SCOTTISH BORDERS COUNCIL

PLANNING AND BUILDING STANDARDS COMMITTEE

29 FEBRUARY 2016

APPLICATION FOR PLANNING PERMISSION

ITEM: REFERENCE NUMBER: 1. 15/01155/FUL
2. 15/01156/FUL
OFFICER: Julie Hayward
WARD: Selkirkshire
PROPOSAL: 1. Erection of 39 dwellinghouses, 2 flats and

associated infrastructure (Phase 1)
2. Erection of 10 dwellinghouses, 2 flats and
associated infrastructure (Phase 2)

SITE: Land North of 24 Sergeants Park Newtown St Boswells
APPLICANT: Queensberry Properties Ltd
AGENT: Aitken Turnbull Architects Ltd

SITE DESCRIPTION

This is a combined report for two full planning applications for residential
development within Newtown St Boswells. The combined site is 1.74 hectares in
size and located on the north western edge of Newtown St Boswells. The site
comprises of two overgrown agricultural fields. The land slopes down west to east
towards the King George V playing field, bowling green and primary school. and
Glenburnie and Sprouston Burns and associated woodland lie to the north and north
east and there are fields to the west. The residential area of Sergeant’s Park is to
the south comprising of two-storey, semi-detached houses. The access to the site is
between nos 20 and 22 Sergeant’s Park. The site is within the Eildon and Leaderfoot
National Scenic Area.

PROPOSED DEVELOPMENT

Two applications proposing, in effect, a single housing development are considered
in this report: Application 15/01155/FUL is for the erection of 39 dwellinghouses and
2 flats (Phase 1) and application 15/01156/FUL is for 10 dwellinghouses and 2 flats
(Phase 2) making a total of 53 units.

The existing access on to Sergeant’s Park would be upgraded to serve the site. The
proposal is for semi-detached and terraced, single, one-and-three quarter and two
storey dwellinghouses with two and three bedrooms. Seven house types are
proposed arranged around the access road, with four units in the centre of the site.
The walls would be blockwork with a dry dash render finish, some with timber
boarding and porches, and there would be cast stone surrounds to the doors and
windows. The roofs would be grey concrete tiles.

A SUDS pond and car parking are proposed at the entrance of the site, with a
parking courtyard screened by units 1 to 3. The existing footpath along the southern
boundary of the site with the rear of the properties in Sergeant’s Park would be
retained and upgraded and a footpath link would be provided on the eastern
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boundary to the playing field and on the western boundary to the field and expansion
area. A 10m buffer zone along the eastern boundary of the site and a 5 — 10m zone
along the northern boundary would be kept free of development to protect the
existing mature trees. A turning area would be located in the north west corner of the
site, with a possible future link through to the expansion site, and a total of 76 car
parking spaces in Phase 1 and 20 in phase 2 are proposed

The housing would be affordable housing built by the applicant and managed by
Eildon Housing Association.

Foul water drainage would be to the main Scottish Water sewer. A SUDS scheme
would deal with the surface water drainage.

PLANNING HISTORY

07/00002/FUL.: Erection of 36 dwellinghouses and associated parking. Approved by
Planning and Building Standards Committee 9" March 2009. Awaiting completion of
Section 75 Legal Agreement.

REPRESENTATION SUMMARY

Twelve representations have been received in respect of both applications. These
are available to view in full on the Public Access system and the following planning
issues have been raised:

e The existing foul water system is inadequate and overloaded and the
proposed development would put more pressure on this system.

¢ |Inadequate surface water drainage and flood risk.

¢ Increased traffic will cause congestion in an already busy street causing road
safety issues, especially adjacent the school and play area. On-street
parking already causes problems and the road and inadequate junction
cannot cater with additional traffic. Sergeant’s Park is on a steep incline and
may become a danger to pedestrians and children during the winter.

e The proposed access to the site is not wide enough.

e The new road may be extended towards Green Wells creating a rat run to
avoid the village.

e A roundabout should be constructed at the junction of Sprouston Road and
Sergeant’s Park adjacent to the Primary School. This junction is too narrow
for the existing volume of traffic, with on-street parking. Sprouston Road is a
20 mph zone, showing this is a vulnerable area for pedestrians. Additional
crossings or traffic control would be required.

e The roads are not wide enough for construction traffic, affecting the health
and safety of residents.

¢ Noise nuisance from additional traffic.
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Inadequate parking is proposed within the site which will cause parking to
overflow into Sergeant’s Park, which is already under pressure from people
parking on the road.

Smell nuisance from the SUDS pond.

No play facilities are proposed, adding pressure to the existing play area.

The right of way to the rear of Sergeant’s Park should be accommodated
within the development.

Impact on water supply.
Detrimental to residential amenity.
The site will be enhanced with uninterrupted views of the Eildons.

Access to the site should be considered within the context of the village
expansion land, within the same ownership, keeping a safer village structure.

APPLICANTS’ SUPPORTING INFORMATION:

Drainage Report October 2015

Design and Access Statement

Transport Technical Note January 2016

Preliminary Ecological Appraisal 2015

Landscape and Visual Impact Statement February 2016

CONSULTATION RESPONSES:

Scottish Borders Council Consultees

Roads Planning Service: When considering the overall impact of both these current
applications on the surrounding road network, there are three aspects to consider:

The immediate impact at the junctions between the site and the junction of the
B6398 and the AG8.

Transport Scotland has not requested any alterations to the two junctions
onto the A68 in respect of the current planning applications. However, when
considering the overall development of Newtown St. Boswells as per the
Council’s Local Development Plan (LDP), a new roundabout will be required
to replace the existing junction arrangement at the southerly end of the
village. All development within Newtown St. Boswells will benefit and should
therefore be included when considering whether or not any contributions are
required towards the cost of this roundabout. It would seem fair and
reasonable that the extent of any such contribution be proportional to the
extent of traffic generation for the various proposals compared with the overall
traffic generation for the expansion of the village as a whole. While a
contribution towards any roundabout at the southerly A68 junction is strongly
desirable and although it is referred to in the Supplementary Planning
Guidance for the Development Framework for the village, there is no policy
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requiring the roundabout provision and there is no funding mechanism or
timescale for funding and provision in place.

o The effect of the traffic from these proposals on the Central Borders road
network in line with the Central Borders Traffic Model. Following on from the
Reporter’s decision on the Meigle Row site in Clovenfords, the requirement
and extent of contributions in respect of the Central Borders Traffic Model is
currently under review and it would be inappropriate to seek any contributions
at this time. That said, after some consideration, it is deemed the impact will
be fairly minimal in respect of these proposals.

The following matters must be addressed to the Council’s satisfaction via the
planning process:

1. The roads within the development shall require road construction consent
(RCC) including the proposed servicing routes.

2.  Appropriate SUDS must be provided and details of these must be submitted
for approval and approved prior to works commencing on site.

3. Where any SUDS are outwith the public road boundary and are to be the
maintenance responsibility of SBC, an appropriate legal agreement must be
in place to ensure satisfactory access is available.

