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1. Introduction

1.1 This Development Framework is designed to guide future redevelopment of the area between Harbour Road,
Church Street and Manse Road (the harbourside). The site is contained within the development boundary of
Eyemouth.

1.2 The current industrial uses in the harbourside for the fish processing industry are vitally important to the economy
of Eyemouth but they are limited by the lack of space in the area which hampers their ability to operate efficiently
and to expand. The businesses are now less reliant on the harbour catch and it is therefore thought they could
operate more efficiently elsewhere in Eyemouth.

1.3 As a result there is opportunity to explore the possibility of redeveloping the space that they leave behind. It is
thought an overall aim would be to create a place which can help achieve sustainable economic growth in
Eyemouth, be welcoming and pleasant for visitors and residents alike, and restore the sense of identity that the
harbourside area of Eyemouth used to have.

1.4 The Development Framework therefore seeks to explore the options for redevelopment of the site by analysing the
context and constraints of the harbourside area, the urban design principles and usages that could help form a
coherent proposal to achieve the overall aim.

1.5 It is important to note that there are a number of other factors such as funding applications, land ownership and
assembly, and economic factors, which will be integral to the success of any regeneration proposal. The nature of
these factors is that they can take a long time to achieve and as a result this Development Framework is a long
term vision.

1.6 However, it is hoped that a combined action can be established behind a common goal of regeneration of the
harbourside area and that buy-in will bring benefits to all concerned but most critically to the residents of
Eyemouth. The Development Framework is therefore one step towards this common goal.

1.7 The Development Framework is to be Supplementary Guidance as a part of the Local Development Plan (LDP), once
the LDP has been adopted. Until this time it will be used as Supplementary Planning Guidance in the determination
of planning applications as a part of the existing Local Plan.



2. Structure of the Development Framework

2.1 The structure of the Development Framework is as follows:
o A short analysis of the features of Eyemouth and the harbourside area

. A summary of the relevant policy direction from strategic national and south-east Scotland
documents, as well as the Consolidated Local Plan and Proposed Local Development Plan

. Consideration of the harbourside, in terms of the built/physical environment and the current
operations

. Urban design principles that can be applied to the site

o Consideration of potential usages

o An example of a redevelopment scenario that could result
. Summary of existing consultation carried out

. Conclusions and Next Steps



3. Site Context and Description

Eyemouth

3.1 Eyemouth is a town of 3479 people (2001 Census) located in the eastern Borders. The town is intrinsically linked
to the coast, which provides a scenic backdrop and is designated as a Special Landscape Area. Eyemouth is also
located adjacent to the Al and as a result the town has excellent transport links which help economic output,
through being able to efficiently transport goods. However, this also allows significant leakage of consumer
spend to Berwick and Edinburgh.

3.2 The central core of the town is designated as an outstanding Conservation Area and the harbour and coastal
setting are essential to this, as they have dictated how the settlement has grown; however there are other
elements such as traditional architecture which also contribute to Eyemouth’s character.

3.3 The wider context of Eyemouth town centre and the Gunsgreenhill area are also important considerations in
considering regeneration of the harbourside area. Figure 1 shows the wider context: to the north east is
Gunsgreen House, a distinguished A-listed building which is a excellent example of the success investment in
Eyemouth can bring; to the immediate south are two car parks, one is associated directly with Gunsgreen
House but the other has potential to be better utilised to assist with movement in Eyemouth; directly to the
west, there is a jetty which links Gunsgreenbhill to the harbourside (and the rest of the town centre), again this
has potential to be better used.

3.4 To the north of the harbourside area (past the current EISCA building) the frontage on to the water continues
and there are opportunities for redevelopment evident (for example the Whale Hotel). In addition there are
links from the road into the town centre. The main shopping frontage curves round Church Street and Market
Place but there are more dispersed retail units “hidden” away in Chapel Street, Queen Street and St Ella’s Place.
All of these areas are a walk away from the harbourside but they may also be served by the car park currently
on the southern part of the harbourside site. All of this area is located within the town centre boundary of
Eyemouth.

Harbourside Area

3.5 The harbourside is about 1.4ha in area and is also shown on Figure 1. It is bounded by Harbour Road, Church
Street and Manse Road, but critically also extends to the waterfront. The area is not designated within the
Consolidated Local Plan for any particular purpose but it is within the settlement boundary and the town centre
boundary. In the Proposed Local Development Plan, the harbourside area is identified as a key regeneration
opportunity

3.6 Harbour Road is a street that provides variety when it is walked along, with the water, the views to Gunsgreen
House, and the working harbour providing interest. The street is critical to the relationship between the water
and the harbourside.

3.7 The harbourside area also has a considerable history which is shown in its Conservation Area status. To add to
this there are also a number of listed buildings, and these help show the previous character of the area that
existed before the development of the industrial premises, in total there are 6 Listed Buildings on the site (one
A-listed and 5 B-listed) and a further 5 Listed Buildings immediately adjacent (3 B-listed and 2 C-listed).
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4. Policy Context

Scottish Planning Policy

4.1 The Scottish Government produced Scottish Planning Policy (2010) (SPP) and the document sets out the national
planning policy context in a number of areas including, sustainable development, economic development and town
centres.

4.2 The SPP supports sustainable development and states that decisions on location of new development should
promote regeneration and the re-use of previously developed land. On economic development it is stated that
the planning system should support economic development by promoting development in sustainable locations
particularly in terms of accessibility; promoting regeneration and the full and appropriate use of land, buildings and
infrastructure; and supporting development which will provide new employment opportunities and enhance local
competitiveness.

