
 
        
      
 
 
REPORT TO: Planning Committee 
 
MEETING DATE: Tuesday 6 October 2020 
 
BY:   Head of Development 
 
SUBJECT:  Application for Planning Permission for Consideration 
  
 
Application  No. 19/00643/PM 
 
Proposal  Erection of 232 houses, 42 flats and associated works 
 
Location  Letham Mains 

Haddington 
East Lothian 

 
Applicant                   Taylor Wimpey, Mactaggart Mickel, Andrew Bain, Classhappy 
 
Per                       Geddes Consulting 
 
RECOMMENDATION  Consent Granted  
 
 
REPORT OF HANDLING 
 
PROPOSAL 
As the area of the application site is greater than 2 hectares, the development proposed in 
this application is, under the provisions of The Town and Country Planning (Hierarchy of 
Developments) (Scotland) Regulations 2009, defined as a major development and thus it 
cannot be decided through the Council's Scheme of Delegation. The application is therefore 
brought before the Planning Committee for a decision. 
 
As a statutory requirement for major development proposals this development proposal was 
the subject of a Proposal of Application Notice (Ref: 18/00005/PAN) and thus of community 
consultation prior to this application for planning permission being made to the Council. 
 
As an outcome of that and as a statutory requirement for dealing with major development 
type applications a pre-application consultation report is submitted with this application.  The 
report informs that some 50 people attended the pre-application community consultation 
event, which was held at the Maitlandfield Hotel, Haddington on Thursday October 4th 2018 
and that those attendees made a number of queries and suggestions regarding the 
proposals.  The PAC report informs that 8 completed feedback forms were received 
following the consultation event with a further 13 emails or letters also received in respect of 
the proposal.  The development for which planning permission is now sought is of the same 
character as that which was the subject of the community engagement undertaken through 
the statutory pre-application consultation of the proposal. 
  
 



The application site is some 10.19 hectares in area and is allocated by Proposal HN2: 
Letham Mains Expansion, Haddington by the adopted East Lothian Local Development Plan 
2018 for a residential development of circa 275 homes. The application site is adjacent to 
and would form an expansion of the larger Letham Mains development site allocated by 
Proposal HN1: Letham Mains, Haddington. That site is allocated for a mixed use 
development of circa 800 homes, plus education and community facilities, a local centre and 
associated work. That site is currently well under construction.  The site rises slightly in 
gradient from the south.   
 
The application site comprises almost the whole of an arable field but excludes the north and 
eastern side of the field which forms part of the site allocated by Proposal HN1 of the ELLDP 
and which is currently under construction.   The site is otherwise bounded to the east by 
another part of the allocated site HN1 Letham Mains of the ELLDP, to the south in part by 
No.s, 32-34 Letham Holdings and in part by the A6093 with the residential properties of  35 
& 36 Letham Holdings,  Endrigg, 1-3 Black House Steading and some agricultural land 
beyond. To the west of the site is No.s 30 & 31 Letham Holdings beyond which is an 
unnamed road through the Holdings and which links the A6093 Pencaitland Road to the 
A199 to the north.   It is bounded to the north and east by the allocated site of HN1 Letham 
Mains of the ELLDP which are approved through the grants of planning permission 
13/00519/PM and 14/00089/PM for development.   
 
Planning permission is sought through this application for the erection on the northern half of 
the application site of 232 houses, 42 flats and associated works.      
 
The development site layout plan shows how the proposed 232 houses and 42 flats would 
be accommodated on the site along with associated access roads and footpaths, parking 
areas, landscaping, open space and two SUDS basins.   
 
In accordance with the Development Brief vehicular access into the site would be taken from 
an access to be formed on the south side of the new distributor road to be built as part of 
planning permissions 13/00519/PM and 14/00089/PM. There will also be 2 points of access 
from the adjacent development to the north of the site also approved as part of planning 
permission 13/00519/PM. Also in accordance with the Development Brief four new vehicular 
accesses would also be created to access the houses fronting onto the A6093 Pencaitland 
Road. A pedestrian footway from the A6093 would also be formed which would give direct 
access to the centre of the site. Whilst not required through the Developer Brief a vehicular 
access would also be created from the un-named road to the west of the site into the 
development.  
 
Areas of openspace are provided through out the site and which would include an informal 7 
a side football pitch would be located centrally within the site. This area of openspace would 
incorporate a children’s play area upon it. An area of landscaped openspace would also be 
formed at the southwest corner of the site which would be seen as the gateway to the site 
and to Haddington from Pencaitland Road. SuDs basins and areas of openspace would be 
formed at the northeast and northwest corners of the site.  
 
Otherwise Development of the site would be undertaken in 2 parts – the 5.4 ha on the north 
and western part of the site would be developed by Taylor Wimpey who would build 105 
market units (comprising 57 x 4 bedroomed detached houses, 42 x 3 bedroomed semi-
detached houses and 6 x 2 bedroomed semi-detached houses), and 35 affordable units. The 
market houses would comprise 53 x 4 bedroomed houses, 46 x 3 bedroomed houses and 6 
x 2 bedroomed houses. The 2 bungalows would be located on the southern part of the site. 
The 35 affordable units would comprise 6 x 1 bedroomed, 6 x 2 bedroomed flats, 14 x 3 
bedroomed terraced houses, 2 x 3 bedroomed bungalows, 4x 3 bedroomed semi-detached 
houses and 2 x 3 semi-detached apartments. The affordable units would be grouped 



together on the western part of the site.   
 
The remainder of the site - the south and eastern parts of the site would be developed by 
Mactaggert and Mickel and would have 132 units comprising 98 market units and 34 
affordable units constructed on it. Of the 98 market units there would be 15 x 4 bedroomed 
detached houses, 11 x 3 bed detached houses, 47 x 3 bed semi-detached houses, 6 x 3 bed 
terrace houses, 7 x 2 bed terraced houses and 12 x 2 bedroomed flats. The affordable units 
would be made up of a mix of 8 x 1 bedroomed flats, 6 x 2 bedroomed flats, 12 x 2 
bedroomed houses, 4 x 3 bedroomed houses and 4 x 4 bedroomed houses. The affordable 
units would be grouped together in the southeast corner of the site. 
 
The application is also supported by a Cultural Heritage Assessment, a Transport 
Statement, a Drainage Design Strategy, a Design and Access Statement (Masterplan), and 
Ecological Assessment, a Flood Risk Assessment, a Sustainability Statement, An Air Quality 
Impact Assessment, a Noise Impact Assessment, Transport Assessment, Road Safety Audit 
and a Landscape and Visual Appraisal.  
 
Under the provisions of The Town and Country Planning (Environmental Impact 
Assessment) (Scotland) Regulations 2017 the proposed development falls within the 
category of a Schedule 2 Development, being one that may require the submission of an 
Environmental Impact Assessment (EIA). Schedule 3 of The Town and Country Planning 
(Environmental Impact Assessment) (Scotland) Regulations 2017 sets out the selection 
criteria for screening whether a Schedule 2 development requires an EIA. On 7th February 
2018 the Council issued a formal screening opinion to the applicant’s agent. The screening 
opinion concludes that it is East Lothian Council's view that the proposed development is not 
likely to have a significant effect on the environment such that consideration of 
environmental information is required before any grant of planning permission. It is therefore 
the opinion of East Lothian Council as Planning Authority that there is no requirement for the 
proposed housing development to be the subject of an EIA.  
 