4. Confirmation must be provided that the applicant can provide the access off
Sergeant’s Park, including any associated embankments, within land they
control. This is due to the apparent overlap of the site with the garden
ground of no. 20 and the level differences in the vicinity.

5. Traffic figures for the junction of Sergeants Park, Sprouston Road and
Glenburn Avenue are required. These will determine what improvements
are required at this location, as highlighted within the development brief for
the site.

6. The parking levels for this section of the site are inadequate; 96 spaces are
required for the overall development.

7. The existing path along the south east boundary of the site (1t Phase), and
towards the school/play area, should be upgraded.

8. The existing road gully on Sergeant’s Park must be relocated outwith the
entrance bellmouth.

Re-consultation: Whilst | welcome the provision of the 4 additional parking spaces, |
have concerns regarding the loss of the pedestrian link adjacent to plot 21. Whilst
this link may not appear to go anywhere at the moment, it will be critical for a link
through to the next field as and when it is developed. If the link is not provided for in
this phase, it will be lost in the future. It also results in the swept path for the roundel
area being very close to the gable of the wall. As well as providing pedestrian routes,
the footway will also provide some form of protection for the building. The applicant
should be asked to reconsider how to accommodate the additional parking.

Re-consultation: Whilst | am pleased the footpath link has now been provided, there
are still issues regarding the parking within both phases of the development. In
particular this relates to disabled bays.

Re-consultation: There are still issues with the parking levels. Whilst | welcome the
provision of dedicated disabled parking for the relevant properties, there will still be a
requirement for disabled parking for visitors. As such, we shall still require the
provision of at least 4 disabled bays throughout the development which will be
adopted as public.

Director of Education and Lifelong Learning: No response.
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Housing Strategy: The development of this allocated housing site for affordable
housing has been identified for future anticipated action for some years. This has
been identified and prioritised as an affordable housing site in several Strategic
Housing Investment Plans and is included as such within the current SBC SHIP
2015/20, which was signed off by Council in October 2014 prior to submission to the
Scottish Government. The development of this site is also reflected in the current
Strategic Local Programme Agreement 2016/20 between SG/RSLs/SBC for the
purposes of programming Scottish Government Affordable Housing Investment
Programme [grant] funding. The Scottish Government are aware of the emergence
of this project following years of uncertainty and have indicated willingness to be
flexible in provision of grants to enable timeous development of the site.

It is anticipated that the Joint Venture Company, Queensberry, would develop the
site, with Eildon HA proposing to enter into a design and build contract with the
developer and that the homes built would be let at social housing rent levels.

In addition, Eildon HA has also provided Bridge Homes the opportunity to acquire 4
of the 53 units for mid-market rent, subject to costs being clarified and acceptable
and viable for Bridge Homes. Houses provided for mid-market rents are considered
as being "affordable housing" for the purposes of the Councils Affordable Housing
Policy.

Environmental Health: This application has the potential to affect nearby occupiers.
A condition requiring the submission of a Construction Method Statement and an
informative on hours of working during construction are requested.

Development Negotiator: This application comprises housing units which fully
comply with Scottish Borders Council Affordable Housing Policy and would generate
the following Development Contribution requirements: a commuted sum towards the
provision and maintenance of additional play equipment and supporting ancillary
infrastructures at a play facility outwith the site would be sought at a rate of £500 per
dwelling unit. If an alternative facility is not identified for expansion, then it will be
necessary for an appropriate infrastructure to be provided on-site, the factoring costs
being conferred to incoming residents.

Landscape Architect: The site is currently made up of two agricultural fields on the
north west edge of Newtown St Boswells. Immediately to the north is the wooded
Glenburnie Burn valley which provides a strong woodland backdrop and sense of
enclosure to the fields immediately to the south. The eastern boundary lies adjacent
to King George V playing field and wider open space. The southern boundary is
delineated by a mixture of native and non-native hedging on the outside of timber
fencing to the adjacent houses. There is a mixed native hedge along the western
boundary, the hedge following the original boundary of the northernmost field. The
site slopes from the western boundary to the east (132m AOD towards the north west
corner while approximately 117m AOD) towards the south east corner.

The site lies within the Eildon and Leaderfoot National Scenic Area that wraps
around the west, north and east sides of Newtown St Boswells. The site lies within a
River valley Landscape type described in the Borders Landscape Assessment (BLA)
as 29 (Lower Tweed): Lowland valley with farmland and is located on the outer edge
of this broad lowland valley type landscape.

A Planning Brief for the whole (bigger) site was approved in February 2006. The

approved development vision for this site is: “A high quality residential environment is
to be created within the site, with attention to the appropriate design and scale of
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buildings and landscape fit including edge treatment, befitting its location as an edge
of settlement development within the National Scenic Area. Suitable pedestrian
connections should be provided linking the site to the centre of the settlement and to
the wider path network” Among Urban Design/Conservation/Cultural Heritage
issues it requires “Careful attention to be given to the edge treatment of the site
including appropriate planting, hedging and pedestrian access linkages”.

The site is relatively well screened from immediate surrounding areas, the line of
mature trees at the top of the playing field embankment providing valuable structure
and screening from the playing fields, school and bowling green to the east, while the
mature woodland along the Glenburnie Burn provides a backdrop and containment to
the northern end of the development when viewed from elevated locations to the
north, such as from Eildon North Hill.

A basic Landscape and Visual Impact Statement (LVIS) was recently submitted.
Ideally the LVIS should inform the site layout identifying issues that require
mitigation. The photos are not of good quality however it does demonstrate that from
the chosen viewpoints the site is not highly visible. Eildon North Hill is one of the
potentially sensitive receptors but visibility of the site from successively more
elevated points on the footpath up the north eastern flank is limited with the mature
woodland strip along Glenburnie Burn providing significant screening of the site. The
southern section of the western boundary will be visible but the visual impact of the
houses along this boundary will be no greater than of the existing houses to the
south which already form a very abrupt edge to the village.

The density of residential units on the site means that there is virtually no ability to
integrate the development into the wider landscape; any landscape screening to the
western and northern boundaries relies on off-site trees and hedgerows and should
these die or be removed there will be significant associated visual impacts. While |
acknowledge that the land immediately to the west is zoned for expansion, | would
suggest that this scheme, with no planting proposed whatsoever along the western
edge, makes no attempt at a “landscape fit". Within the development, apart from the
area devoted to the SUDS, there is virtually no planting proposed with only a total of
9 trees contributing to the streetscape and a further 25 within back gardens, not
enough to achieve “a high quality residential environment”. If the number of units
were reduced to more closely reflect the proposed and surrounding house densities,
as detailed in the Planning Brief, there would undoubtedly be more room for a quality
streetscape to be achieved. This could include a central ‘green’ in place of units 38,
39, 44 and 45 which would be beneficial to all the units that overlook this area or are
accessed through it.

