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SITE DESCRIPTION 
 
The site which is the subject of the applications is the site of the March Street Mill 
complex which lies 300m north-west of Peebles High Street. It consists of 2.25 
hectares of mill buildings which form the core of the site, an area of allotments 
contained within the site to the west of the mill buildings and ponds and associated 
tanks to the east of the buildings towards Dovecot Road. The east and western part 
of the site are split by a level change with a retaining wall running through most of the 
site.  
 
The range of buildings within the site contain the principal mill sheds within the centre 
of the site, the original buildings to the north of the site (containing the Engine House 
and Boiler House), the Gate House and later Administration Building fronting March 
Street, the extension to the rear of the Administration Building and other later 
buildings, extensions, timber additions and infrastructure. The original mill complex 
dates from the late 19th Century with additions in the early 20th Century. The original 
complex stretched further north but this area is now largely developed with the 
housing forming Ballantyne Place. The mill complex is no longer in operation.  
 
The main mill buildings are whinstone and single storey with saw-tooth roof profile 
and arched headed door and window openings to the east façade. The Engine and 
Boiler Houses to the north consist of a smaller separate complex, the Engine House 
being a taller element with tall round headed windows, cast iron roof water tank and 
cornice detailing. The Administration Building to March Street is linear with 
continuous slate roof and a single storey floor above a raised basement. The 
adjoining Gate House is single storey with steep pitched roof and symmetrical 
frontage. To the north and east of the Engine House are chimneys, other timber 
buildings and infrastructure including a pond and filter beds.  
 
The site is largely surrounded by existing housing development at March Street, 
Rosetta Road, Ballantyne Place and Dovecote Lade/Road. An area of industrial uses 
also lies to the north of the site adjoining Ballantyne Place. A supermarket and car 
park lie across Dovecot Road to the east. There is a significant level difference 



between the mill buildings and the eastern area of the site, demarcated by an access 
road and a small stand of trees. There are no listed buildings on the site, but it is 
wholly contained within Peebles Conservation Area. The site is allocated in the Local 
Development Plan 2016 as modified by the SPG on Housing 2017 for mixed use 
development (MPEEB007). 
 
The complex currently has its main access on March Street between the 
Administration Building and the Gate house but there are also accesses from 
Ballantyne Place, Dovecot Road and Rosetta Road to the allotments. 
 
PROPOSED DEVELOPMENT 
 
23/00883/CON proposes the demolition of all buildings within the site with the 
exception of the Gate House and Engine House. These will be retained and re-used. 
Although the buildings are not listed, location within the Conservation Area 
determines that Conservation Area Consent will be required for their removal. 
 
23/00884/FUL seeks consent for the mixed-use redevelopment of the former March 
Street Mill site. The original application was submitted for the erection of 71 houses 
and flats.  Through the course of the application the proposals have been revised 
with the most significant change removing residential development from the lower 
eastern part of the application site. The application now consists of the following 
proposals: 
 
• Development of 50 residential units within a mixture of detached, semi-detached, 

terraced housing and flatted block.  
• 12 of the 50 units are affordable provided within the flatted accommodation. 
• The Gate Lodge is being retained as single house. 
• The Engine House is retained for commercial use. 
• Space for allotments is retained along the western side of the site. 
• Main vehicular access is provided from March Street with access also provided 

from Ballantyne Place and Rosetta Road. 
• A mixture of on street, in curtilage and parking courts are provided which include 

dedicated parking for the commercial uses as well as bike store. 
• The clocking in shed and gate pillars are to be salvaged and retained on site (to 

the south of Plot 37). 
• Soft landscaping is provided through the development. This includes a green 

corridor linking the development with the allotments and retention of existing 
mature trees at the landscaped footpath link along the eastern side of the site.  

 
PLANNING HISTORY 
 
Applications 17/00063/PPP and 17/00064/CON sought permission for the erection of 
residential units, the formation of a dwellinghouse from the engine house, the 
formation of office/employment use, the relocation of allotment space, and the 
erection of workshop units with associated access and infrastructure works; and 
seeking conservation area consent for the demolition of mill buildings. The 
applications were presented to the P&BS Committee on 5th November 2018 where it 
was resolved to continue the application for a site visit. Prior to the site inspection, 
the applicants for that application Moorbrook Textiles Ltd appealed to the DPEA 
against non-determination. The PBS Committee still resolved to determine the 
application where they concluded that the development would have been refused on 
the basis that the proposals would have resulted in the loss of the allotments, 
contrary to Policy 11 of the LDP 2016. 



The DPEA dismissed the appeal and refused planning permission on grounds that 
the proposal would result in the loss of the existing allotments and their proposed 
relocation to the east of the site did not represent an acceptable and adequate 
replacement.  
 
23/01344/SPN obtained approval for a new substation within the northern end of the 
existing allotments. 
 
APPLICANTS’ SUPPORTING INFORMATION 
 
The application has been supported a full set of existing and proposed plans along 
with the following reports: 
 
• Design and Access Statement 
• PAC Report 
• Transport Statement 
• Ecology Report 
• NPF4 Statement 
• Drainage Strategy 
• Allotments Report 
• Flood Risk Assessment 
 
CONSULTATION RESPONSES: 
 
All consultations are available in full on the Public Access portal. The responses 
received are summarised as follows: 
 
23/00884/FUL 
 
Scottish Borders Council Consultees 
 
Archaeology Officer: No objection. Notes that there is potential of buried 
archaeology, but this may be limited to area of substation. This can be investigated 
by condition seeking limited trial trenching. The mill demolitions will remove an 
element of social history and an enhanced Historic Building Record will be required 
by condition. This should preferably be undertaken before machinery and internal 
fittings are removed. 
 
Ecology Officer: No objection, requested submission of further species surveys and 
an assessment on the suitability of the pond and its potential use for amphibians. 
Loss of habitats require compensation along with biodiversity enhancements. 
Following submission of the detailed Ecology Report, the findings of the survey 
works, and proposed mitigation is accepted.  
 
Flood Risk and Coastal Management: 1st response. Recommended that the lower 
eastern part of the site may be at risk of flooding from the Eddleston Water, in 
particular Plots 58-62. A Flood Risk Assessment (FRA) modelled to the increased 
59% climate change levels was requested.  
 
2nd response: No objection. An FRA has been submitted with the proposal amended 
to remove development for the area of identified flood risk. Recommend that a 
condition is attached to agree detailed drainage plans.  
 



Heritage and Design Officer: 1st Response: The site has been subject to a previous 
planning application which was dismissed at appeal (17/00063/PPP and 
17/00064/CON), and more recently has been subject to pre-application discussion. A 
site visit has been undertaken. A heritage statement would usefully have been 
provided as part of the application, to understand the historic significance of the 
building and area, and to clearly demonstrate how the design has been informed by 
the character of the site and area.  
 
Given its sensitive location and history, the design, detailing and materials for the site 
are expected to be of high quality. In accordance with NPF4 Policy 1, 2 and 3, steps 
should be taken to ensure opportunities to address the climate emergency and 
nature crises are taken.  
 
The overall proposed layout largely reflects the rectilinear layout of surrounding 
streets and can be supported. The streets are however dominated by cars 
throughout. Revisions are required to accommodate parking more discreetly. The 
‘Main Square’ around the retained Engine House and Boiler House requires further 
development to ensure it is useable and welcoming. An additional connection to 
Ballantyne Place could usefully be included to help integrate the new development 
with its neighbours  
 
The March Street elevation is the most prominent part of the site within the 
conservation area and marks the historic entrance to the site. The surviving entrance 
gates, piers (and Gate House) should be retained to mark this historic entrance.  
The Gate Lodge extension can be accepted in principle.  
 
The design of Plots 1-4 is not supported as they neither relate to the strong character 
of March Street, nor to the character of the existing Administration Building. The 
streetscape is characterised by well-detailed two storey stone detached or semi-
detached symmetrical houses, with slate roofs running parallel to the road and 
dormers. Analysis of the streetscape and/or Administration Building should be 
undertaken to directly inform this part of the scheme.  
 
The external steps and balconies to the colony flats would benefit redesign. The 
fenestration to the front and rear elevations should be revised slightly to ensure 
greater alignment. The side elevations overlooking the active travel route will have 
the potential to be a prominent element of the streetscape. The design should be 
developed to give greater rhythm and proportions and break down the scale of the 
building in relation to the lower levels of the site. Boundary treatments require 
reconsideration around the flats. Gabion walls should be avoided, as well as timber 
fencing. The areas of public space between the blocks and to the east require clear 
landscape proposals to avoid ‘leftover’ or poorly maintained spaces. On balance the 
design of the flatted blocks can be accepted.  
 
House types are generally acceptable subject to minor adjustments. The material 
palette of mainly brick, render and cladding is largely accepted. More stone should 
be used to marry the development to the existing historic buildings and the character 
of neighbouring streets in the conservation area. This would be most appropriate 
along the main street on the site, or potentially fronting on to the main square. Metal 
elements should have a black painted finish.  
 
