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APPLICATION FOR PLANNING PERMISSION
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PROPOSAL: Extension to quarry and associated works
SITE: Glenfin Quarry Neuk Cockburnspath
APPLICANT: Mr Arnot Findlay (Kinegar Quarries Ltd)
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SITE DESCRIPTION

The application site is located at Glenfin Quarry, an existing hard rock quarry located 
2.5km to the south east of Cockburspath. The site occupies the north eastern side of 
Ewieside Hill which forms part of the skyline from areas around Cockburnspath. The 
A1 lies immediately to the east of the site and is connected to the quarry by a short 
access road. The existing quarry extends up Ewieside Hill in a south westerly 
direction through an existing mature planting belt. The whole quarry will cover 34.3ha 
with the proposed quarry extension covering 12.3ha of the total area. Plant and 
processing takes place in the northern end of the site, adjacent to the site access.

An existing permission for the quarry allows the applicants to continue to quarry 
towards a dry stone boundary wall to the south west. The sites of the proposed 
quarry extension comprise of two agricultural fields tucked behind the mature 
woodland to the north west and south east of the presently quarried area.

The site lies in-between the Berwick Coast Special Landscape Area (SLA) and the 
Lammermuir Hill SLA however it does not fall within either of these designations. 
Ewieside Hill, fort which is a Scheduled Monument lies immediately to the western 
corner of the site. The site is not subject of any nature designations.

PROPOSED DEVELOPMENT

There are three distinct aspect to the proposals contained in the application:

1. Quarry Extension: The existing quarry extends in a south westerly direction 
away from the A1. It is proposed to extend the working area of the existing quarry 
by extracting rock from areas to the north west (described as Area A) and south 
east (described as Area B) of the existing quarried area. The proposals are 
described in detail in the Planning and Supporting Statement and the submitted 
plans. Area A consists of the first seven phases and is to be quarried to a floor 
depth of 184m AOD. The extent of Area A has been reduced through the course 
of the application. Area B will undertake the last five phases to a bench level of 
180m AOD. The expected working life is stated as being 30years. The stone is to 
be extracted using an excavator/loading shovel and crushed at the rock face by 
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the primary crusher. The crushed stone will then be transported to existing 
conveyed tunnel system where the material is screened and feeds the secondary 
crusher and final screening process. In the later stages (Phase 9-13) stone will 
be initially quarried using a tracked excavator before being delivered to the 
primary crusher and then fed through the onsite crushing and screening plant. All 
finished product will be stockpiled in the northern area of the site for off site sales. 
It is expected that on average 100,000 tones of stone per annum will be 
extracted. At present no blasting takes places at the quarry and the proposals do 
not include details on this means of extraction.

2. Landscaping and Bunding: Bunds/Mitigation Screen Mounds are to be formed 
around the western boundary of Area A, the south western boundary of the 
existing consent and the southern corner of Area B. The bunds are to have a 
maximum height of 4m and have been amended so that there are only shown to 
be primarily covered in grass instead of tree and scrub planting.  

3. Restoration Plans: The restoration plans have been revised through the course 
of the application. The proposals seek to restore the whole of Glenfin Quarry. The 
proposals seek to reinstate the hill side and form two new wetland areas on lower 
lying ground. The submission proposes to undertake the restoration of the 
majority of Area A during the initial extraction phases of Area B. Final restoration 
and aftercare would continue for 18 month following the completion of stone 
extraction.

PLANNING HISTORY

Kinegar Quarries Ltd have been operating for over 26 years. The following planni9ng 
history is listed on our records;

 13/00289/PAN – Proposal of Application Notice for the proposed extension to 
the existing quarry.

 03/01506/MIN – Continuation of mineral workings – Consent was granted for 
a 20 year period from the date of the consent (02.03.2004) subject to 38 
planning conditions

 99/00252/MIN - Use of land for the storage and reprocessing of inert material 
– Approved 10.05.1999

 98/01274/MIN - Continuation and extension of existing quarry – Withdrawn 
02.11.1998

 96/00159/FUL - Temporary stockpiling of excavated materials from A1 road 
widening works – Approved 29.03.1996

PUBLICITY AND REPRESENTATION SUMMARY

Neighbour notification was carried out with all 5 properties within 20m of the site 
notified of the development. The application was publicised by the positing of site 
notices, and advertised under Environmental Impact Regulations. The application 
was advertised in the Berwickshire News and the Edinburgh Gazette and copies of 
the submission were provided to local contact centres.
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A single comment was received from one of the neighbours in the residential 
property at Tower Farm to the north east of the site who also operate two holiday lets 
at this location. This general comment neither objected nor supported the application. 
The principal comments made can be summarised as follows;

 Increased traffic
 Noise nuisance
 Overlooking
 Privacy of neighbouring property including contributors holiday lets affected
 Additional planting should be required to screen the development
 Nuisance from the development results in loss of booking for their holiday lets

A comment of support has been received from the Aggregate Industries who are a 
UK wide supplier of construction materials. They recommend that Glenfin Quarry 
supply a high standard of stone which there is otherwise a shortage of to meet the 
demands of the Governments increased investments in road network improvement in 
Scotland and England. Aggregate Industries have intimated that they are interested 
in entering an agreement with the applicant for the supply of their quarried stone. 

APPLICANTS’ SUPPORTING INFORMATION

In addition to the plans and sections accompanying the submission, the following is 
relevant to this application:

EIA requirements

 The development falls with Schedule 2 of the Environmental Impact 
Assessment Regulations (Scotland) 2011. As such the application was 
subject to screening, during which the Council identified that an 
Environmental Impact Assessment was required.

 The applicant requested a scoping opinion under Regulation 10 of the 
Environmental Assessment (Scotland) Regulations 1999. The council 
responded in June 2011 with its Scoping Response.

 The applicant has submitted an Environmental Statement (Volume 3 of the 
submission, with appendices in Volume 4) and a Non Technical Summary 
(Volume 1).

Major Development Requirements

 As a major application there was a requirement for the applicant to undertake 
a Pre-Application Notification including community engagement. This was 
undertaken, and summarised in a Community Engagement Report submitted 
with the application.

Other information and submissions

The application has been accompanied by:

 Revised visualisations
 Revised restoration proposals

3



Planning and Building Standards Committee

 Drainage Details
 Archaeological Assessment of Effects upon Ewieside Hill, fort by CFA 

Archaeology Ltd
 Ecology surveys by BSG ecology
 Noise Assessments
 Dust Management Details

CONSULTATION RESPONSES:

Scottish Borders Council Consultees

Access Ranger: The development may have a significant visual effect on an existing 
public pathway known as the BB8. A note is on file which confirms that this path was 
diverted through forestry as a result of the quarry operation. A condition is 
recommended that this route should be temporality or permanently diverted within 
the agreement of the Planning Authority.

Archaeology Officer: 1st Response 10th December
Recommend refusal. The proximity and size of the current proposal would 
dramatically and permanently destroy the topographic relationship of the setting of 
the Scheduled site of Ewieside Hill, fort to a degree that understanding and 
appreciation of why the form was located in this commanding ridge line location 
would be heavily degraded. The Environmental Statement (ES) fails to address the 
impact that the development would have on the setting of the fort. Over time the 
quarry will be seen as an historic/agricultural feature in its own right and its size will 
introduce a large industrial scale development which will interrupt the relationship 
between the fort and Ewieside Hill’s eastern ridgeline which is out of keeping with its 
agrarian setting. In addition, there is a cumulative impact with the fort’s setting in 
conjunction with the large wind energy developments in this part of Berwickshire.  
The quarry would add to a sense of industrialisation of the wider landscape for as 
much as a generation until the wind farms are decommissioned. The mitigation 
proposals are poorly designed appearing as an industrial bund which is not 
appropriate for the setting of the fort. To mitigate setting impact it was recommended 
that the footprint of the quarry would need to be reduced and designed with a more 
sensitive relationship to the fort. 