The proposal lacks information about how level changes along the western boundary
will be treated. The 11 car parking spaces in the south western corner of the site,
which are right on the boundary, will be as much as 2.8m lower than the existing
ground level, while the parking court and turning area to the north of Units 20 and 21
is as much as 3m lower than existing ground level along this boundary. No sections
have been produced to illustrate and analyse proposed level changes and how they
will be achieved. This is particularly relevant along this western boundary as the
development is tight up against this boundary and the existing hedge which is shown
outwith the site forms an important screen locally between the site and the adjacent
land. The significant level changes along this western boundary will affect the water
table to the extent that the existing hedge may not survive. The lack of any space
for a replacement hedge or any edge treatment to this boundary is a real concern.
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Despite the SUDS detention basin potentially providing some green space at the
entrance to the site, | have concerns about how this area will be treated, as it should
be part of the public open space. A design statement and strategy for the detention
basin should be developed, including proposed levels and a detailed planting
scheme that could be used to enhance the basin as a local amenity.

Given that there is substantial screening, in the form of mature woodland belts, to the
northern and eastern edges of the site, | do not think that a development in this
location will have a significant detrimental impact on the character of the wider
landscape or on quality of the NSA.

However | do not consider that any attempt has been made to integrate the
development into its immediate landscape. While there will, in the longer term, need
to be a very much more robust landscape structure to the proposed western edge to
the village, in the short term the western boundary of this site will be very exposed.
No attempt has been made to address the issue of “landscape fit” required in the
Planning Brief for this site. At the proposed unit density there is no opportunity for
any hierarchy of open space which is regarded as central to creating the character of
a neighbourhood. A fundamental rethink of the density would allow "placemaking"” to
be central to any amended site layout considerations.

In addition to the above, as a condition of any consent, we will require detail on how
proposed changes of level will be achieved, detail of how hard landscaping will be
utilised to create a surfaces hierarchy and a detailed planting scheme to help reduce
the impact of the walls and timber fencing in the streetscape.

This proposal sacrifices the principle of a public/ private hierarchy of open space to
maximise the number of units, and this reduces the ability to create a development
with a clear sense of character and identity. The new road layout creates real
possibilities for public open space but this has been sacrificed for increased numbers
of units. A reduction in the number of units as suggested above would allow all my
concerns to be addressed.

Rights of Way Officer: There is one claimed right of way/core path on this area of
land, namely BE180/CP209. This passes along the south-west side of the
development; currently a gap of 1m width shown on the plan which is insufficient
width to accommodate a path. A gap of 3m should be left to accommodate the path,
which should be made up and surfaced to a width of 2m and the gate at the south-
west corner of the site should be replaced with a multi-use metal gate.

A contribution is required (a nominal sum of £16,400 which is £400 per dwelling) from
the developer for the development, continued maintenance and promotion of a path
network around Newtown St Boswells and linkages to neighbouring villages and
places of interest. This contribution would be used to fund the production of
promotional literature as well as drainage works, bridge maintenance, path surfacing
and annual maintenance work on the wider Core and Promoted Paths Network,
which would thus be strengthened through such a contribution from this
development.

Flood Protection Officer: In terms of information that this Council has concerning
flood risk to this site, | would state that The Indicative River, Surface Water & Coastal
Hazard Map (Scotland) known as the “third generation flood mapping” prepared by
SEPA indicates that the site is not at risk from a flood event with a return period of 1
in 200 years. That is the 0.5% annual risk of a flood occurring in any one year.
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As this site is not indicated to lie within the 1 in 200 year flood extent, | would have no
objections to this proposal on the grounds of flood risk. | would, however, require the
detailed design of the SUDS system to be submitted for approval by Scottish Borders
Council.

Ecology Officer: | am satisfied with the Preliminary Ecological Appraisal (PEA)
carried out by Tweed Ecology. The site consists of poor semi-improved grassland.
Hedgerows on the western boundary are species-poor; there is a line of mature lime
trees along the eastern boundary with scattered hawthorn and hairy dog-rose. Along
the northern field (15/01156/FUL) is an overgrown hedge on the eastern boundary
with recent broad-leaved woodland planting. This plantation also includes an open
area of species-rich unimproved neutral grassland. On the northern boundary is an
area of mixed woodland plantation including beech, oak and sitka spruce. To the
north-east of the site is an area of semi-natural woodland associated with the
Sprouston Burn and Glenburnie Burn. The burns drain directly into the River Tweed
SAC/SSSI.

Protected species interest identified includes badger activity along the northern
boundary and an outlier sett (located beyond potential disturbance distance from the
development). Badger activity is likely to occur across the site and measures will be
required to safeguard badgers during construction. Supplementary surveys for
badger will also be required 3 months prior to construction.

Three mature trees were identified as having moderate-high potential to support bat
roosts. My understanding is that these trees are to be retained. If they are to be
felled or managed, they will require a bat survey prior to any activity being carried
out. The report also identifies mitigation to protect bat and badger interest through a
sensitive lighting scheme during construction.

The site includes habitats capable of supporting a range of farmland birds. Mitigation
measures are identified in the PEA. Mitigation will be required for badger breeding
birds and to address any potential impacts on the River Tweed SAC.

Recommendations are made in the PEA to protect and enhance hedgerow and
woodland boundary features. These features should be included in a Landscape and
Habitat Management Plan. This should also include habitat measures associated
with the SUDS feature, compensatory planting and enhancement of hedgerows
along the western and eastern boundaries and also reinforcement of the northern
boundary through a native broadleaf planting scheme. | note the recommendation
for a 15m buffer area (from semi-natural broad-leaved woodland).

Statutory Consultees

Transport Scotland: The Director does not propose to advise against the granting of
permission.

Scottish Natural Heritage: Both of the proposed applications lie within the Eildon
and Leaderfoot National Scenic Area, which is an area designated as one of
Scotland’s finest landscapes. The sites form part of a wider proposed extension to
Newtown St Boswells as set out in Scottish Border Council’s Proposed Development
Plan.

We consider the applications are lacking in information with regards to their role in
maintaining or enhancing the qualities of the NSA and their role in addressing the
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aims of the Newtown St Boswells Settlement statement and the approved Planning
Brief for the site.

Given their position on the current edge of the settlement, and in areas that may be
visible from the popular peaks of the Eildon Hills, we would advise that further
information is sought from the applicant with regards:

e the siting and design principles of the development and;

o the existing landscape features to be retained on the site and the detail of any
proposed landscaping and night time lighting.

In particular we would highlight the importance of achieving a co-ordinated and well-
designed urban edge that integrates built form with its surrounding rural context.
However, due the specific location of the proposed developments within the NSA,
and within a wider yet to be developed allocation as set out in the Proposed Plan,
SNH does not wish to object to this application on the grounds of this lack of
information or the likelihood that it would affect the objectives or overall integrity of
the NSA.

Nonetheless, we would advise that the Council secures appropriate information
regarding the standards of detailed aspects of siting and design, landscaping, night-
time lighting and settlement edge design, in order to allow full understanding of the
effects arising from this proposal.

We would also advise that the development proposals submitted should be
considered in relation to the role they may play in providing connections to existing
public paths and future green network development, for example along the Sprouston
Burn, which is likely to be important to supporting a larger population in the area and
providing an appropriate setting for the future phases of settlement expansion
allocated in the proposed Local Development Plan. We note that the
pedestrian/cycle link that is set out in the Planning Brief is not proposed within either
of these two applications.