DEVELOPMENT PLAN 
Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that the 
application be determined in accordance with the development plan, unless material 
considerations indicate otherwise. 
 
The development plan is the approved South East Scotland Strategic Development Plan 
(SESplan) and the adopted East Lothian Local Development Plan 2018. 
 
There are no of the approved South East Scotland Strategic Development Plan (SESplan) 
relevant to the determination of the application. Proposal HN2 – Letham Mains Expansion, 
and Proposal ED5: Haddington Cluster Education Proposals,  Policies HOU3: Affordable 
Housing Quota, Policy HOU4: Affordable Housing Tenure Mix, Policy OS3: Minimum Open 
Space Standard for New General Needs Housing Development, Policy OS4: Play Space 
Provision in New General Needs Housing Development, Policy CF1: Provision of New 
Sports Pitches and Changing Accommodation, Policy T1: Development Location and 
Accessibility, Policy T2: General Transport Impact, Policy T4: Active Travel Routes and Core 
Paths as part of the Green Network Strategy, PROP T15: Old Craighall Junction 
Improvements, PROP T17: A1 Interchange Improvements (Salters Road, Dolphinstone 
Interchange, Bankton Interchange and Gladsmuir), PROP T21: Musselburgh Urban Traffic 
Control System, PROP T27: Tranent Town Centre One-Way System, PROP T28: Junction 
Improvements at Elphinstone Road and Edinburgh Road, Policy T32: Transport 
Infrastructure Delivery Fund, Policy W3: Waste Separation and Collection, Policy DCN2: 
Provision for Broadband Connectivity in New Development, Policy NH5: Biodiversity and 
Geodiversity Interests, including Nationally Protected Species, Policy NH10: Sustainable 
Urban Drainage Systems, Policy NH11: Flood Risk, Policy NH12: Air Quality, Policy NH13: 



Noise, Policy CH4: Scheduled Monuments and Archaeological Sites, Policy DP1: Landscape 
Character, Policy DP2: Design, Policy DP3: Housing Density, Policy DP4: Major 
Development Sites,  Policy DP9: Development Briefs and Policy DEL1: Infrastructure and 
Facilities Provision. 
 
Material to the determination of the application is the non-statutory Development Brief HN2 – 
Letham Mains Expansion which was adopted by the Council on 30 October 2018. 
 
Also material to the determination of the application is Scottish Planning Policy: June 2014.  
One of the main ‘Outcomes’ of Scottish Planning Policy (SPP) is to create successful, 
sustainable places by supporting sustainable economic growth and regeneration, and the 
creation of well-designed, sustainable places. 
 
Scottish Planning Policy highlights that new housing developments should be integrated with 
public and active travel networks, such as footpaths and cycle routes, rather than 
encouraging dependence on the car. There should be connectivity between new and 
existing streets with walking and cycling networks, and allow for links into future areas of 
development. 
 
A further material consideration is Scottish Government Policy Statement Designing Streets, 
and Planning Advice Note 67: Housing Quality. They provide an overview of creating places, 
with street design as a key consideration. They advise on the detail of how to approach the 
creation of well-designed streets and describe the processes which should be followed in 
order to achieve the best outcomes. PAN 67 states that the planning process has an 
essential role to play in ensuring that the design of new housing reflects a full understanding 
of its context in terms of its physical location and market conditions, reinforces local and 
Scottish identity, and is integrated into the movement and settlement patterns of the wider 
area. The creation of good places requires careful attention to detailed aspects of layout and 
movement. Developers should think about the qualities and the characteristics of places and 
not consider sites in isolation. New housing should take account of the wider context and be 
integrated into its wider neighbourhood. The quality of development can be spoilt by poor 
attention to detail. The development of a quality place requires careful consideration, not 
only to setting and layout and its setting, but also to detailed design, including finishes and 
materials. The development should reflect its setting, reflecting local forms of building and 
materials. The aim should be to have houses looking different without detracting from any 
sense of unity and coherence for the development or the wider neighbourhood.  
 
REPRESENTATIONS 
Also material to the determination of the application are the written representations received 
to it. A total of 38 written representations have been received, 36 of which raise objections to 
the proposals and 1 of which neither supports nor objects to the proposals. Copies of the 
written representations are contained in a shared electronic folder to which all Members of 
the Committee have access. 
 
The majority of objections to the proposals are from individual residents from the 
surrounding area.  One of the objections is from The Haddington and District Amenity 
Society. 
 
* There were a number of reports that were not available to view on the Council website 
when neighbours were first notified such as the Flood Risk Assessment and Habitat Survey; 
 
* Despite objections raised at the public meeting the application site has a vehicular access 
from the site onto the Letham Mains Lane (U137). This lane is single track with blind bends, 
and 22 accesses onto it and is therefore not suitable for any additional traffic and contrary to 
Policy T2 of the adopted ELLD 2018; 



* Letham Mains Lane is without a footpath and has no lighting. It is shared by motorists, 
cyclists horse riders and dog walkers. If two vehicles meet then one has to pull over into a 
driveway of field access to allow the other to pass. That will happen when drivers from the 
proposed development use it as a short cut to the A1? 
 
* The Penciatland Road A6093 is used at times like a race track with traffic paying no heed 
to speed limits; 
 
* The Development Brief for the site prepared as Supplementary Planning Guidance has not 
been adhered to, including (i) the proposed access to the site being taken from the site of 
PROP HN1, (ii) the special character of the Holdings being respected including having a 
10m setback from the road and (iii) houses being 1.5 storey in height in the SW corner of the 
site;  
 
* The proposed house design at the SW corner fronting onto the A6093 - this location is 
characterised by single storey type Holding Houses and it is inconceivable that 
unsympathetic urbanisation is proposed in such a rural setting; 
 
* What allowances have been made to safeguard the soakaway and field drains from the 
septic tanks of the Holding houses?  
 
* The title deeds of the Holdings requires maintenance of fences/hedges surrounding their 
properties. Access is therefore required for this.  This suggests some margin between 
existing properties and the new development is required. 
 
* Impact on Social Responsibility – How can continued housebuilding without interruption be 
positively sustained? 
 
* Impact on local infrastructure; 
 
* A new bus stop will be located outside of a bedroom window of an existing house; 
 
* The proposal shows that there will be a road running along half of rear of 32 Letham Mains 
Holdings. It will be very close to the rear gardening and no screening is proposed.  This 
could result in road traffic noise and fumes; 
 
* The proposal is not compatible with the declaration of a Climate Emergency – Building that 
is dependent on the motor car contradicts the goal of reducing fossil fuel emissions; 
 
* The housing density used is typical of an urban not a rural development; 
 
The matter of the objections raised during the Pre Application Consultation being ignored is 
not a material planning consideration of this planning application. It is for the applicant to 
decide whether or not to amend the scheme of development in accordance with those 
matters. 
 
The matter of the title deeds requiring maintenance to fences/hedges surrounding properties 
and the safeguarding of a soakaway are civil matters between the occupants of the houses 
of the Holdings and the landowner. They are not matters relevant to the determination of a 
planning application. 
 
Whilst there may have been reports not immediately available when the application was first 
registered this was due to administrative reasons and not for reasons within the control of 
the applicant. However, these reports were made available to view soon after registration 
and the public had access to those reports. The fact that the reports were not made public at 



the outset has not prejudiced the ability of the public to make representations to this 
application. 
 