If approved, a development contribution towards an archaeological landscape study 
of North Berwickshire was recommended to provide a form of mitigation to 
compensate for the detrimental impacts caused by the scheme.

In terms of direct impacts, should the application be approved ground evaluations in 
the form of a geophysical survey should be carried out before the development 
commences and there will be a need for post excavation research of any 
archaeological findings. It noted that the proposals include the siting of a post and 
wire fence over the Scheduled Monument area which is not acceptable.

2nd Consultation Response 23rd October 2015
Confirms that the proposed amendments dated the 14th of October address the 
reasons of originally objecting provided that full restoration is secured and the 
amenity bank is completed prior to extension into the western field. The requirement 
for archaeological evaluation as part of an approved written scheme of investigation 
still stands.
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Environmental Health: Based on the information provided which has included 
updated acoustic reports specific to the revised design of the amenity bund, the 
application is supported subject to conditions to control the following amenity 
implications;

 Restriction of quarrying operations and associated vehicle movements to 
specific times across a seven day working week.

 Limitation of noise levels and requirement for noise assessments by an 
independent consultation in the event of justified noise complaint.

 A dust management plan and on-going monitoring of dust levels including the 
need for a daily assessment to be carried out by the operator with a 
requirement for additional assessments during periods of strong winds and 
warm dry weather.

Ecology: Satisfied that the Ecological Impact Assessment has been carried out 
properly. The extension of the quarry will result in the loss of improved pasture and 
area of gorse shrub. It is however unlikely that there will be any signification impacts 
on ecological interests provided conditions to require; 

 No site clearance or habitats are disturbed during the breeding bird season 
(March-August) with the express permission of the Planning Authority.

 Supplementary badger surveys to inform construction activities are required 
before works commence.

 A badger development licence is to be obtained by the developer or 
confirmation from SNH that such a licence is not required.

 A Species Mitigation and Management Plan which includes measures for 
bats, otter, badger and breeding birds is agreed.

 A Landscape and Habitat Restoration Plan is agreed which includings 
measures for woodland habitat creation standing open water and wet land 
creation, species rich grassland and measures for bats, breeding birds and 
reptiles 

Flood Prevention Officer: The middle of the site is shown to have a small risk of 
pluvial flooding, nevertheless any flood risk is unlikely to have a significant effect on 
the capacity of the flood plain or affect local flooding problems. The development is 
not opposed on flood grounds.

Landscape Architect: No objection. The skyline location of the development is 
potentially visually sensitive. The landform around the quarry will provide screening 
for the quarry void so the magnitude of change posed by the development in the 
landscape is quite small. There are a couple of exceptions to this where the change 
will be greater, from Tower Bridge on the A1 and Ewieside Hill. However, in wider 
visual terms, the impacts of the development do not warrant objection since the 
impact from Tower Bridge is largely due to the impact of the existing consented 
works and the effects on Ewieside Hill, Fort can be mitigated.

The proposed Indicative Restoration Plans illustrates the infilling of the quarry void to 
variable grades should blend with the natural landform with the ‘man made’ valley 
resembling a natural gully occupied by two water bodies. No objection is raised to the 
restoration strategy, however the ability to deliver the proposed restoration is queried. 
The restoration strategy appears to rely on a separate material import operation 
which can not start until the western void is fully excavated with the whole of the 
restoration taking place in the latter phases. Clarification on the volume of imported 
material should be sought and it is recommended that a condition is used to require 
restoration before the later phases are commenced. Further details are required 
regarding the intended planting and seeding associated with the restoration work.
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Roads Planning Officer: The site is accessed directly from the A1 trunk road 
therefore the observations of Transport Scotland should be sought on the 
implications that the quarry extension will have on vehicle movements.

Statutory Consultees

Association for the Protection of Rural Scotland: No response received.

Community Council: No objection however the following points are raised;
 The impact of the development upon Ewieside Hill rises concern however the 

CC are willing to follow advice from statutory consultees.
 Mitigation measures will be required to ensure that impact on residential 

amenity of the local community is mitigated, particularly in relation to dust, 
noise and screening. Assurances must be made that planning condition will 
be rigorously complied with.

Historic Scotland (HS): 1st Consultation Response 28th November 2014
Identify that Ewieside Hill, fort 640m NE of Edmondsdean (Scheduled Monument 
index No. 369) is located adjacent to the developments site boundary. In their 1st 
response HS objected to the proposed quarry extension for its potential significant 
adverse impact on the setting of the Ewieside Hill, fort. The monument is viewed to 
be an exceptional field monument dating thought to date from the Iron Age with well-
preserved upstanding remains. It is an enclosed settlement consisting of three 
concentric ramparts and ditches with the remains of at least two ring-ditch houses. 
The setting is characterised by its immediate location on a hill at the end of a high 
ridge with commanding views to the east, south and north and contributes towards a 
better understanding of forts and defended settlements in the eastern Borders.

Concerns were raised by HS in their first two consultation responses that the removal 
of a large quarry section close to the monument would have a significant adverse 
impact on its topographical setting. The Heritage Chapter in the Environmental 
Statement is not viewed to provide a valued judgement on the proposed 
bund/woodland planting mitigation strategy. 

2nd Consultation Response 17th March 2015 
In response to the additional information provided about the formation of a 4m high 
amenity bank as a means of mitigation, HS were concerned that this bund would add 
a new feature in the landscape which may itself impact on the setting of the 
monument and fail to retain enough of the hillside to reduce its impact to an 
acceptable level. It was recommended that the best mitigation strategy could be 
achieved through greater retention of the hillside with a reduced quarry extension.

3rd Consultation Response 3rd July 2015
On receipt of a new archaeological assessment, details of a re-profiled and extended 
amenity bank and restoration plans, HS recommended that the proposed restoration 
strategy was welcomed. The relevance of the amenity bank was questioned. It was 
recommended that instead of the linear eastern cut of the quarry a cut which follows 
the contours with the bank would better retain an understanding of the open hillside 
during the works.

4th Consultation Response 28th October 2015
Confirm that the amended plans dated 14th October address previous concerns 
about the developments impact on Ewieside Hill and enable the original objection to 
be withdrawn. This recommendation is on the assumption that full restoration is 
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secured that the end of the working quarry through either a planning condition or 
legal agreement.

Health and Safety Executive: Online system confirmed that surface mineral 
workings are subject to the provisions of the Health and Safety at Work etc Act 1974 
and the Quarries Regulations 1999. Enforcement is by the Quarry Inspectors of the 
Health and Safety Executive, who have knowledge and expertise regarding 
geotechnical considerations. Under the Quarries Regulations, it is the responsibility 
of the operator to ensure that excavations are designed, constructed, operated and 
maintained in an appropriate manner to avoid stability or movement issues which are 
likely to give rise to health and safety risks is avoided. 

NERL Safeguarding: No safeguarding objections are raised.

Royal Society for Protection of Birds (Scotland): No response received.

