders
Thank you for your consultation email which SEPA received on 12 November 2020.

Advice for the planning authority
We have no objection to the proposed development on flood risk grounds. Notwithstanding this
we would expect Scottish Borders Council to undertake their responsibilities as the Flood Risk
Management Authority.

1.

Flood Risk Technical Report

1.1

We have reviewed the information provided in this consultation and it is noted that part of
the application site lies adjacent to the medium likelihood (0.5% annual probability or 1 in
200 year) flood extent of the SEPA Flood Maps.

1.2

The proposal is for a single dwelling to the south of the River Tweed. Extensive Flood
Studies and Flood Risk Assessments have been undertaken along the River Tweed.
Review of the most recent Flood Study undertaken by JBA indicates that the proposed site
lies outwith the functional floodplain of the River Tweed. Review of the topographic level
information provided, the proposed dwelling lies approximately 3m above the 1 in 200 year
flood level. Therefore, we have no objection to the proposed development on flood risk
grounds.
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2.

Other Planning Matters

2.1

For all other planning matters please refer to our standing advice. Although no non-native
invasive plants were found during the survey, the contractor should remain vigilant when
clearing the site - particularly for Japanese knotweed.

Detailed advice for the applicant
Please note the advice provided above.

3.

Flood Risk - Caveats & Additional Information for Applicant

3.1

The SEPA Flood Maps have been produced following a consistent, nationally-applied
methodology for catchment areas equal to or greater than 3km 2 using a Digital Terrain
Model (DTM) to define river corridors and low-lying coastal land. The maps are indicative
and designed to be used as a strategic tool to assess, flood risk at the community level and
to support planning policy and flood risk management in Scotland.

3.2

Please note that we are reliant on the accuracy and completeness of any information
supplied by the applicant in undertaking our review, and can take no responsibility for
incorrect data or interpretation made by the authors.

3.3

The flood risk advice contained in this letter is supplied to you by SEPA in terms of Section
72 (1) of the Flood Risk Management (Scotland) Act 2009 on the basis of information held
by SEPA as at the date hereof. It is intended as advice solely to Scottish Borders Council
as Planning Authority in terms of the said Section 72 (1).

Regulatory advice for the applicant
4.

Regulatory requirements

4.1

Authorisation is required under The Water Environment (Controlled Activities) (Scotland)
Regulations 2011 (CAR) to carry out engineering works in or in the vicinity of inland surface
waters (other than groundwater) or wetlands. Inland water means all standing or flowing
water on the surface of the land (e.g. rivers, lochs, canals, reservoirs).

4.2

Management of surplus peat or soils may require an exemption under The Waste
Management Licensing (Scotland) Regulations 2011. Proposed crushing or screening will
require a permit under The Pollution Prevention and Control (Scotland) Regulations 2012.
Consider if other environmental licences may be required for any installations or processes.

4.3

You will need to comply with CAR General Binding Rule 10 which requires, amongst other
things, that all reasonable steps must be taken to ensure that the discharge does not result
in pollution of the water environment. The detail of how this is achieved may be required
through a planning condition.

4.4

Details of regulatory requirements and good practice advice for the applicant can be found
on the Regulations section of our website or by contacting waterpermitting@sepa.org.uk or
wastepermitting@sepa.org.uk.

If you have any queries relating to this letter, please contact me by email at
planning.se@sepa.org.uk
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Jessica Taylor
Planning Officer
Planning Service
ECopy to: joanne.plant@galbraithgroup.com
Disclaimer
This advice is given without prejudice to any decision made on elements of the proposal regulated by us, as
such a decision may take into account factors not considered at this time. We prefer all the technical
information required for any SEPA consents to be submitted at the same time as the planning or similar
application. However, we consider it to be at the applicant's commercial risk if any significant changes
required during the regulatory stage necessitate a further planning application or similar application and/or
neighbour notification or advertising. We have relied on the accuracy and completeness of the information
supplied to us in providing the above advice and can take no responsibility for incorrect data or
interpretation, or omissions, in such information. If we have not referred to a particular issue in our response,
it should not be assumed that there is no impact associated with that issue. For planning applications, if you
did not specifically request advice on flood risk, then advice will not have been provided on this
issue. Further information on our consultation arrangements generally can be found on our website planning
pages.