Further information required. 
 
2nd Response: Comments made previously regarding the March Street plots (Plots 1 
to 4) have not been addressed. The oblique street view provided does not 



demonstrate sufficient sensitivity toward the overall character of the streetscape. An 
alternative approach is still required as per previous detailed comments. The gate 
piers and gates should be retained on their current alignment on March Street, even 
if one (or both) need to be moved to allow a wider entrance road.  
 
Some dominance of car parking still remains. 
 
Alteration of the colony flats to townhouses does relieve some of the previous issues 
regarding design but do raise concerns regarding the pressure for in curtilage or 
nearby parking. They also have a limited street presence in placemaking terms. The 
main route between the site entrance and the Boiler House would benefit by 
improved activation and definition. It would be appropriate for the central block to be 
reorientated to front on to the street and create a more positive street frontage. 
  
The site section raises concerns regarding the potential overbearing nature of these 
blocks alongside the active travel route and indeed in relation to the remaining two 
houses on the lower portion of the site. Reorientation of the central block would also 
help alleviate this.  
 
The southern block has been reorientated to front the route and present a side 
elevation to the main entrance. An improved design involving well-proportioned 
openings and elevational treatment is required. Additional use of stone to the 
streetscape is still appropriate.  
 
It is acknowledged that flood issues have required significant alteration of the 
proposals for the lower (eastern) section of the site. A green space can be accepted 
in this location, but clarity should be given regarding its use / access. It may be an 
appropriate location for a community orchard or similar. Boundary treatments to the 
space should be considered.  
 
It is unfortunate that development at the Dovecote Road site entrance has been lost. 
Given the need to remove development in this location, an alternative frontage to the 
site should be provided. A wall and gate piers reflecting the March Street entrance 
may be appropriate. The Gate House could be relocated here, with associated 
interpretation.  
 
The revised design to the eastern part of the site results two houses set alongside 
parking and green space. It may be more appropriate now for these houses to front 
on to the main access road (or turn the corner), to give a more positive relationship 
with this street, if that is possible with flooding constraints.  
 
No further information has been provided on alternative options for re-use of some 
material outside gabions, and alternative designs for gabions.  
 
The material palette for the site should include more use of stone, particularly to the 
main street through the site and any other key nodes or landmarks.  
 
Further information required. 
 
3rd Response: Retention of the Gate Lodge, Engine House and Boiler House is 
welcomed. The Gate Lodge has been identified for residential use and the amended 
design with extension is acceptable. The Engine House and Boiler House are 
proposed for office/employment use, however an end user does not appear to have 
been identified. It will be important that re-use of this historic building complex comes 
forward as early as possible to form an integral part of the site.  



Acceptance of demolition of the remainder of the site should be linked to bringing the 
retained buildings back into use. Sufficient conditions should be attached to ensure 
that the buildings are brought into use within an appropriate timeframe. Any urgent 
repairs to the retained buildings should be identified and undertaken.  
 
Interpretation should be included on the site to help understand its history. This could 
be delivered through public art, street furniture or through the public realm. A 
condition should be added for this.  
 
The rectilinear nature of the proposed layout generally follows that characteristic of 
the surrounding streets and can in principle be supported.  
The car parking remains relatively dominant although improvements to previous 
proposals are acknowledged.  
Introduction of pedestrian / active travel routes through the site is welcomed. Delivery 
of a landscape corridor as a key active travel route and useable public space is also 
welcomed.  
 
Development to the lower (eastern) section of the site has been removed from the 
current proposal due to flooding constraints. The need for its removal at this point in 
time is acknowledged, although it does remove the previous improvements to the 
Dovecot Road frontage and permeability across the site.  
 
Plots 1 to 4 (addressing March Street) are prominent plots in the conservation area 
and require careful design to ensure they preserve or enhance the character and 
appearance of the conservation area. The proposed design for plots 1 to 4 has been 
amended in order to respond more closely to the architecture of March Street. The 
success of the proposed changes will be subject to high quality materials and 
detailing, which can be sought by condition.  
 
It remains preferable for the gate piers and gates to be retained on their current 
alignment on March Street. The proposal now shows the gate piers and clocking on 
building retained, although not on this alignment. This could be accepted if a street 
front location cannot be accommodated. The final location and any associated 
interpretation could be conditioned.  
 
Concerns remain regarding the limited level of relief and activation to the side 
elevations of the townhouse blocks. Introduction of further windows / doors to SW 
elevations on plots 27-29, would be beneficial and should be sought by condition. 
The side elevation of plot 37 does not create a positive wayfinding feature. An 
improved design involving well-proportioned openings and elevational treatment 
would be beneficial.  
 
House type 4BD would benefit from a larger window to the front elevation first floor 
level. The side elevations would also benefit from some refinement. 
 
Concerns have previously been raised regarding the limited re-use of existing 
materials which would be of benefit to the scheme from a heritage and embodied 
carbon perspective. Greater use of stone has been advocated. Solar panels should 
be black with black frames / frameless and minimised glare. Full details will be 
required of the proposed boundary treatments by condition.  
 
Do not object, subject to conditions 
 



Environmental Health (Contaminated Land Officer): No objection. The former 
operation of the site as a woollen mill is potentially contaminative. Further 
assessment of land contamination is required to be addressed by planning condition.  
 
Roads Planning: 1st response. No objection to principle but a series of observations 
and revisions were raised including: 

• Additional parking provision 
• Dedicated parking for Engine House 
• Parking redesigned so nose-in parking did not dominate streets 
• Consideration of pedestrian and cycle movements 
• Inclusion of footway from western side of March Street access into the 

development 
• Cycle parking 
• EV charging  
• Requirement for developer contribution towards Peebles traffic management 

improvements for each open market dwelling. 
 
2nd response: No objection. Advise sufficient parking numbers are provided and 
revised layout is not dominated by long rows of parking. Impact of layby parking bays 
could at Plots 18-23 could be addressed by increased landscaping with development 
having scope to remove a bay. Advocate the principle of two-way vehicle movements 
within the site. Advise a footway along side Plots 6 and 7 and between to the rear of 
Plot 4 to 8. Seek that steps at Engine House are widened. Recommend conditions 
are attached to provide additional footways, provision of the Ballantyne Place vehicle 
link before business use in the Engine House becomes operational and confirmation 
of vehicle charging.  
 
Waste and Recycling: No objection. Advise against the use of a clockwise one-way 
system which would restrict refuse collection. 
 
Statutory Consultees 
 
Community Council: Object on grounds the development will result in the loss of 
allotments and use of important greenspace within the town. Fails to align with 
national policies which support opportunities for food growth. No assessment of the 
impacts of the development on traffic, infrastructure and local health and school 
services have been provided. The gabled frontage design for the plots which face on 
to March Street are not in keeping with existing architectural styles.  
 
Peebles Civic Society: Object. The density of the 71-unit layout is too high for the 
site. There is insufficient infrastructure, services and employment opportunities within 
Peebles to support the increased population as well as the loss of employment land 
at this site. Administration building should be retained and repurposed for business 
use; its replacement is poorly designed with gabled frontage failing to respect the 
built form of the conservation area. Three storey blocks within the site are out of 
keeping. Development results in the loss of allotments and loss of greenspace 
 
Scottish Environmental Protection Society (SEPA): 1st response: Issued a 
holding objection requesting the submission of a Flood Risk Assessment to consider 
risk from the Eddleston Water which includes current climate change uplift and 
assessment of impacts as a result of blockages. 
 



2nd response: No objection. The revised site plan limits the development to land 
unlikely to flood based on the findings of the FRA. Filling in the pond will not result in 
the loss of floodplain storage provided its is filled in in line with existing site levels.  
 
Scottish Water: No objection. The applicants are requested to submit a Pre-
Development Enquiry to establish water and foul drainage connections. Advise that 
any surface water drainage connections to their combined sewer will not be 
accepted.  
 
23/00883/CON 
 
Historic Environment Scotland: Identify the surviving 1880/90 buildings within the 
site to be the most significant. The Administration Building on March Street adds 
interest to the appearance of the street and along with the Gate Lodge have greatest 
public interest. No objection has been raised in response to removal of later 
structures within the site and welcome retention of Boiler House, Engine Shed and 
Gate Lodge. Preference remains for the Administration block to be retained, note that 
conversion may not be straightforward but retention of this structure along with some 
sheds (easternmost part of buildings 7-9 above the mill pond which are visible from 
Dovecot Road is recommended. These structures contribute to the character of the 
Conservation Area where their complete demolition would have an adverse impact.  
 
Scottish Civic Trust: No objection. Welcome the retention of the Engine and Boiler 
House.  
 
Peebles Civic Society: Object to the loss of the Administration Building which faces 
on to March Street. The structural issues identified in the Conservation Area Consent 
Report is not insurmountable. Building occupies an important location and offers   
potential for conversion to provide new economic/employment opportunities.  
 