The proposals could affect the qualifying features of the River Tweed Special Area of
Conservation. In our view, it is unlikely that the proposals will have a significant
effect on any qualifying interests either directly or indirectly. An appropriate
assessment is therefore not required.

SEPA:

15/01155/FUL: We request that a condition is attached to the consent requiring a
finalised scheme for sustainable drainage (SUDS) surface water treatment to be
submitted. If this is not attached, then please consider this representation as an
objection. A well designed SUDS scheme can form part of a wider green network,
contribute to the amenity of the site and promote biodiversity.

The SUDS treatment train should be followed which uses a logical sequence of
SUDS facilities in series allowing run-off to pass through several different SUDS
before reaching the receiving waterbody. We note that the Site Plan details that two
levels of SUDS are proposed for the development. We welcome this as the
development forms part of a larger two phase development (>50 units) and as such
will require two levels of treatment.
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We note that the proposed development will be utilising the public sewer for foul
drainage. Therefore, we have no further comment to make on this issue and Scottish
Water should be consulted to ensure there is sufficient capacity.

15/01156/FUL: We object to this planning application on the grounds of a lack of
information relating to flood risk. We have reviewed the information provided and this
shows the site lies adjacent to the 0.5% annual probability (1:200) flood extent of the
Glenburnie Burn and as such is potentially at medium to high risk of flooding. This
section of the watercourse is at the upper limit of the modelled extent and is also
within a wooded area where topographical information may be less accurate leading
to greater uncertainty within the flood map.

Information should be provided to show the site to be sufficiently higher than the
watercourse to be free from flood risk. This should include topographical information
with existing and proposed site levels and cross sections of the watercourse.
Photographs may also be useful and any other information on historic flood levels if
available.

Re-consultation: Following provision of topographic information showing the
existing site to be over 3m above the Sprouston Burn and proposed site levels and
finished floor levels to be raised further still, we are now in a position to remove our
objection to this application on flood risk grounds.

We are aware of flooding issues downstream on the Sprouston Burn and as such
surface water runoff should be restricted to pre-development rates. Greenfield rates
and method of attenuation should be agreed with Scottish Borders Council.

Newtown and Eildon Community Council:

e The increased volumes of car movements are likely to create a safety hazard
at the bottom junction and at the narrow entrance to the site. Currently the
road width is often reduced by street parking and the additional traffic
movements will aggravate the situation. Additional traffic control measures
should be provided to ensure safety at the busy junction to the school,
bowling club, Glenfield Avenue and Sprouston Road and the existing road
congestion caused by parked cars could be alleviated by the provision of an
additional off-street car parking space nearby.

e There is a history of serious flooding onto the football pitch, bowling green
and school playground from this site. It is therefore critical that the SUDS
pond capacity is adequate to prevent overflow. Safety around the perimeter
of the SUDS pond and smells are issues.

o Blockages/overflows occur when heavy rain occurs suggesting that the sewer
drainage could be working at maximum capacity.

e The proposed fence to the rear of Sergeant’s Park along the footpath should
have foliage planted to soften the appearance and a small number of car
parking spaces are required for walkers.

o Access from the school to the new development is required and onto the right
of way. Improvements to the right of way where it enters the Glen to the west
of the development and on the path going down into the Glen and the steps
leading out of the Glen the other side are required.

o It would be preferred that no separate play facilities be provided but for the
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funds to be used to enhance the existing children's play area adjacent to the
bowling club where there is space available to do this.

e With the increasing ageing population the village will need more sheltered
housing in the future and it is disappointing to see none in this proposed
development.

o The examples of the house designs show external staircases leading up to
first floor properties with no shelter from the weather.

o The impact on the available view of the Eildons from existing properties.

e There is a need to mitigate the impact of construction traffic on residents and
roads.

Scottish Water: No response.

Other Consultees

None.

DEVELOPMENT PLAN POLICIES:

SES Plan Strategic Development Plan 2013

Policy 1B: The Spatial Strategy: Development Principles
Scottish Borders Consolidated Local Plan Adopted 2011

Principle 1 — Sustainability

G1: Quality Standards for New Development

G4: Flooding

G5: Developer Contributions

G6: Developer Contributions related to Railway Reinstatement
NE1: International Nature Conservation Sites

NE3: Local Biodiversity

NE4: Trees, Woodlands and Hedgerows

EP1: National Scenic Areas

H1: Affordable Housing

H2: Protection of Residential Amenity

H3: Land Use Allocations

Inf3: Road Adoption Standards

Inf4: Parking Provisions and Standards

Inf5: Waste Water Treatment Standards

Inf6: Sustainable Urban Drainage

Inf11: Developments that Generate Travel Demand

Proposed Local Development Plan 2013

PMD1: Sustainability

PMD2: Quality Standards

PMD3: Land Use Allocations

HD1: Affordable and Special Housing Needs
HD3: Protection of Residential Amenity
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EP1: International Nature Conservation Sites and Protected Species
EP3: Local Biodiversity

EP4: National Scenic Areas

EP13: Trees, Woodlands and Hedgerows

IS2: Developer Contributions

IS3: Developer Contributions Related to the Borders Railway

IS6: Road Adoption Standards

IS7: Parking Provision and Standards

IS8: Flooding

IS9: Waste Water Treatment Standards and Sustainable Urban Drainage

OTHER PLANNING CONSIDERATIONS:
Supplementary Planning Guidance:

Placemaking and Design January 2010

Guidance on Householder Development July 2006

Landscape and Development March 2008

Newtown St Boswells Development Framework February 2012
Affordable Housing January 2015

Developer Contributions April 2015

Biodiversity December 2005

Planning Brief Sergeants Park || Newtown St Boswells February 2006

KEY PLANNING ISSUES:
The principal planning issues with this application can be summarised as follows:

e  Whether the proposal would have an adverse impact on the National Scenic
Area, landscape or visual amenities of the area.

o Whether the proposal would harm the residential amenity of neighbouring
dwellings or conflict with the established land use of the area.

e  Whether the proposals are acceptable in terms of parking, access and impacts
on road safety.

o Whether adequate drainage and servicing can be achieved and whether the site
is prone to flooding.

ASSESSMENT OF APPLICATION:
Planning Policy

The site is situated within the development boundary for Newtown St Boswells within
the Scottish Borders Consolidated Local Plan Adopted 2011 and is allocated for
housing (ENT15B: Sergeants Park Il) with an indicative capacity of 30 units on a 2
hectare site. Policy H3 of the Local Plan applies, which states that development will
be approved in principle for the land uses allocated on the Land Use Proposals
tables and maps in accordance with any approved planning brief. This allocation is
also included within the Proposed Local Development Plan 2013 (policy PMD3

applies).

The Planning Brief for the site was approved in 2006 and sets out the main
opportunities and constraints relating to the site and creates an outline framework for
its future development.
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The Council’'s Supplementary Planning Guidance: Newtown St Boswells
Development Framework February 2012 sets out the Council’'s approach to the
successful development and regeneration of Newtown St Boswells with particular
consideration to the relationship between the new development areas and the
existing village centre. Figure 1 shows the main proposed areas for development and
shows the site as an Adopted Local Plan housing site. The proposal would not
conflict with the aims of the SPG.

