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Appendix D – Renewable Energy Overarching Policies

Strategic Development Plan 2013

Spatial Strategy : Development Principles

 Ensure that there are no significant adverse impacts on the
integrity of international, national and local designations
and classifications, in particular National Scenic Areas, Special
Protection Areas, Special Areas of Conservation, Sites of Special
Scientific Interest and Areas of Great Landscape Value and any
other Phase 1 Habitats or European Protected Species;

 Ensure that there are no significant adverse impacts on the
integrity of international and national built or cultural heritage
sites in particular World Heritage Sites, Scheduled Ancient
Monuments, Listed Buildings, Royal Parks and Sites listed in the
Inventory of Gardens and Designed Landscapes;

 Have regard to the need to improve the quality of life in local
communities by conserving and enhancing the natural and built
environment to create more healthy and attractive places to live;

 Contribute to the response to climate change, through mitigation
and adaptation; and

 Have regard to the need for high quality design, energy efficiency
and the use of sustainable building materials.

Policy 10 : Sustainable Energy Technologies

The Strategic Development Plan seeks to promote sustainable
energy sources. Local Development Plans will:

a. Support the future development and associated infrastructure
requirements of Longannet and Cockenzie power stations
in relation to their role as non-nuclear baseload capacity
generators and the reuse of waste heat from these developments.
Support Energy Park Fife at Methil and developments connected
with offshore renewable energy at Leith and Rosyth; and

b. Set a framework for the encouragement of renewable energy
proposals that aims to contribute towards achieving national
targets for electricity and heat, taking into account relevant
economic, social, environmental and transport considerations,
to facilitate more decentralised patterns of energy generation
and supply and to take account of the potential for developing
heat networks.



SCOTTISH BORDERS COUNCIL LOCAL DEVELOPMENT PLAN 2016

Policy PMD1 : Sustainability

In determining planning applications and preparing development briefs, the Council
will have regard to the following sustainability principles which underpin all the Plan’s
policies and which developers will be expected to incorporate into their
developments:
a) the long term sustainable use and management of land
b) the preservation of air and water quality
c) the protection of natural resources, landscapes, habitats, and species
d) the protection of built and cultural resources
e) the efficient use of energy and resources, particularly non-renewable resources
f) the minimisation of waste, including waste water and encouragement to its

sustainable management
g) the encouragement of walking, cycling, and public transport in preference to the

private car
h) the minimisation of light pollution
i) the protection of public health and safety
j) the support to community services and facilities
k) the provision of new jobs and support to the local economy
l) the involvement of the local community in the design, management and

improvement of their environment

Policy PMD2 : Quality Standards

All new development will be expected to be of high quality in accordance with
sustainability principles, designed to fit with Scottish Borders townscapes and to
integrate with its landscape surroundings. The standards which will apply to all
development are that:

SUSTAINABILITY
a) in terms of layout, orientation, construction and energy supply, the developer has
demonstrated that appropriate measures have been taken to maximise the efficient
use of energy and resources, including the use of renewable energy and resources
such as District Heating Schemes and the incorporation of sustainable construction
techniques in accordance with supplementary planning guidance. Planning
applications must demonstrate that the current carbon dioxide emissions reduction
target has been met, with at least half of this target met through the use of low or
zero carbon technology,
b) it provides digital connectivity and associated infrastructure,
c) it provides for Sustainable Urban Drainage Systems in the context of overall
provision of Green Infrastructure where appropriate and their after-care and
maintenance,
d) it encourages minimal water usage for new developments,
e) it provides for appropriate internal and external provision for waste storage and
presentation with, in all instances, separate provision for waste and recycling and,
depending on the location, separate provision for composting facilities,
f) it incorporates appropriate hard and soft landscape works, including structural or
screen planting where necessary, to help integration with its surroundings and the
wider environment and to meet open space requirements. In some cases



agreements will be required to ensure that landscape works are undertaken at an
early stage of development and that appropriate arrangements are put in place for
long term landscape/open space maintenance,
g) it considers, where appropriate, the long term adaptability of buildings and spaces.

