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John Muir House Haddington EH41 3HA  Tel: 01620 827 216  Email: planning@eastlothian.gov.uk 

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100456502-001

The online reference is the unique reference for your online form only. The  Planning Authority will allocate an Application Number when 
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Type of Application
What is this application for? Please select one of the following: *

  Application for planning permission (including changes of use and surface  mineral working).

  Application for planning permission in principle.

  Further application, (including renewal of planning permission, modification, variation or removal of a planning condition etc)

  Application for Approval of Matters specified in conditions.

Description of Proposal
Please describe the proposal including any change of use: *  (Max 500 characters)

Is this a temporary permission? *  Yes   No

If a change of use is to be included in the proposal has it already taken place?  Yes   No
(Answer ‘No’ if there is no change of use.) *

Has the work already been started and/or completed? *

 No   Yes – Started   Yes - Completed

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Proposed farm manager/ farm workers dwelling
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Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

GCA+D Ltd.

Mrs

Graeme

Sheila

Cook

Crerar

South St. Andrew Street

Newmains

10

Farmhouse

EH2 2AZ

EH42 1TQ

United Kingdom

United Kingdom

Edinburgh

Dunbar

Newmains Farm
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Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

Pre-Application Discussion
Have you discussed your proposal with the planning authority? *  Yes   No

Pre-Application Discussion Details Cont.

In what format was the feedback given? *

 Meeting  Telephone  Letter  Email

Please provide a description of the feedback you were given and the name of the officer who provided this feedback. If a processing 
agreement [note 1] is currently in place or if you are currently discussing a processing agreement with the planning authority, please 
provide details of this. (This will help the authority to deal with this application more efficiently.) * (max 500 characters)

Title: Other title: 

First Name: Last Name:

Correspondence Reference Date (dd/mm/yyyy):
Number:

Note 1. A Processing agreement involves setting out the key stages involved in determining a planning application, identifying what 
information is required and from whom and setting timescales for the delivery of various stages of the process. 

Email response and advice provided 2/3/21 and 9/6/21

Ms

East Lothian Council

Stephanie McQueen

18/12/2020

Newmains by Newmains Farm EH42 1QT

671082 360355
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Site Area
Please state the site area:

Please state the measurement type used:  Hectares (ha)   Square Metres (sq.m)

Existing Use
Please describe the current or most recent use: *  (Max 500 characters)

Access and Parking
Are you proposing a new altered vehicle access to or from a public road? *  Yes   No

If Yes please describe and show on your drawings the position of any existing. Altered or new access points, highlighting the changes 
you propose to make. You should also show existing footpaths and note if there will be any impact on these.

Are you proposing any change to public paths, public rights of way or affecting any public right of access? *  Yes   No

If Yes please show on your drawings the position of any affected areas highlighting the changes you propose to make, including 
arrangements for continuing or alternative public access.

Water Supply and Drainage Arrangements
Will your proposal require new or altered water supply or drainage arrangements? *  Yes   No

Are you proposing to connect to the public drainage network (eg. to an existing sewer)? *

  Yes – connecting to public drainage network

  No – proposing to make private drainage arrangements

  Not Applicable – only arrangements for water supply required

As you have indicated that you are proposing to make private drainage arrangements, please provide further details.

What private arrangements are you proposing? *

 New/Altered septic tank.

 Treatment/Additional treatment (relates to package sewage treatment plants, or passive sewage treatment such as a reed bed).

 Other private drainage arrangement (such as chemical toilets or composting toilets).

Please explain your private drainage arrangements briefly here and show more details on your plans and supporting information: *

0.20

Agricultural land

Local Bio-disc treatment plant with UV filters and soakaway. Discharge consents subject to SEPA agreement.
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Do your proposals make provision for sustainable drainage of surface water?? *  Yes   No
(e.g. SUDS arrangements) *

Note:- 

Please include details of SUDS arrangements on your plans

Selecting ‘No’ to the above question means that you could be in breach of Environmental legislation.

Are you proposing to connect to the public water supply network? *

  Yes

  No, using a private water supply

  No connection required

If No, using a private water supply, please show on plans the supply and all works needed to provide it (on or off site).

Assessment of Flood Risk
Is the site within an area of known risk of flooding? *  Yes    No   Don’t Know

If the site is within an area of known risk of flooding you may need to submit a Flood Risk Assessment before your application can be 
determined. You may wish to contact your Planning Authority or SEPA for advice on what information may be required.

Do you think your proposal may increase the flood risk elsewhere? *  Yes    No   Don’t Know

Trees
Are there any trees on or adjacent to the application site? *  Yes   No

If Yes, please mark on your drawings any trees, known protected trees and their canopy spread close to the proposal site and indicate if 
any are to be cut back or felled.

All Types of Non Housing Development – Proposed New Floorspace
Does your proposal alter or create non-residential floorspace? *  Yes   No

Schedule 3 Development
Does the proposal involve a form of development listed in Schedule 3 of the Town and Country  Yes   No   Don’t Know
Planning (Development Management Procedure (Scotland) Regulations 2013 *

If yes, your proposal will additionally have to be advertised in a newspaper circulating in the area of the development. Your planning 
authority will do this on your behalf but will charge you a fee. Please check the planning authority’s website for advice on the additional 
fee and add this to your planning fee.

If you are unsure whether your proposal involves a form of development listed in Schedule 3, please check the Help Text and Guidance 
notes before contacting your planning authority.

Planning Service Employee/Elected Member Interest
Is the applicant, or the applicant’s spouse/partner, either a member of staff within the planning service or an  Yes    No
elected member of the planning authority? *
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Certificates and Notices
CERTIFICATE AND NOTICE UNDER REGULATION 15 – TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT 
PROCEDURE) (SCOTLAND) REGULATION 2013

One Certificate must be completed and submitted along with the application form. This is most usually Certificate A, Form 1,
Certificate B, Certificate C or Certificate E.

Are you/the applicant the sole owner of ALL the land? *  Yes    No

Is any of the land part of an agricultural holding? *  Yes    No

Certificate Required
The following Land Ownership Certificate is required to complete this section of the proposal:

Certificate A

Land Ownership Certificate
Certificate and Notice under Regulation 15 of the Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013

Certificate A

I hereby certify that –

(1) - No person other than myself/the applicant was an owner (Any person who, in respect of any part of the land, is the owner or is the 
lessee under a lease thereof of which not less than 7 years remain unexpired.) of any part of the land to which the application relates at 
the beginning of the period of 21 days ending with the date of the accompanying application.

(2) - None of the land to which the application relates constitutes or forms part of an agricultural holding

Signed: Graeme Cook

On behalf of: Newmains Farm

Date: 16/08/2021

 Please tick here to certify this Certificate. *

Checklist – Application for Planning Permission
Town and Country Planning (Scotland) Act 1997

The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

Please take a few moments to complete the following checklist in order to ensure that you have provided all the necessary information 
in support of your application. Failure to submit sufficient information with your application may result in your application being deemed 
invalid. The planning authority will not start processing your application until it is valid.

a) If this is a further application where there is a variation of conditions attached to a previous consent, have you provided a statement to 
that effect? *
 Yes   No   Not applicable to this application

b) If this is an application for planning permission or planning permission in principal where there is a crown interest in the land, have 
you provided a statement to that effect? *
 Yes   No   Not applicable to this application

c) If this is an application for planning permission, planning permission in principle or a further application and the application is for 
development belonging to the categories of national or major development (other than one under Section 42 of the planning Act), have 
you provided a Pre-Application Consultation Report? *
 Yes   No   Not applicable to this application
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Town and Country Planning (Scotland) Act 1997

The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

d) If this is an application for planning permission and the application relates to development belonging to the categories of national or 
major developments and you do not benefit from exemption under Regulation 13 of The Town and Country Planning (Development 
Management Procedure) (Scotland) Regulations 2013, have you provided a Design and Access Statement? *
 Yes   No   Not applicable to this application

e) If this is an application for planning permission and relates to development belonging to the category of local developments (subject 
to regulation 13. (2) and (3) of the Development Management Procedure (Scotland) Regulations 2013) have you provided a Design 
Statement? *
 Yes   No   Not applicable to this application

f) If your application relates to installation of an antenna to be employed in an electronic communication network, have you provided an 
ICNIRP Declaration? *
 Yes   No   Not applicable to this application

g) If this is an application for planning permission, planning permission in principle, an application for approval of matters specified in 
conditions or an application for mineral development, have you provided any other plans or drawings as necessary:

  Site Layout Plan or Block plan.

  Elevations.

  Floor plans.

  Cross sections.

  Roof plan.

  Master Plan/Framework Plan.

  Landscape plan.

  Photographs and/or photomontages.

  Other.

If Other, please specify: *  (Max 500 characters) 

Provide copies of the following documents if applicable:

A copy of an Environmental Statement. *  Yes   N/A

A Design Statement or Design and Access Statement. *  Yes   N/A

A Flood Risk Assessment. *  Yes   N/A

A Drainage Impact Assessment (including proposals for Sustainable Drainage Systems). *  Yes   N/A

Drainage/SUDS layout. *  Yes   N/A

A Transport Assessment or Travel Plan  Yes   N/A

Contaminated Land Assessment. *  Yes   N/A

Habitat Survey. *  Yes   N/A

A Processing Agreement. *  Yes   N/A

Other Statements (please specify). (Max 500 characters)

Design Statement and Operational Needs Assessment

Operational Needs Assessment
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Declare – For Application to Planning Authority
I, the applicant/agent certify that this is an application to the planning authority as described in this form. The accompanying
Plans/drawings and additional information are provided as a part of this application.

Declaration Name: Mr Graeme Cook

Declaration Date: 16/08/2021
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DESIGN & ACCESS STATEMENT 
 
Proposed Farm Dwellings 
Newmains Farm, Dunbar, East Lothian EH42 1TQ 
 
Scheme Description: 
  
Application for Planning in Principle for farm worker’s dwellings 
 
Applicant: 
  
Paddy and Sheila Crerar 
Newmains Farm 
Dunbar 
East Lothian 
EH42 1TQ 
 
Agent: 
   
GCA+D Ltd. 
10 S. St. Andrew Street 
Edinburgh  
EH2 2AZ 
 
Date:  
 
16 August 2021 
 
Local Area: 
   
East Lothian 
 
Existing Use:   
 
Mixed Farmland 
 
Designation of Site & Surrounding Area: 
 
Newmains Farm is situated in the Countryside outwith existing defined settlement 
boundaries and land allocated for development. Part of Newmains Farm is within 
Whittinghame to Deuchrie Special Landscape Area.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

                                                                                   

Introduction 
 
This design and access statement accompanies two separate Applications for 
Planning in Principle to erect a single dwelling at Newmains and at Ruchlaw West 
Mains to support the existing farming operations. An Operational Needs Assessment 
has been prepared by SAC Consulting, dated March 2020, and confirms that there is 
currently a requirement of 4.2 labour units for the management of deer, cattle, and 
arable enterprises. Over the past ten years, the farm owners have expanded the 
farm business as far as current infrastructure has allowed but recognise that any 
continued growth of the agricultural operations will further extend the requirement for 
manual resources and accommodation on the property. 
 
Background and Overview 
 
The farm is made up of land at Newmains and on a neighbouring farm, Ruchlaw 
West Mains, both near Stenton, East Lothian. Both farms are owned by the business 
and the business trades as a sole trader in the name of Newmains Farm. The total 
farmed area is around 166ha. The land is used for rearing pedigree suckler cows, 
red deer, store lambs and arable and forage crops on the land at Ruchlaw West 
Mains. The farm has been operating for ten years and to date has been managed 
and run by Paddy and Sheila Crerar with occasional assistance from their family. 
Their children have now left home and are pursuing further education and careers 
out with the farm. There currently are no employees on the farm and arable work is 
carried out by out-sourced contractors.  
 
For the avoidance of doubt, the houses are not required to facilitate business 
expansion (albeit no expansion is possible without) they are to allow the farm to 
manage what is here now in a safe and effective manner. The Applicant’s sons have 
both recently left home and there is now an urgent requirement to have on-site cover 
every day of the year. The owners are not coping with that, corners are being cut by 
circumstances and that is both an unsafe approach as well as economically 
inefficient for a livestock farm. If they are unable to get live-on workers, they 
ultimately won’t be able to continue. The SAC report is unequivocal in support of the 
need based on current enterprise scale.  
 
There are two small farm steadings on the farm: one at Newmains and one at 
Ruchlaw West Mains. The steadings comprise livestock sheds and storage for 
feedstuffs and machinery. Apart from storage of grains, that will be addressed 
separately in the farm business plan, these buildings are sufficient for the needs of 
the business at its current scale. There are no houses owned by the business, and 
no other buildings that would be suitable for conversion to housing. 
 
There are peak busy times when it is crucial to have staff on site, most notably 
calving time for cattle in February/ March and deer in May/ June. Weaning and 
rutting time are also labour-intensive times for managing the deer. It should be 
stressed that the location of the farm means that it is particularly difficult to access 
during periods of severe winter weather and, for this reason also, it is essential to 
locate farm worker housing close to the livestock sheds. 
 
There is a significant Health and Safety risk to the public particularly during rutting 
season, that also needs addressed, and this risk can only be satisfactorily mitigated 
by the on-site presence of farm workers. 
 
The farmhouse, that the Applicant currently lives in, does not belong to the farm, is 
their family home, and they have no plans to leave. There are no other houses, 
buildings or ruins associated with the farm. Unusually, for a farm, the owners have 



 

                                                                                   

lived in the farmhouse for more than 2 decades and bought the “bare land”, 
Newmains Fam, and surrounding approximately 12 years ago and then Ruchlaw 
West mains “bare land” approximately 10 years ago. Any existing cottages or such 
had been sold many decades before their involvement. 
 
It should be noted that although the Applicants farm Ruchlaw West Mains as part of 
Newmains it is effectively a standalone unit and was bought as such. 
 
 
Available land in same ownership 
 
Newmains - approximately 350 acres 
Ruchlaw West Mains - approximately 110acres 
 
 
 
 

 
 
 

 
 
 



 

                                                                                   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Planning Policies 
 
Newmains Farm is within the ‘diverse countryside and coastal areas’ as defined by 
East Lothian Council Local Development Plan (LDP). Countryside is defined in the 
LDP as all areas of East Lothian outwith existing defined settlement boundaries or 
other land specifically allocated for development including countryside around towns 
and Special Landscape Areas.  
 
Local Development Plan policy seeks to support diversification of the rural economy 
and ongoing sustainability of the countryside and relevant policies are: 
 

Policy DC1: Rural Diversification 
 
Development in the countryside, including changes of use or conversions of 
existing buildings, will be supported in principle where it is for: 
 

a) Agriculture, horticulture, forestry, infrastructure, or countryside 
recreation; or 

b) Other businesses that have an operational requirement for a 
countryside location, including tourism and leisure uses. 

 
Policy DC4: New Build Housing in the Countryside 
 
New build housing development will only be supported in the countryside 
outwith the constrained coast where there is no existing house or no 
appropriate existing building suitable for conversion to a house is available in 
the locality and: 
 

i. In the case of a single house, the Council is satisfied that it is a 
direct operational requirement of a viable agricultural, horticultural, 
forestry, countryside recreation or other business, leisure or 
tourism use supported in principle by Policy DC1. The Council will 
obtain independent advice from an Agricultural and Rural Advisor 
on whether there is a direct operational requirement for an 
associated house. 

 



 

                                                                                   

Policy DC9: Special Landscape Areas 
 
Areas are designated as Special Landscape Areas as identified within 
supplementary planning guidance on Special Landscape Areas. 
Development within or affecting Special Landscape Areas will only be 
permitted where: 
 

1. It accords with the Statement of Importance and does not harm the 
special character of the area; or  

2. The public benefits of the development clearly outweigh any adverse 
impact and the development is designed, sited, and landscaped to 
minimise such adverse impacts. 

 
The Operational Needs Assessment supporting this Application identifies the 
requirement for ‘affordable’ homes to meet local needs. New development is 
therefore required to support existing agricultural use within the countryside. There 
are no existing buildings on the farm that are suitable for re-use to provide suitable 
domestic accommodation and there is no affordable accommodation available within 
towns or settlements near the Farm. Due to the nature of the farming activities and 
the potential inaccessibility in winter conditions it is essential that farm workers can 
be accommodated within walking distance of the livestock sheds. 
 
The proposed roadside site for the house at Ruchlaw, has been chosen to be as 
close as practical to the existing dwellings at Ruchlaw West Mains and the limited 
scale of the development will not adversely impact on the landscape character. It is 
considered that the detailed design should propose a sensitive and attractive 
building that will complement and enhance the rural vernacular and contribute to the 
local character. 
 
The chosen site at Newmains lies outwith the Special Landscape Area and is 
partially screened and protected by woodland planting to the east and south. It is 
considered expansion of the woodland planting could improve integration of the 
proposed farm dwelling. 
 
It is also considered that the natural environment and habitats can be protected by 
way of conditions applied to a favourable Planning in Principle consent to ensure 
that appropriate habitat surveys are carried out at the detailed design stage and 
mitigation measures implemented where necessary to secure and protect these 
environments. 
 