Scottish Environmental Protection Agency (SEPA): Initially objected on grounds 
of lack of information relating to site drainage and impact on the ground water 
environment.  

SEPA confirmed in a second consultation response dated the 26th of February 2015 
that additional information and calculations had been received which addresses their 
original concerns. The additional information confirmed that the two existing lagoons 
would not have sufficient capacity to handle surface water from the extended site and 
these lagoons would require to be extended with an additional two new lagoons 
constructed. SEPA are content that once the extended water treatment system is in 
place that there will be sufficient capacity to treat the surface water arising at the site 
and these works are to be secured by a planning condition.

Additional information confirms that there are no private water supplies (PWS) in the 
vicinity of the development which will be affected by the development and the initial 
objection on lack of information about impact on the ground water environment has 
been withdrawn. It is noted that no dewatering is assumed to be required to control 
ground water within the quarry but should a volume greater than 10m3/day be 
extracted then a Controlled Activities Regulations (CAR) licence will be required.

SEPA are satisfied with the extractive waste management plan proposals and have 
confirmed that the quarrying activity is unlikely to result in adverse level of air quality 
pollution at the nearest sensitive receptors. 

Scottish Natural Heritage: No response received.

Scotways: Identify that the right of way ref; BB8 to the north of the site is affect the 
development and its exact alignment may have changed, however Scotways have no 
record of official diversion. It is recommended that a right of way from Stockbridge to 
the A1 loop remains open and free from obstruction before during and after the 
operation of the quarry. It is recommended that the access route should be upgraded 
through the quarry restoration proposals to help mitigate some of the negative 
impacts on recreational activity.

Scottish Badgers: No objection. Recommend that the applicant should undertake a 
standing site order for all holes to be checked to prevent injury to badgers crossing 
the site.

Scottish Water: No response received.
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Scottish Wildlife Trust: No response received.

Transport Scotland: No objection. It should be noted that any works to be carried 
out within the boundary of the trunk road require the permission from Transport 
Scotland.

Other Consultees

Berwickshire Civic Society: No response received.

DEVELOPMENT PLAN POLICIES:

SES Plan Strategic Development Plan 2013

Policy 4 - Minerals

Consolidated Scottish Borders Local Plan 2011

Principle 1 Sustainability

Policy G1 Quality Standards for New Development
Policy D1 Business Tourism and Leisure Development in the Countryside
Policy H2 Protection of Residential Amenity
Policy NE4 Trees, Woodlands and Hedgerows
Policy BE2 Archaeological Sites and Ancient Monuments
Policy NE3 Local Biodiversity
Policy NE5 Development Affecting the Water Environment
Policy EP5 Air Quality
Policy ED2 Employment Uses Outwith Employment Land
Policy EP2 Areas of Great Landscape Value
Policy Inf2 Protection of Access Routes
Policy Inf4 Parking Provisions and Standards
Policy Inf5 Waste Water Treatment Standards
Policy Inf6 Sustainable Urban Drainage
Policy R3 Mineral and Coal Extraction

OTHER PLANNING CONSIDERATIONS:

Proposed Local Development Plan (PLDP) 2013

PMD1 Sustainability
PMD2 Quality Standards
ED2 Employment Uses Outwith Business and Industrial Land
ED7 Business, Tourism and Leisure Development in the Countryside
ED12 Mineral and Coal Extraction
HD3 Protection of Residential Amenity
EP3 Local Biodiversity
EP5 Special Landscape Areas
EP8 Archaeology
IS5 Protection of Access Routes
IS7 Parking Provisions and Standards
IS9 Waste Water Treatment and Sustainable Urban Drainage
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Scottish Borders Council Supplementary Planning Guidance:

 Local Biodiversity Action Plan (2001)
 Biodiversity (2005)
 Landscape and Development (2008)

Scottish Government:

 NPF3 – National Planning Framework 2014 

 SPP – Scottish Planning Policy 2014

 PAN 1/2013 Environmental Impact Assessment
 PAN 2/2011 Planning and Archaeology
 PAN 1/2011 Planning and Noise
 PAN 75 Planning for Transport (2005)
 PAN 73 Rural Diversification (2005)
 PAN 64 Reclamation of Surface Mineral Workings (2002)
 PAN 60 Planning for Natural Heritage (2000)
 PAN 56 Planning for Noise (1999)
 PAN 51 Planning and Environmental Protection (Revised 2006)
 PAN 50 Controlling the Environmental Effects of Surface Mineral Workings 

(1996)
 PAN 50 Annexe A – D (Control of Noise, Dust, Traffic and Blasting at Surface 

Mineral Workings) (1996)  

Circular 4.98 Use of Conditions

KEY PLANNING ISSUES:

The main determining planning issues relevant to the consideration of this application 
are;

 Whether the proposed extension of an existing minerals quarry would comply 
with development plan polices related to minerals development and is 
environmentally and socially acceptable.

 Whether the development would adversely affect the setting of cultural 
heritage assets, in particular Ewieside Hill, fort Scheduled Monument.

 Whether the development would have an adverse visual impact which would 
detract from the landscape.

ASSESSMENT OF APPLICATION:

Policy Principle

The Scottish Governments strategy for long term spatial development, the National 
Planning Framework (NPF3) and the government’s policy on nationally important 
land use planning matters, Scottish Planning Policy (SPP) both identify that minerals 
development make an important contribution to the economy by providing 
construction materials. The Strategic Development Plan for the Scottish Borders 
recognises that the plan area needs to ensure that a steady supply of minerals is 
available to support sustainable economic growth. Policy R3 of the Consolidated 
Local Plan 2011 aims to support mineral workings provided that development can be 
carried out with minimal adverse impact on the environment and with appropriate 
restoration measures following extraction. The Local Plan Policy sets out the 
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situations and circumstances in which minerals extraction will and will not be 
supported.

The thrust of planning policy at national, regional and local level is to support the 
principle of mineral extraction because of its contribution towards supplying the need 
for raw materials, creating employment opportunities and generally contributing to 
economic growth, particularly in rural areas. However, this has to be balanced with 
the requirement to ensure that the impacts of the extraction of minerals have minimal 
adverse impacts on the environment, built and natural heritage and local 
communities. In locations where minerals extraction can be supported, planning 
decisions must seek to secure the sustainable restoration of sites to a beneficial 
after-use once working has ceased.

When assessing the policy context of this application is it important to acknowledge 
that this proposal is seeking to extend an existing operational quarry. The quarry 
operations at Glenfin have been on-going for some time – at least since the 1990s. 
The independent correspondence received from Aggregate Industries confirms that 
there is still a demand for stone produced from Glenfin Quarry, with its high standard 
of finish being suitable for road infrastructure projects in Scotland and England. The 
site remains to benefit from good strategic transport links owing to its location directly 
adjacent to the A1 so that it is well placed to supply its product demand to the north 
and south. It is therefore clear that there is still a demand and marketplace for 
aggregate materials from this quarry.

The supporting statement and submitted plans recommends that the phased 
extraction from the extended quarried areas would take 30 years. Importantly the 
average volume of extraction of 100,000 per annum would remain consistent with the 
rate of extraction from the existing quarry. The continued working of the site would 
retain 10 jobs directly employed with the operations at Glenfin Quarry and indirectly 
provide employment for up to 15 people mainly through the haulage sector. This 
proposal will help to maintain employment opportunities in this rural area. The 
proposed restoration plans which cover the whole of Glenfin Quarry confirm that 
these extensions represent the final extraction phases for this quarry and when they 
are complete the minerals operation at Glenfin will cease and the land will be 
restored.