Layout and Design

Policy G1 of the Local Plan requires all development to be of high quality in
accordance with sustainability principles, designed to fit in with Borders townscapes
and to integrate with its landscape surroundings. The aims and criteria of this policy
are reiterated and expanded upon in policy PMD2 of the Local Development Plan.

The Council’'s Supplementary Planning Guidance: Placemaking and Design January
2010 contains advice on developments of 50 or more houses on or near the
settlement edge. The Planning Brief for the site requires issues such as planting,
lighting, retention of existing vegetation, services and levels be considered in an
integrative manner. A high quality of design and materials are required.

A Design Statement has been submitted as part of the application.

This site is located in a sensitive location at the edge of Newtown St Boswells within
the Eildon and Leaderfoot National Scenic Area and would represent a significant
addition to the village. This development also represents one of the first detailed
proposals for housing development within Newtown St Boswells and the site is
adjacent to the western expansion area and so would set a precedent for future
developments within this allocation. It is therefore vital that a high level of design is
achieved and a development that integrates well into the landscape that allows a
sensitive transition between the built environment and rural area.

Discussions have taken place with the agent regarding the layout and the revised
proposal is now considered to be acceptable. It is accepted that this is a difficult site
to develop due to its shape, topography and existing trees/vegetation and the easy
option would be to have a linear form of development similar to that previously
approved in 2009. The Council’s Supplementary Planning Guidance on Placemaking
and Design and the Newtown St Boswells Development Framework have been
adopted since then and so it was considered that a higher standard of layout and
design were now required.

The access to the site is narrow, between two existing properties in Sergeants Park.
This opens out to a bungalow and pair of semi-detached, one-and-three quarter
storey houses on the western side and an area of open space incorporating the
SUDS detention basin on the eastern side. A pair of semi-detached houses and a
two storey building containing two flats front this open space and this provides an
attractive arrival point.

A row of houses would be situated adjacent to the western boundary. The estate
road would loop around four houses within the centre of the site, which breaks up the
long vista and avoids a linear development. The majority of the houses front the
public realm providing a street through the development. There would be ten houses
on the northern edge of the site and two flats. Parking would either be within
curtilages or in parking courtyards and these have been designed to be screened by
the houses so that parking does not form a dominant feature within the development.
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The buildings fronting onto the road would be linked by walls rather than high timber
fences.

It is considered that the houses would relate to the public realm, fronting the road and
framing the street, whilst varied building lines would add interest to the development.
The layout of the road provides a variety of views and vistas throughout the site as
well as providing natural traffic calming.

The allocation for this site is 30 units but the proposal is for a total of 49 houses and
4 flats. Normally a lower density development would be appropriate for an edge of
settlement site such as this. However, the higher density has resulted in an
improved design and layout over the approved scheme, which is more consistent
with Designing Streets and, as the development would be for affordable housing to
be managed by a housing association, a higher density is considered to be
acceptable. A condition would ensure that the housing is restricted to affordable
housing that meets the Council’s definition.

The existing public right of way along the southern boundary of the site would be
retained and upgraded and pedestrian links are proposed to the playing fields to the
east and to the future housing development to the west. It is considered that
proposed layout provides a logical sequence of streets and courtyards, creating a
permeable development and the proposed number of houses and flats can be
adequately accommodated within the site without it constituting overdevelopment.

Newtown St Boswells is characterised by a mix of housing types. The village core
and Sprouston Road has traditional stone and slate properties whereas the
surrounding streets are predominantly two storey, modern, rendered houses.

The proposal is for seven house types of single, one-and-three-quarter and two
storey. The houses would have dry dash render and vertical timber boarding for the
walls and grey roof tiles. The designs include vertically proportioned timber windows,
front wings, timber porches and pitched roofed dormer windows.

The designs are considered to be acceptable for the locality. The various designs,
heights and building lines would add interest to the development. The wall-to-roof
and wall-to-window ratios are adequate. The designs are considered to be simple in
form and appropriate in scale, without the development appearing too cluttered, and
would provide variety throughout the development.

No play area is shown on the proposed layout. The nearest play park is in Sprouston
Road adjacent to the primary school and within walking distance of the development,
accessed by the upgraded right of way. A developer contribution towards the
upgrading of the play area would be secured by a Section 69 Agreement.

The layout has been designed so that the houses will front onto the road with minimal
front gardens. Walls are proposed for the front boundaries of properties and for
garden boundaries adjacent to the road rather than high fences. These would be
1.8m high and rendered and would provide an attractive and continuous frontage to
the development. Rear gardens would be enclosed by 1.8m high timber fences to
provide private garden ground. Planting will be required along the site boundaries to
soften the impact of the development when viewed from outwith the site.

A 1.8m fence was originally proposed around the detention basin but this was

thought to result in an unattractive entrance to the site and so the fence has been
removed. The agent has advised that the basin would normally be dry but less
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obtrusive fencing could be erected if necessary on safety grounds and the
surrounding open space would be landscaped.

It is considered that the layout, design and materials are now acceptable and the
application can be supported.

Impact on the National Scenic Area, Landscape and Visual Amenities

Policy G1 of the Local Plan requires appropriate boundary treatments and hard and
soft landscaping works to help integration with the development’s surroundings.
Policy EP4 of the Proposed Local Development Plan 2013 states that development
that may affect National Scenic Areas will only be permitted where the objectives of
the designation and overall landscape value of the site and its surroundings will not
be compromised and any significant adverse effects on the qualities for which the
site or its surrounds have been designated are clearly outweighed by social or
economic benefits of national importance. Policy NE4 of the Local Plan seeks to
protect trees, woodlands and hedgerows from development.

The Planning Brief requires careful attention to the edge treatment of the site
including appropriate planting, hedging and pedestrian linkages. Buffers are required
along the northern (20m) and eastern (10m) boundaries to protect the existing tree
belts and landscaping is required within these buffers, with a tree belt within the
northern buffer to supplement existing screening within the National Scenic Area.
Existing hedges should be retained and supplemented.

The site plan includes the two buffers, based on the root protection areas of the
existing trees, though part of the northern buffer is within residential curtilages and is
referred to as a “no-build zone”. No detailed planting scheme has been provided,
though existing trees would be retained.

Scottish Natural Heritage has not objected to the proposal on grounds of their likely
impact on the Eildon and Leaderfoot NSA, but requested further information to
ensure the delivery of appropriate standards of design and landscape integration of
this development within the National Scenic Area.

Additional information has been requested from the agent regarding the siting and
design principles of the development, the existing landscape features to be retained
on the site and the detail of any proposed landscaping and night time lighting to
demonstrate that the development would achieve a co-ordinated and well-designed
urban edge that integrates built form with its surrounding rural context, to satisfy the
concerns of Scottish Natural Heritage. A brief Landscape and Visual Assessment
has now been submitted. This concludes that near and mid distance views of the
site are limited due to vegetation and the intervening landform; the tree belt along
Sprouston and Glenburnie Burns provides a backdrop and the trees on the eastern
boundary largely screen the site. Long distance views include the Eildon Hills and
the site is some distance away and is read in the context of the settlement and so
there is little impact on the landscape.

