Local Review Reference: 23/00016/RREF

Planning Application Reference: 23/00056/FUL

Development Proposal: Change of Use from Class 4 to Class 2 Veterinary Practice,
Location: 2 Rowan Court, Cavalry Park, Peebles

Applicant: Two Rivers Veterinary Practice Ltd

Scottish Borders Local Development Plan 2016
PMD3: LAND USE ALLOCATIONS

Development will be approved in principle for the land uses allocated on the Land Use
Proposals tables and accompanying Proposals Maps.

Development will be in accordance with any Council approved planning or development brief
provided it meets the requirements for the site and its acceptability has been confirmed in
writing by the Council.

Sites proposed for redevelopment or mixed use may be developed for a variety of uses
subject to other local plan policies. Where there is evidence of demand for specific uses or a
specific mix of uses, these may be identified in a Planning Brief and the site requirements
detailed within the Local Plan.

Within new housing allocations other subsidiary uses may be appropriate provided these can
be accommodated in accordance with policy and without adversely affecting the character of
the housing area. Planning Briefs and site requirements detailed within the Local Plan may
set out the range of uses that are appropriate or that will require to be accommodated in
specific allocations.

Any other use on allocated sites will be refused unless the developer can demonstrate that:

a) it is ancillary to the proposed use and in the case of proposed housing development,
it still enables the site to be developed in accordance with the indicative capacity shown in
the Land Use Proposals table and/or associated planning briefs, or

b) there is a constraint on the site and no reasonable prospect of its becoming available
for the development of the proposed use within the Local Plan period, or

c) the alternative use offers significant community benefits that are considered to
outweigh the need to maintain the original proposed use, and

d) the proposal is otherwise acceptable under the criteria for infill development.

POLICY ED1: PROTECTION OF BUSINESS AND INDUSTRIAL LAND

The Council aims to maintain a supply of business and industrial land allocations in the
Scottish Borders (see Table 1). There is a presumption in favour of the retention of industrial
and business use on strategic and district sites, including new land use proposals for
business and industrial land.

1. STRATEGIC SITES
The Council rigorously protects strategic business and industrial sites for employment uses.

a) Strategic High Amenity Sites

Development on Strategic High Amenity Sites will be predominantly for Class 4 use. Other
complementary commercial activity e.g. offices, call centres and high technology uses may
be acceptable if it enhances the quality of the business park as an employment location.



b) Strategic Business and Industrial Sites

Development for uses other than Classes 4, 5 and 6 on strategic business and industrial
sites in the locations identified in Table 1 will generally be refused. Uses other than Class 4,
5 or 6 can be considered if clearly demonstrated as contributing to the efficient functioning of
the allocated site.

2. DISTRICT SITES
Although District sites do not merit the same level of stringent protection as Strategic sites
there remains a preference to retain these within employment uses.

However, development other than Classes 4, 5 and 6 may be accepted on district business
and industrial sites identified in Table 1 in order to, where appropriate, allow a more mixed
use area.

Proposals for development outwith Class 4, 5 and 6 will be considered against the following
criteria:

a) the loss of business and industrial land does not prejudice the existing and predicted
long term requirements for industrial and business land in the locality, and
b) the alternative land use is considered to offer significant benefits to the surrounding

area and community that outweigh the need to retain the site in business and industrial use,
and

c) there is a constraint on the site whereby there is no reasonable prospect of its
becoming marketable for business and industrial development in the future, or
d) the predominant land uses have changed owing to previous exceptions to policy

such that a more mixed use land use pattern is now considered acceptable by the Council.

3. LOCAL SITES

Although Local sites are allocated for business and industrial use, these are considered to
have a lower priority and need for retention in the hierarchy of all business and industrial
sites. Consequently alternative uses are likely to be supported.

Development other than Classes 4, 5 and 6 are likely to be supported on local business and
industrial sites identified in Table 1. Retail may be acceptable on local sites where they are
located within or adjacent to town centres.

In all business and industrial land site categories development must:

a) respect the character and amenity of the surrounding area, and be landscaped
accordingly, and
b) be compatible with neighbouring business and industrial uses

Shops and outright retail activities will not be allowed on Strategic or District sites. The only
retailing permissible on these sites will be that which is considered to be ancillary to some
other acceptable activity (e.g. manufacture; wholesale). For the purposes of this policy,
ancillary is taken as being linked directly to the existing use of the unit and comprising no
more than 10% of the total floor area.

POLICY ED3: TOWN CENTRES AND SHOPPING DEVELOPMENT
The Council will seek to develop and enhance the role of town centres. A network of centres
and growth of the retail sector will be supported through directing development to the

following district town centres:

Duns, Eyemouth, Galashiels, Hawick, Jedburgh, Kelso, Melrose, Peebles, Selkirk



To protect town centres, town centre locations will be preferred to edge-of-centre locations
which, in turn, will be preferred to out-of-centre locations. An out-of- centre location will only
be considered where there is no suitable site available in a town centre or edge-of-centre
location.