 



 

                                                                                   

 
 
 
Site 
 

Site Locations 
           

The distance between the proposed sites and farms are illustrated on the 
location and detail plans that are enclosed with the submitted applications and 
are described as follows: 
 
Ruchlaw - The site proposed is approximately half an acre and sits on higher 
ground to the southeast of Ruchlaw West Mains Farm. The site is chosen to be 
situated, as close as practical, to the existing livestock shed at Ruchlaw without 
impacting on existing grain handling facilities and high value arable crop fields. 
Low lying ground around the existing agricultural shed can also be subject to 
localised flooding.  
 
A new vehicular access and layby is proposed to gain access to the single 
dwelling directly off and at the north end of the existing private access track that 
leads to Woodend and Pressmennan Wood. The development site is chosen 
as it is situated within the only existing non-arable crop field and bounded on 
the west side by the minor road ‘Stenton Loan’ that runs between the village of 
Stenton and Papple to the west. It is anticipated that the dwelling will be located 
on a level plateau area, beyond which, the existing levels fall gently away to the 
north and east with a steeper slope to the southeast. The site has open views 
to the coast to the North and East. 

 
As stated previously, the Applicants own no buildings or ruins on Ruchlaw West 
Mains Farm. They own only the cattle/sheep shed which is used for that 
purpose. The ground immediately around the shed is already extremely tight for 
the machinery that is needed for both straw/silage storage, loading and hauling 
and the lay down and prep. of the groundwork equipment for the arable crops. 



 

                                                                                   

If they were to lose any of the ground immediately adjacent to the shed what is 
already barely workable would become unworkable. Indeed, to make it work 
now the farm have already had to sacrifice a small field as a turning yard. If 
space were to be lost by the shed, there would be need to create a new yard 
elsewhere on the farm which would firstly be on prime arable land but also 
require a suitable access for long vehicles and trailers. It would have to be 
close to the sheds as the nature of a forage store is to allow daily feeding of 
animals. The practicalities around that would increase farm traffic on the roads 
and its viability in winter would be of real concern. At the start of March this 
year, both farms were cut off for 4 days and it was only through the help of a 
retired farmer living nearby those animals could get fed and watered. Had the 
yard not been right by the shed they would not have been. Such an event is not 
a one off, it is a frequent happening which can be demonstrated. 
 
The site at Ruchlaw was therefore chosen to be as close as possible to the 
shed without impinging on the existing and future needs of the farming 
operations. An alternative site was identified immediately beside Woodend 
House by Pressmennan Wood, as it would be closer to an existing dwelling. 
That remains an alternative option, is closer to an existing dwelling and critically 
is within walking distance, in adverse weather, of the cattle/sheep shed. 
 
The Pressmennan access road is in the Applicant’s ownership but in exchange 
for forestry work-access the Woodland Trust maintain it for them. There is no 
vehicle right on this road beyond their own and that of Woodland Trust workers 
vehicles, although clearly it is used by the public and the Woodland Trust, by 
their actions, encourage/maintain as a result. 
 
 

 
 
Photo 1 – looking south up public right of way to Pressmennan Wood 
 



 

                                                                                   

 
 
Photo 2 – looking north east to site 1 from track to Pressmennan Wood 
 

 
 
Photo 3 – from ‘Stenton Loan’, looking east at junction with track to 
Pressmennan Wood 
 

 
 
Photo 4 – looking south from ‘Stenton Loan’ to junction with track to 
Pressmennan Wood 



 

                                                                                   

 
 
Photo 5 – site 1 in middle distance above farm buildings at Ruchlaw West 
Mains 
 
 

 
 
Photo 6 - Ruchlaw West Mains Farm 



 

                                                                                   

Newmains - The site proposed to the west of Newmains Farm, is 
approximately 0.5 acre, sits on relatively level ground, rising steeply to the 
south. The site is chosen to be situated close to the existing livestock shed and 
adjacent stock fields at Newmains steading. A new vehicular access and layby 
is proposed to gain access to the single dwelling directly off the minor road 
‘Stenton Loan’. A private access track will be constructed suitable for ATV’S, 
the track will be no less than 3.7m wide and constructed to recommended 
minimum standards. The development site is within an area currently used as 
permanent pasture for grazing cattle and deer and is partially screened from 
the southeast by mature mixed woodland planting, that surrounds part of the 
disused New Black Bank Quarry. The site has open views to the North and 
West and due to its low-lying position, has low visibility from surrounding 
vantage points. 
 
The provision of a house here is again related entirely to the care and welfare 
of livestock at the existing scale of enterprise. Unlike a lot of lowland farms, the 
system at Newmains is outwintering all animals except for calving cattle, 
spayned deer calves and young lambs being prepared for sale. The location 
chosen, with low visibility from further afield, gives close access to most of the 
livestock fields. A worker would be able to gain access by foot or ATV to all 
livestock and sheds from this location irrespective of weather. In the recent 
snow to get to and from the calving sheds required the 1/4-mile distance 
between farmhouse and shed to be dug clear by forklift loader in both 
directions on each visit. The position of the proposed house would therefore 
allow safer, easier access. 
 
The proposed house is as close to the shed as possible, as unlike a standard 
cattle & sheep farm, the main enterprises here is red deer. Unlike cattle or 
sheep, red deer are highly strung and intelligent animals - the system 
developed to manage them safely (both deer and humans) requires a series of 
raceways and holding “tanks”/fields. These tanks are designed to hold up to 
200 animals at a time as that is approximate mob size within the herd that 
would be brought from the hill for any direct work. When the deer come down, 
they are held in the tanks (some of which are partially screened) until they are 
calm enough to handle in the next more intimate stage. A house and the 
activity of a house too close to that would keep the deer in an agitated state. 
Currently the farm has 5 “tank fields” and as the 200 deer are worked, they are 
split into smaller more manageable groups until they are brought into the shed 
for direct work. Imagine a circular track with the shed as part of that - each tank 
field is linked, through to the shed and onto the next tank etc. Only once the 
entire mob has been wormed/de-antlered or whatever procedure required are 
they then run back out of the tank system and up the race back uphill. The 
point being that although the current system will be compromised for the 
proposed house, we can’t work the system if we lose a tank closer to the farm 
buildings. 
 
Livestock can be dangerous and adult red deer are particularly aggressive 
during the rut. A worker may feel confident and safe with them when working 
them, but we have also to consider the safety of any young family they may 
have. A house in the middle of often intensive 2 or 3-day spells of handling 
would be a risk. 
 
Additionally, the main store of feed silage and straw is held within this working 
circle and although not ideal is part of the route taken by animals when 
handling. With deer this means the entire area is contained within a series of 
2m high deer fencing (with electric on top wire) and each gate is padlocked to 



 

                                                                                   

prevent accidental escape - deer don’t come back if they escape. Having a 
family in the middle of that would be both restrictive to the farm and 
restrictive/dangerous to the family. 
 
As with the site at Ruchlaw therefore, the site at Newmains is chosen to be as 
close as possible to the farm sheds without impinging on the existing and future 
needs of the farming operations. Alternative sites, at the top of the hill above 
Newmains farm steading have also been considered and would be preferable 
from an operational point. However, although such sites have the benefit of not 
being visible from the road, it has been assumed that such locations, remote 
from the road and sheds, would be considered less desirable in terms of 
planning policy. 
 

 

 
 
Photo 7 – looking south from site 2 with New Black Bank Quarry 
woodland to the South East 



 

                                                                                   

 
 
Photo 8 – looking west from site 2  
 

 
 
Photo 9 – looking east towards site 2 with Newmains farm buildings in 
middle distance 
 



 

                                                                                   

 
 
Photo 10 – Newmains farm buildings with ‘Stenton Loan’ on right-hand 
side 

 
 
Biodiversity 
 
The chosen development sites have been selected to minimise impact on the 
existing biodiversity, including mature tree and shrub planting. However, it is 
anticipated that a preliminary Ecological Appraisal will require to be prepared prior to 
development of the sites and thereafter any appropriate steps necessary will be 
brought forward to mitigate against potential detrimental impact on important wildlife 
habitation and planting.  
 
Design Proposals and Concept 
 
This Application is made in response to the demonstrated requirement for new 
affordable housing suitable for a farm manager and their family, located close to 
livestock sheds, to support an existing and flourishing rural agricultural business with 
potential for future expansion. No suitable existing dwellings are available for the 
purpose in the area and there are no existing buildings on the Farm that can be 
converted into a house. The chosen sites afford the opportunity to develop sensitive 
and attractive buildings that have potential to enhance the rural landscape and 
contribute to the local character. 
 
The proposed developments are small scale and will address the guidelines for 
development by ensuring: 
 

 The ‘hidden’ character of residential development on valley slopes will 
be maintained. 

 Traditional building materials or traditional components and styles of 
design will be utilised. 



 

                                                                                   

 Small scale vernacular style to be adopted. 
 PV or solar panels will be sensitively located to ensure they are not 

visible to the public. 
 Existing stone boundary walls will be retained. 
 Local materials such as red sandstone to match the soil and local 

geology will be used where possible. 
 
If granted permission, it would be the intention that both houses to be as carbon 
neutral as possible including provision for ground source heating but also enough 
ground for a family’s amenity and vegetable cultivation. 
 
Most importantly farm workers and their families look to have a size of house that can 
accommodate what is required for a family to live comfortably, as it is both a place of 
work and a family home. In an entirely practical sense a “non-farm” house would be 
unlikely to need a “mud room”/showering/dog room right by the back door. Anyone 
who has experience of livestock farming will understand that it is a very dirty 
business, and provision will need to be made in the design of the houses to allow for 
that. 
 
Whilst the worker may have a family car, they will also have an ATV/4x4 farm vehicle 
that will live with them. They need space to turn with a ‘snacker’ feed trailer and, we 
anticipate shifting to fully electric ATVs as soon as they are practical. Charging 
provisions will be required and with ATV security it is essential that charging takes 
place at the house. 
 
 
Indicative Floor Plans 

 



 

                                                                                   

Architectural Design and Materials – Photographic Precedents 
 

 
 

 

 
 

 

 
 

 

 
 

 

  
 



 

                                                                                   

Landscaping 
 
As noted above the site at Ruchlaw Mains Farm lies within the Whittinghame to 
Deuchrie Special Landscape Area – refer Appendix ii. 
 
However, both proposed developments are small scale and both sites have been 
selected in the lower slopes of the valley to address the guidelines for development 
by ensuring: 
 

 Unbroken horizontal element of the Lammermuir skyline will remain 
uninterrupted when viewed from below. 

 Views of East Lothian plain and Forth when viewed from Deuchrie Dod, 
Deuchrie Edge and Pressmennan will be uninterrupted. 

 Any well-developed and maintained beech and thorn hedgerows will be 
conserved and enhanced. 

 
At Newmains Farm site it is considered expansion of the existing woodland planting 
could improve integration of the proposed farm dwelling. 
 
 
Highways and Access 
 
New vehicular access is proposed to both sites from the Public track to Pressmennan 
Wood at Ruchlaw and the minor road referred to as ‘Stenton Loan’ at Newmains. The 
new access and service bay will be constructed in accordance with Local Authority 
Highways standards for a rural development with a single house.  
 
The Applicant will be responsible for maintaining all new roads/ tracks, access, and 
service bays in a satisfactory condition. 
 
Inclusive access to and within the proposed new dwellings will be in accordance with 
the minimum standards required by the Scottish Building Standards Technical 
Handbook for domestic buildings. 
 
Parking - Each unit will have a minimum of two car parking spaces provided with 
access for servicing and general maintenance and turning space. 
 
Adequate storage for refuse collections will be incorporated at the proposed new 
service bays to allow collections at the vehicular access point to the public road. 
 



 

                                                                                   

 
 
Services 
 
Water Supply - water supply to the proposed development sites will be extended 
from the adjacent farm steadings. 
 
Foul Drainage – it is proposed that the new dwellings will be served by localised Bio-
disc treatment plant with UV filters and soakaway. Sufficient space has been 
incorporated within the proposed site boundaries and any discharge consents will 
require to be agreed with SEPA. 
 
Surface Water - it is proposed that the new dwellings will be served by localised 
ground soakaway. Sufficient space has been incorporated within the proposed site 
boundaries. 
 
Fire - The proposed new private access will be constructed to a standard, suitable for 
fire engine access. 
 
Conservation and Sustainability 
 

         The owners at Newmains Farm can evidence their long-term commitment to the rural 
economy and conservation of the landscape through their investment of both time 
and money on environmental projects that include:  



 

                                                                                   

 planting of over 17,000 trees;  
 creation of two ‘wildlife’ ponds; and  
 planting 3 km of hedgerows. 

 
Further investigation will be required at detailed design stage for the new dwellings, 
but it is considered that the remote location may promote the potential benefits of 
developing an ‘off-grid solution’ to heating and energy generation and a low-energy 
solution will be sought to minimise carbon footprint. Consideration will be given to 
orientating the buildings to maximise solar gains and the use of PV panels. The 
buildings will be insulated to a high standard and the material choices will favour 
timber or natural stone materials from sustainable or local sources where possible. 
 
 
 

 
 
 
There is significant demand for Newmains red deer finished Venison. Sales 
growth is being driven by leading customers including: Marks and Spencer; 
Waitrose; and top end Scottish Restaurants. 
 
 
 
 
 
 
 
 
 



 

                                                                                   

APPENDICES 
 
Appendix i 
Planning application drawings 
 
AERIAL VIEW – DS127: (PA2) 001 

  
LOCATION PLAN – DS127: (PA2) 002  

 
 



 

                                                                                   

 
PHOTOGRAPHIC KEY PLAN – DS127: (PA2) 003 

  
 
PROPOSED SITE PLAN – DS127: (PA2) 004  

 
 
 



 

                                                                                   

 
Appendix ii 
Special Landscape Area – Statement of Importance 
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1. INTRODUCTION 
 
This report has been prepared at the request of Paddy and Sheila Crerar of Newmains 
Farm in connection with a planning application for two new dwellings at Newmains and 
Ruchlaw West Mains, Stenton, East Lothian. 
 
The purpose of this report is to evaluate the operational needs associated with the 
enterprises farmed by this business and examine the requirements for new dwellings 
for a farm manager and worker.  This report provides the following: 
 

 A description of the land and livestock farmed by this business 
 

 An assessment of the land capability 
 

 Details of the current housing and labour on the farm 
 

 Proposed farm policy 
 

 An assessment of the labour requirement 
 

 Functional requirements for a dwelling house. 
 
This report has been compiled following a visit to Newmains and Ruchlaw West Mains 
and meeting with Paddy and Sheila Crerar on 10th March 2020. 

 
 
2. DESCRIPTION OF CURRENT LAND AND LIVESTOCK 

 

2.1 Background 
 

The business trades as a sole trader in the name of Newmains Farm. 
 

The farm is made up of land at Newmains and on a neighbouring farm, Ruchlaw West 
Mains, both near Stenton, East Lothian.  Both farms are owned by the business.  The 
total farmed area is around 166ha.  The land is used for rearing suckler cows and deer.  
They grow some arable crops on the land at Ruchlaw West Mains for home use, and 
some to sell.  Paddy and Sheila Crerar bought the farm 10 years ago and are new 
entrants to farming, neither of them coming from a farming background.  They have 
learnt on the job and have had mentoring support from neighbouring farmers.  They 
have 3 children aged 21, 20 and 18.  All three children are currently in full time 
education at school and university.   
 

 

2.2 Land Capability 
 

The land is described in the James Hutton Institute (formerly Macaulay Institute) land 
capability for agriculture map sheet no. 67.  The land at Newmains is classified as 
grade 3.2, 4.1 and 4.2.  Ruchlaw West Mains is also a mixture of land capability types, 
with areas of grade 3.1 and grade 5.  Land in grade 3 is capable of producing good 
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yields of a narrow range of crops, principally cereals and grass, and a moderate yield 
of a wider range of crops such as potatoes, some vegetable crops and oilseed rape. 
In grade 3.2. it is more common to see grass leys in the rotation due to the limitations 
for growing arable crops and the degree of risk involved in their production.  Land 
classified as grade 4 is described as “land capable of producing a narrow range of 
crops”.  The land is principally used for grass production, with short breaks for cereals 
or forage crops.  Land classified as grade 5 is land capable of use as improved 
grassland so it is restricted to grass production.  There is potential for high yields of 
grass and improvements such as applying lime and fertiliser and reseeding where 
topography allows.  The land is well suited to livestock farming, with the better land at 
Ruchlaw being capable of producing arable crops. 
 

