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

 

 

Mr Gordon Bain 
per David Jane Architects 
by email 
 

Please ask for: 
 
 

Carlos Clarke 
01835 826735 

Our Ref: 19/00220/PREAPP 
Your Ref:  
E-Mail: CGClarke@scotborders.gov.uk 
Date: 20th May 2019 

 
Dear Sir/Madam 
 
PROPOSAL:  Extension to form additional storage space 
 

LOCATION:  The X Mod Shed C Traquair Road Innerleithen Scottish 
Borders EH44 6PD  

 

The evaluation on the following pages provides a written response to the above pre-application 
enquiry by the allocated planning officer. It does not comprise any decision made by Scottish 
Borders Council and its Committees and the advice is not legally binding on the determination of a 
forthcoming planning application.  
 
The evaluation is the opinion of the planning officer. Should a formal application subsequently be 
submitted, it shall be subject to statutory consultation and full assessment by the Council. This 
evaluation shall not prejudice the Council’s full consideration of the formal application including 
any consultation comments and public representations which may be received. 
 
The information provided in this response may be subjected to a Freedom of Information Request 
under the Freedom of Information (Scotland) Act 2002. It will be for Scottish Borders Council to 
determine what, if any, information will be or not be exempt from such a request, in accordance 
with this legislation.  
 
 
Yours faithfully 
 
John Hayward 
 
Planning & Development Standards Manager 
 
 

http://www.scotborders.gov.uk/


 
 
 

SCOTTISH BORDERS COUNCIL RESPONSE TO 
PLANNING PRE-APPLICATION ENQUIRY 
Comments provided by Officer Name and Post: 

Carlos Clarke 
Planning Officer  
(Development Management) 

Contact e-mail / number: 
CGClarke@scotborders.gov.uk 
  01835 826735 
 

SBC Enquiry Reference 19/00220/PREAPP 

Date 20th May 2019 

Proposed Development Extension to form additional storage space 

Site Location The X Mod Shed C Traquair Road Innerleithen  Scottish Borders EH44 6PD  
 

Background / Site History None relevant 
 

Planning Policies and 
Guidance 

Relevant planning policies and supplementary guidance would include: 
 
Scottish Borders Local Development Plan (2016) 
 
PMD2, PMD3, ED1, HD3, EP1, IS7, IS8, IS9 
 
The Scottish Borders Local Development Plan 2016 can be accessed online.   
 
Supplementary Planning Guidance  
 

 Placemaking and Design (2010) 

 Waste Management (2015) 

 Guidance on Householder Development (incorporating privacy and light 
guidance) 2006 

The Approved and Draft Planning Guidance of Scottish Borders Council can be 
accessed online.    
 
 

 The following evaluation represents the informal opinion of the planning 
officer on the submitted pre-application enquiry. It does not comprise a 
decision made by Scottish Borders Council. 

Assessment  
PRINCIPLE 
 
The site is allocated for employment use. Whether the proposal is for an additional 
or replacement building, the proposed continued use of the site for warehousing 
will comply with Policies PMD3 and ED1 
 
ECOLOGY 
 
There are no ecological designations on or nearby. The demolition of the building 
does not require Planning Permission. However, if option 1 (replacement building) 
is submitted and the building is remaining at that time, then ecological impacts will 
need accounted for. Due to the building type and location, a bat survey is unlikely 
to be required. However, demolition within the bird breeding season should be 
avoided unless subject to a scheme demonstrating no nesting birds will be 
affected. 
 

https://www.scotborders.gov.uk/info/20051/plans_and_guidance/121/local_development_plan
https://www.scotborders.gov.uk/info/20051/plans_and_guidance/123/planning_guidance


ACCESS AND PARKING 
 
Our Roads Planning Service raise no concerns with either option provided the 
existing parking and servicing arrangements are shown to be unaffected. The 
replacement building option 1 should include access arrangements to the building’s 
entrances so these can be assessed at the application stage 
 
SERVICES 
 
It is presumed existing water and drainage services are to the mains and these will 
be unaffected. Storm water should be treated sustainably and be designed to 
prevent any additional run-off to neighbouring land 
 
FLOODING 
 
The site is within a potential 1:200 year flood event. If the additional building option 
2 is proposed, any planning application will require SEPA consultation. However, if 
this were physically linked as an extension, or the replacement option 1 is 
proposed, then SEPA does not require statutorily to be consulted. This is because 
the number of buildings will not be increased. 
 
Our Flood Protection Officer has advised that the replacement building option 1 is 
agreeable. However, please see his attached advice with respect to option 2, 
which involves further development within the functional flood plain and resulting 
risk of increasing flooding to other properties. These issues will need addressed as 
part of the planning application submission. SEPA may also ask for a flood risk 
assessment in addition to our FPO’s requirements.  
 
WASTE STORAGE 
 
An application for either option should confirm existing waste storage 
arrangements will be unaffected and will suffice for the additional storage space, or 
identify suitable provision that is no more visible from public view or affect 
neighbouring amenity or parking/access than the existing arrangements 
 
PLACEMAKING AND DESIGN 
 
Option 1 – replacement building – is, in principle, a neater solution visually than 
Option 2 because of the awkward jar between the proposed new building and the 
lower existing building. However, option 1 is a considerable building, and its visual 
impact will be much more significant. I would expect the Council will be concerned 
at the scale of option 1. I would recommend it be altered to an M pitch – that way 
its height will be reduced to being very similar to the height of the building behind, 
and its overall bulk is reduced. The current proposal comprises a building of 
considerable height and bulk and this needs to be reduced by changing the roofing 
arrangement and height.  
 
Materials should be dark coloured and matt finished. 
 
Full elevation drawings will be required, including the principal elevation of Option 1 
replacement.  
 
AMENITY 
 
A focus of the Council’s assessment at the formal application stage would be 
sunlight, daylight and outlook impacts on neighbouring residential properties – 
Station House and Cottage; Talisman; and properties in Tweedbank Ley to south-
east and north-east. To do that assessment will require: 
 

 A sunpath plan for March/October; June and December, at 9am, noon, 



3pm and 6pm (for June) for both the existing situation and proposed so a 
comparison can be drawn between them. This is to calculate shading of 
houses and their gardens 
 

 Assessment of encroachment on a simple 25 degree vertical line from the 
middle of the nearest opening in the closest properties. This is to calculate 
daylight and outlook impacts. If this line is crossed, a more detailed 
assessment will be required and further information be may sought 

 
As in Placemaking and Design, I consider a neater visual solution is potentially the 
replacement building option 1 (if at the lower height on an M pitch valley). 
However, this option also has the potential to be more harmful to neighbours as 
regards shading, light and outlook impacts. I would suggest though that there 
seems scope to move the position of the replacement building away from 
neighbours in Tweedbank Ley, which should provide more potential for this option 
to be agreeable (obviously, without harming the amenity of Station House, Cottage 
orTalisman) 
 

Officer’s conclusion   Object    Do not object x  Do not object, subject to 
advice above being followed 

 

 
 
 

 

 

 