PLACEMAKING & DESIGN
h) it creates developments with a sense of place, based on a clear understanding of
the context, designed in sympathy with Scottish Borders architectural styles; this
need not exclude appropriate contemporary and/or innovative design,
i) it is of a scale, massing, height and density appropriate to its surroundings and,
where an extension or alteration, appropriate to the existing building,
j) it is finished externally in materials, the colours and textures of which complement
the highest quality of architecture in the locality and, where an extension or alteration,
the existing building,
k) it is compatible with, and respects the character of the surrounding area,
neighbouring uses, and neighbouring built form,
l) it can be satisfactorily accommodated within the site,
m) it provides appropriate boundary treatments to ensure attractive edges to the
development that will help integration with its surroundings,
n) it incorporates, where appropriate, adequate safety and security measures, in
accordance with current guidance on ‘designing out crime’.

ACCESSIBILITY
o) street layouts must be designed to properly connect and integrate with existing
street patterns and be able to be easily extended in the future where appropriate in
order to minimise the need for turning heads and isolated footpaths,
p) it incorporates, where required, access for those with mobility difficulties,
q) it ensures there is no adverse impact on road safety, including but not limited to
the site access,
r) it provides for linkages with adjoining built up areas including public transport
connections and provision for buses, and new paths and cycleways, linking where
possible to the existing path network; Travel Plans will be encouraged to support
more sustainable travel patterns,
s) it incorporates adequate access and turning space for vehicles including those
used for waste collection purposes.

GREEN SPACE, OPEN SPACE & BIODIVERSITY
t) it provides meaningful open space that wherever possible, links to existing open
spaces and that is in accordance with current Council standards pending preparation
of an up to date open space strategy and local standards. In some cases a developer
contribution to wider neighbourhood or settlement provision may be appropriate,
supported by appropriate arrangements for maintenance,
u) it retains physical or natural features or habitats which are important to the amenity
or biodiversity of the area or makes provision for adequate mitigation or
replacements. Developers are required to provide design and access statements,
design briefs and landscape plans as appropriate.

Policy ED1 : Protection of Business and Industrial Land
The Council aims to maintain a supply of business and industrial land allocations in
the Scottish Borders (see Table 1). There is a presumption in favour of the retention
of industrial and business use on strategic and district sites, including new land use
proposals for business and industrial land.

1. STRATEGIC SITES



The Council rigorously protects strategic business and industrial sites for
employment uses.
a) Strategic High Amenity Sites
Development on Strategic High Amenity Sites will be predominantly for Class 4 use.
Other complementary commercial activity e.g. offices, call centres and high
technology uses may be acceptable if it enhances the quality of the business park as
an employment location.
b) Strategic Business and Industrial Sites
Development for uses other than Classes 4, 5 and 6 on strategic business and
industrial sites in the locations identified in Table 1 will generally be refused. Uses
other than Class 4, 5 or 6 can be considered if clearly demonstrated as contributing
to the efficient functioning of the allocated site.

2. DISTRICT SITES
Although District sites do not merit the same level of stringent protection as Strategic
sites there remains a preference to retain these within employment uses.
However, development other than Classes 4, 5 and 6 may be accepted on district
business and industrial sites identified in Table 1 in order to, where appropriate, allow
a more mixed use area.
Proposals for development outwith Class 4, 5 and 6 will be considered against the
following criteria:
a) the loss of business and industrial land does not prejudice the existing and
predicted long term requirements for industrial and business land in the locality, and
b) the alternative land use is considered to offer significant benefits to the
surrounding area and community that outweigh the need to retain the site in business
and industrial use,and
c) there is a constraint on the site whereby there is no reasonable prospect of its
becoming marketable for business and industrial development in the future, or
d) the predominant land uses have changed owing to previous exceptions to policy
such that a more mixed use land use pattern is now considered acceptable by the
Council.