2.3 Current Farm Policy 
 

The area of the farm is 166ha, the majority of which is permanent pasture used for 
grazing cattle and deer, with some cut for silage for feeding the deer and cattle.  The 
business claims Basic Payment subsidy.  A breakdown of the areas claimed for BPS 
in 2020 is shown in the table below: 
 
Table 1 – crop type and areas grown 
Crop type Area 
Permanent grass 100.84ha 
Temporary grass 25.54ha 
Kale/cabbages for stock feed 1.99ha 
Spring peas 33.67ha 
Woodland 4.57ha 
TOTAL 166.61ha 

 
 

This is a significant size of farm.  The business currently has 50 suckler cows with 
progeny.  The cattle are the hardy Luing breed, well suited to being out-wintered, and 
are housed for a short period of around 2 months for calving during early spring in 
order to keep a closer eye on them for welfare reasons.  Calves are finished on the 
farm and sold through AK Stoddart at around 2 years old, with some heifers sold for 
breeding.  The business also produces 2 or 3 bulls a year which are sold at 2 years 
old.  Paddy is on the board of the Luing Cattle Society.  The farm also has 176 deer 
and progeny, totalling around 300 deer.  The adults are reared outside.  Rutting season 
is in September and the deer calve in May and June outside.  The calves are weaned 
off their mothers at 6 months old, after which they are housed for finishing.  Deer are 
sold fat for slaughter between 12 and 18 months.  The sheds currently have capacity 
for 200 deer.  There are also areas of the farm that are protected by shelterbelts, so 
there is potential to fatten some of the young stock outdoors.  There is around 34ha of 
arable crop at Ruchlaw West Mains, which is used for a mixture of crops including 
cereals, peas, kale and temporary grass, all grown on rotation.  The arable work is 
done using a contractor at present. 
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2.4 Farm Buildings  
 

The farm business has two small farm steadings, both with good sized livestock sheds 
and adequate storage for feedstuffs and machinery.  A new specialist deer shed and 
handling facilities has been erected at Newmains.  There are sufficient farm buildings 
to meet the needs of the business at its current scale.   
 

2.5 Current Labour and Housing Provision 
 

Currently the farm business is run by Paddy and Sheila Crerar.  Both work off the farm; 
Paddy works full time in his hotel business, and Sheila works part time.  Together they 
manage the day to day running of the farm and looking after the livestock.  The farm 
has no employees.  There are no houses on site owned by the business, and no other 
buildings that would be suitable for conversion to housing.  Arable work is currently 
done by contractors. 
 

2.6 Proposed Farm Structure 
 

Paddy and Sheila Crerar plan to expand the farm by adding more deer to their herd, 
and by doing more of the arable work themselves rather than using a contractor.  The 
farm also has 300 deer at present, but plan to increase to up to 800.  The Farm 
Management Handbook recommends a grazing density of 7.6 deer per ha for low 
ground systems, with an additional 5.2ha of silage ground per 100 hinds (plus 
progeny).  The policy at Newmains is to out-winter the hinds and stags so there is no 
requirement for straw bedded housing for the hinds, however, there is a greater grazing 
pressure on the fields, which is met by supplementary feeding with silage and beef 
nuts.  The 176 hinds and progeny currently at Newmains require around 32ha of 
grazing and silage.  The business could increase to around 400 hinds and progeny 
(total 800 deer) and have sufficient grazing and silage ground.  There is potential to 
increase the number of deer significantly.  This would require a significant increase in 
hours for management and daily checks, and investment in new deer fencing and 
associated infrastructure.  They propose to keep the same number of cattle, which 
require around 49ha for grazing and silage.  
 
 

3. LABOUR REQUIREMENT  
 

Labour requirements for farm businesses can be calculated using standard labour 
requirements.  This is useful to assess how many labour units are required by farm 
businesses.  The standard labour requirements are based on figures published in the 
SAC Farm Management Handbook 2019/20.  Note that there are difficulties in 
standardising labour requirements and these figures represent typical labour 
requirements under typical conditions for enterprises of average size and performance. 
 

The calculations in this report are shown in Appendix 1 and are based on the future 
farming system described above (50 suckler cows and progeny and 800 deer and 
progeny).   
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Based on a standard labour unit equalling 1900 hours per year these results suggest 
a labour requirement of 4.2 at Newmains and Ruchlaw West Mains.  There are peak 
busy times for all the enterprises when it is especially crucial to have staff on site, most 
notably calving time for the cattle in March/April and the deer in May/June.  Weaning 
and rutting time are also labour intensive times for managing the deer.  The arable 
enterprise has a peak busy spell during silage making in late spring, and harvest in late 
summer and sowing of new crops (depending on crop mix there may be autumn or 
spring ground work).   

 
 

4. FUNCTIONAL REQUIREMENTS FOR A DWELLING HOUSE 
 

4.1 Labour 
 

The labour profile clearly demonstrates that there is a requirement for 4.2 labour units 
for this business with the current farming policy.  The business is managing to meet 
this labour requirement by both Paddy and Sheila working long hours on the farm and 
by using contractors for the arable work.  The workload clearly justifies the business 
employing at least two employees to work alongside Paddy and Sheila, and if they 
continue with their plans to expand the deer enterprise there will be a bigger labour 
requirement.  

 

4.2 Farm manager 
 

The operational size of this business would justify a farm manager, and in order to 
carry out the farming activities properly it is essential this person lives on the farm.  
Newmains is the most suitable location because it is where the deer sheds and the 
majority of the livestock are located. 
 

The farmhouse will need to be of a suitable size for a farm manager.  This will need to 
include a farm office as well as sufficient bedrooms to attract a qualified farm manager 
and family without hindering this appointment.  There is no house available that meets 
this description. 
 

The farm manager would be employed full time and solely in agricultural activities. 
 
There is also a requirement for a second house to provide housing for a general farm 
worker to assist with livestock duties.  The most suitable location for this house would 
be at Ruchlaw West Mains to allow the worker to be close to the cattle sheds for 
calving.   

 
4.3 Livestock welfare  

 

The animal welfare code is produced in terms of Section 3 of the Agriculture 
(Miscellaneous Provisions) Act 1968 (1968 c.34).  In Scotland the regulations have 
been produced as the “Welfare of Farmed Animals (Scotland) Regulations 2000”. 
 

In order to satisfy animal regulations a sufficient level of labour is required and this 
must be available quickly should animals be in distress.  This can best be achieved by 
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providing housing on the farm where the animals will be located.  Management for deer 
is different to management for other animals due to their more wild nature.  
Management typically requires spending time observing the deer from a distance which 
is more time consuming than checking cattle or sheep.   
 

4.4 Security & Safety 
 

There are Health and Safety issues when handling livestock that may require the 
presence of at least two key workers at any one time.  For deer, it is often a requirement 
that four workers are present at one time due to the difficulty in handling them.  
Specialist handling facilities have been installed to make handling deer easier and 
safer, but during certain times of year such a weaning and removing antlers more 
people are required to ensure safety.  In addition to those working on the farm, deer 
can also pose a risk to members of the public if they enter a field of deer during rutting 
or calving time as deer can become aggressive at these times of year.  The presence 
of a farm worker to keep an eye on livestock and fields during the day would reduce 
this risk. 
 
Crime in rural Scotland is a major problem for farmers as reported by NFU Scotland 
and Police Scotland.  Security is enhanced by having people living on the farm.  An 
additional worker on the farm will improve health and safety as well as the security of 
farm equipment. 
 

4.5 Financial outlook for this business 
 

The business turns a profit sufficient to allow all the investment required to start and 
build the deer enterprise.  As the business has grown, profit has been invested in 
updating the infrastructure to suit the deer (additional deer fencing, specialist handling 
and sheds).  Profit is sufficient to allow Paddy and Sheila to now look at employing one 
or two employees to help manage workload.  Venison is a growing market and Paddy 
is currently looking into setting up a venison cooperative for marketing produce and 
increasing the quantity of farmed Scottish venison on the supermarket shelves.   
 

 
5. CONCLUSION 

 
The labour profile for Newmains shows a requirement of 4.2 labour units for the 
management of the deer, cattle and arable enterprises and associated paper work.  As 
the business expands the amount of time required for these activities will increase.  
There is insufficient housing to meet the requirement to allow Paddy and Sheila Crerar 
and their children to continue living in their home and having an input in the business, 
whilst also allowing them to employ staff to help run the business and live on site.  The 
business needs someone living and working on the farm in order to remain sustainable.    
 

Other benefits to the business from an additional house include better animal welfare, 
security and health and safety. 

 
 



 

 

 

APPENDIX I 
 

ESTIMATION OF LABOUR REQUIREMENT 
Physical data and labour requirements for 300 deer and 50 suckler cows, with a standard 
labour unit being 1900 hours.  (Data based on The Farm Management Handbook 2019/20 
available on the farm advisory service website www.fas.scot/ ) 
 
 
Labour Requirement - current 
policy 

      

Livestock Average Number 
on farm 

Hours per 
head per year 

Total Hours 

Hinds and calves 300  15  4500  

Beef cows 50  26  1300  

Other cattle 75 12 900 

Total Livestock     6700 

        

Cropping Average ha on farm Hours per ha 
per year 

Total hours 

Cereals 10  18  180  

Fodder crops 5  6  30  

Grassland 140  3.1  434  

Silage 1st cut 25  12  300  

Silage 2nd cut 25  10  250  

Total cropping     1194  

Total hours     7894 

Labour units (based on 1900 
hours as one labour unit) 

    4.2 
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Jane Tennant

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>
Sent: 01 September 2021 17:02
To:
Subject: Planning application 21/01073/PP - Planning permission in principle for the erection

of 1 house and associated works at Land To South West Of  Newmains, Stenton, 
Dunbar, East Lothian

Attachments: Planning Consultation 21-01073-PP.pdf

Good Afternoon Graeme, 
 
Re: Planning permission in principle for the erection of 1 house and associated works at Land To South West 
Of  Newmains, Stenton, Dunbar, East Lothian 
 
I refer to the above named planning application for which I have been allocated as the Planning Officer. 
 
I advise that, at this time, I have received consultation responses from Scottish Water and from the Council’s 
Environmental Protection Service regarding the proposed development.  
 
Scottish Water’s consultation comments are self-explanatory, and I attach a copy for your information. 
 
The Council’s Environmental Protection Officer (Contaminated Land) advises that, due to its proximity to Newmains 
Farm and associated livestock shed(s) there is the possibility of potential localised areas of contamination on the 
site.  Accordingly, given the proposed development is for a residential property, further information in the form of a 
suitable geo-environmental assessment report will be required to determine the ground conditions and potential 
contamination issues impacting on the site.  This requirement could be controlled by a planning condition, if 
planning permission were to be supported.  Such a condition would require the submission and approval prior to the 
commencement of development of a preliminary investigation incorporating a Phase I Desk Study, a Phase II Ground 
Investigation (if the Desk Study has determined that further assessment is required, and where risks are identified 
an appraisal of remediation measures available and a Remediation Statement, and subsequently a Validation 
Report.  All investigation/reports must be undertaken by a suitably qualified, experienced and competent person in 
accordance with relevant guidance and procedures.   
 
After reviewing the information submitted with the application, I advise that I require the following further 
information to assist me in my assessment of the proposals. 
 

a. Section 2.5 of the Operational Needs Assessment Report states that both Mr and Mrs Crerar work off the 
farm; Mr Crerar working full time in his hotel business, and Mrs Crerar working part time, and that arable 
work is presently done by contractors.  Please can you clarify in what the working hours/days off farm are 
for each of the applicant’s (i.e. 1 day, 2 days, 5 days, 7 days, etc)? 

b. On the matter of the arable work presently being carried out by contractors, please can you clarify if this is 
on the basis of contractors being brought in to do the work (i.e. any profit are accrued by the business) or 
the farmland being contracted/leased out to another party (i.e. other party pays rent only and takes the 
benefits/profit themselves)? 

c. Please can you submit financial and business information sufficient to demonstrate that the business is 
robust and viable and could financially support the proposed house(s) and additional worker/manager? 

d. Please can you provide a statement to explain what has changed in the operation of the business that has 
led the applicant’s to now seek the erection of the house(s) and to seek to expand the business?  

e. Section 3 of the Operational Needs Assessment Report states that the assessment of man hours of the 
business is based on the proposals to expand the deer at Newmains Farm to 800 plus progeny and for the 
cattle to remain at 50 plus progeny, however this does not reflect the figures used in Appendix 1 of the 
Report which is based on 300 deer (hinds) and 50 cows.  If there is an error in the supporting Report please 
can this be amended and a revised Report submitted?  In addition, the proposed business expansion has not 
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yet taken place, and although I have no reason to question what is stated, it may not happen, as the 
applicants could change their minds.  Therefore, I require information based on the current man 
hours/operation of the business in order to understand what are the business requirements/man hours at 
present as well as what they may be going forward if the business expands in the manner explained.  Please 
can you therefore clarify this matter and ensure that the Report presents clear information and if necessary 
arrange for the Report to be amended and resubmitted? 

f. Section 4.3 and 4.4 of the 4 of the Operational Needs Assessment Report relates to animal welfare and 
security / safety.  The matters of animal welfare and safety are presented as reasons for the additional 
labour requirement at the farm.  Please can you clarify how the animal welfare and safety requirements are 
met at this time if the Applicants’ both work off farm?   

g. Throughout the Operational Needs Assessment Report reference is made to 50 cattle plus 
progeny.  However, the Table in Appendix 1 of the Operational Needs Assessment Report refers to those 50 
cattle and the 300 deer as well as a further 75 ‘other cattle’.  These additional 75 cattle are not referred to 
anywhere else in the Report.  I would be grateful if you could please clarify this matter? 

h. In addition, the Table in Appendix 1 also refers to a different total figure for hectares of land for the 
farm.  The Table in Section 2.3 has a figure of 166.61ha however the figures in the Table of Appendix 1 
amount to 205ha.  Even taking the 2nd cut of silage into account the figure would be 180ha.  I note however 
that a different figure of 466acres (186ha) is given in the Design Statement.  I would be grateful if you could 
please clarify this matter and where necessary update the relevant report(s) so that we have clear 
information on what area of land comprises/serves the farm business operation? 

i. The Design Statement refers to ‘store lambs’ but these are not mentioned and do not appear to have been 
taken into account in the assessment of the business operation requirements or man hours in the 
Operational Needs Assessment Report.  I would be grateful if you could please clarify this matter? 

j. I also make you aware that in August 2019, the Council approved a motion declaring a Climate Emergency, 
and thereafter, at its meeting on Tuesday 3rd September 2019 the Council’s Planning Committee decided 
that a report on the actions to be taken to reduce the carbon emissions from a new building and from a 
completed development should be required on relevant applications for planning permission. This 
application would be a relevant planning application.  If planning permission in principle were to be 
supported for a proposed house on the application site, a condition would be imposed requiring the 
submission of such a report with any application for matters specified in conditions of a grant of planning 
permission in principle.  Such a report should include details of what measures the applicant would intend 
to take to reduce carbon emissions including where feasible, the use of renewables technologies, and 
electric vehicle charging, and that the effective measures required to reduce carbon emissions would be in 
accordance with relevant building warrant legislation. 

k. I note that the proposals include private drainage arrangements including package treatment plant and 
discharge to land via a soakaway.  Here is a link to SEPA’s standing advice (November 2020) for planning 
authorities and developers which includes information relating to waste water drainage and surface water 
drainage, as well as other matters that may be relevant to the proposed development   
sepa-standing-advice-for-planning-authorities-and-developers-lups-gu8-v11-web.pdf  
You will note that in respect of waste water drainage, development should connect to a public sewer where 
one exists. Where a permanent private system is proposed within an area served by public sewer, we are 
required to consult SEPA.  Outwith sewered areas, the principle of private foul drainage systems are 
generally acceptable to SEPA unless they fall within the consultative areas of ‘cumulative drainage impact’. 
SEPA prefer private waste water discharges to be made to soakaways where ground conditions are suitable 
rather than discharges to water. Waste water drainage systems should also be designed and located in 
accordance with the Building Standards Technical Handbooks however planning authorities should ensure a 
development can be drained in accordance with Planning Advice Note 79 Water and Drainage. 

 
Taking into account Scottish Water’s comments on waste water, I assume that the site is not within a 

sewered area but would be grateful for your confirmation of this? 
 
Finally, I advise that I would like to undertake a site visit to application site (and the site of associated application 
21/01073/PP) and wonder if this would be possible on the morning of Tuesday 7th September 2021 at 10am?  If this 
is not suitable please can you provide me with some alternative days/times when I would be able to visit the site? I 
would be happy to undertake my visit unattended but I appreciate that you may wish to attend.  The purpose of the 
site visit is to assist me in my consideration of the application.  For information, if the 7th September is not a suitable 
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day for me to visit, due to an upcoming period of annual leave, my next available date would be Friday 24th 
September.   
 
Could you please let me have your response to these matters at your earliest convenience.  Please upload any new 
or amended information or drawings to the application via the e-Planning portal. 
 
I trust that this is of assistance to you however if you require any further information or assistance regarding this 
matter please do not hesitate to contact me by email. 
 
You will appreciate that the content of this email is an expression of officer opinion only which is given without 
prejudice to any decision taken by the Council in respect of the application for planning permission in principle. 
 
Regards,  
Stephanie  
 

Stephanie McQueen | Planner | Planning Delivery | East Lothian Council | John Muir House | 
Haddington EH41 3HA   
T.  01620 827210 | E. smcqueen@eastlothian.gov.uk    Visit our website at   www.eastlothian.gov.uk 
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SW Public 

General 

Wednesday, 25 August 2021 
 

 

 

Local Planner 
Planning and Building Standards 
East Lothian Council 
Haddington 
EH41 3HA 
 
 
 
 
 
 
Dear Customer, 
 
Land To South West Of Newmains, Stenton, Dunbar, EH42 1TE 

Planning Ref: 21/01073/PP  

Our Ref: DSCAS-0047203-8WW 

Proposal: Planning permission in principle for the erection of 1 house and associated 
works 

 
 

Please quote our reference in all future correspondence 
 

 

Audit of Proposal 

Scottish Water has no objection to this planning application; however, the applicant should 
be aware that this does not confirm that the proposed development can currently be serviced 
and would advise the following: 
 

Water Capacity Assessment 
 
Scottish Water has carried out a Capacity review and we can confirm the following: 
 

 There is currently sufficient capacity in the Castle Moffat Water Treatment Works to 
service your development. However, please note that further investigations may be 
required to be carried out once a formal application has been submitted to us. 
 