The Development Brief is not a Blueprint stipulating how the development of the site must be 
carried out. Instead it is a high level document that gives guiding principles that developers 
are expected to apply in their layout. Therefore and provided any deviations from the 
Development Brief are otherwise acceptable and comply with other policies of the ELLDP 
2018 then such deviations can be acceptable and do not conflict with the requirements of the 
Development Brief.  
 
COMMUNITY COUNCIL COMMENTS 
Haddington Community Council largely support this application. However they are 
concerned that (i) works to extend Knox Academy need to be progressed before any further 
developments are granted planning permission and (ii) that this development should make a 
financial contribution to fund that extension. The residents of Haddington are tired of more 
houses being built without matching infrastructure projects to accommodate the increased 
population. 
 
PLANNING ASSESSMENT 
The primary material consideration in the determination of this application is whether or not 
the principle and the detail of the proposed development accords with development plan 
policy and other supplementary planning guidance and if not, whether there are material 
considerations that outweigh any conflict with the development plan and other 
supplementary planning guidance.  
 
The land of the application site is within the allocated housing site (HN2 Letham Mains 
Expansion) in the ELLDP 2018.  Proposal HN2 of the ELLDP allocates the whole of the 
allocated site for a residential development of circa 270 homes and thus the Council 
recognises its potential for residential development for circa 270 homes.  However, whilst the 
whole of the field is allocated, there are 3 large plots – 32 Letham Holdings, 33 Letham 
Holdings and 34 Letham Holdings – that are on part of the south boundary of the field which 
are ouwith the application site. Furthermore, an area of land adjacent to the most eastern of 
those 3 holdings – 34 Letham Holdings - has planning permission ref: 19/00382/P for the 
erection of 3 houses on it. Development of those 3 houses has recentally commenced. 
 
The adopted Development Brief HN2 – Letham Mains Expansion was prepared for the site 
and sets out guiding principles, and indicative design, to be followed, for its development.  
These include (i) that larger plots are required along the frontage with the A6093 and the 
unnamed road to the west. The building lines of houses built here should be set back 
between 10m-15m from the A6093; these houses should front onto and be accessed from 
the A6093. Buildings should be no higher than 1.5 storey and be of a detached form; (ii) 
provision of a 3m wide pavement suitable for shared use walking and cycling along the 
A6093; (iii) A 10m deep landscape edge in the southwestern corner of the site to create a 
landscape gateway to Haddington; (iv) access to be from the larger Letham Mains allocation 
to the east and north, and (v) layout and orientation of streets, paths and spaces should 
connect with the existing consented development to the create networks.  
 
In accordance with the Development Brief the site will be accessed from the existing Letham 
Mains development that is currently under construction and granted planning permission 
13/00519/PM & 14/00089/PM previously. Whist the proposed vehicular access from the site 
onto the Letham Holdings Road does not feature in the Development Brief the Development 
Brief does not state that there should not be a vehicular access onto Letham Holdings road 
from the site. Therefore and as there was no objection to the principle of this vehicular 
access from Road Services the proposed means of access to the site is not inconsistent with 
the requirements of the Development Brief. 



Thereafter, the proposed housing site is to be developed in 2 halves by 2 different 
developers. However, care has been taken to ensure that through the layout and design of 
the houses, of the positioning of openspace and the alignment of roads and footpaths that 
overall this will appear as one integrated development.  
 
The houses would be largely 2 storey in height. However, the houses along the south 
boundary of the site would be single storey in height to reflect the single storey houses of the 
Holdings. The building line of the front elevations of those houses would be set back some 
10m from the edge of the A6093, all in accordance with the Development Brief. Whilst the 
building line of the front elevations of the 3 houses to be built to front onto the unnamed 
Letham Holdings road to the west would not have this same set back, this would be 
mitigated by the large landscaped gateway feature that is to be some 45 m in length and 
some 75m in width in the southwest corner of the site. Therefore, this deviation from the 
Development Brief would not be so significant to detract from the overall character of the 
development.  
 
Policy DP3 of the ELLDP states that new housing sites will be expected to achieve a 
minimum average density of 30 dwellings per hectare (net) using a full range of housing 
types and sizes.  This is to ensure efficient use of land and other resources and create 
mixed communities with a full range and choice of house types and sizes.  The net density of 
the development proposed through this application is, some 30.1 units per hectare, and 
therefore is in accordance with Policy DP3 of the ELLDP 2018. 
 
The range of house types and sizes proposed would give a variation of architectural form to 
the development, which coupled with the orientation and layout of the buildings and the 
variation in roof materials, would give a degree of variety of appearance to the development.  
The proposed development would be of a pattern and density not out of keeping with 
patterns and densities of housing and other development in Haddington.  
 
The architecture of the proposed houses and flats would be of a traditional pitched roof form 
and a relatively traditional design overall and the materials proposed are generally traditional 
in appearance including two different roofing colours and two different render colours.  A 
condition can be imposed on the grant of planning permission for the proposed development 
to ensure that the finishing colours and mix of colours to be used respect the character and 
appearance of the village. 
 
The proposed housing development is shown as being laid out with the majority of houses 
having side driveways and rear parking courtyards to emphasis pedestrian/cycle use and 
reduce the dominance of vehicle parking. The large area of open space which will 
incorporate the 7 a side grass pitch will be a central focus for the site, linking the 2 halves 
with direct and accessible footpath links to it from within all parts of the development. This 
large central area of open space together with the areas of openspace to the northwest, east 
and southwest will ensure that sufficient space for recreation and leisure will be provided for 
the future residents of this development.  
 
There will be a permeable street pattern, road and pedestrian/cycle accesses and open 
spaces, which will result in a distinctive yet attractive urban expansion of the development at 
Letham. In its relationship with that existing consented development at Letham, it will appear 
as a natural expansion of Letham Mains with a layout taking due regard to the existing 
consented development and which links into and connects to that development and also 
links into and connects to adjacent road and footpath networks. A shared use footpath is 
proposed along the frontage of the site on the north side of the A6093.  
 
In respect of landscape matters the applicant has taken into consideration a number of 
comments of the Council’s Landscape Projects Officer in the submission of revised 



drawings to incorporate enhanced landscape planting within the site.  The landscaped area 
of openspace some 45m in depth and some 75m in length in the southwest corner of the site 
would be a significant and attractive gateway feature forming a the new entrance into 
Haddington along the A6093 Pencaitland Road. Whilst it would bring change to the western 
edge of Haddington this area of landscaping together with the wider landscaping of the 
development would be well designed and would ensure that the housing development was 
well integrated into its landscape setting. The provision, maintenance and retention of a 
scheme of landscaping of the site can be made a condition of a grant of planning 
permission.  On this consideration the proposed development is consistent with Policy DP1 
of the ELLDP.    
 
The proposed housing development would provide an attractive residential environment.  
The houses and flats are shown to be laid out in such a way that adheres to the normally 
accepted privacy and amenity criteria on overlooking and overshadowing, whilst affording 
the future occupants of the houses and flats an appropriate level of privacy and residential 
amenity.   
 
The proposed new houses and flats would be so sited, oriented and screened such as not to 
harm the privacy and amenity of existing neighbouring or nearby residential properties 
through overlooking or overshadowing.  
 
The areas of open space shown to be provided would provide sufficient, usable areas of 
open space for informal recreation for the proposed development.  
 