PLANNING CONSULTATION
To:

Ecology Officer

From:

Development Management

Contact:

Ranald Dods

Date: 11th November 2020

01835 825239

Ref: 20/01350/PPP

PLANNING CONSULTATION
Your observations are requested on the under noted planning application. I shall be glad to have
your reply not later than 2nd December 2020, If further time will be required for a reply please let
me know. If no extension of time is requested and no reply is received by 2nd December 2020, it
will be assumed that you have no observations and a decision may be taken on the application.
Please remember to e-mail the DCConsultees Mailbox when you have inserted your reply
into Idox.
Name of Applicant: Lady Angela Buchan Hepburn
Agent:

Galbraith

Nature of Proposal: Erection of dwellinghouse with associated access
Site:
Site East Of Dogcraig Cottage Scotsmill Peebles Scottish Borders
_________________________________________________________________________

Council Headquarters, Newtown St Boswells, MELROSE, Scottish Borders, TD6 0SA
Customer Services: 0300 100 1800 www.scotborders.gov.uk

CONSULTATION RESPONSE TO
PLANNING OR RELATED APPLICATION
Comments provided
by

Officer Name and Post:

Contact e-mail/number:

Dr Andy Tharme
Ecology Officer

atharme@scotborders.gov.uk
T:01835-826514

Date of reply

11 January 2021

Consultee reference:

Planning Application
Reference
Applicant
Agent
Proposed
Development
Site Location

20/01350/PPP

Case Officer:
Ranald Dods

Lady Angela Buchan Hepburn
Galbraith
Erection of dwellinghouse with associated access
Site East Of Dogcraig Cottage Scotsmill Peebles Scottish Borders

The following observations represent the comments of the consultee on the submitted application
as they relate to the area of expertise of that consultee. A decision on the application can only be
made after consideration of all relevant information, consultations and material considerations.
Background and
Site description

Key Issues
(Bullet points)
Assessment

Potential impacts on a Natura site (River Tweed SAC) and protected
species
Relevant Local Development Plan (LDP) Policies are: EP1 International Nature
Conservation Sites and Protected Species, EP2 National Nature Conservation
Sites and Protected Species and EP3 Local Biodiversity.
I have not visited the site to inform this consultation response, a desk-top
assessment has been ma
and information submitted by the applicant.

I am largely satisfied with the Preliminary Ecological Appraisal (LUC, October
2020).
The site is adjacent to the River Tweed SAC/SSSI. Mitigation is proposed including
a pollution prevention plan and drainage and silt management plans.

The proposed development is within an area of tall ruderal vegetation and rank,
unimproved neutral grassland, habitats of low biodiversity value with a small
number of semi-mature broad-leaved trees. The eastern part of the site consists of
broad-leaved woodland but is unlikely to be directly affected by the proposed
development. Trees that may be removed for the proposed development are said
to be of negligible potential for bats although no details are provided.
No evidence of otter, badger, red squirrel and pine marten was recorded. Habitats
within and adjacent to the site have potential to support otter, badger, red squirrel
Council Headquarters, Newtown St Boswells, MELROSE, Scottish Borders, TD6 0SA
Customer Services: 0300 100 1800 www.scotborders.gov.uk

and breeding birds.
Mitigation is proposed including pre-commencement supplementary surveys for
bats, badger, red squirrel and breeding birds and measures including sensitive
lighting proposals.
20th November 2020 in which they state that the
proposal is unlikely to have a significant effect on any qualifying interests of the
River Tweed SAC. NatureScot also recommend that any full application will be
required to have a 20m buffer from the river bank, and be supported by a
Construction Environmental Management Plan (CEMP) and a further otter survey.

Recommendation

Recommended
Conditions

Do not object,
Further information
subject to
required
conditions
Prior to commencement of development, a Species Protection Plan for bats,
otter, badger, red squirrel and breeding birds shall be submitted to and
approved in writing by the Planning Authority. The SPP shall incorporate
provision for a pre-development supplementary survey and a mitigation
plan. No development shall be undertaken except in accordance with the
approved in writing SPP.

Object

Do not object

Reason: To protect the ecological interest in accordance with Local Development
Plan policies EP2 and EP3.

Prior to commencement of development a Construction Environmental
Management Plan (CEMP) incorporating the latest good practice guidelines
and statutory advice (as outlined: CAR GBR 10 and GPP5: Works and
maintenance in and around water) to protect the River Tweed SAC/SSSI
shall be submitted to and approved in writing in writing by the Planning
Authority. Any works shall thereafter be carried out strictly in accordance
with the approved in writing scheme.
Reason: To protect the ecological interest in accordance with Local Development
Plan policies EP1, EP2 and EP3.

Any full application will need to be supported by a further otter survey in
https://www.scotborders.gov.uk/downloads/file/2961/otters_technical_advice_note
and an outline Construction Environmental Management Plan (CEMP) and
development must be outwith a 20m buffer from the riverbank.
Recommended
Informatives

Council Headquarters, Newtown St Boswells, MELROSE, Scottish Borders, TD6 0SA
Customer Services: 0300 100 1800 www.scotborders.gov.uk

Council Headquarters, Newtown St Boswells, MELROSE, Scottish Borders, TD6 0SA
Customer Services: 0300 100 1800 www.scotborders.gov.uk

Consultation Reply
ASSETS AND INFRASTRUCTURE
To:

HEAD OF PLANNING AND REGULATORY SERVICE

FAO:

Ranald Dods

Your Ref: 20/01350/PPP

From:

HEAD OF ASSETS AND INFRASTRUCTURE

Date: 25/11/2020

Contact:

Raffaela Diesel

Our Ref: B48/2965

Nature of Proposal:
Site:

Ext: 6977

Erection of Dwellinghouse
Land East of Dogcraig Cottage, Scotmill. Peebles

In terms of information that this Council has concerning flood risk to this site, I would state that The
Indicative River, Surface Water & Coastal Hazard
third generation flood
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.
The Indicative River & Coastal Flood Map (Scotland) has primarily been developed to provide a strategic
national overview of flood risk in Scotland. Whilst all reasonable effort has been made to ensure that
the flood map is accurate for its intended purpose, no warranty is given.
Due to copyright restrictions I cannot copy the map to you however, if the applicant wishes to inspect
the maps they can contact me to arrange a suitable time to view them.
SBC hold topographical survey information for a cross section through the Tweed (TW8 14801)
approximately 50m upstream of the proposed dwellinghouse. This shows that the 1:200 year + Climate
Change flood level is at 154.18m. This is very close to the proposed dwellinghouse which is indicated as
being at 157m as per drawing
.
We have no other topographical information closer to the application site.
Therefore- should the applicant wish to apply for full planning permission- I would require them to
submit topographical information in the form of 3 cross sections through the river Tweed, along the
application site. 2 should be 10 meters from either end of the application boundary and 1 should be in
the middle of the application site.
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.
Raffaela Diesel
Technician Flood and Coastal Management

Consultation Reply
ASSETS AND INFRASTRUCTURE
To:

HEAD OF PLANNING AND REGULATORY SERVICE

FAO:

Ranald Dods

Your Ref: 20/01350/PPP

From:

HEAD OF ASSETS AND INFRASTRUCTURE

Date: 11/01/2021

Contact:

Raffaela Diesel

Our Ref: B48/2965

Nature of Proposal:
Site:

Ext: 6977

Erection of Dwellinghouse with associated access
Land East of Dogcraig Cottage, Scotmill, Peebles

In December an indicative cross-section drawing was submitted in support of this applicationIndicative Cross Section through S
).
The Indicative Cross-Section drawing shows the cross-section information SBC provided in the previous
response, for a 1:200 year flood event at a site approximately 50m upstream of the application site, in
relation to the proposed dwellinghouse. The drawing also shows that the applicant proposed a Finished
Floor Level (FFL) of 160.2m. This is nearly 6m above the 1:200 year flood level for the section
approximately 50m upstream. I therefore, have no objection to this development on flooding grounds.
However, I would request a condition is added to state that the FFL for the dwellinghouse must be at
least 160.2m as per drawing no. 2020/26/105.
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.
Raffaela Diesel
Technician Flood and Coastal Management

CONSULTATION RESPONSE TO
PLANNING OR RELATED APPLICATION
Comments provided
by
Officer Name and
Post:
Date of reply

Roads Planning Service

Contact e-mail/number:

Paul Grigor
Roads Planning Officer
11th Dec 2020

pgrigor@scotborders.gov.uk
01835 826663
Consultee reference:

Planning Application
Reference
Applicant
Agent
Proposed
Development
Site Location

20/01350/PPP

Case Officer: Ranald Dods

Lady Angela Buchan Hepburn
Galbraith
Erection of dwellinghouse with associated access
Site East Of Dogcraig Cottage Scotsmill Peebles Scottish Borders

The following observations represent the comments of the consultee on the submitted application
as they relate to the area of expertise of that consultee. A decision on the application can only be
made after consideration of all relevant information, consultations and material considerations.
Background and
Site description
Key Issues
(Bullet points)
Assessment

Access
It should be noted as a result of restrictions on travel due to the Coronavirus
pandemic at the time of writing, no site visit has been undertaken and the comments
made below are based purely on the information submitted with this application and
local knowledge.
The primary function of A & B class roads is movement and the number of accesses should
be restricted where possible. The principle of accesses on to A class roads in rural areas is
generally not supported without economic or road safety justification. B class roads are
much the same but depending on the characteristics of the B road, a new access may be
supported providing it does not pose a road safety concern.
When looking at this specific site, there does not appear to be a strong building group and
so this does not give an impression to drivers that this would be an area where you would
expect an access to be present. My general feeling is that this is not an appropriate location
for a new access due to the nature of the road and the lack of a strong building group. This
would be an isolated access onto a rural section of road without any justification and could
set an unwelcome precedent for future development in the area.
Even if the issue regarding the principle of the access is overcome, I have concerns
whether the appropriate visibility splays can be achieved when considering the vertical and
horizontal alignment of the public road at this location.
When considering the above, I must recommend refusal of this application for the reason
listed below.

Recommendation

Object

Recommended
Conditions/Reason
for refusal

Do not object

Do not object,
subject to conditions

Further information
required

The proposal does not comply with Policy PMD2 of the Local Development Plan 2016 in
that it would fail to ensure there is no adverse impact on road safety, including but not
limited to the site access.

AJS
Council Headquarters, Newtown St Boswells, MELROSE, Scottish Borders, TD6 0SA
Customer Services: 0300 100 1800 www.scotborders.gov.uk