3. LOCAL SITES
Although Local sites are allocated for business and industrial use, these are
considered to have a lower priority and need for retention in the hierarchy of all
business and industrial sites. Consequently alternative uses are likely to be
supported.
Development other than Classes 4, 5 and 6 are likely to be supported on local
business and industrial sites identified in Table 1. Retail may be acceptable on local
sites where they are located within or adjacent to town centres.
In all business and industrial land site categories development must:
a) respect the character and amenity of the surrounding area, and be landscaped
accordingly, and
b) be compatible with neighbouring business and industrial uses

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



Policy ED9 : Renewable Energy Developments

RENEWABLE ENERGY DEVELOPMENTS
The council will support proposals for both large scale and community scale
renewable energy development including commercial wind farms, single or limited
scale wind turbines, biomass, hydropower, biofuel technology, and solar power
where they can be accommodated without unacceptable significant adverse impacts
or effects, giving due regard to relevant environmental, community and cumulative
impact considerations.
The assessment of applications for renewable energy developments will be based on
the principles set out in Scottish Planning Policy (2014), in particular, for onshore
wind developments, the terms of Table 1: Spatial Frameworks. Renewable energy
developments, including wind energy proposals, will be approved provided that there
are no relevant unacceptable significant adverse impacts or effects that cannot be
satisfactorily mitigated. If there are judged to be relevant significant adverse impacts
or effects that cannot be satisfactorily mitigated, the development will only be
approved if the council is satisfied that the wider economic, environmental and other
benefits of the proposal outweigh the potential damage arising from it.

SUPPLEMENTARY GUIDANCE
The council will produce statutory Supplementary Guidance on wind energy and
renewable energy. This shall be submitted to Ministers within 12 months of adoption
of the plan. The guidance will accord with Scottish Planning Policy (2014), and will
set out the detailed policy considerations against which all proposals for wind energy
and other forms of renewable energy will be assessed, based on those
considerations set out at paragraph 169. The guidance on wind energy will contain
the onshore spatial framework as required by Scottish Planning Policy (2014),
identifying areas where wind farms will not be acceptable, areas of significant
protection, and areas with potential for wind farm development, and indicating the
minimum scale of onshore wind development that the framework applies to.

The council will produce statutory Supplementary Guidance to update the landscape
and visual guidance for single and groups of 2 or 3 wind turbines in Berwickshire so
that it accords with Scottish Planning Policy (2014).

CONSIDERATION OF WIND ENERGY PROPOSALS
The assessment of wind energy proposals will include the following considerations:
• the onshore spatial framework which identifies those areas that are likely to be most
appropriate for onshore wind turbines;
• landscape and visual impacts, to include effects on wild land, and taking into
account the report on Landscape Capacity and Cumulative Impact (July 2013) as an
initial reference point, the landscape and visual impact assessment for a proposal
(which should demonstrate that it can be satisfactorily accommodated in the
landscape, and should properly address the issues raised in the 2013 report), and
other relevant landscape, visual and cumulative impact guidance, for example that
produced by Scottish Natural Heritage;
• all cumulative impacts, including cumulative landscape and visual impact,
recognising that in some areas the cumulative impact of existing and consented
development may limit the capacity for further development;
• impacts on communities and individual dwellings (including visual impact,
residential amenity, noise and shadow flicker);
• impacts on carbon rich soils (using the carbon calculator), public access, the
historic environment (including scheduled monuments and listed buildings, and their
settings), tourism and recreation, aviation and defence interests and seismological



recording, telecommunications and broadcasting installations, and adjacent trunk
roads and road traffic;
• effects on the natural heritage (including birds), and hydrology, the water
environment and flood risk;
• opportunities for energy storage;
• net economic impact, including local and community socio-economic benefits such
as employment, associated business and supply chain opportunities;
• the scale of contribution to renewable energy generation targets, and the effect on
greenhouse emissions;
• the need for conditions relating to the decommissioning of developments, including
ancillary infrastructure, and site restoration; and
• the need for a robust planning obligation to ensure that operators achieve site
restoration.

Developers must demonstrate that they have considered options for minimising the
operational impact of wind turbine proposals, including ancillary development such as
tracks.