The site is capable of accommodating all of the proposed development including vehicular 
and pedestrian access and amenity space without being an overdevelopment of it. The 
pattern and density of the proposed development would not be at odds with the existing 
patterns and densities of housing and other development within the town of Haddington.  
 
On all of these foregoing findings on matters of density, design, layout, landscaping and 
amenity, and subject to the imposition of conditions, the proposed development is not 
inconsistent with Proposal HN2 or Policies DP1, DP2, DP3, DP4, DP8, DP9, OS3 and OS4 
of the adopted ELLDP, the Council’s adopted development brief for the site and Scottish 
Government Policy Statement entitled “Designing Streets”. 
 
The applicant’s agent has confirmed that the infrastructure for broadband connectivity will be 
installed within this development. Therefore the proposals are in accordance with Policy 
DCN2 of the adopted ELLDP 2018. 
 
East Lothian Council Health and Social Care Partnership states that as the site is 
allocated by the adopted East Lothian Local Development Plan 2018 they have no objection 
to the application for 274 residential units. 
 
The Council's Environmental Health Service Manager has perused the Noise Impact 
Assessment Technical Report and advised that in order to protect amenity of occupiers of 
proposed housing from noise associated with road traffic he requests the following condition 
be imposed: 
 
1. Details of the proposed glazing mitigation scheme for each dwelling with an exposed 
elevation within the noise mitigation zones shown in Figures 4.1 and 4.2 of The Airshed’s 
Technical Report Ref AS 0649 of Sth July 2019 shall be submitted for approval to the 
planning authority prior to the commencement of development. This can reasonably be 
made a condition of any grant of planning permission. 
 
Subject to the imposition of that condition he raises no objection to the proposed 



development, satisfied that it would not result in harm to the amenity of any neighbouring 
land use.  This can be secured by a conditional grant of planning permission for the 
proposed development. Subject to the imposition of this condition, on the matter of noise, the 
proposals comply with Policy NH13 of the ELLDP 2018. 
 
In relation to considerations of contaminated land issues, the Council’s Environmental 
Health Service Manager advises that the site has been agricultural / open field for most of 
its history, however, it cannot be ruled out that there may be localised deposits of made 
ground associated with this use.  Given the size of the site (12.4 Ha) and the nature of the 
proposed development (residential) additional information will be required in order to 
determine both the ground conditions and potential contamination issues impacting on the 
site.  Therefore the Council’s Environmental Health Service Manager anticipates that as a 
minimum a Phase I Geo-environmental Assessment (Desk Study) will need to be carried 
out. He advises that prior to commencement of development a suitable Geo-Environmental 
Assessment must be carried out. If it is concluded by a written report that remediation of the 
site is not required then no further investigations are required. If the investigations find that 
remediation is required then prior to works commencing on site a detailed Remediation 
Statement should be produced to show how the site is to be brought to a condition suitable 
for the intended use and following completion of the remediation work a Validation Report 
should be submitted to demonstrate the effectiveness of the remediation. In the event that 
contamination is found at any time when carrying out the development that was not 
previously identified, work shall cease and the issue reported to the Planning Authority.   All 
of this can be secured through a condition attached to a grant of planning permission for the 
proposed development.  The Council’s Environmental Health Service Manager has no 
further comments on the proposed development.  
 
The Council's Archaeology/Heritage Officer advises that previous extensive 
archaeological fieldwork in the vicinity has not uncovered any archaeological remains.  
Therefore based on the available evidence he raises no objection to the proposal which is 
consistent with Policy CH4 of the adopted ELLDP 2018. 
 
The Council’s Waste Services advise that they are satisfied that the proposed 
development could be serviced by waste collection vehicles and is consistent with Policy W3 
of the adopted East Lothian Local Development Plan 2018. 
 
The Council’s Biodiversity Officer raises no objection to the proposed development, being 
satisfied that no notable habitats will be affected by the development. Therefore based on 
the available evidence he raises no objection to the proposal which is consistent with Policy 
NH5 of the adopted ELLDP 2018. 
 
The Council's Road Services have considered the objections to the proposed vehicular 
access onto the Letham Holdings Lane. They are satisfied that use of the proposed 
vehicular access would not raise issues of road safety on Letham Holdings Lane and do not 
object to the provision of that vehicular access. Therefore the Council's Road Services do 
not object to the proposed development subject to the following transportation requirements: 
 
* A 2m wide footway should be provided on at least one side of the road between plots 86 
and 95, along the frontage of plots 1-16 of the Mctaggert and Mickel part of the 
development; 
 
* The entrance to the rear parking courtyard serving plots 103-114 of the Mctaggert and 
Mickel part of the development must be re-designed and if necessary the parking bay 
relocated if necessary; 
 
* the detailed design of (i) site access onto Letham Holdings Road and (ii) improvement 



works to the A6093 Pencaitland Road including the carriageway realignment, footways, bus 
stops, kerbs and associated infrastructure shall be submitted to and approved prior to works 
commencing on site;  
 
* 1 secure cycle storage space should be provided per flat; 
  
* A Quality audit to include visibility splays and removal of parking within these should be 
undertaken for the application site. This should include a risk assessment; 
 
* Single driveways should be at least 6 metres long and be at least 3.0 metres wide; 
 
* Double driveways should be at least 6 metres long and be at least 5 metres wide. Double 
length driveway should be at least 11 metres long and 3 metres wide; 
  
* A Construction Management Plan is required. Construction access to southern part of the 
site will not be permitted via the Knox Place junction via West Road. All access shall be from 
West Road and with dilapidation surveys given level of construction. A Construction Method 
Statement to minimise the impact of construction activity on the amenity of the area should 
be submitted to and approved by the Planning Authority prior to the commencement of 
development.  The Construction Method Statement should recommend mitigation measures 
to control noise, dust, construction traffic and should include hours of construction work and 
delivery routes. This should also include the phasing of the development and restrictions that 
may be required particularly for those travelling to existing and/or proposed schools; 
  
* A Green Travel Plan is required; and 
  
* Vehicle wheel washing is required during the construction phase of the development. 
 
Details of the above transportation requirements, including a timetable for their 
implementation, should be submitted to and approved in advance by the Planning Authority. 
  
With the imposition of conditions to cover the recommendations of Road Services the 
proposal does not conflict with Policies T1 and T2, of the adopted East Lothian Local 
Development Plan 2018. 
 
Transport Scotland raise no objections to the proposal provided East Lothian Council 
secure appropriate proportionate financial contributions from this proposal to address the 
cumulative impact on the strategic network arising from the development.  
 
Policy DEL1 of the adopted East Lothian Local Development Plan 2018 stipulate that new 
housing will only be permitted where appropriate provision for infrastructure, required as a 
consequence of the development, is made. Policy T32 of the ELLDP specifically relates to 
the package of transportation interventions to mitigate the cumulative impact of development 
on the transport network which have been identified by the Council in consultation with 
Transport Scotland.  In line with Policy DEL1, relevant developments are required to 
contribute to the delivery of these transportation interventions, on a proportionate, 
cumulative pro-rata basis, as set out in Developer Contributions Framework Supplementary 
Guidance.  
 