 The nearest public water main is approx. 1.2km from the proposed site.  
 
 

Waste Water Capacity Assessment 
 

 There is currently sufficient capacity for a foul only connection in the  Waste Water 
Unfortunately, according to our records there is no public Scottish Water, Waste 

 

 

Development Operations 

The Bridge 

Buchanan Gate Business Park 

Cumbernauld Road 

Stepps 

Glasgow 

G33 6FB 

 

Development Operations 
Freephone  Number - 0800 3890379 

E-Mail - DevelopmentOperations@scottishwater.co.uk 
www.scottishwater.co.uk 

 

 



 
 

 
 
 
 
 

SW Public 

General 

Water infrastructure within the vicinity of this proposed development therefore we 
would advise applicant to investigate private treatment options.  

 

 
 

Please Note 
 

 The applicant should be aware that we are unable to reserve capacity at our water 
and/or waste water treatment works for their proposed development. Once a formal 
connection application is submitted to Scottish Water after full planning permission 
has been granted, we will review the availability of capacity at that time and advise 
the applicant accordingly. 

 

 
 

Surface Water 
 
For reasons of sustainability and to protect our customers from potential future sewer 
flooding, Scottish Water will not accept any surface water connections into our combined 
sewer system. 
 
There may be limited exceptional circumstances where we would allow such a connection 
for brownfield sites only, however this will require significant justification from the customer 
taking account of various factors including legal, physical, and technical challenges. 
 
In order to avoid costs and delays where a surface water discharge to our combined sewer 
system is anticipated, the developer should contact Scottish Water at the earliest opportunity 
with strong evidence to support the intended drainage plan prior to making a connection 
request. We will assess this evidence in a robust manner and provide a decision that reflects 
the best option from environmental and customer perspectives.  
 

General notes: 
 

 Scottish Water asset plans can be obtained from our appointed asset plan providers: 
 

 Site Investigation Services (UK) Ltd 
 Tel: 0333 123 1223   
 Email: sw@sisplan.co.uk 
 www.sisplan.co.uk 

 
 Scottish Water’s current minimum level of service for water pressure is 1.0 bar or 

10m head at the customer’s boundary internal outlet.  Any property which cannot be 
adequately serviced from the available pressure may require private pumping 
arrangements to be installed, subject to compliance with Water Byelaws. If the 
developer wishes to enquire about Scottish Water’s procedure for checking the water 
pressure in the area, then they should write to the Customer Connections department 
at the above address. 

 
 If the connection to the public sewer and/or water main requires to be laid through 

land out-with public ownership, the developer must provide evidence of formal 
approval from the affected landowner(s) by way of a deed of servitude. 
 



 
 

 
 
 
 
 

SW Public 

General 

 Scottish Water may only vest new water or waste water infrastructure which is to be 
laid through land out with public ownership where a Deed of Servitude has been 
obtained in our favour by the developer. 
 

 The developer should also be aware that Scottish Water requires land title to the 
area of land where a pumping station and/or SUDS proposed to vest in Scottish 
Water is constructed. 
 

 Please find information on how to submit application to Scottish Water at our 
Customer Portal. 

 
 

Next Steps:  
 

 All Proposed Developments 
 
All proposed developments require to submit a Pre-Development Enquiry (PDE) 
Form to be submitted directly to Scottish Water via our Customer Portal prior to any 
formal Technical Application being submitted. This will allow us to fully appraise the 
proposals. 

 
Where it is confirmed through the PDE process that mitigation works are necessary 
to support a development, the cost of these works is to be met by the developer, 
which Scottish Water can contribute towards through Reasonable Cost Contribution 
regulations. 
 

 Non Domestic/Commercial Property:  
 
Since the introduction of the Water Services (Scotland) Act 2005 in April 2008 the 
water industry in Scotland has opened to market competition for non-domestic 
customers.  All Non-domestic Household customers now require a Licensed Provider 
to act on their behalf for new water and waste water connections. Further details can 
be obtained at www.scotlandontap.gov.uk  

 

 Trade Effluent Discharge from Non Dom Property: 
 

 Certain discharges from non-domestic premises may constitute a trade 

effluent in terms of the Sewerage (Scotland) Act 1968.  Trade effluent arises 

from activities including; manufacturing, production and engineering; vehicle, 

plant and equipment washing, waste and leachate management. It covers 

both large and small premises, including activities such as car washing and 

launderettes. Activities not covered include hotels, caravan sites or 

restaurants.  

 If you are in any doubt as to whether the discharge from your premises is 

likely to be trade effluent, please contact us on 0800 778 0778 or email 

TEQ@scottishwater.co.uk using the subject “Is this Trade Effluent?".  

Discharges that are deemed to be trade effluent need to apply separately for 

permission to discharge to the sewerage system.  The forms and application 

guidance notes can be found here. 



 
 

 
 
 
 
 

SW Public 

General 

 Trade effluent must never be discharged into surface water drainage systems 

as these are solely for draining rainfall run off. 

 For food services establishments, Scottish Water recommends a suitably 

sized grease trap is fitted within the food preparation areas, so the 

development complies with Standard 3.7 a) of the Building Standards 

Technical Handbook and for best management and housekeeping practices 

to be followed which prevent food waste, fat oil and grease from being 

disposed into sinks and drains. 

 The Waste (Scotland) Regulations which require all non-rural food 

businesses, producing more than 50kg of food waste per week, to segregate 

that waste for separate collection. The regulations also ban the use of food 

waste disposal units that dispose of food waste to the public sewer. Further 

information can be found at www.resourceefficientscotland.com 

 

I trust the above is acceptable however if you require any further information regarding this 
matter please contact me on 0800 389 0379 or via the e-mail address below or at 
planningconsultations@scottishwater.co.uk.  
 
 
Yours sincerely,  
 
 
Angela Allison 
Development Operations Analyst 
developmentoperations@scottishwater.co.uk 
 

 

 

 
Scottish Water Disclaimer:  
 
“It is important to note that the information on any such plan provided on Scottish Water’s 
infrastructure, is for indicative purposes only and its accuracy cannot be relied upon.  When the 
exact location and the nature of the infrastructure on the plan is a material requirement then you 
should undertake an appropriate site investigation to confirm its actual position in the ground and 
to determine if it is suitable for its intended purpose.  By using the plan you agree that Scottish 
Water will not be liable for any loss, damage or costs caused by relying upon it or from carrying 
out any such site investigation." 
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From: Paddy and Sheila Crerar   
Sent: 07 October 2021 18:15 
To: McQueen, Stephanie <smcqueen@eastlothian.gov.uk> 
Subject: Planning applications 21/01073/PP and 21/01072/PP 
 
CAUTION: This email originated from outside of the organisation. Do not click links or open attachments unless you recognise 
the sender and know the content is safe. 

 
Dear Stephanie,  
Please find attached further information relating to our planning in principle applications.  We have asked 
SAC to update the housing justification report to correct any inconsistencies and update it to accurately 
reflect the changes which have occurred since it was written - hopefully this will not take too long although 
our original consultant is on maternity leave and we have only just been allocated someone else to deal with 
our request. 
 
 
Kind regards, 
 
 
 
Sheila Crerar 
 
 
 
********************************************************************** 
********************************************************************** 
Email Disclaimer - East Lothian Council 
This email and any files transmitted with it are confidential and 
intended solely for the use of the individual or entity to whom they 
are addressed. If you have received this email in error please notify 
the sender and ensure it is deleted and not read copied or disclosed 
to anyone else. It is your responsibility to scan this email and any 
attachments for computer viruses or other defects. East Lothian 
Council do not accept liability for any loss or damage which may 
result from this email or any files attached. Email is not secure and 
can be intercepted, corrupted or amended without the knowledge of the 
sender. East Lothian Council do not accept liability for errors or 
omissions arising as a result of interrupted or defective transmission. 
********************************************************************** 
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Jane Tennant

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>
Sent: 02 September 2021 08:55
To:
Subject: FW: Planning application 21/01073/PP - Planning permission in principle for the 

erection of 1 house and associated works at Land To South West Of  Newmains, 
Stenton, Dunbar, East Lothian

Attachments: Planning Consultation 21-01073-PP.pdf

Good Morning Graeme, 
 
Please accept my apologies for sending two emails close together, however I realised that I had omitted something 
from my email of late yesterday afternoon. 
 
In respect of the application drawings, I advise that where a proposed house footprint is shown on the drawings, this 
should be annotated to show that the detail is ‘indicative only’.  The application is for planning permission in 
principle only, therefore where any detail is shown on the application drawings is must be labelled as 
‘indicative’.  This is most relevant for drawing nos. DS127(PA2)004 and 005. 
 
I would therefore be grateful if you could please arrange to check the application drawings and amend them 
accordingly, and resubmit the drawings. 
 
Could you please let me have your response to this matter at your earliest convenience.  Please upload any new or 
amended information or drawings to the application via the e-Planning portal. 
 
I trust that this is of assistance to you however if you require any further information or assistance regarding this 
matter please do not hesitate to contact me by email. 
 
You will appreciate that the content of this email is an expression of officer opinion only which is given without 
prejudice to any decision taken by the Council in respect of the application for planning permission in principle. 
 
Regards,  
Stephanie  
 
 

Stephanie McQueen | Planner | Planning Delivery | East Lothian Council | John Muir House | 
Haddington EH41 3HA   
T.  01620 827210 | E. smcqueen@eastlothian.gov.uk    Visit our website at   www.eastlothian.gov.uk 

 
 Consider the environment. Please don't print this e-mail unless you really need to. 

 

From: McQueen, Stephanie  
Sent: 01 September 2021 17:02 
To:  
Subject: Planning application 21/01073/PP - Planning permission in principle for the erection of 1 house and 
associated works at Land To South West Of Newmains, Stenton, Dunbar, East Lothian 
 
Good Afternoon Graeme, 
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Jane Tennant

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>
Sent: 07 September 2021 13:00
To:
Subject: Planning application 21/01073/PP - planning permission in principle for the 

erection of one house and associated works at Land To South West Of  Newmains, 
Stenton, Dunbar, East Lothian

Good Afternoon Graeme, 
 
I refer to the above named planning application, and I advise that I have received consultation comments from the 
Council’s Road Services regarding the proposals. 
 
The Council’s Road Services advise that they raise no objection in principle to the erection of one house on the 
application site, subject to the following matters being addressed: 

 A minimum of two car parking spaces plus access for servicing, general maintenance and turning space are 
provided within the site for the proposed house.  (N.B. If further parking and turning areas are required on 
the site of the proposed house for other operational requirements of the agricultural business, those areas 
should be provided for in addition to the required parking areas for the house.)    

 A minimum of the first 2m of the proposed access road from its junction with the U179 should be hard 
formed.  

 Evidence is provided that a visibility splay of  2 x 120m is achievable. 
 
All of the above points could be controlled by planning conditions, if planning permission were to be supported.  I 
would however ask that evidence is provided to demonstrate that the visibility splay of  2 x 120m is achievable, and 
would be grateful if you could please submit a drawing (s) to demonstrate this.  
 
Finally, Road Services advise that the applicant should be aware that all works within or affecting the public road, 
including works on the footway or verge must be authorised in advance by the Council as Roads Authority. 
 
Could you please let me have your response to these matters at your earliest convenience.  Please upload any new 
or amended information or drawings to the application via the e-Planning portal. 
 
I trust that this is of assistance to you however if you require any further information or assistance regarding this 
matter please do not hesitate to contact me by email. 
 
You will appreciate that the content of this email is an expression of officer opinion only which is given without 
prejudice to any decision taken by the Council in respect of the application for planning permission in principle. 
 
Regards,  
Stephanie 
 

Stephanie McQueen | Planner | Planning Delivery | East Lothian Council | John Muir House | 
Haddington EH41 3HA   
T.  01620 827210 | E. smcqueen@eastlothian.gov.uk    Visit our website at   www.eastlothian.gov.uk 

 
 Consider the environment. Please don't print this e-mail unless you really need to. 
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Jane Tennant

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>
Sent: 29 November 2021 14:35
To:
Subject: Planning application 21/01073/PP - Planning permission in principle for the erection

of one house and associated works at Land To South West Of Newmains, Stenton, 
Dunbar, East Lothian 

Good Afternoon Graham, 
 
I refer to the above named planning application, and to information received from the applicant’s and uploaded to 
the application on 7th and 27th October 2021.  
 
The consultation with the Council’s Independent Agricultural and Rural Business Advisor on the matter of the case 
for justification for the principle of the erection of a house on the site has been sent following the receipt of the 
additional information on 7th and 27th October 2021.  I will provide you with an update on this matter in due course. 
 
In the meantime and without prejudice to that consultation response, I advise that on the consideration of the visual 
impact of the proposals, including its impact on the nearby Special Landscape Areas, it is likely that, if planning 
permission in principle were to be supported, some restrictions would be placed on the form and appearance of a 
house on the site, including its external finishes.  Local Development Plan Policy DP2, amongst other matters, 
requires that all new development must be appropriate to its location in terms of its positioning, size, form, massing, 
proportion and scale, and should use a limited palette of external materials and colours that complement its 
surroundings.  By its siting, density and design, new development should create coherent relationships with other 
buildings and should respect and complement the site’s context. 
 
In the context of this site, a house built on the site would be afforded containment by the existing landform and 
physical features to the south, east and west of the site, and in this context the proposals would be unlikely to 
impact detrimentally on the Danskine to Whitecastle Special Landscape Area (SLA) further to the west and the 
Whittingehame to Deuchrie SLA further to the east. 
 
Notwithstanding this, a proposed house should nonetheless be designed to be appropriate to its place and should 
reflect the built character of the area, rather than proposing a suburban style house that is unlikely to fit with the 
character of the area.  The built character of the area is described in the Special Landscape Area SPG (pA1-21) as a 
scattering of traditional farmsteads often dwarfed by large modern sheds...all constructed in local deep pink sand 
stone. Houses and settlements are also mainly set within the valley bottoms close to the minor road network.  
 
The indicatively shown position of a house on the proposed site therefore would appear to be in keeping with the 
positional arrangement of houses in the area. However, a house built on this site should be of a design, height, scale 
and massing in keeping with the character of the existing built form of residential houses within the local area and 
should incorporate architectural features used on such buildings along with the local deep pink sandstone as part of 
its external finish.  These requirements would form part of a condition on the matter of design controls, if planning 
permission in principle were to be supported. 
 
Finally, at this time we have agreed an extension to the timescale for the determination of the application, as a form 
of processing agreement until 6/12/21.  However, in light of the Council awaiting the consultation response from the 
Independent Agricultural and Rural Business Advisor on the matter of the case for justification for the principle of 
the erection of a house, I enquire, on behalf of East Lothian Council, whether the applicant would be agreeable to a 
further extension to the timescale for the determination of the application, as a form of processing agreement, until 
21st January 2022?  I would be grateful if you could please confirm if the applicant would be agreeable to this. 
 
Could you please let me have your response to this matter at your earliest convenience.   
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I trust that this is of assistance to you however if you require any further information or assistance regarding this 
matter please do not hesitate to contact me by email. 
 
You will appreciate that the content of this email is an expression of officer opinion only which is given without 
prejudice to any decision taken by the Council in respect of the application for planning permission in principle. 
 
Regards,  
Stephanie 
 

Stephanie McQueen | Planner | Planning Delivery | East Lothian Council | John Muir House | 
Haddington EH41 3HA   
T.  01620 827210 | E. smcqueen@eastlothian.gov.uk    Visit our website at   www.eastlothian.gov.uk 

 
 Consider the environment. Please don't print this e-mail unless you really need to. 
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Jane Tennant

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>
Sent: 24 March 2022 11:42
To:
Subject: Planning applications 21/01072/PP and 21/01073/PP at Land  To South Of Ruchlaw 

West Mains Farm, Dunbar, East Lothian and at Land To South West Of Newmains, 
Stenton, Dunbar, East Lothian 

Attachments: SKMBT_C284e22031813490.pdf

Good Morning Graeme, 
 
Re: Planning application 21/01072/PP - Planning permission in principle for the erection of 1 house and associated 
works at Land  To South Of Ruchlaw West Mains Farm, Dunbar, East Lothian and Planning application 
21/01073/PP - Planning permission in principle for the erection of 1 house and associated works at Land To South 
West Of Newmains, Stenton, Dunbar, East Lothian 
 
I refer to the above named planning applications. 
 
I have now received the consultation assessment from the Independent Agricultural and Rural Business Advisor, and 
I attach a copy for your information. 
 
There are two principle considerations in the assessment of this application and they are whether or not there is a 
direct operational requirement for a house(s) (i.e. for additional worker(s)) and whether or not the business is viable 
and robust enough to support that additional worker(s) and associated house(s).  The relevant Local Development 
Plan policy is DC4. 
 