Despite the backdrop of an economic downturn, there remains a continued demand 
for extractive material to assist to realise infrastructure investment plans which this 
development is understood to directly contribute to and meet housing needs. The 
principle of the proposal is not considered to represent a departure from planning 
policies. The development will allow the Scottish Borders to maintain a steady supply 
of aggregate as required by national polices by allowing the continued operation of 
an existing, well established hard rock quarry which is logical. While this proposal 
does extend the working area it does not intensify the average rate of extraction from 
the site and conditions imposed on the previous consent to control extraction can be 
re-applied to limit the average material extraction across a suitable time period. In 
accordance with accepted practice, it is recommended that any permission granted 
would be temporary.

The appropriate restoration of this site will be imperative, especially as this 
application is expected to represent the final extraction at Glenfin Quarry. In SPP the 
Scottish Government advocates that through legal agreements and conditions, 
planning authorities should ensure that a high standard of restoration and aftercare is 
secured by considering the most effective solution on a site-by-site basis. In this 
particular case, the quarried site is large and affects an important location for 
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landscape and archaeological reasons. To ensure that adequate assurances are in 
place that the site will be restored properly, it is recommended that a Section 75 legal 
agreement should be entered into to agree the delivery of restoration proposals and 
for a financial restoration bond as a guarantee. The use of a legal agreement will 
provide sufficient assurances that the acceptable restoration work will be undertaken 
and the applicant has agreed to enter into a S75 agreement on this basis.

In principle, the proposed development is considered acceptable and is consistent 
with the qualifying criteria for appropriate mineral extraction contained within 
Consolidated Local Policy R3. This is of course subject to further detailed 
consideration of relevant environmental and other impacts which are covered below.

This policy position is unaltered by the emerging Local Development Plan.

Landscape and Visual Impacts

Glenfin Quarry lies in-between two Landscape Character Areas with the ground of 
the proposed extensions being located within the elevated Platform Farmland which 
is part of the Eye Water Landscape Character Area. 

The submission has been accompanied by Zone of Theoretical Mapping (ZTV) with a 
selection of viewpoints identified. The final version of details includes updated 
visualisations to illustrate the revised amenity bunds and plans to show the reduced 
working area of the quarry. The proposed restoration proposals were updated 
through the course of the application and are accompanied by an updated 
Restoration Statement.

The proposed extension sites are presently used for grazing. The extensions are to 
take place on Ewieside Hill which forms part of the southern skyline around 
Cockburnspath. The extensions flank a consented working area which has 
permission to extract rock from Ewieside Hill. Potentially, the main public visual 
impacts from this quarry are from the east and north, most notably from the passing 
A1 where the existing operation can be seen to extend through Gledstone Forrest 
where it forms a notch on the hill. There is potential for visibility from viewpoints 4, 5 
and 6 however the extended areas will largely be tucked behind the woodland 
planting which will screen the majority of the new proposed working areas from these 
public sides with the existing quarry operation remaining visible in the foreground. 

From the majority of the other viewpoints outwith the 1km radius, the retained 
landform around the quarry void along with the amenity bunds which are to be 
formed around the outer edges of the extended areas will help to screen the 
development. The amenity bunds have been altered so they are to be finished with a 
grass covering which more appropriately integrates with the surrounding ground 
cover so they will appear more natural features in the landscape. The amenity bunds 
are to be formed from the top soil removed from the areas of the proposed extension. 
Precise details of all the bunds is lack however an appropriately worded planning 
condition can seek to agree their details and ensure that the bunds are complete 
before extraction commences on each particular area.

Overall the proposed extensions to Glenfin Quarry result in a small magnitude of 
change against the impact of the existing quarry within the landscape. The proposals 
are not considered to pose any detrimental effects upon the setting of either the 
Lammermuir Hills or Berwickshire Coast Special Landscape Areas which the 
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development sits in-between. The Council’s Landscape Architect has advised that in 
visual terms, the landscape impacts of these proposals do not warrant objection.

A critical consideration for this development is to ensure that the site will be restored 
properly. The revised restoration plans illustrated on Drawing No 8020 C1 indicate 
that incline towards the summit of Ewieside Hill will be restored in a manner that 
reflects the original landform. A valley is to be left which is to be occupied by two 
water bodies to connect the existing notch through the forest and the site compound; 
this feature should reassemble a natural gully. The updated restoration proposals 
satisfy the Council Landscape Architect and are judged to represent appropriate 
restoration in a manner sensitive to the landscape character of the surrounding area. 
When extraction is complete from Area A, this part of the site is to be restored when 
the extraction process moves to Area B, see Drawing No 8013 C1. The continuous 
restoration of part of the site which is exhausted from extraction while another part of 
the site is worked is welcomed because it will limit the intrusion of the development in 
the landscape. 

Concerns about the ability of the applicant to deliver the restoration strategy have 
been raised however by entering into a Section 75 Legal Agreement to secure a 
bond for the restoration work; necessary contingency measures will be in place to 
provide assurances that the site will be restored appropriately. The proposals 
contained within the Restoration Statement (dated 20th April 2015) contains a 
reasonable level of the detail of the restoration proposals however further details 
particular in relation to timings of the phased restoration proposals can be agreed 
through the Section 75 agreement and related planning conditions.

Impact on Cultural Heritage 

Archaeology

The application site is located immediately adjacent to the east of Ewieside Hill, fort 
Scheduled Ancient Monument (SAM). Historic Scotland have advised that the 
monument is viewed to be an exceptional field monument which dates from the Iron 
Age and consists of well-preserved upstanding remains which is of national 
significance. The setting is characterised by its immediate location on a hill at the end 
of a high ridge with commanding views to the east, south and north. Its positioning 
contributes towards a better understanding of the location of forts and defended 
settlements in the eastern Borders. Policy BE2 of the Consolidated Local Plan aims 
to give Scheduled Ancient Monuments strong protection from developments which 
would adversely affect their appearance, fabric or setting. This may result in the need 
for in-situ preservation or further evaluation to identify appropriate measures of 
mitigation.

Indirect Impacts

Historic Scotland (HS) and the Council’s Archaeologist both raised significant 
concerns in response to the impact the original proposals were considered to have 
upon the setting of Ewieside Hill, fort. In particular the proximity and scale of the 
quarry extension contained within Area A of these proposals were viewed to 
introduce a large scale industrial feature which would be out of keeping with the 
agrarian setting of the fort. The understanding of the location of the fort upon its 
commanding ridgeline location was judged to be heavily degraded by these 
proposals. The proposed mitigation was viewed to be industrial scale bunding of 
stripped top-soil with scrub planting which was not appropriately designed to protect 
the setting of the fort. Issues were also raised that the proposals would contribute to 
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the cumulative industrialisation of the surrounding landscape in association with 
neighbouring wind development approvals.