Although the site is located in a sensitive location within the National Scenic Area it
does read as a natural extension of the village, especially when considered in
conjunction with the expansion area adjacent to it. It is an allocated housing site.
The site would be visible from the Eildon Hills at a distance, with the mature
woodland strip along Glenburnie Burn providing significant screening of the site.
Visibility from the adjacent public road network is limited as it is well screened by
existing mature trees, vegetation, topography and housing. The southern section of
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the western boundary will be visible but the visual impact of the proposed houses
along this boundary would be no greater than of the existing houses to the south.
The site is not therefore, prominent in the landscape.

It is vital that the existing trees are protected, retained and managed and this would
be controlled by a planning condition. The buffer zones provide protection for these
trees from development and also land within the site for appropriate planting to soften
the impact of the development and help it to integrate into the landscape. A condition
will require the submission of a planting scheme to achieve this, and also appropriate
hedge enhancement and supplementary tree planting on the western boundary; this
may require the reduction in the size of the rear gardens.

It is accepted that the density of the development does not allow for large areas of
public open space or landscaping within the development, though the buffer zones
and area around the detention basin do provide opportunities for planting.

It is considered that with appropriate planting and its long term maintenance the
proposal would not harm the special qualities of the National Scenic Area, be
prominent within the landscape or harm the visual amenities of the area.

Any impact on the views of the Eildon Hills from existing properties caused by the
development is not a planning issue that can be taken into account in determining
these applications.

Residential Amenity

Policy H2 of the Local Plan states that development that is judged to have an
adverse impact on the amenity of residential areas will not be permitted. This is
replicated in policy HD3 of the Local Development Plan. Advice on light and privacy
is contained within the Supplementary Planning Guidance: Guidance on Householder
Developments July 2006.

The houses within Sergeant’s Park back onto the southern boundary of the site and
the rear elevations of these properties are between 6 and 10m from the site
boundary. The unit on plot 1 would be the closest to the southern boundary (5m);
this would be a bungalow and sited at an angle to the site boundary so that no direct
overlooking occurs and sited approximately 17m from the rear elevation of no.26
Sergeant’s Park. Plots 2 and 3 would be two storey houses also sited at an angle to
the site boundary and between 18 and 30m from the boundary. It is considered that
the proposal would not harm the light or privacy of occupants of the houses within
Sergeant’s Park.

Within the site the layout has resulted in dwellings being sited in close proximity,
though there would be no direct window-to-window overlooking and adequate
daylighting standards could be achieved. It is considered that an adequate
residential environment can be achieved for future residents of the development.

Environmental Health has requested that a Construction Method Statement is
submitted prior to the development commencing. This would provide the operational
parameters under which the development would be operated and managed and
would include hours of operation, vehicle movement, the protection and monitoring of
private water supplies, noise and dust mitigation and management and a complaints
procedure to protect the amenity of nearby residential properties during construction.
This would be secured by a condition.
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Access and Parking

Policy Inf3 of the Local Plan advises that new roads, footpaths and cycleways to be
adopted by the Council will require Road Construction Consent and must be
constructed to the Council’s adopted standards. Policy Inf4 requires development
proposals to provide for car parking in accordance with the Council’s adopted
standards. Policy Inf11 states that the Council is committed to guiding development
to locations which are accessible to bus corridors and train stations and which
maximise the opportunities for walking and cycling.

The access to the site would be from Sergeant’s Park, between nos. 20 and 22, and
96 car parking spaces are proposed, both in-curtilage and within courtyards. The
existing right of way on the southern boundary would be upgraded and pedestrian
links are proposed to the playing fields to the east and to the expansion area to the
west. Provision has been made for a future vehicular link to the expansion area to
the west.

In terms of policy Inf11, the site is accessible by a range of transport options, being
within walking distance of the bus stops on the main road through the village (the
B6398) and accessible by cars and pedestrians. In addition, the site is close to the
school and play area.

Concerns have been raised by local residents regarding the increase in traffic
generated by the development and the adequacy of the junction of Sergeants Park,
Sprouston Road and Glenburn Avenue and the access to the site to cope with this
increase in traffic. Concerns have also been expressed regarding the level of
parking provided within the site exacerbating car parking problems on the existing
streets causing congestion and road safety issues.

Transport Scotland has no objections to the proposal and does not require any
upgrading works at the two junctions from the B6398 onto the AG8 or a roundabout
on the A68 to accommodate this development.

The Roads Planning Service has raised a number of concerns regarding whether the
access from Sergeant’s Park can be provided on land owned by the applicant, the
SUDS scheme for the site, parking levels and ftraffic figures for the junction of
Sergeants Park, Sprouston Road and Glenburn Avenue to determine what
improvements are required at this junction.

The agent has submitted a Technical Note containing the results of a vehicle, parking
and pedestrian survey. The report concludes that the Sprouston Road/Glenburn
Road/Sergeants Park priority junction is provided to an appropriate standard with
significant remaining capacity and that no modifications are required. The Roads
Planning Service has accepted the findings of this report and has not requested any
improvement works to this junction.

The agent has confirmed that the applicant owns all the land required to form the
vehicular access to the site. An amended site plan has been submitted by the agent
to address the parking requirements of the Roads Planning Service within the site.

No developer contribution towards the upgrading, maintenance and promotion of the
path network around Newtown St Boswells and linkages to neighbouring villages and
places of interest can be sought as the proposal is for affordable housing. The site
plan has been amended to include the upgrading of the right of way on the southern
boundary of the site as required by the Council’'s Access Officer. The site layout also
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includes links to the playing field to the east and fields to the west, part of the future
expansion area. It would still be possible to access the footpath network from the
site.

There is no requirement to provide parking within the site for walkers using the
footpath network in the surrounding area as no existing public parking would be lost
as a result of the development, though on-street parking is available for visitors to the
site.

Natural Heritage

Policy NE3 of the Local Plan states that the Council will seek to safeguard the
integrity of habitats within and outwith settlements which are of importance for the
maintenance and enhancement of local biodiversity. Policy EP3 of the Local
Development Plan states that development that would have an unacceptable
adverse effect on Borders Notable Species and Habitats of Conservation Concern
will be refused unless it can be demonstrated that the public benefits of the
development outweigh the value of the habitat for biodiversity conservation.

The Planning Brief requires the submission of an Ecological Impact Assessment.
The agent has submitted A Preliminary Ecological Appraisal and this concludes that
there are no protected species within the site and the habitat within the site is only of
local nature conservation value. Mitigation measures are proposed to minimise the
ecological impact of the development and recommendations on the future
management of hedgerows.

Scottish Natural Heritage advises that the development is unlikely to have a
significant effect on any qualifying interests of the River Tweed Special Area of
Conservation.

The Council’s Ecology Officer requires mitigation measures for badger, breeding
birds and to address any potential impacts on the River Tweed SAC. A Landscape
and Habitat Management Plan is also required with measures to protect and
enhance hedgerow and woodland boundary features, habitat measures associated
with the SUDS feature, compensatory planting and enhancement of hedgerows
along the western and eastern boundaries and also reinforcement of the northern
boundary through a native broadleaf planting scheme. These requirements would be
secured through conditions.