On reading the consultation response, it is clear that there are queries relating to the financial information that has 
been provided and that from that information the Agricultural and Rural Business Advisor cannot draw a firm 
conclusion on the viability of the business to support the proposed additional worker(s).  I therefore ask that the 
applicant provides a current or future budget for a 12 month period that shows full profit and loss, balance sheet, 
cash flow, and livestock movements for the business.  This budget should include provision for an additional 
worker.  Such information could be held confidential on the application (subject to current FOI legislation). 
 
On the matter of the operational need for two additional workers, the consultation response finds that it has not 
been demonstrated that there is an operational need for two additional workers.  Rather, subject to the viability 
issue being resolved there may be a case for one additional worker and associated house. 
 
I appreciate that the applicant may wish to endeavour to demonstrate the need for two additional workers and if 
this is the case, then I would ask that the current or future budget requested above is provided taking account of 
one additional worker and that a second current or future budget is provided taking account of two additional 
workers. 
 
I would therefore be grateful if the applicant could please provide a current or future budget for a 12 month period 
that shows full profit and loss, balance sheet, cash flow, and livestock movements for the business.  This budget 
should include an additional worker.  Once I receive this information, I will then proceed to re-consult with the 
Agricultural and Rural Business Advisor and, based on responses received to date, if concerns regarding viability of 
the business are addressed, I advise that one of the proposed two houses may be supported. 
 
If this is the case, I would be grateful if you could advise which application the applicant would wish to be reported 
for approval and whether or not he is willing to withdraw the other application, or whether he wishes it to be 
reported for its decision, which would be for refusal. 
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We have agreed extensions to the timescale for the determination of the applications, as a form of processing 
agreement, until 8th April 2022.  However, in light of the request for further information and the need for further 
consultation thereafter, on behalf of East Lothian Council, I enquire whether the applicant would be agreeable to an 
extension to the timescale for the determination of the applications, as a form of processing agreement, until 6th 
May 2022?  I would be grateful if you could please confirm if the applicant would be agreeable to this. 
 
Could you please let me have your response to this matter at your earliest convenience.  Please upload any new or 
amended information or drawings to the application via the e-Planning portal. 
 
I trust that this is of assistance to you however if you require any further information or assistance regarding this 
matter please do not hesitate to contact me by email. 
 
You will appreciate that the content of this email is an expression of officer opinion only which is given without 
prejudice to any decision taken by the Council in respect of the applications for planning permission. 
 
Regards,  
Stephanie 
 

Stephanie McQueen | Planner | Planning Delivery | East Lothian Council | John Muir House | 
Haddington EH41 3HA   
T.  01620 827210 | E. smcqueen@eastlothian.gov.uk    Visit our website at   www.eastlothian.gov.uk 

 
 Consider the environment. Please don't print this e-mail unless you really need to. 
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Response to consultation assessment from the Independent Agricultural and Rural 
Business Advisor, Laurence Gould and delivery of further information requested by 
Planning Council 

 

Subject: Planning applications 21/01072/PP and 21/01073/PP at Land. To South Of 
Ruchlaw West Mains Farm, Dunbar, East Lothian and at Land To South West Of 
Newmains, Stenton, Dunbar, East Lothian 

 

Planning application 21/01072/PP - Planning permission in principle for the erection of 
one house and associated works at Land.  To South Of Ruchlaw West Mains Farm, 
Dunbar, East Lothian and Planning application 21/01073/PP - Planning permission in 
principle for the erection of 1 house and associated works at Land To South West Of 
Newmains, Stenton, Dunbar, East Lothian  

 

Terms of Reference 

1. To clarify the context within which the application has been made  
 

 
2. To respond to the consultation comments made by the Council’s Independent 

Agricultural and Rural Advisor: 
2.1.1. Legitimacy of advice 
2.1.2. Response to comments on operational need 
2.1.3. Response to comments on business viability 

 

 

3. Conclusion 
 

Annexes to report (Submitted separately for reasons of confidentiality on 28 May 2022) 

1. Profit and Loss Accounts for 2021 and 2022 
2. Laurence Gould: Whole Farm Review 2010 

 

 
 

 

 

 



Context of this document 

 

Background 

 

Newmains and Ruchlaw West Mains farm is now a 181.49ha mixed livestock and arable 
holding, stocking a 128 head suckler herd, 313 hinds’ calves and stags, 575 breeding ewes 
and store lambs and 30ha arable crops.  

The owners (Paddy and Sheila Crerar) have been and continue to be, fully committed to 
the farm. They have now however reached an age where they wish to limit their 
involvement in undertaking manual farm operations. They however remain committed to 
the running the business side of the farm operations. As well as age being a limitation on 
their abilities to undertake the manual work, the support of family assistance has reduced 
over time and none of the family are now available to assist. There are also health and 
safety matters relating to handling of livestock that need to be considered as well. 

The owners have decided therefore to restrict their time solely to relief work and 
administration duties for the Farm. These important activities are more aligned with their 
physical capabilities, their age and the inherent risk factors associated with working 
amongst livestock. 

The purpose of this Report therefore is to clarify that, as a standalone working farm with 
the aforementioned stock, and a proven financial record and outlook, there is a clear 
justification for the need for two full time employees. 

These two employees will take on the work currently undertaken by Paddy and Sheila 
Crerar.  Given the rural and remote location of the farm and in order to fulfil their animal 
husbandry duties and responsibilities, these two employees will require to be sited on the 
farms to care for the livestock.   

Validity of Laurence Gould’s assessment of application 

The Report commissioned by the Council from Laurence Gould could not draw a firm 
conclusion on the viability of the business from the figures provided but held the view 
that a business of this scale and enterprise mix should be viable with one additional labour 
unit to the two full labour unit equivalents derived from Paddy and Sheila Crerar’s input.  

The Council should be aware that Laurence Gould was commissioned by the present 
owners in 2010 to undertake a whole farm review (Annex 2) for only part of this farm. At 
that time, Paddy and Sheila Crerar only owned and operated the 140ha pertaining to 
Newmains Farm. This was before Ruchlaw Farm was purchased and the deer herd 
introduced two years later. 

The main finding of the whole farm review at that time in 2010, was the need for 2.47 
workers to carry out the operations and was derived from the standard costings data for 
just 818 head of stock being the  beef and sheep only. The calculation Laurence Gould 
used in that report is shown in Table 1:  



Table 1 

 

 

From that previous assessment of the need for 2.47 labour units in 2010, one would expect 
a proportionally higher requirement to be reported most recently given the acquisition of 
Ruchlaw farm and significantly more livestock. The Applicant therefore questions the 
strength of the findings made to the Council in advising on the future labour requirements 
for this now enlarged farm and operation. 

The findings from Laurence Gould’s 2010 Report does however underpin SAC Consulting’s 
subsequent summary in 2021 (Table 2). In this, SAC Consulting calculated a labour 
requirement of 4.42 labour units, having re-run the calculation to include both the 
purchase of Ruchlaw farm and the introduction of the deer herd giving a total of 1,070 
head of stock on 188ha. 

 

 

 

 

 

 

 



Table 2 

 

The two reports reconcile by virtue of the additional 5,550 hours attributable to the 
introduction of the deer herd. It is noted that the hours/annum figures used by Laurence 
Gould in their 2020 review are low by comparison to those adopted by SAC. 

The commercial relationship between the owners and Laurence Gould was ended a 
number of years ago.  

What is important is that Laurence Gould’s two reports should have provided consistent 
advice about the number of workers required on farm. Further, Laurence Gould’s previous 
advice to the owners should have been highlighted to the Council. In our opinion, Laurence 
Gould had a duty to the Council to reference the recommendations they, as advisory 
consultants, made in 2010. 

Worthy of note, however, are the comments made by Laurence Gould in the 2010 
report: 

 ‘’In my view it is crucial that there is the facility to house a stockman on site 
throughout the year if the farm is to be taken in hand. This is particularly 
important during the winter months, when the cattle are housed and require 
feeding daily, bedded two to three times per week and physically looked 
(inspected) to ensure that there are no problems within the herd at least twice 
per day.’’ 
 

 ‘’In addition, it is crucial that you have a man on site during the calving season 
(spring) as calving cows require to be inspected regularly to ensure that any 
problems during calving are minimised and the welfare of the herd maximised 
at all times. This is also true for the lambing period during April.’’ 
 

 ‘’Through the summer months the herd will be looked at least daily in order to 
ensure that any potential disease issues, including mastitis, are minimised and 



your employee also undertakes work on the woodland during the summer 
months.’’ 
 

 ‘’The success of any livestock enterprise depends on the quality of the 
stockman and the attention to detail they are able to give to the herd. Good 
stockmen are able to run a herd with a much higher level of animal welfare, 
leading to a more profitable and sustainable unit. It is crucial that they are on 
site throughout the year in order to ensure that any problems within the herd 
can be dealt with quickly and effectively. It also ensures that the risk of 
potential breakout of stock is minimised.’’ 
 

 ‘’By building a house at Newmain’s would allow the business to attract a quality 
stockman to the area to undertake the daily management of the proposed 
herd and flock. ‘ 

 

These comments and recommendations are fully supported by SAC Consulting.  

Taking these comments into consideration and then applying the labour requirements for 
the subsequent purchase of Ruchlaw and deer enterprise, further validates the indicative 
labour requirement assessed in Table 2, as submitted in the original SAC report in 2021. 

 

Response to comments on operational need: 

Regarding Laurence Gould’s key statement …’On this, my conclusion is that a business 
of this size and complexitiy could not justify the employment of two additional 
staff’’ 

- the critical error to correct in this statement is Laurence Gould’s misunderstanding 
of the application for two additional homes for two workers on the farm. What seems 
to be misunderstood by Laurence Gould is that the application does not to seek two 
additional farm staff but to demonstrate the need for two replacement farm staff to 
undertake the physical day-to- day work required by the owners. This will allow them 
to withdraw from their day-to-day manual involvement and continue with the 
administrative duties only. 
 

Laurence Gould’s misinterpretation is further demonstrated by the statement: 

‘’The SAC report correctly uses accepted methodology, but the conclusion reached 
of 4.5 to 5 full time staff being required is simply outdated in relation to today’s 
business structures’’ 

- at no time has there been a supposition by SAC Consulting that the engagement of 
4.5 to 5 full time staff would be economically sound. The accepted methodology 
applied by both Laurence Gould and SAC Consulting attributes a ‘man hour’ 
requirement for the different classes of livestock and the differing types of field 
operation but this is calculated ‘in isolation’ for each of the classes and types of 
operation. It is a guide for budgetary purposes.  It is, thereafter, the owner’s ability to 
integrate those enterprises in the optimal way to enhance labour productivity and 



efficiency such that it both underpins and contributes to the viability of the business 
and can be financially demonstrated as sound practice through the accounts by way 
of profits generated.  
 

- Furthermore, Laurence Gould’s conclusion that there is an operational need for one 
further employee (on the premise of Paddy and Sheila’s perceived continuing full-
time manual commitment) inadvertently supports this application for a minimum of 
two employees to enable Paddy and Sheila Crerar to step back to administrative 
duties only. 

 

Regarding Laurence Gould’s statement: 

‘’We have to look at what would be reasonable in today’s environment taking account 
of how a ‘’normal’’ farming business might operate with family labour and also Mr 
Crerar’s circumstances which whilst being unusual in that he also operates a hotel 
business should not count against his application.’’ 

- As mentioned, the owners have lost the support of family support/labour 
 

- the inference here is that ‘family’ labour is negatively prejudiced in relation to pay and 
employment terms compared to the terms and conditions under which an external 
worker(s) might be engaged.  
 
SAC Consulting considers an operational need decision should not be distorted with 
such an argument. It is not ethical and should have no place in the assessment 
process, nor would I expect East Lothian Council approve an application on this basis. 
Neither should the term ‘unusual’ be applied to any interests/activities beyond the 
farm; it is certainly not ‘unusual’ for farmers to exercise external business interests 
aside from their farming activities.  

  

Responses to comment on business viability 

 

1. Subsidy income 
The work undertaken by Lawrence Gould is deficient in terms of the income available on 
the farm. 

Subsidy income was claimed on 172.65 eligible ha of the 181.35 total holding ha. 128.37 ha 
are eligible for LFASS payments. Laurence Gould assumed incorrectly that there was no 
LFASS eligibility. 

 

 

 

 



2021 SAF Summary 

 

Subsidy income is also derived from woodland planting grants on 4.24 ha, and also 
excluded by Laurence Gould. 

 

Suckler Beef Support Scheme subsidy is also claimable (2020 = £100.72/head).Typically, 
this in the region of thirty-five animals/annum equating to £3,500. 

Excluding convergence payments (£1,911), annualised subsidy income is £47,593 (Table 1) 
and exceeds the £46,585 reported and the estimate of £41-42,000 by Laurence Gould. 

Table 1. Subsidy income summary 2021 

BPS £42,931 
LFASS £484 
RP forestry £678 
SSBSS £3500 
Total £47,593 

 

2 Output from the deer enterprise 
 

Deer carcasses are sold to the restaurant trade (through Braehead foods) and on contract 
with M&S and Waitrose. The business has sightline of annual advance pricing structures 
on venison to M&S and Waitrose. The earlier the finish the higher the price and the 
business is amongst the earliest finishers. The demand for UK venison from M&S and 
Waitrose far exceeds current UK supply. Currently the business cannot come close to 
meeting the combined demand from Braehead, M&S or Waitrose. 

By selling on direct retailer contracts and selling early the business does indeed exceed 
standard comparative cost data (as alluded to by Laurence Gould) and by more than the 
50% questioned. In fact, SAC Consulting confirms that is by over 65%. Hinds, for example 
sold at £335/head against a standard cost comparison value of £225/head. Looking 
ahead, the expectation on demand is such that new season prices will likely rise a further 
18%. 

 
 



3 Output for the oats 
 

The income of £49,323 for the year to March 2021 is correct and as agreed by Laurence 
Gould. 

The income achieved from the following wheat crop off the same area and sold in the year 
to March 2022 however was £68,466 (excluding straw sale revenues). This reflects the 
continued strengthening of grain Futures prices over the past 18 months. 

With November 2022 Wheat Futures prices  at £347/ton (as of 18th May), the value of the 
current oat crop in the ground, due to be harvested this summer 2022, has a cash value 
currently, if sold forward, of circa £102,000.  This budgeted income is based on 8tons/ha 
oats on 39ha at a £20/ton discount to wheat Futures of £347/ton. 

The farm grows peas, oats and wheat in rotation and a current budget for this year would 
be using the following data: 

 

Crop  Ha grown Yield (t/ha) £/ton £ Total 
Oats  40 7.5 270 81,000 
Peas 40 4 380 60,800 
Wheat 40 8.75 290 101,500 

 

Taking the average of the 4-year rotation (wheat, peas, wheat, oats) gives an annualised 
budgeted income expectation currently of £86,200 and substantiates Mr Crerar’s 
comments that £81,000 annually is achievable. 

SAC Consulting does not understand therefore the difficulty Laurence Gould has 
expressed in reconciling to this value. 

 

4 Lamb output 
 

The Laurence Gould report states ‘Lamb output appears low at £6,000 for 550 finished 
lambs at £65/head. I am unable to ascertain where these figures were derived from, and 
they do not tally. 

From the accounts however, the following annual income is derived: 

for the 12 months to 31st March 2022, 366 lambs sold to a value of £35,534 (£97/head) 

for the 12 months to 31st March 2021, 404 lambs sold to a value of £36,027 (£89/head) 

 

 

 



5 Feed costs 
 

There is no valuable conclusion to be drawn from Laurence Gould’s comments in 
referencing input costs by associating them with standard costings data when the 
production system in question is not known or understood, as is the case here.  

Livestock production systems work on varying regimes, whether they be, high input: high 
output, or low input : low output. Understanding the success/profitability of a livestock 
enterprise can only be measured when the relative output and input values are quantified. 
In this instance Laurence Gould should have referenced the need to understand the ratio 
of forage to concentrate fed to make a valid judgement as to whether feed costs are ‘low’ 
or ‘high’. 

 

6 Contractor cost savings 
 

In the context of this application, SAC Consulting (notwithstanding the potential to 
improve operational efficiencies) does not consider that brings adds any further weight 
to the case already being made for two full time employees. There will be inevitable 
savings in contractors’ costs when in-hand labour is available to utilise. The capital 
investment in machinery, not yet owned, to undertake the operations, brings with it a 
depreciation charge and operational cost to the accounts which should be less than the 
contractor costs saved to make it worthy of change.  

 

In reply to Laurence Gould’s summary statement: 

‘Given all of the above I find it difficult to draw a firm conclusion on the viability of the 
business from the figures provided’  

SAC Consulting has sought to clarify and correct observations made by Laurence Gould, 
which appear by their own admission, to be based predominantly on supposition 
without having the relevant accurate financial information to hand.  

 
The conclusion reached by Laurence Gould is however a contradiction to the 
observations made in their earlier farm review in 2010 and further compromised by the 
fact that at the time of that report in 2010, the business covered far less land and ran less 
livestock than it does today.  

 

Concluding remarks 

This case is about two additional workers necessary to replace the physical activity 
undertaken by the owners and consequently, requiring accommodation on the farm for 
those workers for the betterment of their livestock husbandry duties.  