Through the course of the application revised proposals have been submitted to 
address the concerns of the impact that the development would have upon the 
setting of the Scheduled Ancient Monument (SAM) and a meeting was held with the 
agent which HS and our Archaeologist attended. The revisions detailed within the 
plans received on the 14th of October 2015 (which have remained unchanged in the 
recent upgrades of the 23rd of November 2015) have been viewed positively by HS 
and our Archaeologist to an extent where both consultees have lifted their original 
objections. The amended proposals have reduced the footprint of the quarry 
extension proposed as part of Area A so that the area of mineral extraction is further 
removed from the SAM. As a result of the reduction in scale of the proposal, the 
westerly extension is further removed from the ridge of the hillside which minimises 
its intrusion upon the setting of the SAM. Space is created for a re-profiled wider 
amenity bund to separate the extension from the SAM which will no longer be 
planted with trees and scrub and instead consist of a grass finish. The outer edge of 
the quarried part of Area A has been altered so that it that it broadly follows the 
contour of the hillside allowing for a more natural edge instead of the linear 
termination illustrated in the original proposals.  

The proposed revisions to the western extension of Glenfin Quarry are considered to 
produce a less invasive form of development which reduces the impact of proposals 
upon the setting of Ewieside Hill, fort to a tolerable level. In addition the reduced 
scale of the development is no longer perceived to detrimentally contribute to the 
industrialisation of the surrounding area in accumulation with surrounding wind farm 
developments. Within a latter response from HS the relevance of the amenity bunds 
were questioned however following the revisions to the bunds within the final 
amendment HS have not raised any concerns about their inclusion as part of the 
scheme. The revised design of the western amenity bund is judged to be more 
sympathetic to the setting of the hill fort. To ensure that the bund provides adequate 
mitigation it will need to be complete before mineral extraction commences within 
Area A, this requirement can be secured through an appropriately worded planning 
condition which will allow the formation of the bund using topsoil from the area of 
extraction.

The revised restoration proposals of the development site have been welcomed by 
HS and our Archaeologist. Securing the suitable restoration of the site through 
suitably worded planning conditions and a legal agreement will ensure that the 
development will not leave any detrimental long lasting effects upon the setting of 
SAM. It should also be noted that the early restoration of Area A will assist limit the 
lifespan of the effects which the development will have upon Ewieside Hill, fort. 

The recommendation from the Archaeology Officer within his original response for a 
development contribution towards an archaeological landscape study of North 
Berwickshire was recommended to provide a form of mitigation to compensate for 
the detrimental impacts caused by the original scheme. Given that the application 
has been revised to a standard which addresses the objection from the Council’s 
Archaeologist, it would be inappropriate to pursue such a developer contribution.

Direct Impacts

The ES identifies that mitigation of direct impacts will require further evaluation. The 
Councils Archaeologist recommends that evaluation should consist of a high 
resolution geophysical survey of the entire quarry area followed by evaluation 
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trenching.  The identification of significant buried archaeology in areas where there 
will be direct impacts, or indirect impacts through vibrations, will likely require further 
excavation, post-excavation research and publication. In accordance with Policy 
BE2, suitably worded planning conditions can seek for further evaluation to identify 
appropriate mitigation.

It noted that the proposals include the siting of a post and wire fence over the 
Scheduled Monument area which is not acceptable and would require the applicant 
to obtain Scheduled Monument Consent from HS. The removal and repositioning of 
this fencing can be agreed by way of a planning condition.

In the absence of any remaining concerns from HS and the Councils Archaeologist, it 
is recommended that subject to the compliance with planning conditions and the 
conclusion of a legal agreement that the development is not considered to destroy or 
adversely affect the setting of the Scheduled Monument and meets the requirements 
of Policy BE2. 

There are no Listed Buildings, Conservation Areas or gardens and Designed 
Landscape which will be affected by this development.

Impact on Residential Amenity

A single general comment has been received from a local resident. Although raising 
no objection in principle, concerns were raised that the development would increase 
levels of noise and dust and also detract from the visual amenity of their 
dwellinghouse and two holiday lets at Tower Farm. All these issues have the 
potential to have an adverse impact on residential properties. It should however be 
noted that the existing quarry has planning permission, and has obtained other 
approvals and permits necessary to operate which are regulated by SEPA and the 
HSE. Further details on this regulation are set out in the ES and the Supporting 
Statement.

The proposed extensions will not bring operations any closer to the closest third party 
properties to this site which are those of Tower Farm. It is accepted that the 
development will prolong the lifetime of the minerals operation at Glenfin; however,
the quarry working would not be carried out in any more intensive a manner than the 
existing operations. Amenity bunds are to be formed around the edge of the 
extended areas which are designed to the satisfaction of the Environmental Health 
Officer (EHO) to reduce the impact of the development upon neighbouring properties.

SEPA have confirmed that the quarrying activity carried out as part of the extractive 
waste management proposals is unlikely to result in adverse level of air quality 
pollution at the nearest sensitive receptors. Subject to the imposition of planning 
conditions to regulate matters such as the suitable noise levels, dust management, 
prevention of mud, and other material being carried outwith the site in the interest of 
road safety the EHO has advised that the development can be supported. The 
imposition of these mitigation measures will account for the safeguards for residential 
amenity of surrounding residential properties which are sought from the Community 
Council. The suggestion by the contributor for a planting belt to be formed between 
the site and Tower Farm as mitigation from dust and noise nuisance is not necessary 
as a result of the respective recommendations regarding noise and dust control from 
the EHO and SEPA.

The development is not considered to result in caused any new adverse visual 
impacts upon the amenity of any of the surrounding residential properties.
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Subject to the noted schedule of conditions, the proposed development is considered 
acceptable in terms of impact on residential amenity, and to comply with Policies G1 
and H2 of the Consolidated Local Plan.

Impact on Natural Heritage

The development does not impact upon any natural heritage interests of national 
importance. The nature conservation site is the SSSI at Pease Bay Glen which is 
separated from the development by the A1 and the East Coast Railway line. The 
proposed development will not get any closer to the designated site than the distance 
of the existing operation. SNH have not raised any objections to these proposals.

The Council’s Ecologist confirms that the extension of the quarry will result in the loss 
of improved pasture and area of gorse shrub. Provided that planning conditions are 
adopted, sufficient means of mitigation will be in place to avoid a significant adverse 
impact upon any ecological interest. Recommended conditions should seek to; 
control site clearance, require checking surveys for badgers, agree a species 
mitigation plan (which should include protective measures for bats, otter, badger and 
breeding birds) and incorporate biodiversity enhancement into the restoration of the 
site through a landscape and habitat restoration plan.

Subject to mitigation and any required checking surveys the proposed development 
will not have an adverse impact on ecology and wildlife of the area and can be 
considered compliant with Policy NE3 (Local Biodiversity).

Drainage, Dewatering and Hydrology

SEPA initially raised concerns about the lack of information submitted to determine if 
suitable measures were in place to handle site drainage from the development and 
whether any ground water extract is required. The agent prepared a drainage 
strategy which included full runoff design calculations in their documents and plans 
submitted on 27th January 2015.

The additional details confirm that the existing two lagoons which serve the surface 
water run-off from the existing consented areas do not have sufficient capacity to 
handle run-off from the extended areas. It is proposed to extend the existing lagoon 
and alongside it construct two additional lagoons, as shown on Fig 2, Fig 3 and Fig 4 
of the Drainage Detailed Plans. The new lagoons will be constructed at the north east 
of the site and connect to the existing site drainage system which consists of a 
collection pond and sump. Water from the extended quarried areas will be 
channelled to the drainage system via internal drains. In an updated consultation 
response, SEPA have confirmed that the proposed upgraded water treatment system 
would provide sufficient capacity to handle run-off from proposed quarry extension. 