CONSIDERATION OF OTHER RENEWABLE ENERGY DEVELOPMENTS
Small scale or domestic renewable energy developments including community
schemes, single turbines and micro-scale photovoltaic/solar panels will be
encouraged where they can be satisfactorily accommodated into their surroundings
in accordance with the protection of residential amenity and the historic and natural
environment.
Renewable technologies that require a countryside location such as the development
of bio fuels, short crop rotation coppice, “biomass” or small scale hydro-power will be
assessed against the relevant environmental protection and promotion policies, and
other relevant policies in the local development plan.
Waste to energy schemes involving human, farm and domestic waste will be
assessed against Policy IS10 Waste Management Facilities.

Policy ED10 : Protection of Protection of Prime Quality Agricultural Land and
Carbon Rich Soils

Development, except proposals for renewable energy development, which results in
the permanent loss of prime quality agricultural land or significant carbon rich soil
reserves, particularly peat, will not be permitted unless:

a) the site is otherwise allocated within this local plan
b) the development meets an established need and no other site is available
c) the development is small scale and directly related to a rural business.

Proposals for renewable energy development, including proposals for wind energy
development, will be permitted if they accord with the objectives and requirements of
policy ED9 on renewable energy development.

Policy HD3 : Protection of Residential Development

Development that is judged to have an adverse impact on the amenity of existing or
proposed residential areas will not be permitted. To protect the amenity and
character of these areas, any developments will be assessed against:
a) the principle of the development, including where relevant, any open space that
would be lost; and



b) the details of the development itself particularly in terms of:
(i) the scale, form and type of development in terms of its fit within a residential area,
(ii) the impact of the proposed development on the existing and surrounding
properties particularly in terms of overlooking, loss of privacy and sunlighting
provisions. These considerations apply especially in relation to garden ground or
‘backland’ development,
(iii) the generation of traffic or noise,
(iv) the level of visual impact.

Policy EP1 : International Nature Conservation Sites and Protected Species

Development proposals which will have a likely significant effect on a designated or
proposed Natura site, which includes all Ramsar sites, are only permissible where:

a) an appropriate assessment has demonstrated that it will not adversely affect the
integrity of the site, or
b) there are no alternative solutions, and
c) there are imperative reasons of overriding public interest including those of a
social or economic nature

Where a development proposal is sited where there is the likely presence of an EPS,
the planning authority must be satisfied that:

a) there is no satisfactory alternative, and
b) the development is required for preserving public health or public safety or for
other imperative reasons of overriding public interest including those of a social or
economic nature and beneficial consequences of primary importance to the
environment, and
c) the development is not detrimental to the maintenance of the population of a EPS
at a favourable conservation status in its natural range.

Policy EP2 : National Nature Conservation and Protected Species

Development proposals which are likely to have a significant adverse effect, either
directly or indirectly, on a Site of Special Scientific Interest or habitat directly
supporting a nationally important species will not be permitted unless:

a) the development will not adversely affect the integrity of the site, and
b) the development offers substantial benefits of national importance, including those
of a social or economic nature, that clearly outweigh the national nature conservation
value of the site.

The developer will be required to detail mitigation, either on or off site, of any damage
that may be caused by development permissible under the exception criteria.

Policy EP3 : Local Biodiversity

Development that would have an unacceptable adverse effect on Borders Notable
Species and Habitats of Conservation Concern will be refused unless it can be
demonstrated that the public benefits of the development clearly outweigh the value
of the habitat for biodiversity conservation.



Any development that could impact on local biodiversity through impacts on habitats
and species should:

a) aim to avoid fragmentation or isolation of habitats; and
b) be sited and designed to minimise adverse impacts on the biodiversity of the site,
including its environmental quality, ecological status and viability; and
c) compensate to ensure no net loss of biodiversity through use of biodiversity offsets
as appropriate; and
d) aim to enhance the biodiversity value of the site, through use of an ecosystems
approach, with the aim of creation or restoration of habitats and wildlife corridors and
provision for their long-term management and maintenance.

Policy EP4 : National Scenic Areas

Development that may affect National Scenic Areas will only be permitted where:

a) the objectives of designation and the overall landscape value of the site and its
surrounds will not be compromised, or
b) any significant adverse effects on the qualities for which the site or its surrounds
have been designated are clearly outweighed by social or economic benefits of
national importance.