4.3 On town centres the SPP asserts that a diverse mix of uses and attributes, including a high level of accessibility,
should be provided. The contribution of these uses to the qualities of the character and identity which create a
sense of place and further the well-being of communities should be taken into account. In addition SPP mentions
that planning authorities should be responsive to the needs of town centre uses, identifying suitable and viable sites
in terms of size, location and availability and that there should be assessment of how centres can accommodate
development and relevant opportunities.

SESplan

4.4 SESplan is the Strategic Development Plan for south-east Scotland, including the Borders, and it provides the
strategic direction for regional land use policy for the period to 2032. The SESplan identifies a number of Strategic
Development Areas (SDA), one of which is the Eastern Borders SDA, which includes Eyemouth. SESplan states that
Eyemouth is the focus of the SDA in terms of jobs and service provision as there is spare infrastructure capacity. In
addition, regeneration opportunities are also mentioned, as well as the fact that there are challenges to diversify
the economy of the town.

4.5 SESplan also identifies a requirement for local authorities to support and promote town centres and to provide
measures to protect town centres including setting out criteria to be addressed when assessing development
proposals. Eyemouth is not specifically identified as a regional or strategic town centre but it can be classed as one
of the town centres to be identified by Local Development Plans.



4. Policy Context

Consolidated Local Plan (2011)

4.6 A number of Local Plan policies are considered relevant, where these are considered to be of primary importance
they are summarised below and listed in full in Appendix 2. In addition, Appendix 2 contains a matrix where other
relevant Local Plan policies and Supplementary Planning Guidance documents are summarised.

G7 Infill Development

4.7 The purpose of the policy is to be generally supportive of infill development within the development boundary, thus
allowing contributions to housing land supply and the re-use of derelict buildings. The nature of infill development
means that it is often unplanned and as a result policy criteria are listed to ensure there is careful assessment of
proposed development.

4.8 The criteria state that proposed infill development should be in line with Local Plan policies on provision of open
space, local biodiversity and traffic generation. In addition, in all cases, there should be no conflict with established
land use; the character and amenity of the surrounding area; and the urban fabric of the surrounding area (scale,
form, materials etc). In addition the level of development proposed should be sustained by the local infrastructure
and should respect amenity of residents.

ED5 Town Centres

4.9 The policy aims to encourage an appropriate mix of town centre uses that maintain and enhance the vitality and
viability of town centres. Outwith the ground floor level of prime retail frontages, a wide range of uses appropriate
to a town centre will be supported. Proposals for shopping development and other appropriate development will
generally be approved providing that the character, vitality, viability and mixed use nature of the town centre will
be preserved. Such development could include food and drink uses (Class 3), offices (Class 2 & 4), leisure etc.

Proposed Local Development Plan (2013)

4.10 The Council has been preparing a new Local Development Plan which will detail the land use policies for the entire
Scottish Borders area for the period 2014-2018. The Proposed LDP has been approved by the Council and there is
an emerging policy context which can be discussed, it is still subject to change due to the processes that have to be
completed before formal adoption of the Proposed LDP. Formal adoption will likely take place in 2015 and the LDP
will therefore influence the policy context of the Development Framework.

4.11 The LDP puts forward a number of key outcomes, one of which is number 4 ‘The Protection and enhancement of
town centres’. In the Borders town centres are still important for shopping, tourism and other related facilities, but
there has been a decline in footfall and this brings problems such as vacant retail units. The Council undertook a
retail capacity study in 2011 and one of the findings was that Eyemouth had additional retail capacity.



4. Policy Context

4.12 The Proposed LDP also promotes opportunities for regeneration, mainly targeted at town centres, under a
new Policy ED5: Regeneration. One of the places identified is the Eyemouth harbourside area. Development
of the new Policy ED5 has resulted in a number of criteria which will guide future regeneration proposals at
the harbourside area, these include:

a. where relevant, it does not conflict with the established land use of the area; and
it does not detract from the character and amenity of the surrounding area; and

c. the individual and cumulative effects of the development can be sustained by the social and economic
infrastructure and it does not lead to over-development or ‘town and village cramming’; and

d. It respects the scale, form, design, materials and density in context of its surroundings; and

e. adequate access and servicing can be achieved, particularly taking account of water and drainage and
schools capacity; and

f. it does not result in any significant loss of daylight, sunlight or privacy to adjoining properties as a result

of overshadowing or overlooking.

5. Constraints at the harbourside area

Physical/Built Environment Constraints

5.1 The harbourside area is located where there are a number of possible constraints and these are shown on Figure
2. For flood risk maps please visit http://www.sepa.org.uk/flooding/flood_maps.aspx or make contact with the
Council’s Flood Risk and Coastal Management Team (contact details are provided at p23 of the document)

Flood Risk

5.2 The new SEPA Indicative Flood Hazard Maps show the Harbourside area to be at risk of flooding from both fluvial
and coastal sources with flooding extending into the yard areas behind the Harbour Road properties in the
Harbourside area. In addition there is evidence of flooding from sewers on Church Street, Meeks Yard and
Harbour Road. An Eyemouth Wave Overtopping and Flood Study has been carried out by the Council in 2012-
2013 which saw the development of more accurate flooding mapping for the area, this showed a greater extent
of flooding in the Harbourside Area from Coastal and Fluval sources but not combined.