Both Laurence Gould’s in-depth business review in 2010 and SAC Consulting’s 
subsequent review in 2021 have delivered consistency through conclusion that there has 
always been a minimum requirement of 2.47 full time labour units. Since the acquisition 
of Ruchlaw Farm and the addition of the deer enterprise, this operational requirement not 
only continues, but has increased and with the loss of family support, requires additional 
contractual labour employed to assist through all times of the year. 

The annual Profit and Loss Account summaries (Annex 1) for the 2021 and 2022 trading 
years demonstrate the financial viability of the business having accounted for the annual 
depreciation charge previously omitted and for the salaries that would pertain to the 
future employment of two full-time livestock persons. 
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Jane Tennant

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>
Sent: 02 June 2022 11:58
To:
Subject: FW: Planning applications 21/01072/PP and 21/01073/PP at Land  To South Of 

Ruchlaw West Mains Farm, Dunbar, East Lothian and at Land To South West Of 
Newmains, Stenton, Dunbar, East Lothian 

Good Afternoon Graeme, 
 
Further to my email of 27th May, I advise that I have reviewed the information you have uploaded to the application 
and the two Annex documents attached to your email of 27th May.  In your email of 27th May you refer to a matter, 
which you state is of a sensitive nature, and which relates to the timing of these applications and the Applicants’ 
own desire to step back from the labour intensive aspects of the farm business.  You state that the reasons are of a 
personal nature and therefore are underplayed in the public documents submitted with the application.  In order for 
the Council to fully assess the case put forward for the two proposed houses, I would be grateful if you could please 
provide a comprehensive statement which sets out the Applicants’ (Paddy and Sheila Crerar) reasons.  This 
document can be held confidentially (within current Data Protection legislation) but would be shared with the 
Council’s Independent Rural Business Advisor. 
 
Once I have received such a statement from the Applicants I will proceed to re-consult with the Council’s 
Independent Rural Business Advisor on that statement and the other information received 27th and 30th May. 
 
Could you please let me have your response to this matter at your earliest convenience.  
 
I trust that this is of assistance to you and will await the submission of the additional information. 
 
You will appreciate that the content of this email is an expression of officer opinion only which is given without 
prejudice to any decision taken by the Council in respect of the applications for planning permission in principle. 
 
Regards,  
Stephanie 
 

Stephanie McQueen | Planner | Planning Delivery | East Lothian Council | John Muir House | 
Haddington EH41 3HA   
T.  01620 827210 | E. smcqueen@eastlothian.gov.uk    Visit our website at   www.eastlothian.gov.uk 

 
 Consider the environment. Please don't print this e-mail unless you really need to. 

 
 

From: McQueen, Stephanie  
Sent: 27 May 2022 12:56 
To:  
Subject: FW: Planning applications 21/01072/PP and 21/01073/PP at Land To South Of Ruchlaw West Mains Farm, 
Dunbar, East Lothian and at Land To South West Of Newmains, Stenton, Dunbar, East Lothian  
 
Good Afternoon Graeme, 
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Jane Tennant

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>
Sent: 29 July 2022 14:19
To:
Subject: Planning application 21/01072/PP at Land To South Of Ruchlaw West Mains Farm, 

Dunbar, East Lothian and planning application 21/01073/PP at Land To South West 
Of Newmains, Stenton

Good Afternoon Graeme, 
 
I refer to the above named planning applications, and thank you for your email of earlier today. 
 
In response to the additional information received 27th and 30th May and 3rd June 2022, I advise that I have now 
received comments from the Council’s Independent Agricultural Advisor regarding the proposed development the 
subject to the two planning applications. 
 
On reading these further consultation comments, the Agricultural Advisor finds that on the matter of operational 
need the evidence provided to date by the applicant is sufficient to demonstrate an operational need for one 
additional dwelling only, and that although the financial information is not complete or thorough, taking a blunt 
analysis of the information provided and using his knowledge of the sector, he concludes that in terms of viability 
the business could support that one additional dwelling. 
 
I have some queries relating to the Agricultural Advisor’s comments and I intend to discuss the response with him 
and, depending upon his availability, I hope to do that next week.  
 
In the meantime I felt it prudent to set out the position at this stage.  Assuming that my discussions with the 
Agricultural Advisor do not change the advice set out earlier in this email, I advise that I am in a position where I can 
report one of the applications with a recommendation for approval and the other would be recommended for 
refusal, unless the applicant wishes to withdraw one of the applications.  If the applicant wishes to continue to 
pursue the second application, further information would be required to demonstrate the operational need of the 
business and the viability of the business to support that further labour unit and house.  At this time I therefore 
enquire which application the applicants’ would wish to be reported for approval? 
 
In respect of your query regarding the process for determining the applications, I confirm that there are no public 
objections to either of the applications and therefore they would be determined through delegated powers. 
 
Finally, we have agreed an extension to the timescale for the determination of the application until 29th July 2022, 
and in order to work through this matter and to report the application(s), on behalf of East Lothian Council, I enquire 
whether the applicant would be agreeable to an further extension to the timescale for the determination of the 
application, as a form of processing agreement, until 31st August 2022?  I would be grateful if you could please 
confirm if the applicant would be agreeable to this. 
 
Could you please let me have your response to this matter at your earliest convenience.  Please upload any new or 
amended information or drawings to the application via the e-Planning portal. 
 
I trust that this is of assistance to you however if you require any further information or assistance regarding this 
matter please do not hesitate to contact me by email. 
 
You will appreciate that the content of this email is an expression of officer opinion only which is given without 
prejudice to any decision taken by the Council in respect of the applications for planning permission in principle. 
 
Regards,  
Stephanie  
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Stephanie McQueen | Planner | Planning Delivery | East Lothian Council | John Muir House | 
Haddington EH41 3HA   
T.  01620 827210 | E. smcqueen@eastlothian.gov.uk    Visit our website at   www.eastlothian.gov.uk 

 
 Consider the environment. Please don't print this e-mail unless you really need to. 
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Council do not accept liability for any loss or damage which may 
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Jane Tennant

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>
Sent: 01 September 2022 16:06
To:
Subject: Planning application 21/01072/PP at Land To South Of Ruchlaw West Mains Farm, 

Dunbar, East Lothian and planning application 21/01073/PP at Land To South West 
Of Newmains, Stenton

Attachments: 3202369-Consultations-AGRICULTURAL ADVISOR.pdf

Good Afternoon Graeme, 
 
Re: Planning application 21/01072/PP - Planning permission in principle for the erection of 1 house and associated 
works at Land To South Of Ruchlaw West Mains Farm, Dunbar, East Lothian ; and 
Re: Planning application 21/01073/PP - Planning permission in principle for the erection of 1 house and associated 
works at Land To South West Of Newmains, Stenton 
 
I refer to the above named planning applications and to your emails of 1st, 10th and 19th August 2022. 
 
Following further discussion with the Council’s Independent Agricultural Advisor I advise that the supporting 
information provided to date in support of the applications is sufficient to demonstrate a justification of need and 
financial viability for one additional house.  On that basis, and as I advised in my email of 29/7/22, at this time I am 
in a position where I could report one of the applications with a recommendation for approval and the other would 
be recommended for refusal.  However, if the applicant is agreeable to providing further information I would be 
happy to continue to consider both applications. 
 
I would recommend that in any further submission the applicant and/or the SAC on their behalf, do not focus only 
on rebutting the comments made by the Council’s Independent Agricultural Advisor but rather focus on providing 
sufficient detailed information to demonstrate that the business could financially support the proposed houses and 
labour units as well as there being justification for the two labour units.  In this regard, the financial information 
provided to-date is extracts from an accounting software package, it is not in the form of final prepared accounts 
which would show the full picture of the business activities and they do not include all of the assumptions on which 
the figures are based.  In addition, to date there has been no mention of how the business would support the 
additional borrowing associated with the building of one or two houses, which should be accounted for as well as 
understanding the level of debt that may or may not be present already.  I would suggest that a 3 year budget going 
forward (including assumptions) is provided for the business to show the impact of the labour units and house(s) on 
the business and how this would affect cashflow, rather than profit.   
 
I would also be grateful if you could please confirm if the existing house in which the applicant’s live is an asset of 
the business or not? 
 
I have attached a copy of the comments received from the Council’s Independent Agricultural Advisor. 
 
In respect of your query regarding the process for determining the applications, I confirm that there are no public 
objections to either of the applications and therefore they would be determined through delegated powers. 
 
Finally, we have agreed an extension to the timescale for the determination of the applications as a form of 
processing agreement until 31/8/22.  In light of the outstanding matter set out in this email, on behalf of East 
Lothian Council, I seek a further extension to the timescale for the determination of the applications, as a form of 
processing agreement, until 7th October 2022?  I trust that the application is agreeable to this.  Please be assured 
that if the applications can be determined earlier than this date I will endeavour to do so. 
 
I trust that this is of assistance to you however if you require any further information or assistance regarding this 
matter please do not hesitate to contact me by email. 
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You will appreciate that the content of this email is an expression of officer opinion only which is given without 
prejudice to any decision taken by the Council in respect of the applications for planning permission in principle. 
 
Regards,  
Stephanie 
 

Stephanie McQueen | Planner | Planning Delivery | East Lothian Council | John Muir House | 
Haddington EH41 3HA   
T.  01620 827210 | E. smcqueen@eastlothian.gov.uk    Visit our website at   www.eastlothian.gov.uk 

 
 Consider the environment. Please don't print this e-mail unless you really need to. 
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Jane Tennant

From:
Sent: 26 September 2022 15:57
To: 'McQueen, Stephanie'
Subject: RE: Planning application 21/01072/PP at Land To South Of Ruchlaw West Mains 

Farm, Dunbar, East Lothian and planning application 21/01073/PP at Land To South 
West Of Newmains, Stenton

Attachments: Cash Flow projections 220922.pdf

 
 

 
 
Dear Stephanie, 

Applications for two new dwellings - Land to the South of Ruchlaw West Mains Farm, Dunbar and Land to 
Southwest Newmains Farm, Stenton – Ref. nos. 21/01072/PP and 21/01703/PP 

In response to your email dated 1.9.22 including supplementary information from Laurence Gould, Rural Business 
Consultants, dated 8.7.22, I am now writing to provide further information and clarifications in respect of the above 
two planning applications. 

Crerar’s home is not the farmhouse  

Firstly, I would like to clarify a possible misunderstanding about the Crerar’s accommodation. This has been explained 
before but for the avoidance of doubt, there is no farmhouse associated with either Newmains or Ruchlaw land 
holdings. As you know, the farm’s land holdings are owned exclusively by Paddy Crerar. However, the house he lives 
in is neither tied to the farm and is owned in joint names with his wife. Indeed, the Crerars have lived in the same 
house for close to 25 years but have only owned the farm for 14 years.  

As a point of information, the farm’s previous two owners in last 30+ years, both lived at Tanderlane, a farm 
approximately a mile from Newmains - where all “Newmains” livestock were overwintered/calved/lambed at that 
larger unit in purpose-built sheds. Tanderlane had six cottages and a farmhouse.  

As a private dwelling house, it is not an option for the farm to acquire this home as a farmhouse given its - recent 
valuation at £1.2M. 

The farm business has no connection with or legal control over the Crerar’s home. 

It is a perhaps understandable but mistaken assumption to have presumed the Crerar’s home to be connected to the 
farm. As there are no dwelling houses owned by the farm, there is no “existing linkage” to be broken. What is being 
sought is two new dwellings to accommodate the additional farm labour of two stockmen. There are not three 
dwellings as suggested by Laurence Gould. 

Individual title deeds in respect of the existing house, Ruchlaw and Newmains Farms can be provided and evidenced 
if required. 

Funding the two new dwellings  

Regarding your request for further financial details in the form of cash flow projections for the next 3 years, these 
have been prepared and attached to confirm the viability of the business. This financial information also demonstrates 
how the business will be able to financially support the wages of two stockmen and any costs associated with the 
maintenance of the two new dwellings.  
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The cost of building the new dwellings for the farm will be met in full by Paddy Crerar’s assets. No investment is 
required from the revenue costs from the farm business to fund the capital costs of the new homes. Funding the new 
dwellings will not therefore impact on the viability of continuing farm operations.  

New dwellings are part of the farming business 

At the risk of reiterating previous arguments made in relation to the Applications, we note that Mr Crerar does not 
intend to reduce his involvement with the Farm. However, he is no longer able to provide a physical support and will 
continue therefore to focus instead on management and administrative roles. 

One person cannot manage the stock for a variety of reasons e.g., holidays, sickness, injury, size of herds, peak season 
husbandry and animal welfare etc. Both agricultural consultants, SAC, and Laurence Gould, agree that two labour 
units is the absolute minimum requirement, and that the nature of livestock farming requires that labour to be on 
site. 

Both new houses will have standard agricultural tenancies and will be part of the farming enterprise’s assets. To clarify, 
the applicant is willing to accept a legal agreement restricting occupancy to workers related to the farming business. 

Evidence of Financial Viability  

A detailed financial assessment for last year and non-inflated, cash flow projections for the next three years are 
enclosed, showing the ongoing viability of the business. Contracts of employment for additional stockmen will allow 
rent free use of homes provided and, although not included within the projected figures attached, it is anticipated 
that the introduction of two dedicated labour units will greatly enhance operational efficiencies and enable future 
expansion and profitability of the farm business going forward. 

To further support the financial details, we can clarify and confirm that the venison sales have been principally to 
M&S, Waitrose, and Braehead Foods in Ayrshire (for traceable supply to restaurant trade). M&S/Waitrose agree prices 
in advance with a syndicate of producers including Newmains Farm and the returns provided on venison sales are the 
“norm” for those in the syndicate. The price increase for current years slaughter rose by an agreed 18%. Indeed, such 
is the demand from M&S, and their long term aims/commitment, all the stock available is now committed to them. 
With strong encouragement for growth in herd size. No invoices or contracts for any of the stock/crop sales had been 
previously requested but can be supplied if required.  

Should it be beneficial at this stage to set up a ‘Teams’ meeting to review and provide any further clarifications that 
may assist you in determining the Applications I would be pleased to arrange this at a time of your convenience. Also 
please let me know if you require this email or associated attachment to be uploaded to the eplanning portal. 

 
Regards, 
 

 
 
If files are attached please note that, as work is continually progressing, these files may not be an exact reflection of 
the currently issued drawings, which should take precedence, and no liability can be accepted for any errors inherent 
in the digital information. If you should have any problems with the files, please contact the writer. This e-mail together 
with any attachments is intended solely for the confidential use of the addressee. Any other distribution, use or 
reproduction without the sender’s prior consent is unauthorised. If you are not the intended recipient please notify the 
sender by e-mail immediately and delete the message from your computer. Any views expressed by the sender of this 
message are not necessarily those of GCA + D LTD. 
 

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>  
Sent: 01 September 2022 16:06 
To:  
Subject: Planning application 21/01072/PP at Land To South Of Ruchlaw West Mains Farm, Dunbar, East Lothian and 
planning application 21/01073/PP at Land To South West Of Newmains, Stenton 
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Good Afternoon Graeme, 
 
Re: Planning application 21/01072/PP - Planning permission in principle for the erection of 1 house and associated 
works at Land To South Of Ruchlaw West Mains Farm, Dunbar, East Lothian ; and 
Re: Planning application 21/01073/PP - Planning permission in principle for the erection of 1 house and associated 
works at Land To South West Of Newmains, Stenton 
 
I refer to the above named planning applications and to your emails of 1st, 10th and 19th August 2022. 
 
Following further discussion with the Council’s Independent Agricultural Advisor I advise that the supporting 
information provided to date in support of the applications is sufficient to demonstrate a justification of need and 
financial viability for one additional house.  On that basis, and as I advised in my email of 29/7/22, at this time I am 
in a position where I could report one of the applications with a recommendation for approval and the other would 
be recommended for refusal.  However, if the applicant is agreeable to providing further information I would be 
happy to continue to consider both applications. 
 
I would recommend that in any further submission the applicant and/or the SAC on their behalf, do not focus only 
on rebutting the comments made by the Council’s Independent Agricultural Advisor but rather focus on providing 
sufficient detailed information to demonstrate that the business could financially support the proposed houses and 
labour units as well as there being justification for the two labour units.  In this regard, the financial information 
provided to-date is extracts from an accounting software package, it is not in the form of final prepared accounts 
which would show the full picture of the business activities and they do not include all of the assumptions on which 
the figures are based.  In addition, to date there has been no mention of how the business would support the 
additional borrowing associated with the building of one or two houses, which should be accounted for as well as 
understanding the level of debt that may or may not be present already.  I would suggest that a 3 year budget going 
forward (including assumptions) is provided for the business to show the impact of the labour units and house(s) on 
the business and how this would affect cashflow, rather than profit.   
 
I would also be grateful if you could please confirm if the existing house in which the applicant’s live is an asset of 
the business or not? 
 
I have attached a copy of the comments received from the Council’s Independent Agricultural Advisor. 
 
In respect of your query regarding the process for determining the applications, I confirm that there are no public 
objections to either of the applications and therefore they would be determined through delegated powers. 
 
Finally, we have agreed an extension to the timescale for the determination of the applications as a form of 
processing agreement until 31/8/22.  In light of the outstanding matter set out in this email, on behalf of East 
Lothian Council, I seek a further extension to the timescale for the determination of the applications, as a form of 
processing agreement, until 7th October 2022?  I trust that the application is agreeable to this.  Please be assured 
that if the applications can be determined earlier than this date I will endeavour to do so. 
 