The submission of additional information by the agent has confirmed that the 
development will not require any dewatering operations to control groundwater within 
the quarry or impact on impact on any private water supplies within the vicinity of the 
development. This has enabled SEPA to withdraw concerns the original they 
expressed upon these aspects of the development. SEPA do advise that should a 
volume of water greater than 10m3/day be extracted then a Controlled Activities 
Regulations (CAR) licence will be required.

The proposal would not affect any water courses and subject a suitably worded 
planning condition to seek for the completion of the upgraded drainage system and 
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an informative note in relation to CAR requirements, the proposed development is 
considered to comply with Consolidated Local Plan Policy NE5 (Development 
Affecting the Water Environment).

Impact on Road Safety

The location of the development a short distance from the A1 which means that 
vehicles can readily access the trunk road network without having to use an 
extensive length of minor roads. Increased traffic has been raised as a ground of 
objection. The development proposes to extract minerals at the same rate as the 
existing quarry operation, consequently the development should not result in an 
increase volume of traffic over and above existing levels. Objection on grounds of 
increased traffic is therefore not considered sustainable given the context of the 
existing development. Transport Scotland and the Roads Planning Officer were both 
consulted on this application and have not raised any objection to this proposal nor 
have there been any request of any upgrades to the existing road network. 

Rights of Way

Scotways and the Council’s Access Ranger have identified that a right of way, 
reference BB8 which connects Stockbridge to the west and the A1 loop road to the 
east dissects the present working area of the site. The Agent has suggested that 
because the site is an operational quarry normal access rights do not apply under 
Land Reform legislation and that the path was re-routed to the north to avoid the 
operational quarry. Neither the applicant nor Scotways have any formal record of the 
agreed diversion on this route, however the Access Ranger has a file note which 
suggests that the path was re-routed through a forest however this does not appear 
to correlate with the existing diversion.

There does appear to be a lack of clarity across the previous diversion of route BB8. 
Therefore if members are minded to approve this application, it is recommended that 
a planning condition is used to seek formal agreement of the diversion of this route. 
This will enable the applicants, Scotways and the Council’s records to be properly 
updated. The restoration plans allow for the original route to be re-established once 
the quarry operations cease. 

From a visual perspective, it is not considered that these proposals will pose 
additional adverse landscape affect from route BB8 against those already faced by 
the existing development.

Hours of Operation

It is proposed to amend the hours of operation on the site. The existing hours of 
operations and traffic movements consented in the 2004 planning approval are:

0700 - 1800 Mondays to Fridays
0800 - 1300 Saturdays

It is proposed in this application that the hours of operation would be altered so the 
operations at the quarry which include; soil stripping, mineral extraction and 
processing and transportation would be altered to the following working hours:

0700 – 1900 Mondays to Fridays
0800 – 1600 Saturdays
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The Environmental Health Officer has suggested extension of the existing consented 
hours would be inappropriate in their consultation reply. In particular the increased 
working hours would increase the impact of the development upon the neighbouring 
properties. In light of this, it is understood that the existing working hours are based 
on best practice measures so it is considered that re-imposing the existing 
established working hours would be appropriate in this case.

CONCLUSION

The quarry has been established for over 20 years and has supplied a mineral 
resource which has benefited the economy and provided job opportunities within the 
rural area. It is acknowledged that the proposed extensions are large and the 
extraction operation is intensive however the application has demonstrated that there 
is still a market demand for rock extracted from Glenfin Quarry. The reduced scale 
and amended design of the proposed quarry extensions coupled with revised 
amenity bund protection has overcome archaeological issues so that the proposed 
development is no longer viewed to adversely affect the setting of Ewieside Hill, fort 
Scheduled Monument.  

It is therefore considered that the proposals comply with national and local policies in 
relation to mineral workings and that subject to a legal agreement to ensure that the 
final restoration is undertaken (through a restoration bond or similar) and conditions, 
mitigation plans and careful monitoring at all stages, that the development will not 
have a significant adverse impact on archaeology, ecology, landscape setting, 
surface water drainage or the amenity of neighbouring properties. 

RECOMMENDATION BY CHIEF PLANNING OFFICER:

I recommend the application is approved subject to a legal agreement to the 
provision of a bond to secure the restoration of the site and subject to the following 
planning conditions:

1. The development hereby permitted shall be carried out in strict accordance 
with the approved scheme of working detailed in the plans and specifications 
approved by the Local Planning Authority. No extraction shall take place below 
the maximum floor depth shown on the approved plans, and in any event, no 
lower than 184 metres Above Ordnance Datum within Area A (Phases 1-7) 
and 190 metres Above Ordnance Datum within Area B (Phases 8-13).
Reason: To ensure that the development is carried out in accordance with the 
approved details.

2. A site notice or sign shall be displayed in a prominent place at or in the vicinity 
of the site until the completion of the development, which shall be readily 
visible to the public, and printed on durable material. The Notice shall take the 
following form:
Development at (Note 1)

Notice is hereby given that planning permission has been granted, subject to 
conditions (Note 2) to (Note 3) on (Note 4) by Scottish Borders Council.

The development comprises (Note 5)
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Further information regarding the planning permission, including the 
conditions, if any, on which it has been granted can be obtained, at all 
reasonable hours at Scottish Borders Council 1Headquarters, Newtown St. 
Boswells, Melrose. Telephone (01835) 825060, or by visiting
http://eplanning.scotborders.gov.uk/publicaccess, using the application 
reference (Note 6).
Reason: To ensure compliance with Section 27C of the Town and Country 
Planning (Scotland) Act 1997, as amended by the Planning etc. (Scotland) Act 
2006.

3. Planning permission is granted for a period of 30 years from the date of the 
commencement of the development.  Unless an application is made and 
granted for its continuation or extension, the working of the quarry and all 
ancillary operations shall be discontinued within 30 years of the date of 
commencement of the development. 
Reason:  To ensure satisfactory development of the site and to safeguard the 
amenity of the area.

4. The rate of mineral removed from the land shall not exceed 100,000 tonnes 
per annum over any period of 3 years. Written records shall be kept by the 
operator of all HGV movements off site including the weight of mineral carried 
by each vehicle and that information shall be made available for inspection by 
the Planning Authority on an annual basis on the last day of March each year.
Reason: To safeguard the amenity of the surrounding area and avoid 
excessive extraction levels.

5. Notwithstanding the provisions of Part 16 of the Town and Country Planning 
(General Permitted Development) (Scotland) Order 1992, as amended, no 
buildings, plant or machinery, including that of a temporary nature, shall be 
erected, placed or installed without the prior consent of the Planning Authority.
Reason:  In order that the Planning Authority retains effective control of the 
development in the interests of amenity.

6. The hours of operations for all working, with the exception of measures 
required in an emergency situation, servicing, maintenance and testing of 
plant, shall be limited to the hours of 0700 hours to 1900 hours Mondays to 
Fridays and 0700 hours to 1300 hours on Saturdays and not at all on 
Sundays, unless with the prior agreement of the Planning Authority.  In 
addition, no operations shall be permitted on 25 and 26 December and 1 and 
2 January.
Reason:  To adequately protect the residential amenity of surrounding 
residential properties.