Flooding

Policy G4 of the Local Plan refers to developments where there is an identified flood
risk; developments will not be permitted if it would be at significant risk of flooding or
would materially increase the risk of flooding elsewhere.

Policy 1S8 of the Local Development Plan advises that as a general principle, new
development should be located in areas free from significant flood risk and
developments will not be permitted if it would be at significant risk of flooding or
would materially increase the probability of flooding elsewhere. The ability of flood
plains to convey and store flood water should be protected.

SEPA objected to the application for Phase 2 as the site lies adjacent to the 0.5%
annual probability (1:200) flood extent of the Glenburnie Burn and as such is
potentially at medium to high risk of flooding. The agent provided additional
topographic information showing the existing site to be over 3m above the Sprouston
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Burn and proposed site levels and finished floor levels and SEPA has removed their
our objection to the application. They are aware of flooding issues downstream on
the Sprouston Burn and advise that surface water runoff should be restricted to pre-
development rates.

Drainage

Policy Inf5 of the Local Plan requires direct connection to the public sewerage
system for foul water drainage and policy Inf6 requires a Sustainable Urban Drainage
System for surface water drainage.

The Community Council has expressed concern regarding the serious flooding of the
playing field and bowling green from this site and request that the SUDS pond is
adequate to prevent run-off onto adjacent land and flooding.

A Drainage Report has been submitted with the application. Foul water would
connect to the Scottish Water sewer on Sergeant’s Park and would be designed to
be adopted by Scottish Water.

Surface water drainage would be via a SUDS system, draining to the south of the site
where it will be attenuated before discharging into the Scottish Water surface water
network. Attenuation will take the form of a detention basin at the entrance to the
site.

No specific design has been submitted but the report acknowledges that the SUDS
must be designed in accordance with Council and SEPA requirements and, as the
site is undeveloped, it is necessary to match any developed runoff from the site to the
appropriate greenfield pre-development flows (a requirement of SEPA). The SUDS
would then be adopted and maintained by Scottish Water.

Scottish Water has confirmed in a letter to the agent that there is sufficient capacity in
the Newtown St Boswells Waste Water Treatment Works and the local network to
service the demands of the development. They require that surface water should
discharge to the nearby surface water mains in Sergeant’s Park, which eventually
discharges to the Sprouston Burn, and this should be attenuated to greenfield rates
and SUDS treatment applied accordingly.

The water supply would be from the Scottish Water mains supply.

A condition will require the submission of a detailed SUDS scheme and details of the
long term maintenance for approval in consultation with SEPA and the Roads
Planning Service. Provided the SUDS scheme is operated and maintained in
accordance with the approved details, the detention basin should not result in any
smell nuisance to local residents.

Developer Contributions

Policy G5 of Local Plan states that where a site is acceptable but cannot proceed
due to deficiencies in infrastructure or due to environmental impacts the Council will
require developers to make contributions towards the cost of addressing such
deficiencies. Policy G6 requires a financial contribution towards the reinstatement of
the Borders railway.
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The proposal is for affordable housing managed by Eildon Housing Association and
so no contributions are required towards Earlston High School, Newtown St Boswells
Primary School or the Borders Railway. A commuted sum, however, is required
towards the provision and maintenance of additional play equipment and supporting
ancillary infrastructures at a play facility outwith the site and this will be secured
through a Section 69 Legal Agreement.

A condition would ensure that the development complies with the Council’s definition
of affordable housing.

CONCLUSION

The proposed residential development, subject to the imposition of planning
conditions, is considered acceptable and in compliance with policies G1, H2, H3 and
Inf4 of the Scottish Borders Consolidated Local Plan Adopted 2011. The proposed
use is appropriate for this part of Newtown St Boswells. The layout of the site and
design and external materials of the proposed buildings are considered to be
acceptable and it is not considered that the proposal would negatively impact upon
the character of the area, residential amenities, the special qualities of the National
Scenic Area or the visual amenities of the area. Adequate on-site parking, access,
drainage and servicing can be achieved. The proposal also complies with the
relevant policies within the Proposed Local Development Plan 2013.

RECOMMENDATION BY SERVICE DIRECTOR (REGULATORY SERVICES):

| recommend the applications 15/01155/FUL and 15/01156/FUL are approved
subject to a legal agreement addressing contribution towards play facilities and the
following conditions:

1. The proposed residential units shall meet the definition of "affordable
housing" as set out in the adopted Scottish Borders Consolidated Local Plan
Adopted 2011 and any accompanying supplementary planning guidance and
shall only be occupied in accordance with arrangements (to include details of
terms of occupation and period of availability) which shall first have been
submitted to and approved in writing by the Planning Authority.

Reason: The permission has been granted for affordable housing, and
development of the site for unrestricted market housing would not comply with
development plan policies and guidance with respect to contributions to
infrastructure and services, including local schools.

2. The development hereby permitted shall not be carried out otherwise than in
complete accordance with the plans and specifications approved by the
Planning Authority, unless otherwise approved by the Planning Authority.
Reason: To ensure that the development is carried out in accordance with the
approved details.

3. The development hereby approved shall only be carried out in strict
accordance with a programme of phasing which has first been submitted to
and approved in writing by the Planning Authority. This to include the
provision of footpath links to the land to the east and west of the site.

Reason: To ensure that the development proceeds in an orderly manner.

4. Notwithstanding the description of the materials in the application, no

development shall be commenced until a sample of all materials to be used
on all exterior surfaces of the development hereby permitted (including walls,
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roofs, window frames, external doors, boundary walls and fences) has been
submitted to and approved in writing by the Planning Authority and thereafter
no development shall take place except in strict accordance with those
samples.

Reason: The materials require further consideration to ensure a satisfactory
form of development, which contributes appropriately to its setting.

5. Details of the lighting within the site to be submitted to and approved in writing
by the Planning Authority before the development commences. The lighting
then to be installed as per the approved details.

Reason: Reason: In the interests of road and pedestrian safety and to
safeguard residential amenities and limit light pollution.

6. No development shall commence until a Construction Method Statement has
been submitted to and approved in writing by the Planning Authority. As a
minimum this should outline how the site will comply with the British Standard
5228:2009 Code of Practice for noise and vibration control on construction
and open sites and should include the hours of construction, vehicle
movements, protection and monitoring of private water supplies, noise
mitigation, equipment maintenance, dust mitigation and management and a
complaints procedure/communication of noisy works to receptors. The
development then to be carried out in accordance with the approved
Construction Method Statement.

Reason: To safeguard residential amenities.

7. No development to commence until a scheme detailing proposals for
sustainable drainage (SUDS) surface water treatment has been submitted to
and approved in writing by the Planning Authority, in consultation with SEPA.
The development to be completed in accordance with the approved scheme.
The scheme shall be developed in accordance with the technical guidance
contained in The SUDS Manual (C753) and should incorporate source
control.

Reason: To ensure adequate protection of the water environment from
surface water run-off.