The Council’s Planning Obligations Officer advises that the cumulative transport impacts 
of the development of proposed housing site HN2 was assessed for 275 dwellings in the 
2018 Developer Contribution Framework Supplementary Guidance. Therefore, for the PROP 
HN2: Letham Mains Expansion, Haddington the Council’s Road Services has advised that 
the contributions required for each transport intervention are as detailed in the Developer 
Contributions Supplementary Guidance are: 



* Improvements to Old Craighall junction (PROP T15): £2696 
* Improvements to Salters Road Interchange (PROP T17): £1948 
* Improvements to Bankton Interchange (PROP 17): £6431 
* Musselburgh Town Centre improvements (PROP T21): £688 
* Tranent Town Centre Improvements (PROP T27 and T28): £1495 
* Rail Network Improvements (PROP T9 and T10): £0 
* Segregated Active Travel (Prop T3): £135,212 
 
The total contribution required for transportation improvements resulting from cumulative 
impacts of the development is therefore £148,470. 
 
The total developer contributions towards the transportation interventions of £148,470 
(indexed linked) can be secured through an Agreement under Section 75 of the Town and 
Country Planning (Scotland) Act 1997 or by some other appropriate agreement.  The basis 
of this is consistent with the tests of a planning agreement set in Planning Circular 3/2012: 
Planning Obligations and Good Neighbour Agreements. The applicants have confirmed in 
writing that they are willing to enter into such an agreement. 
 
The Council's Depute Chief Executive (Resources and People Services) informs that 
the application site is located within the school catchment areas of Letham Mains Primary 
School and Knox Academy High School. Policy ED5 (Haddington Cluster Education 
Proposals) of the ELLDP 2018 stipulates that the Council will provide new permanent 
accommodation for Knox Academy, Letham Mains Primary and Nursery School to 
accommodate pupils from relevant development within the Haddington catchment. 
 
He advises that Letham Mains Primary and Nursery School and Knox Academy will not have 
sufficient capacity to accommodate children that could arise from the proposed development 
the subject of this application.  Therefore he objects to the application on the grounds of lack 
of permanent capacity at Letham Mains Primary and Nursery School and Knox Academy.  
However, he would withdraw that objection provided the applicant makes a financial 
contribution to the Council of £8431 per home (£2,310,094) towards the provision of 
additional school accommodation at Letham Mains Primary School and £5308 per home 
(1,454,392) towards the provision of additional school accommodation at Knox Academy. 
 
The required payment of a financial contribution of a total of £3,764,486 towards the 
provision of additional accommodation at Letham Mains Primary and Nursery School and 
Knox Academy can be secured through an Agreement under Section 75 of the Town and 
Country Planning (Scotland) Act 1997 or by some other appropriate agreement.  The basis 
of this is consistent with the tests of a planning agreement set in Planning Circular 3/2012: 
Planning Obligations and Good Neighbour Agreements.  Subject to the payment of the 
required contribution towards educational accommodation the proposal is consistent with 
Policy ED5 of the ELLDP 2018 which stipulates that new housing will only be permitted 
where appropriate provision for infrastructure required as a consequence of the development 
is made. The applicants have confirmed in writing that they are willing to enter into such an 
agreement. 
 
The Council’s Sports Development & Community Recreation Manager has advised that 
there are is a requirements for a 7 aside grass sports pitch to be provided within the site. An 
appropriately sized area in the centre of the site has been identified for this and is shown on 
the site plan. Additionally a financial contribution of £92,500 is required towards the provision 
of that sports pitch. Therefore a financial contribution of £336 per home is required towards 
the provision of the sports pitch. 
 
The Council’s Sports Development & Community Recreation Manager also advises that a 
contribution towards the enhancement of existing sports facilities in the Haddington area is 



also required. This would amount to £1,290 per dwelling ‘to support the enhancement of 
sporting facilities in the Haddington area. This would amount to a total contribution of 
£353,460 for this development. 
 
The required payment of a financial contribution of a total of £445,960 towards the proposed 
sports pitch and the enhancement of sporting facilities in the Haddington area can be 
secured through an Agreement under Section 75 of the Town and Country Planning 
(Scotland) Act 1997 or by some other appropriate agreement.  The basis of this is consistent 
with the tests of a planning agreement set in Planning Circular 3/2012: Planning Obligations 
and Good Neighbour Agreements.  Subject to the payment of the required contribution 
towards the sports pitch and the enhancement of sporting facilities in the Haddington Area 
the proposal is consistent with Policy CF1 of the ELLDP which stipulate that new housing will 
only be permitted where appropriate provision for infrastructure required as a consequence 
of the development is made. The applicants have confirmed in writing that they are willing to 
enter into such an agreement. 
 
Subject to the payment of the required contribution towards transport interventions, 
education provision, sports pitch provision and the enhancement of existing sports facilities 
the proposal is consistent with Proposals T15, T17, T2`, T27 and T28 and Policies DEL1, 
ED5, CF1, and T32 of the ELLDP 2018. 
 
The Council's Economic Development & Strategic Investment Manager advises that in 
accordance with the Council's Affordable Housing Policy, 25% of the proposed 274 
residential units require to be affordable housing units.  In the case of this application, the 
affordable housing component of the proposed housing development is 69 units.  
Discussions have taken place between Housing Strategy and Development and the 
applicant and the Economic Development & Strategic Investment Manager confirms that the 
location, mix and sizes of the affordable units have been agreed and it has been agreed that 
the units will be delivered on this site by the applicant.  Therefore and as the affordable 
housing would be sufficiently integrated into the overall development, the Economic 
Development & Strategic Investment Manager therefore advises that the number, mix and 
location of affordable units to be provided on the site is acceptable.   
 
The terms for the provision of this affordable housing requirement could be the subject of an 
agreement under Section 75 of the Town and Country Planning (Scotland) Act 1997.  The 
basis of this is consistent with the tests of a planning agreement set in Planning Circular 
3/2012: Planning Obligations and Good Neighbour Agreements.  Subject to the Council 
securing the affordable housing requirement, which the applicant is willing to do, the 
proposal would be consistent with Policies HOU3 and HOU4 of ELLDP 2018. 
 
Scottish Environment Protection Agency have reviewed the Flood Risk Assessment and 
raise no objection to the proposals, being satisfied that the proposed development would not 
result in an unacceptable flood risk.  
 
Furthermore, the Manager for the Council’s Structures, Flooding and Street Lighting 
team raises no objection to the application.  
 
Therefore on the matter of flood risk the proposed development would be consistent with 
Policies NH10 and NH11 of the adopted East Lothian Local Development Plan 2018.  
  
Scottish Water were consulted on this planning application and have advised that the 
proposed development will be fed from Castle Moffat Water Treatment Works and will be 
serviced from the Haddington Waste Water Treatment Works. Whilst Scottish Water are 
unable at this time to confirm capacity at these facilities they raise no objection to the 
proposals. They do however suggest the applicant contact Scottish Water at their earliest 



convenience to discuss this development. 
 
At its meeting on Tuesday 27th August 2019 the Council approved a motion declaring a 
Climate Emergency.  Thereafter, at its meeting on Tuesday 3rd September 2019 the 
Council’s Planning Committee decided that a condition requiring a developer to submit for 
the approval of the Planning Authority a report on the actions to be taken to reduce the 
carbon emissions from the building and from the completed development should be imposed 
on relevant all applications for planning permission. Such a condition should be imposed on 
a grant of planning permission for this proposed development. 
 