5.3 Currently the Council deploys flood barriers at the Harbour slipway to help mitigate both fluvial and coastal
flooding but this is not suitable for larger scale flood events and will need to be addressed in the long term.

5.4 Local Plan policy G4 states that certain uses will generally not be acceptable on land where the flood risk is
greater than 0.5% annual flooding probability or 1 in 200 year flood risk. These include: development comprising
essential civil infrastructure including schools, emergency services and telecommunications.

5.5 It is also stated in policy G4 that developers would require to put forward a competent flood risk assessment and/
or drainage assessment in support of any application; and also a report on the measures that are proposed to
prevent and minimise the flood risk.
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5. Constraints at the harbourside area

Conservation Area

5.6 The harbourside area is integral to the Eyemouth Conservation Area: the designation protects many of the
distinctive townscape characteristics that are only found within a Scottish coastal town such as Eyemouth; the
traditional layout of Harbour Road, with the three and a half storey buildings, is seen as important to this.
However, the harbour itself is essential to the character of the place, as it represents the coastal heritage of the
town.

5.7 Proposed regeneration of the harbourside area brings significant potential to enhance the Conservation Area by
being sympathetic to the areas coastal heritage. One obvious measure would be the restoration of the frontage
of Harbour Road so that it better represents the former relationship with the waterfront. The consideration of
the Listed Buildings will also be important to bring out the coastal heritage, particularly the old east-west urban
grain that was associated with merchant houses on Church Street and their burgage plots extending behind.
Some variety on this theme, taking into account other considerations, could bring a successful proposal for the
area. In addition consideration of the building features that are evident in Eyemouth properties in any proposal
would help to create a distinctive place but also be sympathetic to the heritage of Eyemouth.

Listed Buildings

5.8 There are 6 Listed Buildings on the site, 1 A-Listed Building and 5 B-Listed Buildings. Local Plan policy essentially
protects Listed Buildings from works that would spoil their character, while also supporting development
proposals that protect, maintain and enhance active use and conservation of the buildings.

5.9 It is considered that as part of any redevelopment of the site the character of the harbourside area would
consider the Listed Buildings and their settings as integral to any proposal. This is because the Listed Buildings
reflect the history of the harbourside area and they provide architectural detail which provides variety and
interest in the area. The sum of their contribution to the character is that they enhance the sense of identity
and place that the harbourside area has and this should be exploited in any redevelopment.

Archaeology

5.10 Council records show that there is the possibility of archaeological interest on the site. As a result the Council’s
Archaeologist should be advised of any regeneration proposals at an early stage so that opinion can be given on
any investigation work that may be required.

Contaminated Land

5.11 Contamination is suspected at two locations in the harbourside area. Under Local Plan policy G2 Contaminated
Land, it is stated that the developer will be required to carry out any necessary site assessments to identify
whether there is any actual or possible significant risk to human health or safety, or to the environment. In
addition they will also need to consult with relevant agencies in particular SEPA and SNH, and take remedial
action to ensure the site is made suitable for any new use.

10



5. Constraints at the harbourside area

Current usage constraints

5.12 The current industrial uses at the harbourside provide a significant constraint on the usage of the harbourside
area for other purposes and for their efficient operation. The main issues are that:

¢ heavy goods vehicles currently require to load and unload on Harbour Road. There is a road safety issue as a
result because pedestrians cannot safely walk through the area. In addition the vehicles cause congestion which
compounds the road safety issue, and detracts from the environment in the area;

e there is a lack of floor space and this results in operations spilling out onto Harbour Road. Again this leads to
the issues discussed above, however it also hampers other businesses in the area, which become hemmed in;
and

e the use of the space available at Harbour Road is not efficient. In some instances the current industrial uses are
operating in areas which are no longer fit for the purpose of their operations. In addition to this there is a
significant amount of ‘internal’ space within the yards that is not used, or is used inefficiently. From an urban
design perspective the combination of these factors prevents the area from being ‘successful’, as the area is not
safe or pleasant, which adversely affects the sense of welcome; movement is difficult; and the area is not
adaptable to different types of uses or tenure.

5.13 The harbour is obviously a traditional usage for the area and it will be essential in any regeneration proposal to
ensure usage of the water and continuation of some harbour operations because they are integral to the sense
of place; provide distinctiveness to the area; and encourage social interaction which provides vitality.

5.14 An effective balance in any redevelopment proposal would be the achievement of a more ‘successful’ Harbour
Road, which is easier for pedestrians to move around; is more adaptable in terms of the tenures and usages that
are present; and which creates an active frontage maintaining the identity associated with the harbour functions
and the distinctiveness and vitality this brings.

Interviews with existing businesses

5.15 The Eyemouth Harbourside Study (Appendix 1, p7-11) conducts interviews with the respective business owners
at the harbourside with the aim of assessing their perspective on the operation of their respective businesses.

5.16 It appears that the fish processing companies would benefit from relocation to Gunsgreenhill (an area allocated
for employment land to the south-east) from the harbourside area, as this would allow for greater efficiency and
greater possibility for expansion. In addition benefits may come from locating similar business types, in better
facilities, in the same area.

5.17 There would be significant work to be achieved between the various affected parties to achieve the relocation
necessary for redevelopment of the harbourside area to occur. Including the possibility of businesses applying
for European Union Regional Funding grants. However the interviews do show that there is openness towards
relocation as it would improve business operations.