8. No development shall take place except in strict accordance with a scheme of
soft landscaping works, which shall first have been submitted to and
approved in writing by the Planning Authority, and shall include:

i. indication of existing trees, shrubs and hedges to be removed, those
to be retained and, in the case of damage, proposals for their
restoration;

ii. location of new trees, shrubs, hedges and grassed areas;

iii. schedule of plants to comprise species, plant sizes and proposed
numbers/density;

iv. programme for completion and subsequent maintenance.

Reason: To enable the proper form and layout of the development and the
effective assimilation of the development into its wider surroundings.
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9. No trees within the application site shall be felled, lopped, lifted or disturbed in
any way without the prior consent of the Planning Authority.
Reason: The existing trees represent an important visual feature which the
Planning Authority considered should be substantially maintained.

10. Before any part of the permitted development is commenced, the trees to be
retained on the site shall be protected by a heras or similar fence 1.5 metres
high, placed at a minimum radius of one metre beyond the crown spread of
each tree, and the fencing shall be removed only when the development has
been completed. During the period of construction of the development:

(a) No excavations, site works, trenches or channels shall be cut, or pipes
or services laid in such a way as to cause damage or injury to the trees by
interference with their root structure;

(b) No fires shall be lit within the spread of the branches of the trees;

(c) No materials or equipment shall be stored within the spread of the
branches of the trees;

(d) Any accidental damage to the trees shall be cleared back to
undamaged wood and be treated with a preservative if appropriate;

(e) Ground levels within the spread of the branches of the trees shall not
be raised or lowered in relation to the existing ground level, or trenches
excavated except in accordance with details shown on the approved plans.

Reason: In the interests of preserving the health and vitality of existing trees
on the development site, the loss of which would have an adverse effect on
the visual amenity of the area.

11.No hedges within or on the boundaries of the application site shall be
removed, damaged or disturbed in any way without the prior consent of the
Planning Authority.
Reason: The existing hedges represent an important visual feature which the
Planning Authority considered should be substantially retained and
maintained.

12. Before any part of the permitted development is commenced, the hedges to
be retained on the site shall be protected by a heras or similar fence 1.5
metres high placed at a minimum distance of 2.0 metres from the edge of the
hedge, and the fencing shall be removed only when the development has
been completed. During the period of construction of the development the
existing soil levels around the boles of the hedges so retained shall not be
altered.

Reason: In the interests of preserving the hedges which contribute to the
visual amenity of the area.

13. A design statement and strategy for the detention basin to be submitted to
and approved in writing by the Planning Authority before the development
commences. This to include proposed levels and a detailed planting scheme
(including a timescale for completion and details of future maintenance). The
development then to be completed in accordance with the approved scheme.
Reason: To enhance the basin as a local amenity.

14. Detailed drawings showing how the proposed changes of level within the site
will be achieved, including sections, existing and proposed ground levels, any
retaining walls and how the ground around trees and hedges will be treated,
to be submitted to and approved in writing by the Planning Authority before
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the development commences. The development then to be completed in
accordance with the approved details.
Reason: To safeguard trees and hedges within the site.

15. The existing hedges on the site boundaries to be outwith the garden ground
of the dwellinghouses hereby approved, unless otherwise agreed with the
Planning Authority, and to be separated from the garden ground of the
dwellinghouses by a post and wire fence or similar, erected prior to the
occupation of the dwellinghouses, the details of which are to be submitted to
and approved by the Planning Authority before the development commences.
Reason: In the interests of preserving the hedges which contribute to the
visual amenity of the area.

16. No development of any sort to take place within the buffer zones at any time.
Where proposed fence posts are to be erected beneath tree canopies, the
developer shall carry out all excavation by hand digging where necessary,
taking such further precautions as may be necessary to prevent any damage
to any tree or its root system.

Reason: To safeguard the buffer zones from development to protect the
existing mature trees within and adjacent to the site.

17. Prior to the commencement of works on the site a Species Mitigation and
Management Plan (including a Badger Protection Plan and measures for bats
and breeding birds) to be submitted to and approved in writing by the
Planning Authority. All works shall thereafter be carried out in accordance
with the approved plan.

Reason: To protect protected species within and adjacent to the site.

18. Prior to the commencement of works on-site a Construction Environmental
Management Plan to be submitted to and approved in writing by the Planning
Authority. This to include measures to prevent pollution, as identified in the
Preliminary Ecological Appraisal 2015 and the consultation responses from
Scottish Natural Heritage and SEPA. All works shall thereafter be carried out
in accordance with the approved plan.

Reason: To control drainage and pollution to protect the interest of the River
Tweed SAC/SSSI.

19. Prior to the commencement of works on-site a Landscape and Habitat
Management Plan to be submitted to and approved in writing by the Planning
Authority. This to include measures to protect and enhance hedgerow and
woodland boundary features, as identified in the Preliminary Ecological
Appraisal 2015, and measures associated with the SUDS feature. All works
shall thereafter be carried out in accordance with the approved plan.

Reason: To protect and enhance hedgerow and woodland boundary features.

20. The surfacing for the proposed roads, footpaths and parking spaces shall be
submitted to and approved in writing by the Planning Authority before the
development commences. The development then to be completed in
accordance with the approved details.

Reason: To ensure that the proposed development is laid out in a proper
manner with adequate provision for traffic and in a manner which enhances
the character and visual appearance of the development.

21. The proposed roads, footpaths and parking spaces/areas indicated on the
approved drawings shall be constructed to ensure that each
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dwellinghouse/flat, before it is occupied, shall be served by a properly
consolidated and surfaced carriageway, parking area and footpath/shared
surface.

Reason: To ensure that the proposed development is laid out in a proper
manner with adequate provision for traffic and pedestrians.

22. The right of way along the southern boundary of the site to be upgraded, as
per Drawing Number PL1-01D, before the first dwellinghouse is occupied.
The right of way then to be kept open and free from obstruction or
encroachment during the construction of the dwellinghouses and thereafter.
Reason: To ensure the right of way remains open and free from obstruction.

Informatives

In respect of condition 6, the Control of Pollution Act 1974 allows the Council to set
times during which work may be carried out and the methods used. The following
are the recommended hours for noisy work:

Monday — Friday 0700 — 1900

Saturday 0700 — 1300

Sunday (Public Holidays) — no permitted work (except by prior notification to Scottish
Borders Council.

Contractors will be expected to adhere to the noise control measures contained in
British Standard 5228:2009 Code of practice for noise and vibration control on
construction and open sites. For more information or to make a request to carry out
works outside the above hours please contact an Environmental Health Officer.

The consultation response from SEPA, Scottish Natural Heritage and the Council’s
Ecology Officer and Landscape Architect are attached for the information of the
applicant.
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House Type B-C Floor Plans and Elevations
House Type G Floor Plans and Elevations
Visuals Phase 1 & 2 Visuals 1 of 2

Visuals Phase 1 & 2 Visuals 2 of 2
Boundary Treatments

Name

Designation Signature

lan Aikman

Chief Planning Officer

The original version of this report has been signed by the Service Director

(Regulatory Services) and the signed copy has been retained by the Council.

Author(s)

Name

Designation

Julie Hayward

Lead Planning Officer
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