The council will support a wide range of uses appropriate to a town centre. Proposals for
shopping development and other town centre developments will generally be approved
within defined district town centres provided that the character, vitality, viability, and mixed
use nature of the town centre will be maintained and enhanced. For the avoidance of doubt,
the council will apply the preferred order of locations set out above to appropriate uses
generating significant footfall, including community and cultural facilities, offices, libraries,
and education and healthcare facilities as well as retail and commercial leisure uses. It will
also ensure that different uses are developed in the most appropriate locations.

Town centre enhancement, including the provision of new retail facilities and complementary
non-retail uses, will be encouraged in centres both within the hierarchy and other centres
which:

a) are council priorities for area regeneration because of special economic difficulties
and/or population decline,

b) are subject to significant retail spending leakage,

c) play an important role in areas planned for substantial development under the

development strategy.

The council will have regard to the following considerations, where relevant, in assessing
applications for out of centre development, including retail proposals:

a) the individual or cumulative impact of the proposed development on the vitality and
viability of existing town centres,

b) the availability of a suitable town centre or edge of centre site,

c) the ability of the proposal to meet deficiencies in shopping provision which cannot be
met in town centre or edge of centre locations,

d) the impact of the proposal on travel patterns and car usage,

e) the accessibility of the site by a choice of means of transport,

f) the preference for commercial centres in the preferred order of locations, including
appropriate retail clusters and parks, over other out of centre locations,

g) the extent to which a proposal would constitute appropriate small scale shopping
provision designed to serve the needs of local rural communities,

h) the location of the proposal. Sites will be located within existing settlements and,

within them preference will be given to applications on vacant or derelict sites, or on sites
deemed to be surplus to requirements.

The council will encourage the use of town centres during the evening provided residential
amenity is protected. Any proposed development which would create an unacceptable
adverse impact on the town centre will be refused.

POLICY IS7: PARKING PROVISION AND STANDARDS

Development proposals should provide for car and cycle parking in accordance with
approved standards.

Relaxation of technical standards will be considered where appropriate due to the nature of
the development and/or if positive amenity gains can be demonstrated that do not
compromise road safety.



In town centres where there appear to be parking difficulties, the Council will consider the
desirability of seeking additional public parking provision, in the context of policies to
promote the use of sustainable travel modes.

POLICY IS8: FLOODING

At all times, avoidance will be the first principle of managing flood risk. In general terms, new
development should therefore be located in areas free from significant flood risk.
Development will not be permitted if it would be at significant risk of flooding from any source
or would materially increase the probability of flooding elsewhere. The ability of functional
flood plains to convey and store floodwater should be protected, and development should be
located away from them.

Within certain defined risk categories, particularly where the risk is greater than 0.5% annual
flooding probability or 1 in 200 year flood risk, some forms of development will generally not
be acceptable. These include:

a) development comprising essential civil infrastructure such as hospitals, fire stations,
emergency depots etc., schools, care homes, ground-based electrical and
telecommunications equipment unless subject to an appropriate long term flood risk
management strategy;

b) additional built development in undeveloped and sparsely developed areas.

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

Developers will be required to provide, including if necessary at planning permission in
principle stage:

a) a competent flood risk assessment, including all sources of flooding, and taking
account of climate change; and
b) a report of the measures that are proposed to mitigate the flood risk.

The information used to assess the acceptability of development will include:

a) information and advice from consultation with the council’s flood team and the
Scottish Environment Protection Agency;

b) flood risk maps provided by the Scottish Environment Protection Agency which
indicate the extent of the flood plain;

c) historical records and flood studies held by the council and other agencies, including
past flood risk assessment reports carried out by consultants and associated comments from
the Scottish Environment Protection Agency, also held by the council;

(d) the Scottish Environment Protection Agency’s Land Use Vulnerability Guidance
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POLICY 1: TACKLING THE CLIMATE AND NATURE CRISES

When considering all development proposals significant weight will be given to the global
climate and nature crises.

POLICY 22: FLOOD RISK AND WATER MANAGEMENT



a) Development proposals at risk of flooding or in a flood risk area will only be supported if
they are for:

i. essential infrastructure where the location is required for operational reasons;

ii. water compatible uses;

iii. redevelopment of an existing building or site for an equal or less vulnerable use; or.

iv. redevelopment of previously used sites in built up areas where the LDP has identified a
need to bring these into positive use and where proposals demonstrate that longterm safety
and resilience can be secured in accordance with relevant SEPA advice.

The protection offered by an existing formal flood protection scheme or one under
construction can be taken into account when determining flood risk.