5.18 The interviews also show that there are successful examples of diverse businesses in the harbourside area,

despite the constraints that have been discussed, and this shows the potential that could be exploited in a
regeneration proposal.
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6. Urban Design Principles

6.1 The aim of a regeneration proposal would be to create a place which can help develop sustainable economic
growth, be welcoming and pleasant for visitors and residents alike, and restore the sense of identity that the
harbourside area of Eyemouth used to have. Figure 3, below, is taken from the Eyemouth Harbourside Study
and shows the area as it is today.

i Figure 3: Aerial shot of the harbourside area (courtesy of Lawson Wood: www.lawsonwood.com) i
1

6.2 The dominance of the industrial units is clear but the older buildings including the listed buildings, can be seen
on Church Street (towards the top of the photo) and at Harbour Road (at the water). There is an east-west
orientation of the buildings which is reflective of the historical development of the area. In addition, the
dominance of the car park to the left of the photo is shown, as is the poor quality of building to the right-hand
bottom corner of the photo. These areas present poor gateways to the site as they are not welcoming and are
not reflective of the identity of the site. Finally the lack of an active frontage on Harbour Road is shown, with
lorries evident, breaking up the movement through the site and not utilising the potential for a safe and
pleasant place.

6.3 The Harbourside Study also utilises a useful drawing which shows the harbourside area stripped of the

industrial units (shown at Figure 4). It is considered this drawing can be used as a basis to consider the urban
design principles that could be employed on site to achieve the aim for regeneration of the site.

12



6. Urban Design Principles
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6.4 The Harbourside Study states that the removal of the industrial units and the car park would amount to
6940m?. The authors also state that the more modern buildings, such as the buildings on Manse Road,
at the corner opposite the EISCA World of Boats, have been retained.

A Policy Statement for Scotland- designing places

6.5 This advice document is produced by the Scottish Government and it states the 6 key themes which are
seen as central to achieving what is described as a ‘successful’ place. These 6 themes are:

= Sense of identity

= Create safe and pleasant places

=  Create easier movement

= Create a sense of welcome

= Opportunities to make a place adaptable

= Opportunities for making good use of resources

13



6. Urban Design Principles

A Policy Statement for Scotland- designing streets

6.6 The designing streets document works around the same 6 key themes that are stated to contribute to a
successful place. However the document provides more detailed advice on undertaking the design process for a
given area, in particular a hierarchy is set out which prioritises which aspects of the design process should be
looked at as the process progresses, this is described further below:

1 Street Structure 2 Street Layout 3 Street Detail

= Pedestrians and cyclists = Achieving appropriate traffic speed = Drainage

= Connections to wider networks = Junction types and arrangements = Utilities

= Connections within a place = Streets for people = Planting

= Block structure = Integrating parking = Materials

= Walkable neighbourhoods = Emergency and service vehicles = Reducing clutter
= Public transport

= Context and character

= Orientation

6.7 Evidently not all of these aspects apply to every site, however for the ones that do apply the document provides
useful guidance as to urban design principles that can be introduced to help create a better street. It is also the
case that some of these topics interrelate, for example discussion on ‘street structure’ issues must also consider
‘street layout’ issues.

6.8 In addition to these documents the Council’s own ‘Placemaking and Design SPG” which focuses on achieving
good design in the Borders has also been used. This document is particularly useful when considering the local
context and the scale of redevelopment that is to be considered here.

6.9 In looking at these documents it has been possible to pull out key urban design principles that should be applied

to the harbourside area, the culmination of this process is that an update to the drawing at Figure 4 is shown
(Figure 5) which shows these principles ‘on the ground’.

14



6. Urban Design Principles

Critical elements of the design of streets at the harbourside area

Context and character

6.10 The most critical element of the harbourside area is the relationship of any buildings at the harbour to the
water. It is this relationship that the area has developed around and which now requires re-thinking to meet
the aim of regeneration of the site. One aspect of the relationship to enhance is the experience residents and
visitors have when they visit the area, this could be achieved by ensuring views out to the water and across
the harbour. An active frontage on Harbour Road facing the waterfront is critical to the regeneration of the
harbourside, therefore consideration must be taken of the relocation of existing features as well as the traffic
movement that occurs on the road, to encourage an active frontage, which has a successful relationship with
the waterfront i.e. through the encouragement of leisure craft.

6.11 In addition buildings that would fill the cleared space would have to consider appearance to the context of the
older buildings existing on site, and elsewhere in the Conservation Area. For example buildings that were
either two storey or two and a half storey, with pitched slate or pantile roofs, and symmetrical fenestration,
with use of rybats would reflect what is already evident in Eyemouth. The orientation of buildings would also
be important, respect of the original grain of the site (east-west) is likely to be successful and it may be that
gable-ended buildings are also considered, where this is the case window features to help provide an active
frontage should be considered. Building materials would also need to be examined carefully, for example
sandstone or dressed stonework. Appropriate new or redeveloped buildings, that follow the traditional urban
grain would help enhance the relationship of the harbourside to the water

Permeability

6.12 A part of the key aim of redevelopment is to make the area more welcoming, safe and adaptable for visitors
and residents alike. Critical to achieving this is prioritising the needs of pedestrians. It is considered that the
town centre of Eyemouth is already largely ‘walkable’ as the area is relatively flat, and there are narrow
streets or wynds which are dominated by pedestrian use, for example at Queen Street and St Ella’s Court.