Community Council: Object as per response to 23/00884/FUL. 
 
Heritage and Design Officer: No objection. There is a presumption in favour of 
retention of buildings that make a positive contribution to the conservation area. 
Acknowledge that the demolition of most buildings was justified and accepted within 
the previous application. Retention of the Gate Lodge, Engine House, and Boiler 
House is welcomed. It is imperative that suitable uses are secured for all retained 
buildings on the site. The Gate Piers, Gates and Gate House should be retained as 
part of the Gate Lodge ensemble, to mark the entrance to the site (historic and 
future) and due to its significance in the streetscape and as a marker of historic use. 
 
Would welcome retention of Administration Building and imprecation mill facades that 
are visible from Dovecot Road. Note that the Administration Building is of interest and 
has a presence in the conservation however its individual architectural interest is 
more limited. On balance, provide the gate ensemble is retained to preserve 
streetscape presence of the former mill is loss is accepted. Conditions covering, 
historic building recording, reuse of stone, agreement of demolition phasing and 
treatment of the Dovecot Road site of the site are recommended.  
 
Ecology Officer: As per response to 23/00884/FUL 
 
 
 



REPRESENTATION SUMMARY 
 
Seventeen comments of objection have been received in relation to the applications. 
These are viewable in full on Public Access and include the following grounds of 
objection: 
 
The allotments are protected as key green space in the LDP and should be protected 
for a number of reasons, including: 
• Allotments are allocated key greenspace in the LDP and should be protected 
• Loss of existing allotment land by encroachment of development, access and 

siting of substation 
• Security of allotments compromised new access increases potential for 

vandalism  
• Loss of water point 
• 5 existing allotments would be lost and further 15 significantly impacts leaving 

them unworkable 
• Local demand for allotments, proposal results in loss of 10% of existing site 
• Residential development encroaches on allotments contrary to previous 

determination by Reporter 
• Fails to protect allotments and meet food growing aspirations of development 

plan polices and requirements of The Community Empowerment (Scotland) Act 
2015 

  
Other grounds of objection are as follows; 
• Detrimental to residential amenity 
• Increased traffic 
• Contrary to development plan 
• Congestion caused on surrounding streets 
• Local services and infrastructure don’t have capacity to accommodate further 

development 
• Overdevelopment, density doesn’t respect scale of surrounding development 
• Insufficient amenity space 
• Insufficient parking provided and no capacity on surrounding streets to 

accommodate extra parking 
• Poor Design doesn’t respect the character of surrounding built forms 
• Proposed adversely affects special character and appearance of the 

Conservation Area 
• Noise 
• Privacy of neighbouring properties affected 
• Adversely affect local wildlife with demolition destroying habitats 
• Insufficient local employment opportunities for new residents 
• Loss of employment land, site should be redeveloped for cultural, economic and 

heritage purposes. 
• Local housing demands require more than 25% of houses to be affordable 
• Design does not respect the site’s built heritage 
• Desing and appearance of houses replacing Administration buildings does not 

respect March Street streetscape and character of conservation area 
• Administration should be retained and reused for economic purposes 
• Inadequate boundary fencing 
• Mature trees removed 
 
Three comments of support have been received citing the following grounds: 
• Positive design with good mixture of house types. 



• Development will revitalise brownfield site 
• Previous allotment issues have been resolved. 
• Proposals respect sites mill heritage. 
• Provides vital housing to meet local demands 
• Incorporates good access routes for pedestrians and cyclists 
 
DEVELOPMENT PLAN POLICIES: 
 
National Planning Framework 4 
 
Policy 1 Tackling the climate and nature crises 
Policy 2  Climate mitigation and adaptation 
Policy 3 Biodiversity 
Policy 5 Soils 
Policy 6 Forestry, woodland and trees 
Policy 7 Historic assets and places 
Policy 9 Brownfield, vacant and derelict and empty buildings 
Policy 12 Zero Waste 
Policy 13 Sustainable transport 
Policy 14  Design, quality and place 
Policy 15 Local living and 20-minute neighbourhoods 
Policy 16 Quality Homes 
Policy 21 Play, recreation and sport 
Policy 22 Flood risk and water management 
Policy 26  Business and industry 
 
Scottish Borders Local Development Plan 2016 
 
Policy PMD1 Sustainability 
Policy PMD2 Quality Standards 
Policy PMD5 Infill Development 
Policy ED2 Employment Uses Outwith Business and Industrial Land 
Policy ED5 Regeneration 
Policy HD1 Affordable and Special Needs Housing 
Policy HD3 Protection of Residential Amenity 
Policy HD4 Meeting the Housing Land Requirement/Further Housing Land 

Safeguarding 
Policy EP2 National Nature Conservation Sites and Protected Species 
Policy EP3 Local Biodiversity 
Policy EP7 Listed Buildings 
Policy EP8 Archaeology 
Policy EP9 Conservation Areas 
Policy EP11 Protection of Greenspace 
Policy EP13 Trees, Woodlands and Hedgerows 
Policy EP15 Development Affecting the Water Environment 
Policy EP16 Air Quality 
Policy IS2 Developer Contributions 
Policy IS5 Protection of Access Routes 
Policy IS6 Road Adoption Standards 
Policy IS7 Parking Provisions and Standards 
Policy IS8 Flooding 
 
 
 



OTHER PLANNING CONSIDERATIONS: 
 
PAN 44 Fitting New Housing into the Landscape 2005 
PAN 61 Planning and Sustainable Urban Drainage Systems 2001 
PAN 65 Planning and Open Space 2008 
PAN 67 Housing Quality 2003 
PAN 75 Planning for Transport 2005 
Designing Streets 2010 
HES Guidance on Managing Change in the Historic Environment – Setting 
 
Supplementary Planning Guidance on: 
• Affordable Housing 2015 
• Development Contributions 2023 
• Trees and Development 2020 
• Landscape and Development 2008 
• Green Space 2009 
• Placemaking and Design 2010 
• Guidance on Householder Development 2006 
• Waste Management 2015 
• Biodiversity 2005 
• Local Biodiversity Action Plan 2018 
• Sustainable Urban Drainage Systems 2020 
• Contaminated Land Inspection Strategy 2001 
 
KEY PLANNING ISSUES: 
 
The main determining issues with this application are compliance with Local 
Development Plan Policies, Supplementary Planning Guidance and NPF4 on 
development on allocated sites, conservation areas and other cultural heritage 
matters, greenspace protection, access, flooding, contamination and development 
contributions. 
 
ASSESSMENT OF APPLICATION: 
 
Planning policy 
 
At the time of determination of applications 17/00063/PPP and 17/00064/CON, the 
site was not allocated within the Local Development Plan (LDP) for any future land 
uses. The principle of seeking of a mixed used development on the site not opposed 
by the Planning and Building Standards (P&BS) Committee. Instead, it was the loss 
of the current allotment site which was protected as key greenspace and failure to 
provide suitable compensatory greenspace in accordance with Policy EP11 which led 
to 17/00063/PPP being refused. As a consequence, the related application for 
demolition (17/00064/CON) was refused because a suitable proposal for the 
redevelopment of the site was not provided. Application 17/00063/PPP was appealed 
to the Scottish Ministers and although the refusal was upheld, similar to the 
determination of the P&BS Committee, the Reporter did not oppose the principle of a 
mixed-use development on the site of the former March Street Mills.  
 
Since the previous refusal by the P&BS Committee, the site was included within the 
Council’s Supplementary Planning Guidance on Housing as a mixed used 
development site to assist in meeting the housing land shortfall within the Scottish 
Borders under reference MPEEB007. This allocation has been carried through to the 



Proposed Local Development Plan (LDP2) where there are a number of site 
requirements which include: 
 
• Site to be development of a mixture of residential, employment and potentially 

commercial and community use. 
• Indicative capacity for 70 residential units 
• The Engine House and Gate Lodge should be retained and reused. 
• Vehicular access from March Street and Dovecot Road with link to Ballantyne 

Place explore with amenity access to Rosetta Road via the current allotment 
use. 

• Allotments on the western side of the site are identified in the LDP as Key 
Greenspace and require protection line with LDP Policy EP11 

 
Policy PMD3 of the LDP aims to ensure that sites allocated in the LDP are developed 
for their intended use. NPF4 is also now a material consideration. NP4F Policy 9 
specifically supports the redevelopment of brownfield and vacant sites which March 
Street Mill represents. Its development will help reduce the need for greenfield 
redevelopment. Policy 16 of NPF4 explicitly supports the development of new homes 
on land allocation for housing. Similarly, Policy 26 supports development proposals 
for employment uses on sites allocated for business use in the LDP.  
 
The proposal provides new residential development at a scale which is within the 
sites overall capacity suggested within the LDP. In the event that flooding challenges 
are overcome in the eastern part of the site there is potential to develop the site in 
line with is overall indicative capacity of 70 units, contributing towards the Council’s  
five year housing land supply obligations set by the Scottish Government. The 
proposals compliance with the indicative housing numbers suggests that the overall 
density of the development is acceptable.  
 