7. No development shall commence until the applicant and /or the operator of the 
quarry provide to the Planning Authority details of the bond or other financial 
provision which it proposes to put in place to cover all the decommissioning, 
site restoration and aftercare costs of the development.  Thereafter: 

(a) No development shall commence on the site until the applicant 
and /or the operator of the quarry has provided documentary evidence that the 
proposed bond or other financial provision is in place and written confirmation 
has been given by the Planning Authority that the proposed bond or other 
financial provision is acceptable in all respects.
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(b) The applicant and /or the operator of the quarry shall ensure 
that the approved bond or other financial provision is maintained throughout 
the duration of this consent. If at any stage of the operations a bond or other 
financial provision is not in place, all operations at the quarry shall cease. 
Operations shall only recommence once a replacement bond or other financial 
provision is accepted by the Planning Authority.

(c) The bond or other financial provision will be subject to a five yearly 
review which shall include a monitoring statement of extracted and reinstated 
levels, paid for by the applicant and /or the operator of the quarry, from the 
Commencement of Development, to be conducted by a competent 
independent professional (Compliance Monitoring Officer) who has relevant 
experience within the quarrying sector and provided to the Company, the 
landowners (if different), and the Planning Authority.
Reason: To ensure suitable provisions are made for restoration of the site, and 
to minimise the longer term visual impacts of the development.

8. No development shall commence until a detailed scheme for the restoration 
and the after care of the site to be submitted and approved by the Planning 
Authority.  This will provide full details of final restoration contours, levels, 
gradients, volume of imported material and provide for satisfactory 
reinstatement of surface drainage. The scheme shall include details for the 
phased programme for the restoration of the site. Once the restoration and 
aftercare scheme has been agreed in writing with the Planning Authority, the 
development shall only commence in strict accordance with the agreed details 
unless any variation are agreed with the Planning Authority.
Reason:  To ensure the satisfactory restoration and aftercare of the site.

9. No landfill or waste shall be deposited on the site other than quarry waste 
arising from the site or soil forming material without the express written 
permission of the Planning Authority to deposit landfill or waste.
Reason:  To safeguard the amenity of the surrounding area.

10. No extraction or encroachment of machinery or deposit of equipment, spoil or 
other material to be permitted outwith the site boundaries.         
Reason:  To protect the amenity of the surrounding area and ensure that 
development is operated within the limitations of its site.

11. No development shall commence until precise details of all amenity bunds 
have been submitted to and agreed in writing with the Planning Authority. 
Details to be submitted shall include levels, height, formation and vegetated 
finish. Once the details of the amenity bunds have been agreed no extraction 
shall commence within Area A or Area B until the amenity bunds illustrated on 
Drawing No’s 8007C1, 8013C1 and Section Drawing Fig 2 have been 
completed in accordance with the approved details.
Reason To protect the amenity of the surrounding area and the setting of 
Scheduled Ancient Monument prior to extractive work commences within the 
affected areas.

12. No development shall take place until the applicant has secured and 
implemented a programme of archaeological work in accordance with a 
Written Scheme of Investigation outlining a Desk Based Assessment, 
Geophysical Survey and Evaluation.  The requirements of this are:

 The WSI shall be formulated and implemented by a contracted 
archaeological organisation working to the standards of the 
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Institute for Archaeologists (IfA) approval of which shall be in 
writing by the Planning Authority.  

 The developer shall allow sufficient time in advance of 
development for all archaeological works to be conducted to the 
satisfaction and written approval of the Planning Authority.

 The developer shall allow the archaeologist(s) access to all areas 
where development is to be undertaken and where positive 
geophysical results are possible to conduct all survey and 
excavation work required.  

 Results shall be submitted at least one month prior to development 
to the Planning Authority for review and agreement in writing in the 
form of a Desk-based Assessment, Geophysical Survey and 
Evaluation Report.  

 In the event that the report highlights areas of archaeological 
potential these shall require further targeted evaluation prior to 
development.  

 If significant archaeology is identified by the contracted 
archaeologists and in agreement with the Planning Authority, a 
further scheme of mitigation subject to an amended WSI shall be 
implemented prior to development.

 Significant archaeological finds will undergo appropriate post-
excavation research and publication subject to a separate Post-
Excavation Research Design

Reason: The site is within an area where ground works may interfere with, or 
result in the destruction of, archaeological remains, and it is therefore 
desirable to afford a reasonable opportunity to record the history of the site.

13. In the event that significant archaeological features, finds or deposits are 
identified and deemed as such by the Council’s Archaeology Officer, either 
during the course of archaeological investigation or development, the 
developer shall ensure that these are recovered by a by a contracted 
archaeological organisation working to the standards of the Institute for 
Archaeologists (IfA) approval of which shall be in writing by the Planning 
Authority and undergo a programme of post-excavation research in 
accordance with a Post-Excavation Research Design (PERD) approved in 
writing by the Planning Authority.  The requirements of this are:

 The results of all post-excavation research and analyses will be 
submitted to the Planning Authority and disseminated appropriately 
through publication and community engagement within one year of 
the final on-site archaeological investigations and reporting.    

 The applicant’s archaeological contractor shall ensure that the full 
archive of materials and records be submitted to Treasure Trove 
and the National Monuments Record of Scotland within one year of 
the completion of post-excavation research and archived 
appropriately according to national guidelines.   

Reason: Development of the site has resulted in the recovery of significant 
archaeological materials that will add to regional or national knowledge, and it 
is therefore desirable to conduct appropriate work to preserve and 
disseminate the full archaeological record of the site’s history.

14. No fencing or any other structures shall be erected within the site of Ewieside 
Hill, fort Scheduled Ancient Monument unless evidence is submitted to the 
Planning Authority to prove that the developer has obtained Scheduled 
Monument Consent for the works from Historic Environment Scotland acting 
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on behalf of the Scottish Ministers and thereafter the prior approval is given 
from the Planning Authority in consultation with the Councils Archaeologist for 
such works.
Reason: The siting of post and wire fencing or any other means of enclosure 
within the site of the Scheduled Ancient Monument is inappropriate unless the 
statutory consent is given for such works.

15. During operation hours a free field equivalent continuous noise level (LAeq) 
1hour 55db shall be applicable for all quarry operations excluding soil and 
overburden handling activities and other works in connection with landscaping 
at Glenfin Quarry Extension at any noise sensitive property existing at the time 
of this application.
Reason: In the interests of neighbouring amenity at the nearest noise sensitive 
properties.

16. During operational hours a free field equivalent continuous noise level (LAeq) 
1hour 70db shall be applicable to soil and overburden handling works in 
connection with landscaping at the nearest noise sensitive property and limited 
to a period not exceeding 8 weeks in one calendar year at any one property. 
Reason: In the interests of neighbouring amenity at the nearest noise sensitive 
properties.

17. At the request of the Planning Authority, following a complaint to Scottish 
Borders Council relating to noise from the site, the applicant shall at their own 
expense, employ an independent consultant, approved by the Planning 
Authority, to assess the level of noise from the site in line with PAN50. This 
report shall be provided to the Planning Authority within 3 months of the 
request. If the report demonstrates that the site is not in compliance with 
Condition 15 and 16 relating to noise all site activities will cease until the 
applicant has proposed a scheme of mitigation and this has been approved by 
the Planning Authority. Thereafter the development shall resume in strict 
accordance with the agreed scheme. 
Reason: In the interests of neighbouring amenity at the nearest noise sensitive 
properties.

18. No development shall commence until a scheme for monitoring of dust levels 
has been submitted to and agreed in writing with the Planning Authority. The 
scheme shall include the details and location of dust monitoring equipment 
which is to be positioned at locations around the site. Once approved the 
development shall commence in strict accordance within the agreed scheme 
and the operator and on request the operator shall furnish the Planning 
Authority with particulars of measurements recorded by the equipment.
Reason: To safeguard the amenity of the surrounding area.