6.13 In addition it is considered critical to achieve good permeability throughout any cleared site. In doing this the
connections within the harbourside area must be considered but also the connections to the rest of the town,
particularly the rest of the town centre and the Gunsgreenhill area. Part of the distinctiveness of Eyemouth is
the use of pends and wynds for pedestrian access, and there are existing examples within the harbourside
area where pends are used. It is considered that there is potential for minor access through these but also for
more major access through the ‘gateway’ developments at the southern and north-eastern ends of the area.
Another consideration is the use of ‘hidden’ street lines and wynds, both of which are evident elsewhere in
Eyemouth, it may be that routes through the site could employ this measure with a more conventional route
running south-north i.e. from the former car park to Manse Road.

Accessibility

6.14 Although pedestrians should take priority it is realistic, and within the aims of the redevelopment, to look at
car access. It will be necessary for cars to access parking spaces, and for service deliveries and emergency
vehicles to be able to reach the harbourside area.

15



6. Urban Design Principles

6.15 Without adding any other considerations, Harbour Road is around 17m from the building edges to the water,
although in places this distance is slightly more or less. Designing Streets advises that a desirable size for
perpendicular parking spaces is 2.5m wide and 5m long; a two-way carriageway would be around 5m in
width, which would allow two service vehicles to pass each other. As a result it is judged that when these
measurements are considered and buffer distances are also added then the width required could be 11m,
leaving 6 meters for other uses.

6.16 A balance must be struck between the vehicular access needs and urban design principles mentioned under
‘Context and character’, and ‘Permeability’. A shared surface approach to the harbourside area, and Harbour
Road in particular, would help achieve this. The priority of vehicular traffic could be lessened with greater
consideration given to the needs of pedestrians, and on improving the overall environment of the harbourside
area . Key to achieving this would be to reduce vehicle speeds on Harbour Road through measures such as—
reducing the carriageway width in places; a mix of road surfaces or alternative surface to asphalt; a mixture of
perpendicular or parallel parking spaces; use of physical features; and the use of T junctions (to access the
interior of the harbourside area). By introducing these measures there would also be a related improvement
in the urban environment, through greater variety in the streetscape and improvements to the urban fabric,
which have a complimentary function in speed reduction.

6.17 Within the interior of the harbourside area there is potential to have a continuation of the shared surface idea
throughout any layout that is decided. This would be in line with areas of the town centre, to the north of the
harbourside, where varying sight lines and staggering junctions are already evident.

6.18 Under ‘Block Structure’ it is stated that it would be desirable to remove the Council car park. However it would
not be within the aims of the regeneration to leave a parking deficit and so it is hoped that introducing parking
throughout the redeveloped harbourside area would help to meet the residual shortfall. In addition to this
car-parking at Gunsgreenhill, near the jetty, could also be used, perhaps as a alternative to pay and display, or
as a overflow site. Relocation of some businesses and subsequent site clearing will leave space that can be
used for parking, this could be for visitors, for example interspersed along Harbour Road, and/or for residents,
in courtyards or on street within any development in the harbourside interior. It is important to note that the
parking provided would need to be integral to the shared surface approach, due to its use in altering the
streetscape which helps to reduce vehicle speeds.

Block Structure

6.19 The other critical element of the ‘street structure’ is the block structure, essentially what buildings should be
where and why. The aims of redevelopment are to help achieve sustainable economic growth and make the
area more welcoming for visitors and residents. It is therefore considered that at the ‘gateway’ areas of the
southern part of the site, nearest Victoria Road, and the south-eastern corner, nearest the rest of the town
centre, could be developed to incorporate ‘“flagship’ buildings or attractions. It may be that the necessity of
this is that these parts of the urban block differ from the traditional parts of Eyemouth town centre, however
any departure will still need to be consider the Conservation Area.

6.20 For other parts of the block structure, it is considered that a continuation of the frontage at Harbour Road
would be advantageous. One reason for this is that it is more in line with the traditional character of the area.
Another reason is that it will help achieve an active frontage, with the potential for businesses to be located in
new buildings. The combination of an extended frontage and the shared surface approach discussed under
‘Accessibility’ would allow for greater variety in the street scene and would increase footfall and interaction.

16



6. Urban Design Principles

6.21 There is also the issue of the space behind the frontages of Harbour Road, considering the likely development
of greater permeability, it is thought continuation of the building lines associated with the existing 19th
century buildings may be appropriate. One reason for this is that it would be in keeping with the historic
east-west grain of the site, however there are other benefits which include the fact that straight lines are
stated to maximise connections and there is a good degree of overlook of the public space between
buildings. On the other hand more irregular or curved building lines would add variety to the site, this would
also be in line with other parts of the Eyemouth town centre.

Open Space/planting

6.22 Consideration could be made for further open space within the site; Eyemouth has examples of green space
built into the urban fabric, for example at the enclosed garden, on Manse Road, and along the High Street, at
the old Burial Ground and behind the War Memorial. It may be that further provision on the site could be
appropriate, perhaps to open up the east frontage of Chester House. In addition tree planting can help to
provide a more welcoming sense of place but also to reduce traffic speed and frame parking areas as part of
the shared surface scheme.

6.23 The drawing at Figure 5 therefore shows the critical urban design principles at the harbourside area, which are
judged to be:

e consideration of the relationship between the harbourside and the water, as well as the surrounding town
centre and Gunsgreenbhill;

consideration of an active frontage on Harbour Road;

extension of building lines and consideration of new buildings to fill future cleared space;

consideration of ‘flagship’ buildings at gateway points of the site;

increasing permeability through the site, and a shared surface scheme incorporating parking; and

possible introduction of greenspace.
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6. Urban Design Principles

Consideration of uses for the Harbourside Area

6.24 With the retention of certain buildings and the incorporation of new buildings the potential uses must be

considered for the redevelopment of the site. Again the aim for an area that promotes sustainable economic
development, that is welcoming and adaptable for visitors and residents alike, and that restores the former
identity of the Harbourside area, should be central to discussion.