Policy EP5 : Special Landscape Areas

In assessing proposals for development that may affect Special Landscape Areas,
the Council will seek to safeguard landscape quality and will have particular regard to
the landscape impact of the proposed development, including the visual impact.
Proposals that have a significant adverse impact will only be permitted where the
landscape impact is clearly outweighed by social or economic benefits of national or
local importance.

Policy EP7 : Listed Buildings

The Council will support development proposals that conserve, protect, and enhance
the character, integrity and setting of Listed Buildings.

Internal or external alterations and extensions to Listed Buildings, or new
developments within their curtilage, must meet the following criteria:

a) be of the highest quality,
b) respect the original structure in terms of setting, scale, design and materials, whilst
not inhibiting contemporary and/or innovative design;
c) maintain, and should preferably enhance, the special architectural or historic
quality of the building;
d) demonstrate an understanding of the building’s significance.

Policy EP8 : Archaeology

(A) NATIONAL ARCHAEOLOGICAL SITES



Development proposals which would destroy or adversely affect the appearance,
fabric or setting of Scheduled Monuments or other nationally important sites will not
be permitted unless:

a) the development offers substantial benefits, including those of a social or
economic nature, that clearly outweigh the national value of the site, and
b) there are no reasonable alternative means of meeting the development need.

(B) BATTLEFIELDS
The Council may support development proposals within a battlefield on the Inventory
of Historic Battlefields Register, or a regionally significant site, that seek to protect,
conserve, and/or enhance the landscape characteristics or important features of the
battlefield. Proposals will be assessed according to their sensitivity to the battlefield.

(C) REGIONAL OR LOCAL ARCHAEOLOGICAL ASSETS
Development proposals which will adversely affect an archaeological asset of
regional or local significance will only be permitted if it can be demonstrated that the
benefits of the proposal will clearly outweigh the heritage value of the asset.

In all of the above cases, where development proposals impact on a Scheduled
Monument, other nationally important sites, or any other archaeological or historical
asset, developers may be required to carry out detailed investigations.

Any proposal that will adversely affect a historic environment asset or its appropriate
setting must include a mitigation strategy acceptable to the Council.

Policy EP9 : Conservation Areas

The Council will support development proposals within or adjacent to a Conservation
Area which are located and designed to preserve or enhance the special
architectural or historic character and appearance of the Conservation Area. This
should accord with the scale, proportions, alignment, density, materials, and
boundary treatment of nearby buildings, open spaces, vistas, gardens and
landscapes.

The Council may require applications for full, as opposed to Planning Permission in
Principle Consent. Conservation Area Consent, which is required for the demolition
of an unlisted building within a Conservation Area, will only be considered in the
context of appropriate proposals for redevelopment and will only be permitted where:

a) the building is incapable of reasonably beneficial use by virtue of its location,
physical form or state of disrepair, and
b) the structural condition of the building is such that it can not be adapted to
accommodate alterations or extensions without material loss to its character, and
c) the proposal will preserve or enhance the Conservation Area, either individually or
as part of the townscape.

In cases a) to c) above, demolition will not be permitted to proceed until acceptable
alternative treatment of the site has been approved and a contract for the
replacement building or for an alternative means of treating the cleared site has been
agreed.



Design Statements will be required for all applications for alterations, extensions, or
for demolition and replacement which should explain and illustrate the design
principles and design concepts of the proposals.

Policy EP10 : Gardens and Designed Landscapes

The Council will support development that safeguards or enhances the landscape
features, character or setting of:

a) sites listed in the Inventory of Gardens and Designed Landscapes, or
b) sites included in historic gardens and designed landscapes records.

All development should be carefully sited, be of the highest standards of design using
appropriate finishing materials and planting, and be informed by and respectful of the
historic landscape structure. Proposals that will result in an unacceptable adverse
impact will be refused.

All applications affecting a Garden or Designed Landscape will be required to be
supported by a Design Statement.

