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1. Introduction 
 
1.1 This planning brief sets out the main opportunities and constraints relating to 

the redevelopment site at Borders College, Melrose Road, Galashiels. It 
provides a framework for the future development of the site within the period 
of the recently adopted Local Plan, over the next five years. 

 
1.2 The brief identifies where detailed attention to specific issues is required and 

where development contributions will be sought. The brief should be read 
alongside relevant, national, strategic and local planning guidance, a selection 
of which is provided within this document.  

 
2.  Site Context 
 
2.1 Galashiels is located within the Central Borders, approximately 36 miles south 

of Edinburgh and connected via the A7. The town lies at the bottom of the 
steep sided valley, through which the Gala Water runs. Although the town 
presently has no railway service, the “Waverley Line” between Edinburgh and 
Tweedbank received royal assent to re-open in July 2006, with construction 
beginning in 2010 and with the rail line scheduled to open in 2013. 

 
2.2  The Borders College Melrose Road Campus is 1.93 Ha (4.77 acres) and lies 

immediately east of Galashiels Town Centre (see Image 1). The site is 
located on the south side of Melrose Road (B6374) on an area of generally 
level ground. Residential properties rise in levelled tiers up the steep slope to 
the north (see Image 2). From within buildings on the site, views down into 
the town and across the valley are obtained. Figure 1 demonstrates the 
location of this site in Galashiels. 

 

  
Image 1: Entrance to Borders College Image 2: Example of surrounding houses 

 
2.3  There are a range of different buildings on the site. On the western campus, 

the dominant property in terms of scale is the stone built former Galashiels 
Academy building, which has been subject to extension and alteration at its 
eastern extent. Behind this property there is a single storey brick built 
‘Vocational Training’ building. To the west of the Queens Sports Centre is the 
‘Electronics Building’ which is single storey with a brick façade. There are car 
parking areas at the front and a walled herb garden to the west of these 
buildings. In the eastern extent of the campus, the Category ‘C(S)’ Listed 
Building of Special Architectural and/or Historic Importance, Thorniedean 
House, is situated. To the south of this structure, on a lower level and utilising 
the levels to provide accommodation are the ‘Technical Workshops’. Figure 2 
shows the existing buildings on the site. 
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2.4  It should also be noted that the Queens Sports Centre within the western area 
of campus is owned by the Scottish Borders Council. This landholding does 
not form part of the developable area and will remain in situ. This section of 
the site could be incorporated into the developable area if an alternative 
location were found for the Queens Sports Centre in Galashiels. 

 
2.5 There are currently three access points into the campus: the car park 

entrance and exit on the western section of the site and Langhaugh Lane on 
the eastern side adjacent to Thorniedean House, a private road that bisects 
the eastern and western halves of the campus. The nearest bus stop is 
located at the entrance to the site and has a good town service and is a 
stopping point for many of the country services to other Border towns. 

 
2.6  There is a boundary wall and gates to the front of Thorniedean House that is 

also listed. The boundary to the south is tree lined, before the land, which is 
currently landscaped, falls down to the Langhaugh Industrial Estate and two 
supermarkets. A pedestrian access links this site with the Estate. Mature 
trees and shrubs make up the existing open space within the site.  

 
2.7 Figure 2 provides an aerial image of the existing buildings on this site. 
 
3.  History of Site 
 
3.1 The site has always been used for educational purposes, having been built 

originally for Galashiels Academy in the inter war years. Thereafter the site 
was used by Galashiels Technical College.

 
3.2 Borders College was formed in 1984 by the amalgamation of Galashiels 

Technical College, Henderson Technical College (Hawick), Duns Agricultural 
Centre and the Agricultural Centre, Newtown St. Boswells and the site has 
been used by Borders College from 1984 to date. 