6.25 As the site is within the town centre boundary a number of uses could be allowed such as- retail development

(Class 1), food and drink (Class 3), offices (Class 2 and 4), commercial leisure and entertainment, residential
(particularly flats above ground floor retail level), health care, education and tourism.

6.26 A solution would be to implement an appropriate mixed use scheme that combined complimentary uses to
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help achieve the redevelopment aim. The bullet points below pick out a number of usage principles that could
help guide the development of an appropriate mixed use scheme:

at the ‘gateway’ parts of the site there could be more freedom in terms of the density and scale of

the buildings, they could be designed to attract footfall from people entering Eyemouth but also from

the rest of the town centre. As a result some form of commercial leisure, entertainment or tourism
development would be appropriate. However other uses such as education, health or residential could also
be appropriate, as these buildings also encourage social interaction as people are leaving and entering
regularly;

an active frontage at Harbour Road is seen as important to the success of the regeneration of the site. As a
result it is considered that, alongside the existing businesses like the Chandlery, further ground floor retail
would be appropriate, but that also food and retail and leisure and entertainment would be appropriate.
Essentially the idea behind this would be to increase the footfall to the area, ensure that it was busy
throughout the day, and was an area where social interaction occurred. A key business like a seafood
restaurant could anchor the frontage at Harbour Road;

the Harbourside Study mentions that the increase in leisure vessels would be of particular benefit to the
harbour area and Eyemouth as a whole. Indeed it is now the case that additional pontoons have been
installed. As a result some sort of local-level food retail could be appropriate in this area. It is considered
this could be located on Harbour Road or potentially within the area, so as to draw people in to shop. Car
parking would have to be carefully considered with regards this type of provision;

in the interior of the site, it may be appropriate to designate more ‘local’ uses. Housing would be a main
consideration, there is already Berwickshire Housing Association flats on Church Street and there would be
potential for further affordable housing of some form of tenure through the site. There would be potential
for residential only buildings, particularly near any areas of open space, but also for residential use to be
located above ground floor units. The use of residential in the interior of the site would also provide a high
degree of ‘overlooking” which would increase the security of the site, particularly for parking areas and any
businesses/offices; and

also within the interior, consideration of ground floor uses would be important to a mixed use scheme.
Diverse ground floor units bring a greater interest to the streetscape and would be appropriate for the
town centre nature of the site, Eyemouth High Street is a good example of this. Encouragement of retail
units, food and drink, tourism (including small scale accommodation) could all be encouraged as they
would increase the footfall and bring interest to the streetscape. It is also considered that office provision
may be appropriate, particularly for businesses associated with the harbour. This kind of mix of uses can be
seen elsewhere in Eyemouth town centre, for example at Queen Street and St Ella’s Place.



6. Urban Design Principles

6.27 In conclusion any redevelopment proposal should take advantage of the harbourside and town centre location
and put forward a mixed use scheme that helps meet the aim of sustainable economic development, restores
the identity of the harbourside and provides an attractive, adaptable place for residents and visitors. To achieve
this a range of uses could be appropriate, and those mentioned previously are not exhaustive. It is considered
that to achieve the urban design principles, and create a successful place, certain uses in certain locations, as
described, will help to achieve the overall aim.

7. Existing stakeholder opinion

7.1 The Harbourside Study puts forward a ‘vision’ sketch (Figure 6 p22), which is the architect’s imagined complete
regeneration of the harbourside area based on urban design principles that they explore throughout their study.
Subsequent to this they took the ‘vision’ sketch to a consultation event organised for the local community and
stakeholders to offer their opinion.

7.2 It is considered that these opinions are valuable to this Development Framework because community buy in to
the regeneration aim is critical. The findings from the Harbourside Study’s consultation are summarised in bullet
point form below:

there is significant support for the principle of focussing on the harbourside block and harbour as a means of
attracting visitors and reinventing the place;

e consultees recognised that the current operations in Harbour Road hindered the diversification of the harbour
towards leisure uses and the future development of the town itself;

e consultees welcomed the idea of restoring the town’s relationship with the harbour; a sense of nostalgia was
evident amongst the older generation who remembered the open quayside, and the younger generation saw
the potential for the town and for visitor trade; and

e there was a desire for any work to be authentically ‘Eyemouth’ such as the development of Gunsgreen House
and the Eyemouth Seafood Festival. The ‘unique selling point’ of the harbour should be exploited including its
working nature but also achieving synergy with the Harbour Trust’s development plans; and

there should be action on the current parking situation.

7.3 It is important to note that this Development Framework is at a ‘higher level’ to the Harbourside Study and the
‘vision’ sketch in particular, because the same level of detail is not put forward. However it is important to note
that the principle of attracting visitors and reinventing the harbourside block is supported; that consideration is
made of the current commercial operations; and that the relationship of the harbour to the harbourside area
being restored is seen as critical to the success of future regeneration.
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7. Existing stakeholder opinion
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8. Conclusions

8.1 The current seafood processing businesses at the harbourside area are critical to the economy of Eyemouth
however there is an argument that they are now not in the most appropriate location for their operations. A
win-win scenario would be relocation of these businesses to surrounds where they could operate better and to
allow the regeneration of the harbourside area to create a place which can ensure sustainable economic growth,
be welcoming and pleasant for visitors and residents, and restore the sense of identity that the harbourside area
of Eyemouth used to have.