Policy EP13 : Trees, Woodlands and Hedgerows

The Council will refuse development that would cause the loss of or serious damage
to the woodland resource unless the public benefits of the development clearly
outweigh the loss of landscape, ecological, recreational, historical, or shelter value.

Any development that may impact on the woodland resource should:

a) aim to minimise adverse impacts on the biodiversity value of the woodland
resource,
including its environmental quality, ecological status and viability; and
b) where there is an unavoidable loss of the woodland resource, ensure appropriate
replacement planting, where possible, within the area of the Scottish Borders; and
c) adhere to any planning agreement sought to enhance the woodland resource.

Policy EP14 : Coastline

Development proposals at a coastal location will only be permitted where:

a) the proposal is located within the Burnmouth, Eyemouth and St Abbs settlement
boundary;
or
b) the proposal is appropriate under Local Development Plan policies; or
c) the development requires a coastal location; and
d) the benefits of the proposal clearly outweigh any damage to the landscape
character or to the nature conservation value of the site as assessed under other
relevant Local Development Plan policies.



Policy EP15 : Development Affecting the Water Environment

Development proposals that seek to bring improvement to the quality of the water
environment will be supported. Where a proposal would result in a significant
adverse effect on the water environment through impact on its natural or physical
characteristics, or its use for recreation or existing river engineering works, it will be
refused. Decision making will be guided by an assessment of:

a) pollution of surface or underground water, including water supply catchment areas,
as a result of the nature of any surface or waste water discharge or leachate,
including from the disturbance of contaminated land;
b) flood risk within the site or the wider river catchment;
c) proposals for river engineering works that may be required for fisheries
management, flood defence or erosion control;
d) compliance with current best practice on Sustainable Urban Drainage (SUDS)
including avoidance of flooding, pollution, extensive canalisation and culverting of
watercourses.

Policy EP16 : Air Quality

Development proposals that, individually or cumulatively, could adversely affect the
quality of air in a locality to a level that could potentially harm human health and
wellbeing or the integrity of the natural environment, must be accompanied by
provisions that the Council is satisfied will minimise such impacts to an acceptable
degree. Where it is considered appropriate the Council may request that an Air
Quality Assessment is undertaken to assist determination of an application.

Policy IS10 : Waste Management Facilities

The Council will support the provision of waste facilities within the hierarchy set out in
table
1. Proposals that would prejudice the operation of these waste facilities will not
normally be supported.

Applications for waste facilities that deliver the council’s waste plan will be approved,
provided that any impacts on local communities and the environment have been
properly addressed and are within acceptable limits as demonstrated by appropriate
supporting information. The following matters will be taken into account:
a) noise, odour and litter
b) harm to biodiversity and landscape
c) harm to archaeology and built heritage
d) traffic generation and vehicle movements
e) accessibility to major roads and rail routes
f) reuse of derelict and brownfield land
g) pollution and contamination of water, air and soils
h) landscaping and site boundary treatment
i) site restoration and after use.

Where appropriate, and in addition to the above matters, the assessment of a
proposal will take into account the contribution it makes towards delivering both the
national annual waste management capacity required to meet the targets set out in
the Zero Waste Plan, and an integrated and adequate network of waste management
facilities.



Policy IS12 : Development Within Exclusion Zones

The Council will support the provision of waste facilities within the hierarchy set out in
table
1. Proposals that would prejudice the operation of these waste facilities will not
normally be supported.

Applications for waste facilities that deliver the council’s waste plan will be approved,
provided that any impacts on local communities and the environment have been
properly addressed and are within acceptable limits as demonstrated by appropriate
supporting information. The following matters will be taken into account:

a) noise, odour and litter
b) harm to biodiversity and landscape
c) harm to archaeology and built heritage
d) traffic generation and vehicle movements
e) accessibility to major roads and rail routes
f) reuse of derelict and brownfield land
g) pollution and contamination of water, air and soils
h) landscaping and site boundary treatment
i) site restoration and after use.

Where appropriate, and in addition to the above matters, the assessment of a
proposal will take into account the contribution it makes towards delivering both the
national annual waste management capacity required to meet the targets set out in
the Zero Waste Plan, and an integrated and adequate network of waste management
facilities.