19. No development shall commence until a dust management plan has been 
submitted to and agreed in writing with the Planning Authority. The dust 
management plan should cover the following topics:
1. Mitigation measures
2. Copy of the dust action plan as mentioned in part 3 of the 
environmental statement
3. The max height of stock piles
4. Complaints procedure
Once the dust management plans has been agreed the development shall be 
carried out in strict accordance with the agreed details.
Reason: To safeguard the amenity of the surrounding area.
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20. Visual assessments of dust emissions shall be made at least once every 
working day by the operator with additional inspections at times of strong or 
gusting wind and during periods of warm, dry weather. Remedial action shall 
be taken immediately in the case of abnormal visible emissions. A record of all 
irregular dust conditions shall be kept by the operator for inspection by the 
Planning Authority in the event of a valid complaint from an affected residential 
property and the operator shall implemented the mitigation measures agreed 
within the dust management plan to resolve adverse dust emissions from the 
site.
Reason: To safeguard the amenity of the surrounding area

21. No site clearance or disturbance of habitats which could be used by breeding 
birds, grassland, scrub, hedgerows and trees, shall be carried out during the 
breeding bird season (March-August) without the express written permission 
of the Planning Authority.  Supplementary checking surveys and appropriate 
mitigation for breeding birds will be required if any habitat clearance is to 
commence during the breeding bird season.
Reason: To minimise the potential impact on wildlife habitats.

22. No development shall commence until supplementary surveys for badger 
activity have been carried out by a suitably qualified person.  The results of 
these surveys should be used to inform construction activities and any 
required mitigation proposals for protected species on the site shall be agreed 
with the Planning Authority. 
Reason: To minimise the potential impact of the development on badgers.

23. No development shall take place until the developer has provided to the 
Planning Authority either of the following;
a) a copy of the relevant badger development licence or 
b) a copy of a statement in writing from SNH (licensing authority) stating that 
such a licence is not necessary for the specified development.
Reason: To ensure that appropriate permissions are in place to avoid potential 
impacts of the development on badgers.

24. No development shall commence until a Species Mitigation and Management 
Plan (including measures for bats, otter, badger and breeding birds) is to be 
submitted for the approval in writing by the Planning Authority.  Any works 
shall thereafter be carried out in accordance with the approved scheme.
Reason: To compensate for potential habitat loss associated with the 
development.

25. No development shall commence until a Landscape and Habitat Restoration 
Plan, including measures for woodland habitat creation, standing open water 
and wetland creation, species rich grassland and measures for bats, breeding 
birds and reptiles is to be submitted for the approval in writing by the Planning 
Authority.  Any works shall thereafter be carried out in accordance with the 
approved scheme.
Reason: To compensate for potential habitat loss associated with the 
development.

26. No mineral extraction activities shall take place until the site drainage 
improvement works illustrated on Figure 2, 3, & 4 and detailed within the Site 
Surface Drainage Strategy Document (all dated 27 January 2015) have been 
properly completed to the specification agreed by SEPA.
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Reason: To ensure that site drainage system is improved to a satisfactory 
level to accommodate additional run-off from the extended area.

27. The development shall continue to operate in strict accordance with the 
undernoted vehicle requirements;

 Wheel washing facilities shall be used to preclude quarry debris being 
carried onto the public road.

 All vehicles carrying minerals or mineral waste from the site shall be 
sheeted to prevent escape of loss materials or dust leaving the site.

 An area for parking of vehicles visiting the site shall be maintained 
during the quarries operational house.

Reason: To avoid road safety issues being caused by vehicles exporting 
goods from the site and provide suitable parking areas.

28. The development shall continue to be operated in strict accordance with the 
undernoted operative requirements;

 No blasting shall be undertaken on site.
 All plant and machinery on site shall be installed and maintained in 

such a manner to minimise the release of dust and wherever possible 
incorporate dust suppression equipment.

 Buildings housing crushers, screens and other stone processing 
machinery shall be maintained in a wind and watertight condition to 
contain dust created by the operation of machinery as far as 
reasonably possible.

 The conveyor shall be fully enclosed to prevent the emission of dust.
 All stockpiled material shall be stored within the existing quarry area.
 All measures shall be taken to ensure that no flooding, siting, pollution 

or erosion of any water course or adjoining land is caused by the 
operations of the site.

 All oil, fuel or lubricant within the site shall be stored within a bund or 
other means or other means of enclosure constructed to the 
satisfaction of the Planning Authority to prevent contamination of 
topsoil, sub soil or water courses.

 Secure fencing shall be provided to the working are and any vertical 
faces remaining on cessation of working.

 No additional settling ponds shall be formed without the prior approval 
of the Planning Authority.

 Details of the colour of any plant and equipment shall be agreed with 
the Planning Authority before it is brought onto site to minimise the 
visibility within the wider landscape.

Reason: To ensure that the quarry is operated in appropriate manner which 
safeguards the amenity of the surrounding area.

29. No development shall commence until precise details of the diversion to Right 
of Way, reference BB8 has been submitted to and agreed in writing the 
Planning Authority. The details shall make clear if it is proposed to temporarily 
or permanently divert the right of way and thereafter the agreed route shall be 
made available and kept free from obstruction during the operation of the 
quarry. If the route is to be temporarily diverted, the developer shall ensure 
that the original route is usable on completion of the site restoration.
Reason: To ensure that reasonable rights of access are exercised.
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Informatives 

1. The notes below should be completed for Condition 2 as follows:
Note 1: Insert address or describe the location of the development
Note 2: Delete subject to conditions if the planning permission is not subject to 
any conditions
Note 3: Insert the name and address of the developer
Note 4: Insert the date on which planning permission was granted (normally 
the date of this Notice)
Note 5: Insert the description of the development.
Note 6: Insert the application reference number.

2. Should a volume of water greater than 10m3/day be extracted from the site 
then a Controlled Activities Regulations (CAR) licence will be required from 
SEPA.

DRAWING NUMBERS

Drawing Number Title
8002 C1 Site Plan (1:5000)
8003 C1 Site Plan (1:2500)
8004 C1 Land Plan
8006 C1 Layout Plan
8007 C1 Phasing Plan Years 1-30
8008 C1 Phasing Plan Yeas 1 - Existing
8009 C1 Phase 1
8010 C1 Phases 2,3,4
8011 C1 Phases 5&6
8012 C1 Phase 7
8013 C1 Phase 8
8014 C1 Phase 9&10
8015 C1 Phase 11
8016 C1 Phase 12
8017 C1 Phase 13
8018 1B Section Phase 1-7
8018 2B Section Phase 8-13
8019 C1 Indicative Restoration Contour Plan
8020 C1 Indicative Restoration Plan
8021 B1 Restoration Section
8021 B-2 Restoration Section
8006 B Layout Plan (with amenity bund section)
Fig 2 Sections (amenity bund)
Fig 1 Drainage Detail Plan - Existing
Fig 2 Drainage Detail Plan - Proposed
Fig 3 Drainage Detail Plan - Proposed
Fig 4 Proposed Lagoon Detail
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Approved by
Name Designation Signature 
Ian Aikman Chief Planning Officer

The original version of this report has been signed by the Chief Planning Officer and 
the signed copy has been retained by the Council.

Author(s)
Name Designation
Scott Shearer Assistant Planning Officer
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