8.2 A number of urban design principles have been highlighted to show that regeneration of the harbourside area,
through a coherent mixed use scheme, could result in a place where people are able to visit, live, pass through
and interact in. This could be achieved through creation of an active frontage on Harbour Road; development of
‘flagship’ buildings at the southern and north-eastern sides of the area; more ‘local’ interior uses including a mix
of housing, retail, food and drink, and office uses; and the creation of a pleasant environment for movement
through a shared surface scheme.

8.3 Investigation of constraints on the site will be necessary, particularly potential flood risk, and adherence to the
Conservation Area designation. However an innovative, coherent proposal should be able to tackle these factors
and also deliver high quality design.

8.4 The Development Framework is only one dynamic in the synergy that is needed to regenerate the harbourside
area; there are funding, land ownership and assembly, and other economic factors that need to be looked at. It is
therefore the case that action will be in the long term. However, the Development Framework is a constructive
step forward and offers prospective developers a clear, yet flexible, platform from which to develop a future
regeneration proposal.

9. Next Steps

9.1 The consultation period will run for 12 weeks and following this date the document will either be approved as
Supplementary Planning Guidance or it will go back to Council for approval to material changes that have been
carried out. Material changes would result from the public consultation and the Council would look to
incorporate changes that arise from constructive comment

9.2 Once the document is approved it will be able to be used to help guide any funding applications or to act as a
material consideration in the determination on any planning applications in the area.

9.3 There is potential for the document to be reviewed in line with the future development of the Local
Development Plan, and therefore if the situation ‘on the ground’ changes the document could be revisited.
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Key Contacts

Built and Natural Heritage

Andy Millar, Built and Natural Heritage Manager
Tel: 01835 825062 E-mail: AMillar@scotborders.gov.uk

Mark Douglas, Principal Officer Built Heritage & Biodiversity
Tel: 01835 826514 E-mail: MTDouglas@scotborders.gov.uk

Carol Cooke, Urban Designer
Tel: 01835 825060 E-mail: Carol.Cooke@scotborders.gov.uk

Dr Christopher Bowles, Archaeologist
Tel: 01835 826662 E-Mail: Christopher.bowles@scotborders.gov.uk

Corporate Resources

Neil Hastie, Estates Manager
Tel: 01835 825167 E-mail: NHastie@scotborders.gov.uk

Economic Development

Bryan McGrath, Head of Economic Development
Tel: 01835 826525 E-mail: bmcgrath@scotborders.gov.uk

Samantha Smith, Economic Development Manager
Tel: 01835 826539 E-mail: samsmith@scotborders.gov.uk

Alister McDonald, Principal Officer (Employment Infrastructure)
Tel: 01835 824000 ext 5412 E-mail: amcdonald@scotborders.gov.uk

Hugh Williams, European Fisheries Fund Facilitator
Tel: 01835 826773 E-mail: hugh.williams@scotborders.gov.uk

Environment & Infrastructure
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David Green, Flood Protection Programme Manager
Tel: 01835 825180 E-mail: DGreen@scotborders.gov.uk

John Hayward, Applications Manager
Tel: 01835 825068 E-mail: JHayward1@scotborders.gov.uk

Martin Wanless, Forward Planning Manager
Tel: 01835825063 E-mail: mwanless@scotborders.gov.uk

Philip Graham, Planning Officer (Forward Planning)
Tel: 01835825508 E-mail: Philip.Graham@scotborders.gov.uk

Lucy Hoad, Assistant Planning Officer (Development Management)
Tel: 01835 825060 E-mail: lhoad@scotborders.gov.uk

Gareth Stewart, Contaminated Land Officer (Environmental Health)
Tel: 01896 661384 E-mail: gareth.stewart@scotborders.gov.uk



Alternative Format/Language

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.

Hags / ACFEE

ENERMBRESES. KZRREURSEAEMKRN, RALUEBU T
HHERIRFIBEAG | REUNEIAMRAN. LbSh , fR o o] BABSAG LA T b ik SRERAN BRI B9 R
MMEMANFBARRNESE R, TAZEREMAMEZE , BRMANITHEA
SEMAIREBREE N LR PNV THEZE,

[Alternatywny format/jezyk]

Aby uzyskaé kopie niniejszego dokumentu w formacie audio, duzg czcionka, oraz innych formatach prosimy
o kontakt na ponizszy adres. Uzyka¢ tam mozna réwniez informacije o ttumaczeniach na jezyki obce,
otrzymaniu dodatkowych kopii oraz zaaranzowaniu spotkania z urzednikiem, ktéry wyjasni watpliwosci i
zapytania zwigzane z trescig niniejszej publikacji.

Paragrafo de formato/lingua alternativos

Pode obter este documento em cassete audio, impressao aumentada e varios outros formatos contactando
a morada indicada em baixo. Pode ainda contactar a morada indicada em baixo para obter informacgdes so-
bre tradugbes noutras linguas, copias adicionais ou para solicitar uma reunido com um funcionario para lhe
explicar quaisquer areas desta publicagdo que deseje ver esclarecidas.