 
3.3 Thorniedean House was built in approximately 1868 as a residential villa for 

William Sime of Sime & Sanderson, the original owners of Botany Mill in 
Galashiels. During the Second World War the house was used by a girl’s 
school that was evacuated from Edinburgh. Thorniedean House became part 
of Galashiels Academy thereafter in 1949 and has been used for educational 
purposes to date. Thorniedean House was used by the Council’s Assessors 
from 1975 to 1984. 
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Fig 2  - Existing Buildings
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4. Policy Context 
 
4.1 National

The Scottish Government has a number of policy and guidance documents 
that could be useful to this development: 
 

 SPP 3: Planning for Housing 
 SPP 6: Renewable Energy 
 SPP 17: Planning for Transport 
 PAN 61: Planning & SUDS 
 Designing Places: A Policy Statement for Scotland 
 PAN 65: Planning & Open Space 
 PAN 67: Quality Housing 
 PAN 76: New Residential Streets 
 PAN 77: Designing Safer Places  
 PAN 78: Inclusive Design 

 
4.2 Structure Plan 

The Scottish Borders Council Structure Plan was approved in 2002. 
Galashiels lies within the ‘Primary Hub’ that is to be promoted as part of the 
strategic development strategy (Principle S3) to accommodate additional 
housing, retail and employment generating development. An alteration to the 
Structure Plan on housing was approved with modifications by the Council in 
May 2008 and submitted to the Scottish Ministers in summer 2008.  

 
4.3 Local Plan  

The Local Plan identifies the Melrose Road Campus in land use terms as a 
Redevelopment Opportunity (zRO22). Under policy H3 a number of uses as 
housing, employment (classes 4, 5 and 6 of the Use Class Order), retailing, 
community facilities or open space, can be considered on a redevelopment 
site. The following policies also closely relate to this development: 

 
 Policy G1 – Quality Standards for New Development Housing  
 Policy G6 – Infill Development  
 Policy H1 – Affordable Housing 
 Policy H3 – Land Use Allocations  
 Policy BE 1 – Listed Buildings 
 Policy NE4 – Trees, Woodlands and Hedgerows 

 
4.4 Supplementary Planning Guidance

The Council has produced supplementary planning guidance (SPG) on a 
number of topics for further policy guidance. For development of this site SPG 
on affordable housing, renewable energy and the draft SPG on play areas 
should be specifically considered.  
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5. Development Vision 
 
5.1  This is an exciting opportunity to provide a new use for the former Galashiels 

Academy, the listed Thorniedean House and the College campus, creating a 
distinct and attractive new residential area within Galashiels. The vision for 
this site is to produce a well designed and sustainable development that can 
take advantage of great views across the town and good linkages into the 
centre. Maintenance of existing and proposed planting and landscaping 
should be addressed as part of any planning application for this site. Any 
development proposal submitted to the Council is required to demonstrate 
that existing trees within and adjoining the site are not affected by new 
development. This includes consideration of overshadowing from existing 
trees. Figure 3 represents the main aims of this vision.  

 
5.2  The key requirements of this development are as follows (see figure 3): 
 

 Site A 
1. Retention of Thorniedean House and listed features of the property  
2. Conversion and subdivision of Thorniedean House 
3. Existing mature woodland and shrubs to be retained and enhanced 
4. Creation of attractive open space surrounding listed building 
5. Retention, enhancement and extension of stone boundaries on 

northern boundary of site facing Melrose Road 
6. Car parking to be located in existing northern edge location for flats 

 
 Sites B & C 

1. Housing (terraced) in site B should be no higher than 2 stories 
2. Housing (terraced) in site C should be no higher than 1 ½ stories and 

fully consider any potential issues with overshadowing from existing 
trees 

3. Housing layout to reflect courtyard 
4. Parking should be kept to the rear of the houses  
5. Retention and enhancement of the private Langhaugh Lane to ensure 

access to existing residential houses 
6. Visitor car parking required for listed building and new housing to be 

landscaped to ensure minimal impact on views from Thorniedean 
House 

 
 Site D 

1. Retention of former Galashiels Academy building for renovation and 
conversion into flats 

2. Any new build proposals for this area must be designed to a high 
standard and with architectural merit to reflect the existing building. 

3. Retention and enhancement of pedestrian linkages into town centre  
4. Parking located to the rear of the property and not visible from 

Melrose Road 
5. Landscape area to front of building to be pedestrian dominated space 

 
 Site E 

1. Replacement of college extensions and buildings with new build flats 
that reflect the height and proportions of the former Galashiels 
Academy  

2. Parking located to the rear of the property and not visible from 
Melrose Road 

3. Car parking for the Queens Sports Centre to be sited at front of the 
development and limited to 15 spaces 
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 Site F & G: 

1. Creation of a new play area on site F 
2. Retention, enhancement and maintenance of existing woodland 

boundary in site G 
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Fig 3  - Redevelopment Plans
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6.  Development Guidance 
   
6.1  Energy Efficiency 

The development will be expected to comply with all relevant national policy 
to reduce carbon emissions from development, to achieve high standards of 
energy conservation and to provide on-site renewable energy production 
where appropriate. These provisions are highlighted in Policy G1 (5) – Quality 
Standards for New Development of the adopted Local Plan and the 
Supplementary Planning Guidance on Renewable Energy. Developers must 
comply with these policies and provide evidence of how they have addressed 
them. On site energy generation should be incorporated into the development 
wherever possible as well as sustainable building construction and design. 