The development is retaining the Engine House, Boiler House and Gate Lodge. 
Although only the Engine house/Boiler House is being retained in 
employment/commercial use. The use of the Gate Lodge for employment purposes 
was noted as ‘preferrable’ within the site requirements. The employment provision 
within the redevelopment of March Street has been more heavily weighted towards 
the Engine/Boiler House where its commercial use is more in keeping with other 
neighbouring uses at Ballantyne Place. Retaining the Gate Lodge as a residential 
property does not conflict with the overall aspirations for this site. The allocation 
specifies that any employment use should be High Amenity business and industrial 
land as defined by Policy EP1 of the LDP which would restrict the use of the space to 
Class 4, 5 and 6 uses of the Town and Country Planning (Use Classes) (Scotland) 
Order 1997, as amended.  Although no end user(s) of the space have been 
identified, a planning condition restricting the use of the Engine House as Class 4, 5 
and 6 uses only will ensure it is occupied for appropriate business purposes.  
 
Unlike the previous application, this proposal broadly recognises the western part of 
the site is Key Greenspace and seeks to retain this ground for allotment use. The 
precise assessment of the suitability of this aspect of the proposal will be discussed 
in the relevant Key Greenspace section of this report.  
 
Although objections have been received against this proposal, generally these 
representations do not object to the overall principle of redeveloping this site and are 
instead concerned with more detailed matters. In terms of principle for the mixed-use 
redevelopment of this site, the current Policy and planning history background, is one 
of full support. The proposed development is considered to represent the 



development of an allocated site in a manner which complies with its intended use. 
The merits of the proposed design, access, key greenspace, conservation area 
impacts and other material planning matters will be considered below. 
 
Key Greenspace 
 
The existing allotments are designed as ‘Key Greenspace’ in the LDP (Site reference 
GSP00B008) therefore in accordance with Policy EP11, developments should seek 
to protect and enhance the area of Key Greenspace. This is reiterated in the 
Council’s Supplementary Guidance on Housing which specifies in the site 
requirements that the allotments “require to be protected in line with Policy EP11 
Protection of Greenspace.” In cases where a development causes the loss of Key 
Greenspace, Policy 11 only permits such an occurrence where it is justified under the 
terms of Policy 11 and appropriate comparable open space is provided. NPF4 
recognises the importance of protecting greenspace, specifically Policy 20 (Blue and 
green infrastructure) alongside the benefits it brings to local living principles. Policy 
23 (Health and safety) promotes development which provide health benefits with 
community food growing or allotments seen as an example for how this can be 
achieved.  
 
The sole reason the previous PPP application was refused was because the 
proposed re-siting of the allotments to the eastern part of the mill site did not 
favourably compare with the existing allotment site in either its capacity or physical 
suitability for allotment use. One of the primary concerns raised by third parties in 
response to this revised proposal is the impact the development would have on the 
allotment.  
 
Although the allotments are protected as Key Greenspace, Members are reminded 
that the LDP Policy cannot protect the allotment from any form of closure as it is 
privately owned land. The applicants are now landowners of the allotments and they 
have maintained the informal arrangement which has allowed the Key Greenspace to 
be utilised as an allotment. It is understood that the ground has been used as an 
allotment since the 1940s.   
 
This application has been supported by an ‘Allotment Report’ and a ‘Allotment 
Comparison Layout’ (Drawing No; MP/APP03). It is proposed that the development 
seeks to retain land to the west of the existing mill as an allotment. The ‘Allotment 
Comparison Layout’ provides a helpful visual to show the existing allotment 
arrangement against the arrangement proposed by the applicants. The applicants 
have identified that the existing allotment site has the following constraints which they 
are proposing to remove: 
• High voltage Electricity cable. 
• A kerosene tank. 
• Hardstandings required for access to the mill buildings. 
 
It is clear from the comparison layout that the western boundary of the proposed 
development encroaches slightly into the allotments. Land would also be removed 
from allotment use from the rear of the proposed flatted block and Ballantyne Place 
to provide a 3m wide active travel route. This provides the development with access 
from the existing entry point on Rosetta Road meeting another Site Requirement of 
this LDP allocation. The substation area would be reorganised and moved further 
north within the Key Greenspace – NB these works do not require planning 
permission and benefit from relevant prior approval under consent 23/01344/SPN.  
 



The applicants have calculated that the existing allotment provide approximately 
3,202sqm of allotment ground. Through their proposed removal of existing site 
constraints and ground lost to their proposals, the applicants have calculated that the 
total area of Key Greenspace left will be 4,008sqm. The substation area is being 
reorganised and with the ground to the north of the substation referenced as 
referenced as Area 2 on Drawing No MP/APP03 is proposed to be used as public 
open space, potentially for community good growing. This proposal would still leave 
up to 3,738sqm within Area 1 for allotment use. 
 
The development would provide a reorganisation of the Key Greenspace which 
increases the area of ground for allotment use and the potential for community 
growing space at the site. Ground where existing constraints are to be removed will 
be required to be properly treated to maximise its horticultural potential and following 
assessments as part of the previous appeal it is clear that providing compensatory 
allotment ground at the existing site is more beneficial than seeking to relocate this 
use elsewhere. The development would also result in a need to alter the design, size 
and potentially the number of allotments available. It is worth noting that the layout of 
the allotments is not a planning matter and is a matter for the landowner and 
allotment users to agree. The development would also provide another sustainable 
point of access to the allotments from the green corridor through the development so 
users were not only relying from access from Rosetta Road. The boundary of the 
allotment land would also be secured by boundary fencing which would offer similar 
protection that existing boundaries. The redevelopment of March Street Mills will 
bring more people to the area and in doing so will increase surveillance of the Key 
Greenspace. The applicants are also proposing to transfer the title of the land to the 
Peebles Community Trust (PCT) enabling the community to have stewardship of the 
land. 
 
Undeniably this proposal directly impacts on existing Key Greenspace and existing 
allotment users. As this is privately owned land, the Council would not have control 
over how that the land is used or how the allotment space is laid out. The matter 
which is to be considered is the impact of the development on the Key Greenspace. 
Having assessed the merits of the proposals against Policy EP11 and Polices 20 and 
23 of NPF4, it is considered that provided that works to remove existing constraints 
are treated appropriately alongside the community benefits associated with the 
transfer of the title of this space to the user group, the development is considered to 
address previous reasons for refusal and would enhance the provision of Key 
Greenspace at March Street. It is recommended that a Section 75 Legal Agreement 
is used to ensure the transfer of the allotment land to the PCT, and planning 
conditions can agree the phasing of removing existing constraints from the allotments 
and specification and final location of boundary fencing to be erected to ensure the 
site is properly secured.  
 
Placemaking and Design 
 
The original proposals have been supported by a Design and Access Statement 
which has also been supported by a NPF4 Statement. These submissions contend 
that the development will regenerate a derelict brownfield site with a distinctive semi-
urban series of varying house types within a layout which responds to the constraints 
of the site and integrates within the surrounding streetscapes.  
 
Policy PMD2 and Policies 14 and 16 of NPF4 place significant requirements that all 
new developments, including housing are well designed, follow a design-led 
approach to create successful places and respect the sense of place and 
environment in which they are located. Additionally, as this site is included within the 



Peebles Conservation Area, LDP Policy EP9 and Policy 7 of NPF4 requires the 
design of the proposals to respect the special character and appearance of the 
Conservation Area. The principal considerations from a placemaking perspective are: 
• Whether the development demonstrates the six qualities of successful places 

(healthy, pleasant, connected, distinctive, sustainable, adaptable) 
• Whether the development integrates with the sites sense of place and respects 

the Peebles Conservation Area. 
 

Layout 
 
The site is generally contained behind March Street and its location behind other 
neighbouring streets results in the site being relatively well concealed within is wider 
environment. Existing buildings within the site are arranged in a linear manner. The 
layout of the proposal largely reflects the historic rectilinear layout of the site and the 
surrounding streets. Buildings have been generally arranged where they address the 
street with the positioning of block 34 – 37 reoriented to provide greater street 
presence. The layout ensures that the Engine and Boiler House is integrated within 
the overall redevelopment and becomes a focal point on approach. Similarly, the 
Gate Lodge retains a prominent position on entry to the site from March Street.  
 
The current site does not allow public access therefore the introduction of pedestrian 
and active travel routes through the site improves connection to the surrounding 
streets and increases permeability within this part of Peebles. The inclusion of a 
landscape corridor as a key active travel route and usable public space is welcomed 
accompanied by other pockets of planting which help to break up the developments. 
Two prominent mature trees are to be retained within the development. 
 