In summary, in the context of the site being part of housing allocation PROP HN2 of the 
adopted East Lothian Local Development Plan 2018, and in that its impacts in respect of 
amenity and technical considerations are acceptable in themselves, or can be mitigated 
through the appropriate use of planning conditions and necessary developer contributions, 
the balance of the material considerations of this case supports the proposals. This includes 
consideration of the matters raised in objections to the application. A grant of planning 
permission would therefore be consistent with the relevant  
 
RECOMMENDATION 
It is recommended that planning permission be granted subject to: 
 
1. The undernoted conditions. 
 
2. The satisfactory conclusion of an Agreement under Section 75 of the Town and Country 
Planning (Scotland) Act 1997, or some other legal agreement designed to secure from the 
applicant: 
 
(i) a financial contribution to the Council of £3,764,486 towards the provision of 
additional accommodation at Letham Mains Primary and Nursery School and Knox 
Academy; 
(ii) a financial contribution to the Council of £92,500 towards the cost of a 7 a side sports 
pitch and £353,460 towards the enhancement of existing sporting facilities within the 
Haddington Area; 
(iii) 69 affordable residential units within the application site; 
(iv)  a financial contribution to the Council of £148,470 for transport improvements. 
(Comprised of £2696 for road improvements to Old Craighall Junction, £1948 for 
improvements to Salters Road Interchange, £6431 for improvements to Bankton 
Interchange, £688 for Musselburgh town centre improvements, £1495 for Tranent town 
centre improvements and £135,212 for Segregated Active Travel). 
 
3. That in accordance with the Council's policy on time limits for completion of planning 
agreements it is recommended that the decision should also be that in the event of the 
Section 75 Agreement not having been executed by the applicant, the landowner and any 
other relevant party within six months of the decision taken on this application, the 
application shall then be refused for the reason that without the developer contributions to be 
secured by the Agreement the proposed development is unacceptable due to a lack of 
sufficient school capacity at Letham Mains Primary and Nursery School and Knox Academy, 
a lack of provision of affordable housing, a lack of formal play provision and a lack of roads 
and transport infrastructure improvements contrary to, as applicable, Policies ED5, DEL1, 
HOU3 and T32 of the adopted East Lothian Local Development Plan 2018. 
 
 1 Prior to the commencement of development, final site setting out details shall be submitted to and 

approved in writing by the Planning Authority. 
   
 The above mentioned details shall include a final site setting-out drawing to a scale of not less than 

1:200, giving: 



 a. the position within the application site of all elements of the proposed development and the position of 
adjoining roads, land and buildings; 

   
 b. finished ground levels and finished floor levels of the development relative to existing ground levels of 

the site and existing ground and road levels of adjoining land. The levels shall be shown in relation to an 
Ordnance Bench Mark or Temporary Bench Mark from which the Planning Authority can take 
measurements and shall be shown on the drawing; and 

   
 c. the ridge height of the proposed buildings hereby approved, shown in relation to the finished ground 

and finished floor levels on the site. 
   
 Thereafter, the details shall be implemented as approved.  
  
 Reason: 
 To enable the Planning Authority to control the development of the site in the interests of the amenity of 

the area. 
    
 2 Other than in exceptional circumstances where the layout or particular building type does not permit, the 

residential units shall be orientated to face the street . Notwithstanding that shown on the docketed 
drawings where a building is located on a corner of more than one street, it shall have enhanced 
gable(s) to ensure it has an active elevation to each street it faces. 

  
 Reason: 
 In the interests of safeguarding the character of the development. 
 
 3 Notwithstanding that which is stated on the drawings docketed to this planning permission, a detailed 

specification of all external finishes of the houses of the proposed development shall be submitted to 
and approved by the Planning Authority prior to the use of the finishes in the development. The external 
finishes of the houses shall be in accordance with a co-ordinated scheme of materials and colours that 
shall be submitted to and approved in advance by the Planning Authority. This co-ordinated scheme 
shall in detail promote render as the predominant finish to the walls of the houses, with a use of more 
than one render colour and with a strongly contrasting difference in the colours such that they will not 
each be of a light colour. However, some use of a contrasting wall finish (i.e. reconstituted stone or 
facing brick) would be acceptable providing it is limited to a distinctively complete feature of the houses 
and flats and respectful of their design integrity. All such materials used in the construction of the 
houses shall conform to the details so approved. 

  
 Reason: 
 In the interests of ensuring active frontages and to enhance character and appearance of the area. 
 
 4 Notwithstanding that shown on the drawings docketed to this planning permission, all semi private and 

defensible spaces in front of or to the side of dwellings and to the side of parking courtyards shall be 
enclosed by walls/hedges/fences/ or railings to define areas of private space from public space.  

  
 Notwithstanding that shown on the drawings docketed to this planning permission, the boundary 

enclosures shown on those drawings are not hereby approved. Instead, and prior to the commencement 
of development, revised details of all boundary enclosures to be erected on the application site, and the 
timescales for their provision, shall be submitted to and approved in advance by the Planning Authority. 
Those details shall show 1.8 metre high solid enclosures around rear gardens of the houses hereby 
approved except where those boundaries are adjacent to a road or pathway where they shall be some 
other form of enclosure such as feature walls or hedges to heights and finishes to be approved in 
advance by the Planning Authority. 

  
 Details submitted shall also include the design, construction and materials of the entrance feature walls 

at the main accesses to the site. Thereafter the boundary treatments erected shall accord with the 
details so approved unless otherwise agreed in writing by the Planning Authority. 

  
 Reason: 
 To ensure the satisfactory provision of the boundary enclosures in the interest of safeguarding the visual 

amenity of the area and to safeguard the privacy and amenity of residential properties nearby. 
 
 5 Prior to commencement of development on site, full details of the proposed Sustainable Drainage 

System (SuDS) shall be submitted to and approved in writing by the Planning Authority. 
   
 The details shall include confirmation of Scottish Water's technical approval of the SuDS proposals.  
 Thereafter, the approved details shall be implemented as approved. 
   



 Reason: 
 To ensure that the final SuDS design complies with Sewers for Scotland 3 and can be vested by 

Scottish Water in the interest of flood prevention, environmental protection and the long term amenity of 
the area.  

 
 6 The front gardens of the houses shall be enclosed where possible with a hedge including to the front of 

plots 410, 411-413, 419-422, 501-502. Other than the provision of additional hedging to plots 410, 411-
413, 419-422, 501-502 and unless otherwise agreed by the Planning Authority all development shall be 
carried out in accordance with Landscape General Arrangement Plan ref: 17021-LAGA-P001 rev D. 
Thereafter development shall be carried out in accordance with the landscape plan unless otherwise 
agreed by the Planning Authority. The scheme shall provide details of/; the height and slopes of any 
mounding on or re-contouring of, the site; tree and shrub sizes, species, habitat, siting, planting 
distances and a programme of planting.  

  
 All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in 

the first planting and seeding season following the completion of the development or occupation of any 
house hereby approved, whichever is the sooner.  Any trees or plants which die, are removed or 
become seriously damaged or diseased shall be replaced in the next planting season with others of 
similar species and final size, unless the Planning Authority gives written consent to any variation. No 
trees or shrubs, detailed in the approved landscaping plans to be retained on the site, shall be damaged 
or uprooted, felled, topped, lopped or interfered with in any manner without the previous written consent 
of the Planning Authority. 

   
 Reason: 
 To allow the consideration of details yet to be submitted and in the interest of residential and 

environmental amenity.  
   