I trust that this is of assistance to you however if you require any further information or assistance regarding this 
matter please do not hesitate to contact me by email. 
 
You will appreciate that the content of this email is an expression of officer opinion only which is given without 
prejudice to any decision taken by the Council in respect of the applications for planning permission in principle. 
 
Regards,  
Stephanie 
 

Stephanie McQueen | Planner | Planning Delivery | East Lothian Council | John Muir House | 
Haddington EH41 3HA   
T.  01620 827210 | E. smcqueen@eastlothian.gov.uk    Visit our website at   www.eastlothian.gov.uk 
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If files are attached please note that, as work is continually progressing, these files may not be an exact reflection of 
the currently issued drawings, which should take precedence, and no liability can be accepted for any errors inherent 
in the digital information. If you should have any problems with the files, please contact the writer. This e-mail together 
with any attachments is intended solely for the confidential use of the addressee. Any other distribution, use or 
reproduction without the sender’s prior consent is unauthorised. If you are not the intended recipient please notify the 
sender by e-mail immediately and delete the message from your computer. Any views expressed by the sender of this 
message are not necessarily those of GCA + D LTD. 
 

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>  
Sent: Monday, March 6, 2023 4:58 PM 
To:  
Subject: Planning application 21/01072/PP at Land To South Of Ruchlaw West Mains Farm, Dunbar, and planning 
application 21/01073/PP at Land To South West Of Newmains, Stenton 
 
Good Afternoon Graeme, 
 
Re: Planning application 21/01072/PP - Planning permission in principle for the erection of 1 house and associated 
works at Land To South Of Ruchlaw West Mains Farm, Dunbar, East Lothian ; and 
Re: Planning application 21/01073/PP - Planning permission in principle for the erection of 1 house and associated 
works at Land To South West Of Newmains, Stenton 
 
I refer to the above named planning applications. 
 
I have received draft further consultation comments from the Council’s Independent Agricultural Advisor to the 
applications.  Following consideration of those draft comments I advise that we remain of the opinion that the 
supporting information provided to date in support of the applications is sufficient to demonstrate a justification of 
need and financial viability for one additional house.  On that basis, and as I advised in my emails of 29/7/22 and 
1/9/22, at this time I am in a position where I could report one of the applications with a recommendation for 
approval and the other would be recommended for refusal, unless the applicant wishes to withdraw one of the 
applications.  This position is the same as set out in my emails of 29th July 2022 and of 1st September 2022.  Given 
that the information submitted in support of the applications is the same for each application, I would be grateful if 
you could please advise if the applicant would have a preference on which application is reported for 
approval?  Once I have received your response on this matter I will proceed to complete my assessment reports on 
the two applications. 
 
In order to allow time for the finalised further consultation comments of the Council’s Independent Agricultural 
Advisor to be received and for the reporting of the applications, on behalf of East Lothian Council as Planning 
Authority and as a form of processing agreement, I write to agree that the period within which the Council may give 
notice of their decision on the above named planning applications be extended to the 14th April 2023.   Please be 
assured that if the applications can be determined earlier than this date I will endeavour to do so. 
 
I trust that this is of assistance to you however if you require any further information or assistance regarding this 
matter please do not hesitate to contact me by email. 
 
You will appreciate that the content of this email is an expression of officer opinion only which is given without 
prejudice to any decision taken by the Council in respect of the applications for planning permission in principle. 
 
Regards,  
Stephanie 
 

Stephanie McQueen | Planner | Planning Delivery | East Lothian Council | John Muir House | 
Haddington EH41 3HA   
T.  01620 827210 | E. smcqueen@eastlothian.gov.uk    Visit our website at   www.eastlothian.gov.uk 
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Jane Tennant

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>
Sent: 24 March 2023 09:47
To:
Subject: RE: Planning application 21/01072/PP at Land To South Of Ruchlaw West Mains 

Farm, Dunbar, and planning application 21/01073/PP at Land To South West Of 
Newmains, Stenton

Attachments: SKMBT_C284e23032311000.pdf

Good Morning Graeme, 
 
Further to my emails of 6th and 22nd March 2023 regarding the above named planning applications, please find 
attached for your information the most recent comments received from the Council’s Independent Agricultural 
Advisor. 
 
As I advised in my email of 6th March 2023 we remain of the opinion that the supporting information provided to 
date in support of the two applications is sufficient to demonstrate a justification of need and financial viability for 
one additional house.  On that basis, and as I advised in my emails of 29/7/22 and 1/9/22, at this time I am in a 
position where I could report one of the applications with a recommendation for approval and the other would be 
recommended for refusal, unless the applicant wishes to withdraw one of the applications. Given that the 
information submitted in support of the applications is the same for each application, I would be grateful if you 
could please advise if the applicant would have a preference on which application is reported for approval?   
 
I am aware that the applicant wishes to submit a statement regarding the policies of NPF4.  Thus, once I have 
received that statement and your response to the matter raised above in this email, I will then proceed to complete 
my assessment reports on the two applications. 
 
I trust that this is of assistance to you however if you require any further information or assistance regarding this 
matter please do not hesitate to contact me by email. 
 
You will appreciate that the content of this email is an expression of officer opinion only which is given without 
prejudice to any decision taken by the Council in respect of the applications for planning permission in principle. 
 
Regards,  
Stephanie 
 

Stephanie McQueen | Planner | Planning Delivery | East Lothian Council | John Muir House | 
Haddington EH41 3HA   
T.  01620 827210 | E. smcqueen@eastlothian.gov.uk    Visit our website at   www.eastlothian.gov.uk 

 
 Consider the environment. Please don't print this e-mail unless you really need to. 

 
 
 

From: McQueen, Stephanie  
Sent: 22 March 2023 14:14 
To: 'graeme@gcadesign.co.uk' <graeme@gcadesign.co.uk> 
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Jane Tennant

From:
Sent: 04 April 2023 17:52
To: 'McQueen, Stephanie'
Cc: 'Paddy Crerar'
Subject: RE: Planning application 21/01072/PP at Land To South Of Ruchlaw West Mains 

Farm, Dunbar, and planning application 21/01073/PP at Land To South West Of 
Newmains, Stenton

 
 

 
 
 
Afternoon Stephanie, 
 
I refer to your emails below, in particular, your email dated 6th March 2023. 
 
After further consideration my Client would be grateful if you could now report one of the applications with a 
recommendation for approval and the other for refusal. 
 
The applicant’s preference is for Planning application 21/01072/PP - Planning permission in principle for the erection 
of 1 house and associated works at Land To South Of Ruchlaw West Mains Farm, Dunbar, East Lothian, to be reported 
for approval. 
 
I hope that is in order but please do not hesitate to contact me if you have any queries. 
 
Regards, 
 
 

 
 
If files are attached please note that, as work is continually progressing, these files may not be an exact reflection of 
the currently issued drawings, which should take precedence, and no liability can be accepted for any errors inherent 
in the digital information. If you should have any problems with the files, please contact the writer. This e-mail together 
with any attachments is intended solely for the confidential use of the addressee. Any other distribution, use or 
reproduction without the sender’s prior consent is unauthorised. If you are not the intended recipient please notify the 
sender by e-mail immediately and delete the message from your computer. Any views expressed by the sender of this 
message are not necessarily those of GCA + D LTD. 
 

From: McQueen, Stephanie <smcqueen@eastlothian.gov.uk>  
Sent: Friday, March 24, 2023 9:47 AM 
To: graeme@gcadesign.co.uk 
Subject: RE: Planning application 21/01072/PP at Land To South Of Ruchlaw West Mains Farm, Dunbar, and planning 
application 21/01073/PP at Land To South West Of Newmains, Stenton 
 
Good Morning Graeme, 
 
Further to my emails of 6th and 22nd March 2023 regarding the above named planning applications, please find 
attached for your information the most recent comments received from the Council’s Independent Agricultural 
Advisor. 
 



OFFICER REPORT 
 

19th June 2023 
 

App No. 21/01073/PP  Application registered on   20th August 2021 

 Target Date 19th October 2021 

                                                                                                              

 

     

 

DECISION TYPE:   Application Refused 

 

 

PLANNING ASSESSMENT 

 

The application site consists of an irregular shaped area of land, measuring some 0.2 of a 

hectare in area that is located in the countryside on the south side of the U179 public road.  The 

site is some 65 metres to the west of the agricultural buildings of Newmains and some 580 

metres to the southwest of the residential properties of the former Newmains Steading, 

including Newmains Farmhouse which is occupied by the applicants.  The application site is 

some 2.0 miles to the southwest of the village of Stenton and some 1 mile to the east of the 

village of Garvald.  The land of the application site is prime agricultural land (class 3.2), being 

land defined as capable of being used to produce a moderate range of crops, including cereals, 

forage crops and grass. 

 

The nearest neighbouring residential properties are The Carthouse, The Bothy, 1 Newmains 

Cottages, Tups Cottage, Steading Cottage, The Mill House, The Gallery, Cantilever Barn and 

Newmains Farmhouse, some 580 to 670 metres away to the northeast (all of these properties 

are at the former Newmains Farm Steading), and Stoneypath Farmhouse some 700 metres 

away to the northwest. 

 

Proposal Planning permission in principle for the 

erection of 1 house and associated works  
SDELL N 

 

Location 
 

Land  To South West Of  Newmains 

Stenton 

Dunbar 

East Lothian 

 

  

CDEL N 

 

Bad Neighbour 

Development 

 

N 

APPLICANT: Newmains Farm Is this application to be approved as a 

departure from structure/local plan? N 

 

c/o GCA+D Ltd 

Per Graeme Cook 

10 South St 

Andrew Street 

Edinburgh 

EH2 2AZ 

  



The application site is outwith the Whittingehame to Deuchrie Special Landscape Area, which 

at its closest is some 430 metres away to the north, and is also outwith the Danskine to 

Whitecastle Special Landscape Area, which at its closest is some 630 metres away to the west. 

 

The application site is not within a biodiversity site however the Biel Water Valley local 

biodiversity site is some 400 metres away to the west. 

 

The Whittingehame Local Garden and Designed Landscape is some 430 metres away to the 

north. 

 

The application site is part of larger grassed agricultural fields that are part of the agricultural 

unit of Newmains, which alongside further land at Ruchlaw West Mains, is operated by the 

applicant under the sole trader name of 'Newmains Farm'. 

 

The application site comprises a roughly 'L-shaped' area of land, the main body of which is the 

northeast part of a larger agricultural field.  The remaining part of the application site 

comprises a narrow strip of the adjoining field to the east, including an existing field access.  

This part of the application site slopes upwards gently in a southerly direction.  The main body 

of the application site is generally level.  The remainder of the field of which the main body of 

the application site is a part rises steeply to the south of the application site.  To the southeast of 

the application site is an area of woodland.  There are further woodland areas some 200 metres 

away to the southwest and northwest of the application site.  The surrounding countryside is 

undulating and comprises agricultural fields and woodland areas. 

 

The application site is bounded to the north in part by the U179 public road and in part by 

further agricultural land, to the south by the remaining land of the agricultural fields of which 

the application site is a small part, and to the east and west by further agricultural land. 

 

The application site is enclosed along its north (partly roadside boundary with the U179 public 

road) and part of its west boundary by a combination of rubble stone wall of varying heights, 

stock proof post and wire fencing and a field gate.  There are no means of enclosure of its east 

and south boundaries and the remaining parts of its west boundary. 

 

Through this application, planning permission in principle is sought for the erection of a new 

house and associated works on the land of the application site.  The proposed house is sought as 

living accommodation in association with the operation of the existing agricultural business 

that operates from Newmains, which alongside further land at Ruchlaw West Mains, is 

operated by the applicant under the sole trader name of 'Newmains Farm'. 

 

An indicative layout plan for the proposed development has been submitted with the 

application to show how a house and associated vehicular access, driveway, parking and 

hardstanding areas could be accommodated on the application site.  The indicative layout plan 

shows how a house could be positioned on the site with its longest elevation facing the 

northwest and positioned roughly parallel with the northwest boundary of the field of which the 

application site is a part, and how garden ground for the proposed house could be provided to 

all sides of it, and how a driveway and parking area could be positioned to the east of the 

proposed house on the site.  The indicative drawings further show how vehicular access to the 

proposed house could be taken via a driveway on the east part of the site, with access to the 

U179 public road being taken via an existing field gate access in the north boundary of the site. 

 



This application (Ref. 21/01073/PP) is one of two applications for planning permission in 

principle submitted by the applicant, 'Newmains Farm', being Mr Paddy and Mrs Sheila Crerar, 

to provide residential accommodation for two agricultural workers in association with the 

agricultural business of 'Newmains Farm'.  The second application for planning permission in 

principle (Ref. 21/01072/PP) seeks planning permission for the principle of the erection of one 

house on land at Ruchlaw West Mains of the agricultural business of 'Newmains Farm'.  The 

principle of this second house is sought in addition to the proposed house the subject of 

planning application 21/01073/PP.  Planning application 21/01072/PP stands to be determined 

on its own merits. 

 

A Design Statement prepared by the applicant's agent and further supporting statement 

prepared by SAC Consulting (SRUC) have been submitted with this application (Ref. 

21/01073/PP).  Also submitted with the application on a confidential basis are two personal 

statements from the Applicant, Profit and Loss Accounts, a labour requirement assessment, a 

confidential Operational Needs Assessment, and a farm review scheme assessment dated 2010. 

 

In the Design Statement it is explained that the overall proposals are for the erection of a total 

of two houses to provide residential accommodation for two agricultural workers in association 

with the agricultural business of 'Newmains Farm' and that the supporting documents have 

been drawn up to address both application sites (Planning application Refs. 21/01073/PP and 

21/01072/PP). 

 

The Design Statement explains that the agricultural business comprises of two farms: Ruchlaw 

West Mains and Newmains, and is a mixed livestock and arable holding, with a total area of 

some 166 hectares of land, and including the rearing of suckler cows, red deer, ewes and store 

lambs, and the growing of arable and forage crops.  The Statement explains that the applicant, 

'Newmains Farm', being Mr Paddy and Mrs Sheila Crerar, have lived in their family home at 

Newmains for some two decades and that the house does not belong to the farm business.  The 

Statement goes on to explain that they purchased the land at Newmains approximately 12 years 

ago and some 10 years ago they purchased land at Ruchlaw West Mains.  No houses were 

purchased with either parcels of land. 

 

The Statement explains that the applicant has expanded the business over the last 10 years and 

that the business has been managed by Mr and Mrs Crerar with occasional assistance from their 

children and with arable work out-sourced to contractors.  It is explained that the applicant's 

children are now pursuing further education and careers outwith the farm, and that other than 

the applicants there are no employees on the farm.  Mr and Mrs Crerar also have other 

employment outwith the farm business. 

 

It is explained that there are no houses associated with the two farm steadings that comprise 

'Newmains Farm', being Ruchlaw West Mains and Newmains, and no buildings suitable for 

conversion to housing.  Each steading comprises livestock shed(s), and storage for feedstuffs 

and machinery. 

 

The Design Statement sets out the relevant planning policies and other material considerations 

relevant to the proposed development and the Applicant's Agent's interpretation of those 

policies and considerations relative to the proposed development, and makes a case for 

justification for the proposed two houses. 

 



The Design Statement, together with the labour requirement assessment and confidential 

Operational Needs Assessment, conclude that the agricultural business of 'Newmains Farm' 

has a requirement of 4.2 labour units for the management of the deer, cattle and arable 

enterprises of 'Newmains Farm'. 

 

In respect of the specific site at Newmains (planning application Ref. 21/01073/PP), the Design 

Statement explains that the site sits on relatively level ground, with the ground levels rising 

steeply to the south of the site.  It is located some 65 metres to the west of the existing livestock 

shed at Newmains and adjacent to stock fields.  The existing field gate is proposed to be 

upgraded to form a new vehicular access from the public road.  It is explained that the site is 

currently used as permanent pasture for grazing cattle and deer and benefits from partial 

screening to the southeast by mature mixed woodland planting.  It is further explained that this 

site has been selected for its proximity to livestock locations of the business. 

 

The further statement from SAC Consulting explains that following changes in the availability 

of family assistance and for health and safety reasons, and due to their age and physical 

abilities, the applicants wish to limit their involvement in the undertaking of manual farm 

operations but are fully committed to managing the farm.  This supporting statement finds that 

the existing farm operations have a justification for two full-time employees who would take 

over the work currently undertaken by the applicants, Paddy and Sheila Crerar.  The applicants' 

would continue to manage the administrative duties of the farm but would no longer undertake 

the physical day-to-day work.  The statement goes on to explain that due to the remote location, 

especially during inclement weather and the requirements for animal husbandry duties, the two 

workers would require to live on the site in order to manage the animal husbandry duties. 

 

The confidential Operational Needs Statement submitted with the application describes the 

land and livestock farmed by the business, provides an assessment of the land capability, 

details the current housing and labour on the farm, sets out the proposed farm policy, 

undertakes an assessment of the labour requirement of the business and the functional 

requirements for the two dwelling houses proposed through planning applications Refs. 

21/01072/PP and 21/01073/PP.  The confidential personal statements and operational needs 

assessment report submitted with the application provide further details underlying the 

applicants' reasons for stepping back from the physical day-to-day work of the farm business. 