Through the course of the application, revisions have been made to the layout. The 
most significant changes are the removal of housing from the lower eastern part of 
the site, which was to be accessed from Dovecot Road, following flooding 
observations. This part of the site is now identified for ‘future development’ once 
flooding issues are further investigated. It is regrettable that the entire site is not 
being developed under a single consent, but this is not possible at this stage as 
further examination of potential flooding issues are required. There is a significant 
level change running through the middle of the site which naturally broke up the site 
and would have naturally split the development anyway. This level change did not 
allow for vehicle links between the two sides of the site and would necessitate 
vehicular access from Dovercot Road. 
 
It may still have been possible to accommodate some form of development within 
this lower part of the site outwith the floodplain. Nevertheless, the applicant’s 
approach to pause this part of the development will enable a coordinated design 
approach in response to flooding solutions. This is preferable to any piecemeal 
development of the eastern part of the site. It is still proposed to remove existing 
structures including infilling the pond within the eastern part of the site. If approved, it 
would be sensible to ensure this part of the site is made as attractive as possible 
ahead of its future development in the event this is delayed so it does not detract 
from the character or appearance of the conservation area. Included within the 
treatment of this land it would be appropriate to establish temporary pedestrian 
access from the upper site to Dovecot Road.  
 
Despite the revisions which have been made, there are still concerns that the street 
layout is in places dominated by long rows of parked cars. The original proposals fell 
short on parking numbers so more spaces were required. The majority of parking is 
mostly on street which had led to parking being prevalent in several parts of the 



layout. The nose in parking along the street on the western side of the square has 
however been broken up by proposed planting.  
 
The same level of break is not provided on the eastern side of the square where 
parking is provided on both sides of the street in parallel rows. These impacts may 
not be helped by the location of Blocks 27 – 29 and 30 – 33 retaining their 
perpendicular orientation to the street. Their garden boundaries to the street will be 
enclosed by high walls, restricting the street presence of these terraced rows and 
from Dovecot Road to the east, the side elevation of Plot 30 may appear dominating, 
occupy higher ground. Discussions about the potential to reorientate these blocks 
and include some off-street parking were suggested but the applicant was reluctant 
to make these changes.  It is understood that further changes in this location (where 
they have already changed from Colony Flats to Townhouses) would affect the 
developments viability and may block the sites open views towards the east. 
 
At the western street, the northern and southern ends lack some termination. 
Positioning a building at either end in the manner the Engine House provides a focal 
point to the eastern street. The positioning of Plot 16 and 17, close to the street, will 
help provide interest with some street presence provided by the taller flatted block to 
the northwest.  
 
Within the site layout, the Roads Planning Service require small sections of additional 
footways to be included at the following points: 
• Extending from the footway to the rear of Plot 4 to the parking courts behind 

Plots 1 – 4 and 
• Along the section of round to the south of the square at Plots 6 and 7. 
Provision of these footways can be agreed by condition. 
 
The layout incorporates the original gate piers (the precise location is still to be 
agreed) and further interpretation of the historic use of the site would enhance the 
development.  This can be delivered though the public realm to further strengthen the 
sense of place of the redevelopment of the mill site.  
 
Design 
 
Industrial architecture defines the built context of existing buildings within the site 
except for the existing Administration Building and Gate Lodge on March Street. 
Outwith the application site within the wider surrounding area traditional architectural 
styles dominate March Street and Rosetta Road with more modern styles found on 
Dovecot Road and on Ballantyne Place.  
 
The proposals provide a range of building types and heights which add to the variety 
of the streetscape. Similar to the applicant’s successful redevelopment of Caerlee 
Mill in Innerleithen, the proposed architectural forms are influenced by the industrial 
heritage of the site which includes rows of sawtooth buildings and gable frontages. 
The principle of redeveloping this site with a form of architecture which relates to its 
industrial heritage is broadly acceptable. That said, development along the sites 
frontage to March Street is required to respect the character of this part of the 
conservation area which is characterised by well-detailed two storey stone detached 
or semi-detached symmetrical houses, with slate roofs and dormer windows, running 
parallel to the road. 
 
The frontage of the development on to March Street is critical to the development’s 
success and integration with the surrounding area, including the conservation area 
and also acts as the entrance to the development. Plots 1 – 4 originally included two 



semi-detached gable frontage units which faced on to March Street. The design of 
these units did not relate to the strong character of March Street or the character of 
the existing Administration Building which is to be removed. Members will note that 
the Heritage & Design Officer initially objected to the development and raised the 
development of Plots 1 – 4 facing March Street to be of particular concern.  This 
concern was also raised in a number of public representations and by the Peebles 
Civic Trust. Various design options for Plots 1 – 4 have however been submitted and 
considered by officers following several discussions with the applicant.  
 
The options which are now presented have provided more significant changes. The 
gable frontages have been replaced with roofs running parallel to the street. The 
depth, form and height of the units generally align with neighbouring plots with the 
units including projecting gables and wall head dormers which follow features of 
traditional properties along March Street. The proposals also include improved 
detailing and more traditional window proportions. The side elevation fronting the 
entrance to the street has been revised to give relief and activation to the site 
entrance. The success of the proposals however will be subject to the use high 
quality materials and detailing, which can be sought by condition. The latest revisions 
will integrate sympathetically with the streetscape of this part of the conservation 
area whilst also retaining a simplified contemporary form.  This will help link the 
houses proposed on the March Street elevation to the redevelopment mill site 
behind.  
 
Behind March Street, the use of gable frontages and sawtooth profiles reflects the 
design of buildings within this part of the site. At Plots 27 – 37, concerns about the 
suitability of Colony Flats particularly their associated steps, balconies and their 
general rhythm has sought to be addressed by changing the building types to 
Townhouses. The Townhouse blocks do integrate with the style of buildings within 
the development and remove the need for associated access stairs which officers felt 
would have an adverse effect on the streetscape. There are concerns regarding the 
limited level of relief and activation to the side elevations of the townhouse blocks, 
which front on to public routes. The repositioning of Block 34 – 37 allows Plot 37 to 
front the main entrance. The plot benefits from a different design and scale to other 
units in the block, however its side elevation can still be further improved through its 
window proportions and elevational treatment, so it acts as a suitable wayfinding 
elevation when entering the development. 
 
The remainder of the house types including the flatted block follow the distinctive 
appearance of the sawtooth profiles. This valley roof design is not an approach which 
is a vernacular form of architecture across the Borders, however in this particular 
location this design clearly replicates the roof profile and gabled frontages of the 
former mill buildings which are to be removed from the site. The H&DO has 
commented that the 4BD house type would benefit from a larger window to the front 
elevation, this can be secured through condition. 
 
All buildings are to be set under slate roofs which is considered appropriate. The wall 
finishes of mainly brick, render, cladding and reconstituted stone is largely 
acceptable. In the existing buildings, stone tends to be more dominate on principal 
elevations. The applicants have been encouraged to utilise more stone at key 
locations however they have advised that after down takings the stone is unlikely to 
be suitable for use as a building material for a residential property but could be 
utilised in gabion baskets. Although this would not be the preferred use for the stone 
it does enable its reuse within the site. Plots 1 – 4 avoid the use of brick with 
reconstituted stone more suitably integrating with March Street. The quality of the 
materials and detailing across the site will however be important and must be 



secured by condition. Additionally full details with be required of all proposed 
boundary treatments, including adjustments suggested by the H&DO. 
 
The proposals are seeking to redevelop this mill site in a manner which directly 
responds to the historical context of the site. The layout of the development has been 
improved through the course of the application and further minor changes to the 
elevations of certain units, material and boundary finishes can be agreed by 
condition. There are still some reservations regarding the potential dominance of on-
street parking particularly to the east of the square and the orientation of some units 
in this part of the site. However, due to the contained nature of the site any visual 
impacts arising from these constraints are generally restricted to this part of the 
development. The key area of improvement has been the redesign of Plots 1 – 4 
where the form of the units has an improved relationship with the March Street 
streetscape and provides a suitable entrance into the development. This street 
frontage is particularly important and it is considered, on-balance, that the resultant 
improvements helps the design and layout respect the sense of place of the 
surrounding area, particularly March Street, and relevant placemaking 
considerations. Subject to a range of conditions covering materials, elevational 
improvements, incorporation of additional footpaths, boundary treatments and 
landscaping the proposal is considered to comply with Policy PMD2 of the LDP, the 
Councils Placemaking and Desing SPG and Polices 14 and 16 of NPF4. 
 
Access 
 
The application has been accompanied by an updated Transport Statement. The site 
requirements are for access to be provide from March Street and also Dovecot Road 
with two further options for vehicular links from Ballantyne Place to be explored along 
with amenity access to Rosetta Road via the existing allotments. The proposals 
should be considered against relevant access requirements within LDP Policies 
PMD2, IS6 and IS7 along with Policies 13, 14 and 16 of NPF4. 
 