Maparpad 06 anbTepHaTMBHOM dopmaTe/sa3bIKOBOW BEPCUN

YUToObl NONYYMTb OAHHbIN JOKYMEHT B 3an1Ccy Ha MieHKe, B KPYNHOLWPUETOBOW pacneyaTke 1 B Apyrnx
pa3nnyHbIX hopmaTax, Bbl MOXeTe 06paTUTbLCA K HaM No nNpuBegeHHOMY HuxKe agpecy. Kpome Toro, no
AaHHOMY agpecy MOXHO obpallaTbca 3a MHpopMaumern 0 NnepeBoae Ha pasnuyHble A3blKU, NOMYyYEHUN
AOMOSTHUTENbHbIX KOMUIM a Takke € TeM, YTOBbl OpraHM3oBaTb BCTPEYY C COTPYAHUKOM, KOTOPbIA CMOXET
pencrtaBuTb 06BACHEHUSA MO TEM pasfenam nyoénukaumm, KOTopble Bam XOTENoCh 6bl MPOSICHAUTD.

Contact:

Forward Planning

Environment & Infrastructure,

Scottish Borders Council,

Council Headquarters,

Newtown St Boswells,

TD6 OSA.

Telephone: 0300 100 1800.

E-mail: philip.graham@scotborders.gov.uk
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Appendix 2: Relevant Consolidated Local Plan Policies

Primary Policies for consideration

G7 Infill Development

Within Development Boundaries, as shown on Proposals Maps, development on non-allocated, infill
or windfall, sites, including the re-use of buildings, will be approved if:

1. inthe case of a gap site, it can be justified under Policies BE6 (Protection of Open Space),
Policy NE3 (Local Biodiversity) and Policy Inf11 (Developments that Generate Travel
Demand);

2. inthe case of employment land the proposed new use can be justified under Policy ED1 to
prevent the loss of employment land with prospects of future use;

3. inthe case of garden ground or backland sites, it can be justified under Policy H2 to
safeguard the amenity of residential areas;

In all cases, the following criteria will apply to proposed infill development:

i where relevant, it does not conflict with the established land use of the area; and

ii. it does not detract from the character and amenity of the surrounding area; and

iii. the individual and cumulative effects of the development can be sustained by the social and
economic infrastructure and it does not lead to over-development or ‘town and village
cramming’; and

iv. it respects the scale, form, design, materials and density of its surroundings; and

V. adequate access and servicing can be achieved, particularly taking account of water and
drainage and schools capacity; and

vi. it does not result in any significant loss of daylight, sunlight or privacy to adjoining properties
as a result of overshadowing or overlooking.

ED5 Town Centres

Outwith the ground floor level of defined Prime Retail Frontages, the Council will support a wide
range of uses appropriate to a town centre. Proposals for shopping development and other
appropriate town centre development will generally be approved within defined town centres of the
larger settlements provided that the character, vitality, viability and mixed use nature of the town
centre will be maintained and enhanced. Appropriate development other than Class 1 shop uses
could include:

food and drink uses (Class 3 of the Use Classes Order)

offices (Classes 2 and 4 of the Use Classes Order)

commercial leisure and entertainment (including cinemas and theatres)
residential, particularly flats above ground floor retail level

health care

education

No vk wNe

tourism-related uses.



Any proposed developments which would create an unacceptable adverse impact on the town
centre will be refused.

Other relevant policies and Supplementary Planning Guidance

Policy

Description

G1 Quality Standards for New
Development

Ensures all new developments are of a high quality and
respect the environment in which it is contained

G4 Flooding

Aims to direct development to areas free from significant
flood risk

G5 Developer Contributions

Aims to ensure that the burden of additional infrastructure
and/or services that are related to the development is
absorbed by the landowner and developer as opposed to the
Council or other public service providers

BE1 Listed Buildings

Protects Listed Buildings from works that could spoil their
character.

BE2 Archaeological Sites & Ancient
Monuments

Aim is to give strong protection to archaeological sites from
any damaging development

BE4 Conservation Areas

Aim is to preserve or enhance the character or appearance of
Conservation Areas.

NE5 Development Affecting the Water
Environment

Aimed to ensure development does not adversely
compromise the water environment or deteriorate the
ecological or landscape status

NE6 River Engineering Works

Aim is to provide watercourses with adequate protection
against inappropriate or insensitive river engineering works

EP4 Coastline

Aimed at ensuring that the coastline, in particular the
‘undeveloped coast’ outwith the Eyemouth settlement
boundary is protected from inappropriate development

H2 Protection of Residential Amenity

Aim of the policy is to protect the amenity of both existing
established housing areas and proposed new housing
developments

Inf2 Protection of Access Routes

Aim is to protect all existing access routes in accordance with
the Land Reform (Scotland) Act 2003 & the Countryside
(Scotland) Act 1967

Inf3 Road Adoption Standards

Aim is to ensure that new road, footpath & cycleway
infrastructure is constructed to the Council’s adopted
standards

Inf4 Parking Standards

Designed to ensure that development proposals incorporate
adequate provision for car and cycle parking

Supplementary Planning Guidance

Summary

Affordable Housing

Provides more guidance on the Council’s Affordable Housing
policy

Contaminated Land Inspection Strategy

Sets the context for addressing land contamination issues in
the Borders




Designing Out Crime in the Scottish
Borders

Guidance sets out how opportunities for crime & antisocial
behaviour may be reduced through the planning process

Developer Contributions SPG

Provides guidance to landowners, developers & other
organisations involved in the planning process as to when and
where developer contributions will be required

Placemaking and Design

Intended as a point of reference and basis for planning,
design and communication of new development proposals.

Privacy & Sunlight Guide

Outlines the general principles that apply where sunlight,
daylight and privacy may be affected from planning
applications