 
6.2  Parking  

Where car parking spaces are allocated to individual properties the 
provisional requirement will be two car parking spaces per dwelling unit 
(discounting garages). There will be a 25% requirement for visitor parking to 
be provided in groups of two spaces or more. For communal car parking the 
provisional requirements, which include visitor parking, is 1.5-1.75 spaces per 
dwelling unit. 

 
6.3  Ecology and Habitat 

A phase one habitat survey of the site will be required to ensure that the 
ecological and fauna implications of the development proposal are taken into 
account from the outset. This must also allow for habitat reinforcement and 
creation through the development proposal and connections to the wider 
green corridors/network. 

 
6.4  Waste Management 

Waste management facilities for recycling and collection should form an 
integral part of the development, in terns of storage provision within the site 
and off site collection. Waste material needed in the construction of the 
development should only be carried in if a waste management licence is in 
effect or SEPA are aware of the activity. 

 
7. Constraints 

 
7.1  Listed Building 
7.1.1 Thorniedean House, located at the eastern end of the site, is included on the 

Statutory List of Buildings of Special Architectural and/or Historic Interest at 
Category C(S), see Image 3. Appendix 1 provides the “list description” 
associated with Thorniedean House. It should be noted that both the interior 
and exterior are listed, and that in particular the boundary walls, railings and 
gatepiers are also specifically included in the listing, see image 4. 

 

 
Image 3: Southern aspect of Thorniedean 

House 
Image 4: Listed gates of Thorniedean 

House 
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7.1.2 Redevelopment proposals for the listed building, including alterations or 

extension, will be assessed taking account of the advice contained in the 
“Memorandum of Guidance on Listed Buildings and Conservation Areas” 
published by Historic Scotland. It should be noted that there is a presumption 
in favour of the retention of the property. It is recommended that pre-
application discussion is undertaken with the Planning Authority in connection 
with the proposals for the redevelopment of this property. The notes included 
as part of the list description comment that Thorniedean House is of particular 
interest for the quality of its interior, and as such high quality proposals will be 
required. 

 
7.2 Access (vehicular & pedestrian) 
7.2.1 The Melrose Road Campus presently has two access points to the western 

extent of the campus that require to be rationalised according to the Technical 
Services, slight modifications are also required to meet the junction visibility 
standards of 3m x 90m (see Image 5). The Council will also wish to ensure 
that access to the Queens Sports Centre remains in place. Any requirement 
to replace or extend the frontage stone walls will need to accommodate 
revised sightlines. 

 
7.2.2 The eastern extent of the campus, including Thorniedean House, and rear of 

the western extent of the campus, is accessed from Langhaugh Lane, a 
private road that bisects the eastern and western halves of the campus, it is in 
poor condition in terms of geometry and state of repair, according to 
Technical Services (see Image 6). The sight lines and visibility splays at the 
junction of Langhaugh Lane and Melrose Road do not meet current 
standards, but have been used by the College and residents for a significant 
period of time. As there is sufficient land within the College’s control to the 
east and west of this junction, visibility improvement work is capable of being 
undertaken, if required. It should be borne in mind that to the east of this 
junction, the boundary walls, gatepiers and railings are all listed, therefore the 
opportunity to improve this visibility splay will have to take account of the built 
environment considerations. Stone walls are required to be rebuilt in a 
position accommodating improved sightlines. Technical Services note that the 
developer will be expected to meet the cost of or contribute towards the cost 
of, identified off-site transport work as a result of the development and/or the 
cumulative effect of the development in a wider scale. In this regard a 
Transport Assessment will be required. 