The proposed layout retains the sites primary access from March Street, with vehicle 
access to the commercial space at the Engine House provided from Ballantyne 
Place, which also connects into footpath links. The development provides a green 
corridor through to the allotments which continues to connect with the existing 
retained entrance at Rosetta Road. The subsequent removal of development from 
the eastern part of the site has resulted in the omission of the access from Dovecot 
Road. Again, this is only anticipated to be a temporary measure while the applicants 
explore resolution to flooding. Due to the level change within the site, it was not 
possible to provide vehicle access which connected into the streets on the upper 
western part of the site. For the purpose of this application, its removal does not 
necessarily undermine the scheme and it is anticipated it can be resolved under 
separate future proposals. It would be advantageous for a temporary pedestrian 
access to be formed from Dovecot Road to the footpath at the eastern edge of the 
development on the upper half of the site to provide connectivity in the event the 
solution to development within the area of flood risk takes longer than anticipated. It 
is considered that the proposals provide access in accordance with the site 
requirements that are achievable for this proposal. 
 
The Roads Planning Service (RPS) has no objection to the development and accept 
the revised parking proposals which are closer to a figure of 175%. Agreement of EV 
charging points is necessary, and this can be addressed by condition. RPS advise 
that the one-way anticlockwise route which is suggested around the square may not 
have a positive impact on vehicle movement, but it is understood that this has been 



promoted to respond to comments made by the Councils Waste and Recycling team 
to ensure bin lorry movements are not compromised.  
 
A Transport Assessment has been accepted by Roads Planning and the detailed 
development proposals are accepted to demonstrate that this proposal does not 
pose any unacceptable road safety risks and provides suitable means of connectivity 
into surrounding road and path networks. The development is considered to comply 
with relevant access provisions and parking number requirements for a development 
of this scale within an urban environment. 
 
Cultural Heritage 
 
March Street Mills was established in 1885 and was the third textile mill to be 
constructed in Peebles in the late 19th Century, Tweedside and Damdale Mills 
having since been replaced by new development. The main mills were single storey 
in the centre of the site but extending north into the area now occupied by Ballantyne 
Place housing. The Engine, Boiler and Gate Houses existed and additional 
extensions to the mill complex occurred in the 20th Century, including the 
Administration Building fronting March Street. 
 
The site contains no listed buildings, although several Category B and C Listed 
Buildings exist nearby in March Street and Rosetta Road. The entire site is, however, 
contained within Peebles Conservation Area and development, including demolition 
of buildings, requires to be assessed principally against LDP Policy EP9 and NPF4 
Policy 7. There is also a requirement for assessment against Historic Environment 
Scotland advice on demolition of buildings within a Conservation Area.  
 
The development seeks consent to demolish all existing buildings within the site 
apart from the Engine House, Boiler House and Gate Lodge. A Conservation Area 
Consent (CAC) Report has accompanied the proposal which considers the merits of 
all existing buildings, their suitability for conversion and assessment their retention 
would have on the viability of the development and impact their demolition would 
have on the Conservation Area.  
 
As part of the 2017 application, consent was sought to demolish all buildings which 
are proposed for demolition under this current application. The reason the previous 
application was refused was not as a result of concerns expressed about the loss of 
particular buildings. Instead, it was in the context that the redevelopment proposals 
presented under 17/00063/PPP in particular the loss of the allotments was not 
deemed appropriate. 
 
The broad principle of demolishing buildings within the site was established under the 
2017 application, despite it being refused and through allocating this site as a 
redevelopment opportunity. Similar to the 2017 proposals concerns of residents, HES 
and Peebles Civic Society have been expressed about the loss of specific buildings 
within the site, principally the Administration Building which addresses March Street 
and also facades of the existing mill sheds above the pond which face towards 
Dovecot Road. Unlike the 2017 proposals, this CON application is supported by 
detailed redevelopment proposals. There would have been some merit in retaining 
the Administration Building and particularly some characterful facades of the mill 
shed however the CAC Report assesses neither of these buildings are suitable for 
retention with the level of intervention required affecting the viability of the overall 
scheme.  
 



This application does include the retention and sensitive physical alteration of the 
Engine House, Boiler House and Gate Lodge to secure the future re-use of these 
important buildings within the site. The Administration Building occupies an important 
public location at the mills entrance. This gives this structure historic interest however 
the H&DO does concede its architectural interest is limited. Revised proposals are 
seeking to retain the existing Gate ensemble which can provide retention of the 
streetscape presence of the mill. Further mitigation is possible through the reuse of 
salvaged materials within the redevelopment.  
 
Accounting for previous determinations and currently policy provisions, it is 
considered that the demolition of the identified buildings is required to achieve an 
acceptable and viable redevelopment of this former mill site. The proposals still seek 
to retain three of the more interesting and architecturally significant buildings. Subject 
to the conditions suggested by the Heritage Officer, it is considered that the 
proposals comply with relevant Historic Environment and Local Development Plan 
Policies. 
 
Policy EP8 of the LDP relates to archaeology and the development has been subject 
to a desk-based assessment in addition to the heritage and design/access 
statements. The Council Archaeologist supports the Heritage Officer view that full 
building recording is carried out by condition. It has also been suggested that there is 
potential for buried archaeology within the allotments with trenching suggested to be 
limited to the area of the substation. The substation is approved under consent 
23/01344/SPN so these works do not form part of this application therefore it would 
be inappropriate to pursue any belowground archaeological investigations as a result 
of this development.  
 
Residential Amenity 
 
Local Development Plan Policies PMD2 and HD3 contain safeguards regarding 
residential amenity, both in terms of general use compatibility but also direct impacts 
such as privacy and light. This is explored further in the Council’s “Privacy and 
Sunlight” SPG. NPF4 contains limited guidance on residential amenity, concentrating 
within Policy 16 “Quality Homes” on the impacts of householder developments on 
their neighbours.  
 
The impact of the development both on existing residential properties which 
neighbour the development and also the inter relationship of proposed properties 
within the site has been considered. 
 
Existing residential properties directly bound the site to the north on Ballantyne Place 
and the south on March Street. Existing walls separate the site from the residential 
properties on Ballantyne Place and to the rear of Plots 5-8 within the development 
towards the rear of houses on March Street. These boundary enclosures are to be 
retained and will help guard against the development posing any adverse impacts on 
existing properties outwith the site. Similarly, the siting and positioning of the Plots 1 
– 4 and the Gate Lodge do not affect the access to light, sunlight or pose any privacy 
issues. 
 
Within the development itself the layout of the development along with the scale of 
the buildings and positioning of openings do not cause any amenity concerns. 
 
It is concluded that the development provides levels of residential amenity in 
compliance with Policies PMD2, HD3 and the relevant Supplementary Planning 
Guidance. 



Ecology 
 
The development is not located within any designated ecological sites. 
 
The application has been supported by the submission of an Ecology Report which 
includes detailed species surveys. Some of the buildings intended for demolition 
have suitability for bats and activity surveys have revealed presence. The 
recommendation is that no demolitions occur until Species Protection Plans are 
produced for bats and either a Licence is obtained or evidence that no Licence is 
required from NatureScot. Similarly, a Protection Plan should be submitted relating to 
breeding birds. Opportunities exist for the creation of new habitats across the site to 
contribute to the enhancement of biodiversity.  
 
Conditions can be imposed on both consents covering these aspects and, subject to 
these, the proposal can be in compliance with relevant Local Development Plan 
Policies EP2 (Protected Species) and EP3 (Local Biodiversity) and Policy 3 
(Biodiversity) of NPF4. 
 
Flooding 
 
LDP Policy IS8 and Policy 22 of NPF4 seek to avoid sites being developed which are 
at risk of flooding. Both SEPA and the Councils Flooding Engineers identified that the 
eastern part of the site which sits at a lower ground level is at risk of flooding from a 1 
in 200-year event. This was known when the site was allocated where it was 
identified that the detailed development of the site would require to give consideration 
to surface water flooding and where relevant provide mitigation.  
 
Since the site was allocated, SEPA guidance has increased percentages required for 
climate change allowances within flooding risk assessments following the adoption of 
NPF4. The climate change allowance within the River Tweed catchment area has 
been increased from 33% to 59% and in doing so places larger parts of this site at 
potential risk of flooding, as confirmed by the Flood Risk Assessment. The applicants 
originally explored removing the units closest to Dovecot Road from the development 
to establish if this would be sufficient to address flooding issues. Prior to receipt of 
consultation responses from both SEPA and the Councils Flooding Engineers the 
applicants decided to remove all units from the eastern part of the site to allow this 
application to progress. The higher western part of this site is fully outwith the area of 
flood risk with both flooding consultees confirming that previous objections have been 
removed.  
 
The overall redevelopment of the entire March Street Mill site and its wider 
integration with the surrounding urban environment would be improved if it is possible 
to redevelop the lower eastern part of the site. It is understood that it remains the 
applicants’ intention to re-develop the eastern part of the site, however further 
investigation is required to ensure compliance with Policy 22 criteria a) iv. of NPF4. 
The proposal layout would not restrict the future redevelopment of the eastern part of 
this site in the event that flood risk issues can be overcome, the merits of such a 
proposal could only be assessed at this point following submission of another 
application.  
 