In such cases, it will be demonstrated by the applicant that:

. all risks of flooding are understood and addressed;

. there is no reduction in floodplain capacity, increased risk for others, or a need for
future flood protection schemes;

. The development remains safe and operational during floods;

. flood resistant and resilient materials and construction methods are used; and

. future adaptations can be made to accommodate the effects of climate change.

Additionally, for development proposals meeting criteria part iv), where flood risk is managed
at the site rather than avoided these will also require:

. the first occupied/utilised floor, and the underside of the development if relevant, to
be above the flood risk level and have an additional allowance for freeboard; and
. that the proposal does not create an island of development and that safe access/

egress can be achieved.

b) Small scale extensions and alterations to existing buildings will only be supported where
they will not significantly increase flood risk.

c) Development proposals will:

i. not increase the risk of surface water flooding to others, or itself be at risk.

ii. manage all rain and surface water through sustainable urban drainage systems (SUDS),

which should form part of and integrate with proposed and existing bluegreen infrastructure.
All proposals should presume no surface water connection to the combined sewers; iii. seek
to minimise the area of impermeable surface.

d) Development proposals will be supported if they can be connected to the public water
mains. If connection is not feasible, the applicant will need to demonstrate that water for
drinking water purposes will be sourced from a sustainable water source that is resilient to
periods of water scarcity.

e) Development proposals which create, expand or enhance opportunities for natural flood
risk management, including blue and green infrastructure, will be supported.

POLICY 26: BUSINESS AND INDUSTRY

a) Development proposals for business and industry uses on sites allocated for those uses
in the LDP will be supported.

b) Development proposals for home working, live-work units and micro-businesses will be
supported where it is demonstrated that the scale and nature of the proposed business and
building will be compatible with the surrounding area and there will be no unacceptable
impacts on amenity or neighbouring uses.



c) Development proposals for business and industry uses will be supported where they are
compatible with the primary business function of the area. Other employment uses will be
supported where they will not prejudice the primary function of the area and are compatible
with the business/industrial character of the area.

d) Development proposals for business, general industrial and storage and distribution uses
outwith areas identified for those uses in the LDP will only be supported where:

i. It is demonstrated that there are no suitable alternatives allocated in the LDP or identified
in the employment land audit; and

ii. The nature and scale of the activity will be compatible with the surrounding area.

e) Development proposals for business and industry will take into account:

i. Impact on surrounding residential amenity; sensitive uses and the natural and historic
environment;

ii. The need for appropriate site restoration at the end of a period of commercial use.

f) Major developments for manufacturing or industry will be accompanied by a
decarbonisation strategy to demonstrate how greenhouse gas emissions from the process
are appropriately abated. The strategy may include carbon capture and storage.

POLICY 27: CITY, TOWN, LOCAL AND COMMERCIAL CENTRES

a) Development proposals that enhance and improve the vitality and viability of city, town
and local centres, including proposals that increase the mix of uses, will be supported.

b) Development proposals will be consistent with the town centre first approach. Proposals
for uses which will generate significant footfall, including commercial, leisure, offices,
community, sport and cultural facilities, public buildings such as libraries, education and
healthcare facilities, and public spaces:
i. will be supported in existing city, town and local centres, and
ii. will not be supported outwith those centres unless a town centre first assessment
demonstrates that:
¢ all centre and edge of centre options have been sequentially assessed and
discounted as unsuitable or unavailable;
o the scale of development cannot reasonably be altered or reduced in scale to allow it
to be accommodated in a centre; and
o the impacts on existing centres have been thoroughly assessed and there will be no
significant adverse effect on the vitality and viability of the centres.

c) Development proposals for non-retail uses will not be supported if further provision of
these services will undermine the character and amenity of the area or the health and
wellbeing of communities, particularly in disadvantaged areas. These uses include:

i. Hot food takeaways, including permanently sited vans;

ii. Betting offices; and

ii. High interest money lending premises.

d) Drive-through developments will only be supported where they are specifically supported
in the LDP. Town centre living

e) Development proposals for residential development within city/town centres will be
supported, including:
i. New build residential development.



ii. The re-use of a vacant building within city/ town centres where it can be demonstrated that
the existing use is no longer viable and the proposed change of use adds to viability and
vitality of the area.

iii. The conversion, or reuse of vacant upper floors of properties within city/town centres for
residential.

f) Development proposals for residential use at ground floor level within city/town centres will
only be supported where the proposal will:

i. retain an attractive and appropriate frontage;

ii. not adversely affect the vitality and viability of a shopping area or the wider centre; and

iii. not result in an undesirable concentration of uses, or ‘dead frontages’.

g) Development proposals for city or town centre living will take into account the residential
amenity of the proposal. This must be clearly demonstrated where the proposed
development is in the same built structure as:

i. a hot food premises, live music venue, amusement arcade/centre, casino or licensed
premises (with the exception of hotels, restaurants, cafés or off licences); and/or

ii. there is a common or shared access with licenced premises or other use likely to be
detrimental to residential amenity.