 

Image 5: Access to Sports Centre  Image 6: Entrance to Langhaugh Lane  
 
7.2.3  Utilising the Central Borders Traffic Study, developers will have to assess the 

impact of the development on the road network and contribute to the cost of 
identified upgrades required on a proportional basis. It is also noted that any 
development proposal should have a Street Layout compliant with the 
concepts of PAN 76. This document will be replaced by the ‘Designing 
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Streets’ manual later this year, its replacement will encourage innovative 
street design with well connected less car dominant layouts, where traffic 
calming is achieved more naturally. 

 
7.2.4 The existing pedestrian access to the south of the site leading to Langhaugh 

Industrial Estate needs to be retained at present. Potential issues with the 
Waverley line route and pedestrian access to the site should be further 
investigated and alternative access may be required to achieve best possible 
access to the town centre.  
 

7.3  Water, Drainage and Sustainable Urban Drainage Systems
  There are no surface watercourses within the site and the nearest 

watercourse, the Gala Water lies 200m to the south. A Drainage Impact 
Assessment will be required at the planning application stage by Scottish 
Borders Council together with an assessment of water capacity. Early work 
on these matters in conjunction with Scottish Water is encouraged as is any 
change to existing infrastructure. Sewerage disposal should be connected to 
the public foul sewer. Developers may be required to fund works that mitigate 
the impact on existing networks. Provision for Sustainable Urban Drainage, 
effectively managing the flow of rain water run off by treating it within the site, 
which accords with current design principles, as detailed in Planning Advice 
Note 67 – Housing Quality will be required.  
 

8. Development Contributions 
 
8.1  Affordable Housing 

This site is located within the Central Borders Housing Market Area in which 
on-site affordable housing provision is sought at a rate of 25% for residential 
developments exceeding 4 units. There are a variety of means by which the 
requirements emanating from policy H1 can be satisfied and potential 
developers would be encouraged to make contact with the Planning Authority 
to establish potential solutions. 

 
8.2 Education 

Currently, in terms of educational infrastructure, developer contributions for 
Galashiels Academy (secondary schooling) are £1,361 for each house and 
£204 for each flat. For Langlee Primary (primary schooling) the amount 
requested from developers is £3,162 per house and £474 for each flat. 
Galashiels Schools’ Review will take place in 2009 and the outcome will 
determine exact level of contribution for both the High School and Primary 
School. It is likely that a combination of significant extension with remodelling 
and new build is required. Exemptions are available for houses/flats that are 
one bedroomed and for affordable housing. Contribution levels are updated 
via the BCIS index in March every year. 
 

8.3  Waverley Line 
Due to the site’s location and the anticipated benefit that will result from the 
reinstatement of the Waverley Line, Development Contributions will be 
necessary to comply with Policy G6. Waverley Line reinstatement 
contributions are currently required at a rate of £1,829 per unit, though are not 
sought from units complying with SBC’s affordable housing definitions. 
This contribution level is reviewed annually on 1st April in line with BCIS 
indices. 
 

8.4 Play Areas
According to the Council’s standards relating to the provision of children’s 
play space, and reflected in the draft SPG for Play Areas, developments 
exceeding 9 family dwellings are required to provide play facilities on site. 
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There are a variety of methods by which this play provision can be satisfied, 
potentially including enhancement of any suitably located existing facilities 
and the options can be discussed accordingly. 

 
 
8.5 Transport

Contributions are required in respect of work identified in a Transport 
Assessment which links into the Central Borders Traffic Study. 
 

9.  Housing Density  
 
9.1 The site has been assessed as developable for an indicative capacity of 68 

housing units. The number of units will depend on final design and size of 
units. The assessment has identified the following breakdown of density: 

 
 Up to 8 houses (terraced)  
 Up to 10 flats in redeveloped listed building 
 Up to 50 flats in redeveloped/rebuilt buildings on main part of site 

 
 

The development must consider height of surrounding buildings, open space 
and car parking requirements. 
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Alternative Format/Language Paragraph 
 

You can get this document on tape, in large print, and various other formats by 
contacting us at the address below.  In addition, contact the address below for 
information on language translations, additional copies, or to arrange for an officer 
to meet with you to explain any areas of the publication that you would like 
clarified. 
 