The removal of residential buildings from the lower eastern part of the site ensures 
the development is free from flood risk and fully complies with Polices IS8 and 22. 
 
 
 



Developer Contributions 
 
Local Development Plan Policy IS2 requires all housing developments to contribute 
to infrastructure and service provision where such contributions are considered 
necessary and justified, advised by the Development Contributions SPG. NPF4 
Policy 18 “Infrastructure First” also states:  
 
“The impacts of development proposals on infrastructure should be mitigated. 
Development proposals will only be supported where it can be demonstrated that 
provision is made to address the impacts on infrastructure.”  
 
In relation to this development, it is identified that mitigation in the form of developer 
contributions is required for the residential aspect of the redevelopment of March 
Street Mills in the form of financial developer contributions for education, the Peebles 
Bridge Study and Traffic Management improvements and play space. Each of these 
developer contributions are considered necessary, reasonable and related to the 
infrastructure impacts anticipated. These financial developer contributions would be 
met through a Section 75 Legal Agreement.  It should be noted that education and 
traffic management contributions are only necessary for open market housing and as 
the Gate House is already classed as a residential property it would not be 
appropriate to seek contributions for the proposed alteration of this unit. In this case 
all contributions would be based in the new build element of the development. 
 
Members will note that the SPG on Developer Contributions requires that all 
residential developments in excess of 17 units are required to provide on-site 
affordable housing at a ratio of 25% of the overall development. The original 71-unit 
layout had a 3 unit shortfall of on-site affordable units. The revised proposals provide 
12 affordable units within the flatted block. This volume of affordable units meets the 
number of onsite affordable units required for the revised proposals for 49 new 
dwellings proposed as part of this redevelopment.  
 
The affordable housing units are all located within a single block to the northwestern 
corner of the development. Generally, a spread of units through a development is 
preferrable, however this is not viable for this development and could pose future 
management issues should the accommodation be managed by a Registered Social 
Landlord (RSL). The accommodation is positioned so that it well connected with the 
proposed development and also knits in with exiting housing within the surrounding 
urban environment. Despite the affordable units being provided within the only flatted 
block within the development the design of the building is in keeping with architecture 
of other housing within the development and the sites mill heritage. It would be 
preferrable if the units are not the final part of the development to be completed on 
the site and agreement of the timing of the construction of this block to ensure it is 
provided in a suitable stage of the development can be controlled by a phasing 
condition.  
 
At this stage, no confirmation has been provided regarding the tenure of the 
affordable units, i.e., whether this will be managed by a RSL, mid-market rent etc., 
nevertheless the tenure of the units can be controlled by a suitably worded planning 
condition to ensure that the accommodation is provided in a manner which meets the 
Councils definitions of affordable housing as specified within the SPG on this topic.  
 
It is acknowledged that some representations, refer to the current health care 
provision and other services in Peebles. There are concerns that such a large 
development could overrun the current provision. Such concerns frequently arise in 
many towns across the Borders when faced with housing development and 



population growth. This issue is regularly reviewed during the Development Planning 
process and, relevant service providers such as the NHS are routinely consulted 
when land is allocated, and growth planned.  This allows service providers to plan 
appropriately for the anticipated level of growth expected within any housing market 
area. 
 
Subject to the final agreement of relevant financial developer contributions by legal 
agreement and control of the occupation of the identified affordable units by planning 
condition, it is considered that the development will comply with the relevant 
Development Plan Policies, including IS2, 16 and 18. 
 
Other Issues 
 
Other matters relating to land contamination and final agreement of surface water 
drainage, water supply and foul water treatments can be handed by planning 
conditions. The merits of the proposed development have been considered against 
all relevant provisions of the development plan and there are no other areas of 
potential conflict.  
 
CONCLUSION 
 
The application site is heavily constrained by its former use, location within the 
floodplain, relationship with neighbouring uses (including the allotments) and its 
location within the towns Conservation Area.  The proposals are considered to 
secure the regeneration of an important brownfield site to provide housing to meet 
local needs and also retain employment use at the site. The development does 
impact on the existing allotments however it is felt that the proposal retains sufficient 
space for the allotment use at their current location in accordance with Greenspace 
Policy. Additional benefits will also be provided by seeking to transfer the allotment 
land to the Peebles Civic Trust allowing the community to have stewardship of the 
function of the Key Greenspace. The form of architecture does relate to the sites mill 
heritage. The proposal does however present some design challenges within the site 
but importantly the frontage of the development which addresses March Street has 
been improved to a point where the development will not adversely affect the 
character and appearance of the Peebles conservation area and an on-balance 
recommendation can be made. 
 
Overall, it is considered that the benefits that the development would provide which 
include the redevelopment of brownfield land within the settlement boundary with 
housing that will assist with meeting housing demands and securing the continued 
commercial and allotment uses at the site outweighs the limitations of parts of the 
internal layout. On balance, the proposed development is considered to be 
acceptable when considered against the Development Plan and other material 
factors, subject to compliance with the proposed schedule of conditions and legal 
agreements.  
 
RECOMMENDATIONS BY CHIEF PLANNING AND HOUSING OFFICER: 
 
23/00884/FUL – I recommend the application is approved subject to a legal 
agreement addressing the transfer of the March Street Allotment to the Peebles Civic 
Trust, affordable housing provision and development contributions towards 
education, traffic management improvements with Peebles and play space and the 
following conditions: 
 



1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 
Reason: To comply with Section 58 of the Town and Country Planning 
(Scotland)  Act 1997, as amended by the Planning etc. (Scotland) Act 2006. 

 
2. The development hereby permitted shall not be carried out otherwise than in 

complete accordance with the plans and specifications approved by the Local 
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 of all development works which has first been 
submitted to and approved in writing by the Local Planning Authority. The 
scheme of phasing shall agree the phasing of demolition, all development works 
and works to remove existing constraints from the March Street Allotments.  
Reason: To ensure that the development proceeds in an orderly manner and 
secures a mixed-use development in accordance with the Local Development 
Plan and Supplementary Guidance. 

 
4. All residential units identified as ‘Amenity’ housing on the Accommodation 

Schedule dated 5th December 2023 shall meet the definition of “affordable 
housing” as set out in the adopted Local Development Plan 2016 and 
Supplementary Planning Guidance “Affordable Housing” 2015 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 prior to development 
commencing.  
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. 

 
5. No development shall commence until precise details (including samples where 

required by the Planning Authority) of all external materials and colours for all 
buildings within the development, and the plot layout distribution for those 
colours, has first been submitted to and approved in writing by the Planning 
Authority. The development shall be carried out in accordance with the approved 
samples.  
Reason: To ensure external materials are visually appropriate to the 
development and sympathetic to the surrounding area. 

 
6. No development shall commence until precise details (including samples where 

required by the Planning Authority) of all surfacing materials for the proposed 
roads, footpaths and parking spaces to be submitted to, and approved in writing 
by, the Planning Authority before the development commences. The 
development is 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. 

 
7. No development shall commence until revised drawings have been submitted to 

and agreed in writing with the Planning Authority to address the following 
elevational revisions on the following buildings: 
• Plot 37 requires agreement of a revised south elevation. 



• Plot 27 requires agreement of second wall material finish.  
• Plot 27 and 33 require agreement of additional openings on their south west 

elevation. 
• Plot 7, 16 and 17 requires agreement of aa larger 1st floor window on its 

southwest elevation. 
Reason: Further refinements to the detailed design of these plots are require in 
the interest of placemaking and visual amenity. 

 
8. No development shall commence until a scheme of details showing the 

introduction of footways at the following locations; 
i. To the rear of Plot 4 to the parking courts behind Plots 1 – 4 and 
ii. The section of round to the south of the square at Plots 6 and 7. 
The details shall be agreed in writing with the Planning Authority and completed 
in accordance with the phasing proposals. 
Reason: To ensure that the proposed development is laid out in a manner which 
offers adequate provision for pedestrians. 

 
9. Prior to the use of the engine house becoming operational, the vehicular link 

from Ballantyne Place and the parking bays associated with the engine house 
must be fully implemented, unless otherwise agreed in writing by the Planning 
Authority.  
Reason: To ensure that the engine house is suitably served by vehicular access 
and supporting infrastructure. 

 
10. No development shall commence until a scheme of details showing the EV 

charging infrastructure which will be placed within the site has been submitted to 
and agreed by the Planning Authority. The details shall include how the charging 
points will be placed in relation to the parking bays and how it is proposed the 
charging points will be operated and maintained. The EV charging infrastructure 
to be put in place in a timeframe which is first agreed within a phasing plan.  
Reason: To ensure that development is carried out in a manner which ensures 
the occupied units are provided with suitable EV infrastructure. 