 7 All existing trees shown to be retained on landscape drawing ref: 17021-LAGA-P001-D  shall be 

retained and protected unless otherwise agreed with the Planning Authority. 
  
 No development shall take place on site until temporary protective fencing in accordance with Figure 2 

of British Standard 5837_2012 "Trees in relation to design, demolition and construction" has been 
installed, approved by the arboriculturist and confirmed in writing by the Planning Authority.  The fencing 
must be fixed in to the ground to withstand accidental impact from machinery, erected prior to site start 
and retained on site and intact through to completion of development.  The position of this fencing must 
be positioned outwith the Root Protection Area (RPA) as defined by BS5837:2012 for all trees and 
approved in writing by the Planning Authority. 

  
 All weather notices should be erected on said fencing with words such as "Construction exclusion zone - 

Keep out".  Within the fenced off areas creating the Construction Exclusion Zones the following 
prohibitions must apply:- 

 _ No vehicular or plant access 
 _ No raising or lowering of the existing ground level 
 _ No mechanical digging or scraping 
 _ No storage of temporary buildings, plant, equipment, materials or soil 
 _ No hand digging 
 _ No lighting of fires 
 _ No handling discharge or spillage of any chemical substance, including cement washings 
  
 Planning of site operations should take sufficient account of wide loads, tall loads and plant with booms, 

jibs and counterweights (including drilling rigs), in order that they can operate without coming into 
contact with retained trees.   

  
 Reason 
 In order to form Construction Exclusion Zones around retained trees and protect retained trees from 

damage. 
 
 8 Prior to the commencement of development a delivery schedule and phasing plan that establishes the 

phasing and timing programme for the proposed development shall be submitted to and approved in 
advance by the Planning Authority. It shall include the phasing and timing for the provision of 
footpaths/cycleways, landscaping and openspace. It must also include for public road links, including 
paths, to local services, schools and the public road network. It shall further include the provision of 
drainage infrastructure, equipped play facilities, sports pitch, landscaping and open space. The details to 
be submitted shall also include construction phasing plans. The footpaths/cycleways, landscaping and 
openspace of each phase of development must be completed and available for use prior to the 
commencement of the next phase of the development unless otherwise agreed by the Planning 
Authority. 



 The phasing of the development of the site shall be carried out in strict accordance with the phasing 
plan so approved, unless otherwise approved in writing in advance by the Planning Authority. 

      
 Reason: 
 To enable the Planning Authority to control the development of the site in the interests of the good 

planning of the site. 
 
 9 Construction access to the site will not be permitted via the Knox Place junction via West Road. All 

access shall be from West Road. A Construction Method Statement to minimise the impact of 
construction activity on the amenity of the area should be submitted to and approved by the Planning 
Authority prior to the commencement of development.  The Construction Method Statement should 
recommend mitigation measures to control noise, dust, construction traffic, surface water during 
construction, and should include hours of construction work and delivery routes. This should also 
include the phasing of the development and restrictions that may be required particularly for those 
travelling to existing and/or proposed schools. 

  
 Thereafter, the Construction Method Statement shall be implemented and complied with in accordance 

with the approved details for the period of construction of the development hereby approved. 
  
 Reason: 
 To retain control of the operation of construction in the interest of environmental and residential amenity.  
  
10 Unless otherwise agreed  by the Planning Authority a  play area with equipment suitable for children 

aged 0 - 15 years shall be provided on the large centrally located area of open space within the 
develoment hereby approved as shown on landscape General Arrangement Plan drawing ref: 17021-
LAGA-P001.  Prior to the commencement of the development hereby approved the details of the 
positioning of that play area, the  play equipment and surfacing materials to be installed in the play area 
shall be submitted to and approved in advance by the Planning Authority. The details to be submitted 
shall include a timetable for its installation.  

  
 The play equipment and surfacing materials shall thereafter be installed in accordance with the details 

so approved.  
  
 The equipped play area, when provided, shall be retained on that site, maintained and used for such 

purposes at all times thereafter unless agreed in writing by the Planning Authority. 
  
 Reason: 
 To ensure the satisfactory laying out of all play areas in the interest of the amenity of the future 

occupants of the residential units hereby approved. 
  
11 Unless otherwise agreed by the Planning Authority all areas of areas of landscaped open space and 

factored open space as shown on docketed drawings 17021-LAGA-P001 & 17021-LAGA-P002 shall be 
available for use prior to the occupation of the last house on each phase of the development hereby 
approved and in accordance with the phasing plan ref: 17021-MPPH-P001.  

   
 Other than to provide the play area as required by Condition 10, the open space recreation areas, when 

provided, shall be used for such purposes at all times thereafter unless agreed in writing by the Planning 
Authority. 

  
 Reason: 
 To ensure the satisfactory laying out of all areas of open space in the interest of the amenity of the 

future occupants of the dwellings hereby approved. 
  
12 No work shall be carried out on the site unless and until an effective vehicle wheel washing facility has 

been installed on the site, in accordance with details to be submitted to and approved by the Planning 
Authority prior to its installation. Such facility shall be retained in working order for the duration of the 
development and used such that no vehicle shall leave the site carrying earth and mud in their wheels in 
such a quantity which causes a nuisance or hazard on the road system in the locality. 

  
 Reason:  
 In the interests of road safety. 
  
13 Prior to the commencement of development on site details demonstrating how the site can be serviced 

for waste collection shall be submitted to and approved in writing by the Planning Authority. The details 
shall include a swept path assessment of the roads based on a 12 metre waste collection vehicle and 
details of any amendments to the site layout required for the safe and efficient waste collection on the 
development.  



 Thereafter, development shall be carried out in accordance with the approved details.  
   
 Reason: 
 To ensure that waste vehicles can access and service the site.  
 
14 Prior to the occupation of the last of the residential units hereby approved, the proposed site access 

roads, parking spaces and footpaths shall have been constructed on site, in accordance with that which 
is shown on the docketed drawings, otherwise the layout shall be subject to the following requirements: 

   
 1) Parking for the residential elements of the development shall be provided at a rate as set out in the 

East Lothian Council Standards for Development Roads - Part 5 Parking Standards.  
   
 2) All access roads shall conform to ELC Standards for Development Roads in relation to road layout 

and construction, footways & footpaths, parking layout and number, street lighting and traffic calming 
measures. This shall also comply with ELC Design Standards for New Housing Areas.  

  
 3) Vehicle access's to private parking areas (i.e. other than driveways) shall be via a reinforced footway 

crossing and have a minimum width of 5.5 metres over the first 10 metres to enable adequate two way 
movement of vehicles. 

   
 4) Driveways shall have minimum dimensions of 6 metres by 3 metres. Double driveways shall have 

minimum dimensions of 5 metres width by 6 metres length or 3 metres width by 11 m length. Pedestrian 
ramps to houses may encroach by up to 300mm on the width (but not the length) provided they are no 
greater than 150mm in height above the adjacent driveway surface. 

   
 5) Within residential private parking areas the minimum dimensions of a single parking space shall be 

2.5 metres by 5 metres. All visitor parking spaces within these areas shall be clearly marked for visitors 
with the remaining private parking spaces allocated to individual dwellings. 

   
 6) Cycle parking shall be included at a rate of 1 space per flat. The parking shall be in the form of 1 

locker per flat or communal provisions in the form of a lockable room or shed. 
  