其他格式／外文譯本 
這份資料冊另備有錄音帶、大字體版本以及多種其他格式。你可以透過以下地 
址與我們聯絡，索取不同版本。此外，你也可以聯絡以下地址索取本資料的中 
文和其他外文譯本或索取更多拷貝。亦可要求我們做出安排，由我們的工作人 
員當面為你解釋你對這份出版物中的不明確之處。 
 
[Alternatywny format/język] 
Aby uzyskać kopię niniejszego dokumentu w formacie audio, dużą czcionką, oraz 
innych formatach prosimy o kontakt na poniższy adres. Uzykać tam można 
również informacje o tłumaczeniach na języki obce, otrzymaniu dodatkowych kopii 
oraz  zaaranżowaniu spotkania z urzędnikiem, który wyjaśni wątpliwości i 
zapytania związane z  treścią niniejszej publikacji. 
 
Parágrafo de formato/língua alternativos 
Pode obter este documento em cassete audio, impressão aumentada e vários 
outros formatos contactando a morada indicada em baixo. Pode ainda contactar a 
morada indicada em baixo para obter informações sobre traduções noutras 
línguas, cópias adicionais ou para solicitar uma reunião com um funcionário para 
lhe explicar quaisquer áreas desta publicação que deseje ver esclarecidas. 
 
Параграф об альтернативном формате/языковой версии 
Чтобы получить данный документ в записи на пленке, в крупношрифтовой 
распечатке и в других различных форматах, вы можете обратиться к нам по 
приведенному ниже адресу. Кроме того, по данному адресу можно 
обращаться за информацией о переводе на различные языки, получении 
дополнительных копий а также с тем, чтобы организовать встречу с 
сотрудником, который сможет редставить объяснения по тем разделам 
публикации, которые вам хотелось бы прояснить.   
 
Business Services Manager, Planning and Economic Development, Scottish 
Borders Council, Council Headquarters, Newtown St Boswells, Melrose, TD6 0SA.  
Telephone: 01835 825060.   
E-mail: ped@scotborders.gov.uk  
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Appendix Two - Contacts within Scottish Borders Council 
SBC Planning and Economic Development: 
John Hayward (Development Manager West), Council Headquarters, Newtown St 
Boswells, Melrose. TD6 0SA 
Tel: 01835 825068 E-mail: JHayward2@scotborders.gov.uk  
 
Martin Wanless (Plans & Research Manager), Council Headquarters, Newtown  
St Boswells, Melrose. TD6 0SA 
Tel: 01835 825063 E-mail: MWanless@scotborders.gov.uk   
 
Andy Tharme (Ecology Officer), Council Headquarters, Newtown St Boswells, 
Melrose. TD6 0SA 
Tel: 01835 826514 E-mail: ATharme@scotborders.gov.uk 
 
Jon Bowie (Developer Negotiator) Council Headquarters, Newtown St Boswells, 
Melrose. TD6 0SA 
Tel: 01835 825060 E-mail: JBowie@scotborders.gov.uk  
 
Carlos Clarke (Principal Planning Officer), Galashiels Area Office, Paton Street, 
Galashiels TD1 3AS 
Tel: 01896 662747 E-mail:CGClarke@scotborders.gov.uk  
 
Andy Millar (Countryside & Heritage Manager), Council Headquarters, Newtown  
St Boswells, Melrose. TD6 0SA 
Tel: 01835 825062 E-mail: AMillar@scotborders.gov.uk  
 
Waverley Line team: 
Steven Renwick (Project Manager – Waverley), Council Headquarters, Lancaster 
House, Newtown St Boswells, Melrose. TD6 0SA 
Tel: 01835 826687 Ext: 6687 E-mail: SRenwick@scotborders.gov.uk  
 
SBC Technical Services: 
Ron Elliot (Transport section - Road User Manager), Council Headquarters, 
Newtown St Boswells, Melrose. TD6 0SA  
Tel: 01835 825079 E-mail: RElliot@scotborders.gov.uk  
 
SBC Technical Services (Environmental Services) 
Graham Prentice (Refuse Collection Manager) Council Headquarters - Scott House 
(A), Sprouston Road, Newtown St Boswells, Melrose. TD6 0QD 
Tel:  01835 825111 Ext: 5612 Email: GPrentice@scotborders.gov.uk  
 
Julie Rankine (Waste Strategy Manager), Council Headquarters - Scott House (A),  
Sprouston Road, Newtown St Boswells, Melrose. TD6 0QD 
Tel: 01835 825111 Ext 6629 Email: JCRankine@scotborders.gov.uk  
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