 
11. No development shall commence, (notwithstanding the details provided in the 

approved drawings), until a detailed scheme of boundary treatments has first 
been submitted to and approved in writing by the Planning Authority. The 
scheme shall include; 
i. the location of all proposed walls (including gabion baskets), fencing, gates 

and hedges 
ii. the detailed design, height and materials of all walls and fences 
iii. use of any salvaged stone within boundary enclosures 
iv. the precise means of boundary treatments and gates to enclose the March 

Street Allotments. 
All boundary treatments within the application site shall accord with the approved 
scheme and shall be implemented in accordance with an agreed schedule.  
Reason: Further information is required to achieve an acceptable boundary 
treatment scheme for the site. 

 
12. No development shall commence until a scheme of hard and soft landscaping 

works has first been submitted to and approved in writing by the planning 
authority. Details of the scheme shall include: 
i. existing and finished ground levels in relation to a fixed datum preferably      

ordnance 



ii. existing landscaping features and vegetation to be retained and, in the case 
of damage, restored. 

iii. soft and hard landscaping works 
iv. final location of gatepiers and all public art and street furniture  
v. A programme for completion and subsequent maintenance. 
Reason: To ensure the satisfactory form, layout and assimilation of the 
development. 

 
13. No development shall commence until a scheme of details to demonstrate the 

treatment of the eastern part of the application site identified for ‘Future 
Development’ on Drawing No MAST-SSM-DR-AR-00050 Rev P11, following 
demolition the completion of demolition and site removals from this part of the 
site. The scheme shall include provision for a temporary footway from the 
development to Dovecot Road. 
Reason: To ensure this part of the site is treated appropriately so it does not 
detract from the setting of the Conservation Area and provide connectivity to 
Dovecot Road. 

 
14. No development to be commenced until a fully designed and detailed surface 

water drainage scheme with SUDs features, attenuation and outfall, is submitted 
to, and approved in writing by, the Planning Authority. The scheme shall include 
an implementation and maintenance programme. The scheme then to be 
implemented in accordance with the approved details.  
Reason: To ensure the sustainable disposal of surface water in a manner that 
safeguards neighbouring land/property and to ensure future maintenance for the 
scheme. 

 
15. No development shall commence until written evidence is provided on behalf of 

Scottish Water that the development will be serviced by mains foul drainage and 
public mains water supply. 
Reason: To ensure the development can be adequately serviced. 

 
16. Unless otherwise agreed in writing and in advance by the Planning Authority, 

prior to any development commencing on site, a scheme will be submitted by the 
Developer (at their expense) to identify and assess potential contamination on 
site. No construction work shall commence until the scheme has been submitted 
to, and approved, by the Council, and is thereafter implemented in accordance 
with the scheme so approved.  

 
The scheme shall be undertaken by a competent person or persons in 
accordance with the advice of relevant authoritative guidance including PAN 33 
(2000) and BS10175:2011 or, in the event of these being superseded or 
supplemented, the most up-to-date version(s) of any subsequent revision(s) of, 
and/or supplement(s) to, these documents. This scheme should contain details 
of proposals to investigate and remediate potential contamination and must 
include:-  
a)  A desk study and development of a conceptual site model including (where 

necessary) a detailed site investigation strategy. The desk study and the 
scope and method of recommended further investigations shall be agreed 
with the Council prior to addressing parts b, c, d, and, e of this condition. 
and thereafter  

b)  Where required by the desk study, undertaking a detailed investigation of 
the nature and extent of contamination on site, and assessment of risk such 
contamination presents.  



c)  Remedial Strategy (if required) to treat/remove contamination to ensure that 
the site is fit for its proposed use (this shall include a method statement, 
programme of works, and proposed validation plan).  

d)  Submission of a Validation Report (should remedial action be required) by 
the developer which will validate and verify the completion of works to a 
satisfaction of the Council.  

e) Submission, if necessary, of monitoring statements at periods to be agreed 
with the Council for such time period as is considered appropriate by the 
Council.  

 
Written confirmation from the Council, that the scheme has been implemented 
completed and (if appropriate), monitoring measures are satisfactorily in place, 
shall be required by the Developer before any development hereby approved 
commences. Where remedial measures are required as part of the development 
construction detail, commencement must be agreed in writing with the Council.  
Reason: To ensure that the potential risks to human health, the water 
environment, property, and, ecological systems arising from any identified land 
contamination have been adequately addressed. 

 
17. No development shall take place on the site until either of the following has been 

provided to the Planning Authority: 
• a European Protected Species (EPS-bats) or 
• a copy of a statement from SNH stating that such a licence is not necessary 

for the specified development. 
Reason: To safeguard European Protected Species on the site. 

 
18. Prior to the commencement of development, the developer shall submit in writing 

to the Planning Authority a detailed Species Protection Plan for bats. Thereafter, 
no development shall take place except in strict accordance with the protection 
plan so approved.  
Reason: To safeguard European Protected Species on the site. 

 
19. Prior to commencement of development, a Species Protection Plan for breeding 

birds shall be submitted to and approved by the Planning Authority. Any 
development shall, thereafter, be carried out in accordance with the approved 
SPP. The SPP shall include provision for a pre-development supplementary 
survey and a mitigation plan, where any works are proposed within the bird 
breeding season (March to August). No development shall commence during the 
bird breeding season unless the development is implemented wholly in 
accordance with the approved SPP.   
Reason: To safeguard breeding bird interests on the site. 

 
20. Prior to the commencement of development, the developer shall submit for 

approval by the Planning Authority, details of the proposed Biodiversity 
Enhancement scheme for the site which shall include measures for soil 
management, breeding birds, bats, badgers and reptiles. Thereafter, no 
development shall take place except in strict accordance with the approved 
scheme.  
Reason: To protect the ecological interest in accordance with Local 
Development Plan policies EP2 and NPF4 policies 3 and 4. 

 
21. The Engine House and Boiler House shall be used for Class 4, 5 and 6 uses as 

stipulated within the Town and Country Planning (Use Classes) (Scotland) Order 
1997, or in any provision equivalent to that Class in any statutory instrument 
revoking and re-enacting that order.  



Reason: To ensure these buildings are uses for appropriate employment uses in 
accordance with Policy ED1 of the Local Development Plan and the required 
uses of these structures within the sites allocation. 

 
23/00883/CON - I recommend the application is approved subject to the following 
conditions: 
 
1. The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 
Reason: To comply with the provisions of Section 16 of the Town and Country 
Planning (Listed Buildings and Conservation Areas)(Scotland) Act 1997, as 
amended by the Planning etc. (Scotland) Act 2006. 

 
2. The buildings and walls to be demolished are only those as shown on the 

approved plans, no other buildings shall be demolished without the prior 
approval of the Planning Authority. 
Reason: To ensure satisfactory preservation of historic buildings and walls within 
the site and to safeguard the character of the Conservation Area. 

 
3. No demolitions to take place until a scheme for the salvaging and retention of 

stone from the demolitions has been agreed with the Planning Authority, the 
demolitions and retention of salvaged stone within the site then to proceed in 
accordance with the agreed scheme. 
Reason: To ensure that replacement development incorporates salvaged stone 
from the development and to safeguard the character of the Conservation Area. 

 
4. No development shall take place until the applicant has secured the 

implementation of a programme of archaeological work (which may include 
excavation) in accordance with a Written Scheme of Investigation outlining a 
Historic Building Survey which has been formulated by, or on behalf of, the 
applicant and submitted to and approved in writing by the Planning Authority. 
Access should be afforded to allow archaeological investigation, at all 
reasonable times, by a person or persons nominated by the developer and 
agreed to by the Planning Authority. Results will be submitted to the Planning 
Authority for review in the form of a Historic Building Survey Report.  
Reason: To preserve by record a building of historical interest. 

 
5. No development shall take place on the site until either of the following has been 

provided to the Planning Authority: 
• a European Protected Species (EPS-bats) or 
• a copy of a statement from SNH stating that such a licence is not necessary 

for the specified development. 
Reason: To safeguard European Protected Species on the site. 

 
6. Prior to the commencement of development, the developer shall submit in writing 

to the Planning Authority a detailed Species Protection Plan for bats. Thereafter, 
no development shall take place except in strict accordance with the protection 
plan so approved.  
Reason: To safeguard European Protected Species on the site. 

 
7. Prior to commencement of development, a Species Protection Plan for breeding 

birds shall be submitted to and approved by the Planning Authority. Any 
development shall, thereafter, be carried out in accordance with the approved 
SPP. The SPP shall include provision for a pre-development supplementary 
survey and a mitigation plan, where any works are proposed within the bird 



breeding season (March to August). No development shall commence during the 
bird breeding season unless the development is implemented wholly in 
accordance with the approved SPP.   
Reason: To safeguard breeding bird interests on the site. 

 
8. Prior to the commencement of development, the developer shall submit for 

approval by the Planning Authority, details of the proposed Biodiversity 
Enhancement scheme for the site which shall include measures for soil 
management, breeding birds, bats, badgers and reptiles. Thereafter, no 
development shall take place except in strict accordance with the approved 
scheme.  
Reason: To protect the ecological interest in accordance with Local 
Development Plan policies EP2 and NPF4 policies 3 and 4. 

 
 
Approved by 
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Ian Aikman 
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