 7) a 2m wide footway shall be provided on at least one side of the road between plots 86 & 85 and along 

the frontages of plots 1 to 16 of the McTaggart and Mickle part of the site; 
  
 8) The entrance to the rear parking courtyard serving plots 103-114 of the MM site so should be 

redesigned and the parking bay relocated if necessary; 
  
 Thereafter those access, parking and footpath provisions shall not be used for any other purpose than 

for accessing and for parking in connection with the residential use of the houses and shall not be 
adapted or used for other purposes without the prior written approval of the Planning Authority. 

    
 Reason: 
 In the interests of Road Safety. 
 
15 Unless otherwise agreed by the Planning Authority no residential unit shall be occupied unless and until 

the footpath along the front of the site on the north side of the A6093 Pencaitland Road has been 
constructed to adoptable standards the details of which shall be submitted to and approved by the 
Planning Authority prior to its construction. The footpath shall thereafter be carried out in accordance 
with the details so approved unless otherwise agreed by the Planning Authority. 

  
 Reason: 
 In the interests of road safety. 
 
16 Unless otherwise agreed in writing by the Planning Authority prior to the occupation of any residential 

unit, a pair of covered bus shelters with associated hardstanding shall be provided on either side of the 
Pencaitland road, in accordance with details showing the locations of the bus shelters to be submitted to 
and approved in advance of their construction by the Planning Authority.  Unless otherwise agreed in 
writing the bus shelters and associated hardstanding shall be provided in accordance with the details so 
approved. 

      
 Reason: 
 In the interests of road safety. 
 
17 Prior to the occupation of any dwelling hereby approved, details of a Green Travel Plan shall be 

submitted to and approved in writing by the Planning Authority. This should seek to encourage the 
minimisation of private car trips and increased use of active means of travel and the use of public 



transport.  
   
 The Green Travel Plan shall have particular regard to provision for walking, cycling and public transport 

access to and within the site, and will include a timetable for its implementation, details of the measures 
to be provided, the system of management, monitoring, review, reporting and duration of the Plan. 

   
 Thereafter, the Green Travel Plan shall be implemented as per the approved details.  
   
 Reason:  
 To encourage sustainable and active travel in the interests of environmental and residential amenity. 
 
18 Unless otherwise agreed by the Planning Authority no house shall be occupied unless and until a new 

Haddington Gateway feature has been installed on the A6093 Pencaitland Road in a location to be 
submitted to and approved by the Planning Authority. The new Haddington Gateway feature shall 
introduce a new 30 mph speed limit from the existing 30 miles per hour (mph) speed limit on the A6093 
Pencaitland Road westwards to include along the entire length of site frontage.  Details of the new 30 
miles per hour speed limit shall be submitted to and approved in advance by the Planning Authority and 
shall include the provision of street lighting over the full extent of the proposed new 30mph speed limit 
and shall incorporate town entry treatments and the new Haddington Gateway feature.  Thereafter the 
new 30 miles per hour speed limit, street lighting, town entry treatments and Haddington Gateway 
feature shall be implemented and installed in accordance with the details so approved. 

  
 Reason: 
 In the interests of road safety. 
 
19 Housing completions on the application site in any one year (with a year being defined as being from 1st 

April to 31st March the following year) shall not exceed the following completion rates, unless otherwise 
approved in writing by the Planning Authority: 

                   
               Year 1  (2022/23) -   42 houses  (TW 30 & MM 12) 
               Year 2  (2023/24 -    75 houses  (TW 50 & MM 25) 
               Year 3 (2024/25) -    75 houses  (TW 50 & MM 25) 
               Year 4 (2025/26) -    35 houses  (TW 10 & MM 25) 
               Year 5 (2026/27) -    25 houses  (TW  0  & MM 25) 
               Year 6 (2027/28) -    22 houses  (TW  0  & MM 22) 
               Total                          274                      140          134 
                                  
 If less than the specified number of residential units are completed in any one year then those shall be 

completed instead at Year 6 or beyond and not added to the subsequent Year.         
   
 Reason: 
 To ensure that the completion rate of residential development within the application site accords with the 

provision of education capacity. 
 
20 Prior to the commencement of development, to ensure that the site is clear of contamination, a Geo-

Environmental Assessment shall be carried out and the following information shall be submitted to and 
approved by the Planning Authority: 

  
 o Phase I - A preliminary investigation incorporating a desk study, site reconnaissance, 

development of a conceptual model and an initial risk assessment.  
 o Phase II - Incorporating a site survey (ground investigation and sample analysis) and risk 

evaluation. It is required if the Phase I investigation has indicated that the site is potentially 
contaminated and the degree and nature of the contamination warrants further investigation. 

 o Phase III - Where risks are identified, a Remediation Strategy should be produced detailing and 
quantifying any works which must be undertaken in order to reduce the risks to acceptable levels. 

  
 Should remedial works be required then, prior to any residential units being occupied, a Validation 

Report shall be submitted to and be approved by the Planning Authority confirming that the works have 
been carried out in accordance with the Remediation Strategy.  

  
 The presence of any previously unsuspected or unforeseen contamination that becomes evident during 

the development of the site shall be brought to the attention of the Planning Authority. At this stage, 
further investigations may have to be carried out to determine if any additional remedial measures are 
required. 

  
Reason: 

 To ensure that the site is clear of contamination and that remediation works are acceptable prior to the 



occupation of any of the residential units. 
 
21 Prior to the commencement of development details of the proposed glazing mitigation scheme for each 

dwelling with an exposed elevation within the noise mitigation zones shown in Figures 4.1 and 4.2 of 
The Airshed's Technical Report Ref AS 0649 of 5th July 2019 shall be submitted for approval to the 
planning authority. 

  
 Thereafter the glazing installed shall accord with the details so approved unless otherwise agreed with 

the Planning Authority. 
  
 Reason: 
 To safeguard the amenity of the future occupants of houses and flates hereby approved. 
 
22 Prior to the commencement of development, a report on the actions to be taken to reduce the Carbon 

Emissions from the build and from the completed development shall be submitted to and approved in 
writing by the Planning Authority. This shall include the provision of renewable technology for all new 
buildings, where feasible and appropriate in design terms, and new car charging points and 
infrastructure for them, where feasible and appropriate in design terms. The details shall include a 
timetable for implementation. Development shall thereafter be carried out in accordance with the report 
so approved. 

  
 Reason: 
 To minimise the environmental impact of the development. 
 
23 Prior to their erection, details, including their size, form, position, appearance and colour(s), of all 

substations and gas governors to serve the development hereby approved shall be submitted to and 
approved in advance in writing by the Planning Authority, and thereafter any substations and gas 
governors shall accord with the details so approved. 

    
 Reason: 
 To enable the Planning Authority to control the positioning, appearance, form, finishes and colour of the 

substations and gas governors to be used to achieve a development of good quality and appearance in 
the interest of the visual amenity of the area. 

 
24 Prior to the commencement of development the large agricultural shed located adjacent to the west 

boundary of the application site and to the north of 30 Letham Holding shall be demolished and removed 
from site. 

  
 Reason: 
 In the interests of safeguardiing the amenity of the future occupants of the housing development. 
 
25 Prior to commencement of develoment a Quality Audit of the changes to Pencaitland Road shall be 

undertaken. 
  
 Reason: 
 In the interests of road safety.. 