 

Since the application was registered, errors on the application drawings have been corrected 

and details of visibility splays at the proposed vehicular access have been provided, and these 

changes are shown on amended indicative drawings submitted for the application.  In addition, 

further information has been submitted to clarify a number of matters relating to the operation 

of the agricultural business of 'Newmains Farm' operated from Ruchlaw West Mains and 

Newmains and the justification for the proposed house. 

 

Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that the application 

for planning permission in principle be determined in accordance with the development plan, 

unless material considerations indicate otherwise. 

 

The development plan is the adopted National Planning Framework 4 (NPF4) and the adopted 

East Lothian Local Development Plan 2018. 

 

Policies 1 (Tackling the climate and nature crises), 2 (Climate mitigation and adaptation), 3 

(Biodiversity), 4 (Natural Places), 5 (Soils), 7 (Historic assets and places), 14 (Design, quality 



and place), 17 (Rural homes), 22 (Flood risk and water management) and 29 (Rural 

development) of NPF4 are relevant to the determination of this application. 

 

Also relevant to the determination of the application are Policies DC1 (Rural Diversification), 

DC4 (New Build Housing in the Countryside), DC5 (Housing as Enabling Development), DC9 

(Special Landscape Areas), CH4 (Scheduled Monuments and Archaeological Sites), CH6 

(Gardens and Designed Landscapes), DP2 (Design), T1 (Development Location and 

Accessibility), T2 (General Transport Impact), NH3 (Protection of Local Sites and Areas), 

NH7 (Protecting Soils) and OS2 (Change of use to Garden Ground) of the adopted East 

Lothian Local Development Plan 2018 and the Council's Local Development Plan 2018 

Supplementary Planning Guidance on Countryside and Coast (adopted 29th October 2018) and 

Special Landscape Areas (adopted 30th October 2018). 

 

Also material to the determination of the application is the Scottish Government's policy on 

housing and rural development given in Planning Advice Note 72: Housing in the Countryside. 

 

PAN 72 states that: "Buildings in rural areas can often be seen over long distances and they are 

there for a long time.  Careful design is essential.  Traditional buildings can be an inspiration 

but new or imaginative re-interpretation of traditional features should not be excluded.  Where 

possible, the aim should be to develop high quality modern designs which maintain a sense of 

place and support local identity." 

 

With regard to archaeological sites and monuments, Planning Advice Note 2/2011: Planning 

and Archaeology advises that they are an important finite and non-renewable resource and 

should be protected and preserved in situ wherever feasible.  The presence and potential 

presence of archaeological assets should be considered by planning authorities when making 

decisions on planning applications.  Where preservation in situ is not possible planning 

authorities should through the use of conditions or a legal agreement ensure that developers 

undertake appropriate excavation, recording, analysis, publication and archiving before and/or 

during development.  If archaeological discoveries are made during any development, a 

professional archaeologist should be given access to inspect and record them. 

 

No public representations to the application have been received. 

 

Dunpender Community Council have been consulted on the application however no response 

has been received from them. 

 

Scottish Water has been consulted on the application and raises no objection to the principle of 

the erection of a house on the application site.  A copy of Scottish Water's comments have been 

provided to the applicant's agent. 

 

The Council's Biodiversity Officer raises no objection to the principle of the erection of a house 

on the application site being satisfied that the proposals would not have a significant impact on 

any designated sites and the nature of the existing habitat is of low biodiversity value.  

Accordingly, the proposals do not conflict with Policy NH3 of the adopted East Lothian Local 

Development Plan 2018. 

 

NPF4 Policy 3 states that proposals for local development types will include appropriate 

measures to conserve, restore and enhance biodiversity.  The proposals do not include any 

details of the measures to be taken in the proposed development to conserve, restore and 



enhance biodiversity.  This matter could reasonably be controlled by a condition on a grant of 

planning permission in principle.  Subject to the imposition of such control, the proposals do 

not conflict with NPF4 Policy 3. 

 

The Council's Archaeology Officer advises that the site is part of an agricultural field and 

although the site has a moderate potential for unknown remains, the adjacent historic quarrying 

to the southeast of the site indicates that these have a high potential to have been disturbed in 

the past.  Furthermore, the relatively small footprint of the proposals suggest that there is 

unlikely to be any impact on buried archaeological remains, and the location in the landscape 

also suggests that there is unlikely to be any indirect or setting impacts from the proposals.  

Accordingly, the Council's Archaeology Officer raises no objection to the proposed 

development, which would not conflict with NPF4 policy 7, ELLDP 2018 policy CH4 or 

Planning Advice Note 2/2011. 

 

The Council's Environmental Protection Officer (Contaminated Land) advises that there may 

be localised contamination of the soils on the site as a result of potentially contaminative 

former land use.  Investigation and mitigation to ensure that a suitable geo-environmental 

assessment of the site is carried out prior to the development of the site could be controlled by 

a condition attached to a grant of planning permission in principle. 

 

The Council's Senior Environmental Health Officer has no comment to make regarding the 

proposed development. 

 

Indicative details for the layout of the site and vehicular access to the site have been provided 

with the application.  They show how the site could be accessed from the U179 public road via 

a new vehicular access taken from the south side of the public road.  The indicative site layout 

drawing also shows how a parking and turning area with a capacity for at least two parking 

spaces could be formed on the east side of the site. 

 

The Council's Road Services raises no objection to the principle of the erection of a house on 

the application site, subject to: (i) the provision of on-site parking at a rate of 150% for a house 

of up to 5 habitable rooms and 225% for a house of 6 or more habitable rooms with a minimum 

of two on-site parking spaces, and each of those parking spaces having minimum dimensions 

of 5 metres long by 2.5 metres wide; (ii) the provision of on-site turning space to enable 

vehicles to enter and exit the property in a forward gear; (iii) a minimum of the first 2 metres of 

the proposed vehicular access measured back from its junction with the U179 public road and 

for its full width shall be hardformed across its full width; and (iv) the provision of visibility 

splays measuring 2 metres by 120 metres at the vehicular access.  Subject to these matters 

being made conditional of a grant of planning permission in principle, Road Services are 

satisfied that in principle a house built on the site could be provided with a sufficient space for 

on-site parking and turning, and a safe means of vehicular access, and would not raise any road 

safety hazard.  Subject to these recommendations, Roads Services raise no objection to the 

principle of the erection of a house on the site, being satisfied that a house on the application 

site could be safely accessed and adequate parking provided.  Thus, the principle of the erection 

of one house on the site is consistent with Policies T1 and T2 of the adopted East Lothian Local 

Development Plan 2018. 

 

Moving on to matters of the design of a house erected on the site, although the application is for 

planning permission in principle, an indicative layout drawing is submitted with the 

application. 



 

The site of the proposed house is located close to a minor public road within open countryside 

and within the bottom of a valley.  In such positional circumstances, the site of the proposed 

house would be readily visible in views from the U179 public road when approaching from the 

east and north.  It would not be readily visible in views from the south and west due to the 

containment afforded to the site from the rising landform and woodland area to the south, and 

the woodland areas further away to the west. 

 

The application site is not within a Special Landscape Area.  It is some 430 metres away from 

the Whittingehame to Deuchrie Special Landscape Area (SLA) to the north, and some 630 

metres away from the Danskine to Whitecastle Special Landscape Area (SLA) to the west. 

 

The nearest residential buildings in the locality of the application site vary between single 

storey and two storey in height and are of a traditional vernacular design with dual pitched 

roofs, chimneys, roof copes, and traditionally proportioned window openings.  Many are 

formed from the conversion of former agricultural buildings.  Their external walls are 

predominantly finished with natural red sandstone and their roofs are finished with natural 

slates or natural red clay pantiles.  Where pantiles are used they are predominantly used on 

subservient lower roof slopes.  Where roof windows are incorporated into the roof space, these 

are small in size and scale so as to sit discreetly on the roof slope. 

 

An indicative layout plan for the proposed development has been submitted with the 

application to show how a house and associated vehicular access, driveway, parking and 

hardstanding areas could be accommodated on the application site.  The indicative layout 

drawing is submitted to illustrate how a house, comprising two rectangular shaped 

components, could be positioned on the site with its longest elevation facing northwest and 

positioned roughly centrally on the application site.  It is also shown on the indicative site 

layout drawings how a driveway could be accommodated on the eastern part of the site with a 

vehicular access taken from the south side of the U179 public road. 

 

The submitted indicative layout drawing demonstrates, in principle, that the site is physically 

capable of accommodating one house, and vehicular access, car parking and vehicle turning 

space and a sufficient sized garden without there being an overdevelopment of it. 

 

In respect of the impact of a house built on this site within this countryside location, the 

Council's Landscape Officer comments that the site is located in the Eastern Lammermuir 

Fringe landscape character area and is located alongside a minor public road within open 

countryside and within the bottom of a valley formed during the ice age that runs in a west to 

east direction.  The land rises sharply to the south with an area of mixed mainly broadleaved 

woodland to the southeast, enclosing the site to its south.  Trees within the west end of the 

valley separate the site visually from the Danskine to Whitecastle SLA and the landform 

separates the site visually from the Whittingehame to Deuchrie Special Landscape Area to the 

north/east. 

 

The Landscape Officer further comments that the built character of the area is described in the 

Special Landscape Area SPG as a scattering of traditional farmsteads, often dwarfed by large 

modern sheds…. all constructed in local deep pink sandstone.  Houses and settlements are also 

mainly set within the valley bottoms close to the minor road network. 

 



Accordingly the Landscape Officer advises that a house built on this site, alongside and close 

to the public road and on the valley floor would be in keeping with the principle of the location 

of existing buildings and the character of the area. 

 

The Landscape Officer further advises that, subject to a house on the site: 

(i) having external walls that shall be finished either wholly with natural local red/pink 

sandstone or a combination of natural local red sandstone and a wet dash or textured render, 

and that any render to be used shall not be a white or pale coloured render; and 

(ii) being designed to complement the existing local traditional architectural vernacular, 

character and appearance of neighbouring and nearby buildings, and shall include traditional 

components and styles of design. 

 

These design criteria could be secured through a condition of a grant of planning permission in 

principle. 

 

Given the long range views of the application site, if large areas of glazing or solar photovoltaic 

panels were proposed in the design of a house built on the site, such areas of glazing and 

photovoltaic panels have the potential to result in reflection and in the case of windows light 

spill, which could result in the development appearing overly prominent and harmfully visually 

intrusive within its landscape setting.  It would therefore be prudent to ensure that the size of 

the glazed openings of a house built on the site are generally of a traditional size and scale, and 

are positioned to minimise their visual impact within the landscape setting of the site, and that 

if any solar photovoltaic panels are proposed for a house built on the site, these should also be 

positioned to minimise their visual impact within the landscape setting of the site.  Such design 

criteria could be secured through a condition of a grant of planning permission in principle. 

 

Subject to the design criteria set out by the Council's Landscape Officer regarding form and 

design and external finishes, all of which are design criteria that could be secured through a 

condition of a grant of planning permission in principle, it should be possible to design a house 

for the site such that the principle of the development of one house on the application site 

would be sufficiently well integrated into its landscape setting and such that on matters of 

design, the principle of the development of one house on the application site would not appear 

harmfully intrusive or incongruous within its landscape setting and thus would not be harmful 

to the landscape character of the area.  These principles of development of a new build house 

on the application site can be controlled by a condition on the grant of planning permission in 

principle. 

 

Due to the intervening distances and the rising landform and existing woodland areas to the 

north and west, the principle of the development of one house on the application site would not 

be harmful to the setting of the Danskine to Whitecastle SLA and the Whittingehame to 

Deuchrie SLA. 

 

Due to the intervening distance and the rising landform and woodland areas to the north, the 

principle of the development of one house on the application site would not have a detrimental 

impact on elements justifying designation of the Whittingehame Local Garden and Designed 

Landscape, some 430 metres away to the north. 

 

It should be possible to design a house for the site that would incorporate appropriate drainage 

and would manage surface water/rainwater through appropriate sustainable urban drainage 

systems (SUDS). 



 

On all of these foregoing considerations of design and layout, and subject to the 

aforementioned design controls relating to form, design, and external finishes, it should be 

possible to design a house in a position on the site that would not be harmful to the character 

and appearance of the area, including the setting of the Danskine to Whitecastle SLA and the 

Whittingehame to Deuchrie SLA or to the setting of the Whittingehame Local Garden and 

Designed Landscape.  Accordingly, on matters of design and layout, the principle of the 

development of the site for the erection of one house would not significantly change the layout 

and design characteristics of the area and would not be an overdevelopment of the site and 

accordingly does not conflict with National Planning Framework 4 (NPF4) policies 4, 7, 14, 

and 22, and Policies DC9, CH4, CH6, and OS2 of the adopted East Lothian Local 

Development Plan 2018, East Lothian Council's Supplementary Planning Guidance on Special 

Landscape Areas (adopted 30th October 2018), and Planning Advice Note 72: Housing in the 

Countryside, Planning Advice Note 2/2011: Planning and Archaeology. 

 

In assessing whether or not a proposed new development would result in harmful overlooking 

and therefore loss of privacy to existing neighbouring residential properties it is the practice of 

the Council, as Planning Authority to apply the general rule of a 9 metres separation distance 

between the windows of a proposed new building and the garden boundaries of neighbouring 

residential properties and an 18 metres separation distance between directly facing windows of 

the proposed new building and the windows of existing neighbouring residential properties. 

 

The nearest neighbouring residential properties are The Carthouse, The Bothy, 1 Newmains 

Cottages, Tups Cottage, Steading Cottage, The Mill House, The Gallery, Cantilever Barn and 

Newmains Farmhouse, some 580 to 670 metres away to the northeast (all of these properties 

are at the former Newmains Farm Steading), and Stoneypath Farmhouse some 700 metres 

away to the northwest.  Thus, there are no nearby neighbouring residential properties to be 

affected by overlooking or overshadowing from a new build house erected on the application 

site.  Therefore, it should be possible to design a house on the site without harming the privacy 

and amenity of any neighbouring residential properties through loss of sunlight, daylight or 

through overlooking and loss of privacy.  It should also be possible to design a house for the 

site which would afford the occupants of it with a sufficient amount of privacy and amenity.  

Accordingly on these considerations of sunlight, daylight, privacy and amenity it should be 

possible to design a house for the site which would be is consistent with the requirements of 

NPF4 policy 14 and Policy DP2 of the adopted East Lothian Local Development Plan 2018. 

 

Notwithstanding all of the above design, visual impact, amenity, transportation, archaeology 

and biodiversity considerations, the application site is not within an existing settlement of East 

Lothian or any area within an area designated as one of residential character and amenity by 

Policy RCA1 of the adopted East Lothian Local Development Plan 2018.  Thus it is not within 

an existing residential area where the principle of the building of a house is acceptable.  Rather 

the application site is in a countryside location within East Lothian and is part of a much larger 

area characterised by a low density dispersed built form within an agricultural landscape.  

Therefore it is now necessary to consider whether the principle of the proposed building of a 

new house on the application site in a countryside location is consistent with national, strategic 

and local planning policy relating to the control of new housing development in the 

countryside. 

 

For avoidance of doubt the site is not within an area of land allocated by the adopted East 

Lothian Local Development Plan 2018 for housing or for any other use.   Consequently, the 



erection of a house on the site must be assessed against NPF4 policies 17 and 29, and adopted 

East Lothian Local Development Plan 2018 policy DC1: Rural Diversification, Policy DC4: 

(New Build Housing in the Countryside) and DC5 (Housing as Enabling Development), all of 

which relate to the control of new housing development in the countryside. 

 

NPF4 Policy 17 (Rural homes) in principle supports new homes in rural areas where the 

development is suitably scaled, sited and designed to be in keeping with the character of the 

area and the development is demonstrated to be necessary to support the sustainable 

management of a viable rural business and there is an essential need for a worker to live 

permanently at or near their place of work. 

 

Paragraph 5.8 of Section 5 of the adopted East Lothian Local Development Plan 2018 states 

that "In general, East Lothian's countryside and coast is not an area that requires regeneration, 

renewal or action to address population decline".  It is not a remote rural area where a more 

permissive planning policy approach to new housing in the countryside might be appropriate 

on these grounds.  Rather, it is an area where "few, if any, locations are more than an hour's 

drive time from Edinburgh or 30 minutes drive time from Musselburgh or Tranent, towns of 

over 10,000 people".  On the whole it is characterised by increasing population and economic 

growth and a continuing pressure for housing development both within and outwith its towns 

and villages.  Characteristic of the countryside is its wide range of types and sizes of attractive 

vernacular buildings that contribute greatly to its character.  "As an accessible area where 

mobile demand for housing from Edinburgh will continue, it is important to protect against 

unsustainable growth in car-based commuting and the suburbanisation of the countryside.  

Most new housing development is therefore directed to towns and villages or planned 

extensions of these." 

 

Paragraph 5.10 of Section 5 of the adopted East Lothian Local Development Plan 2018 states 

that the ELLDP has a general presumption against new housing in the countryside but 

exceptionally a new house may be justified on the basis of an operational requirement of a rural 

business that justifies the need for permanent accommodation. 

 

Policy DC1 sets out specific criteria for new development in the countryside, stating that there 

will be support in principle for new development where it is for agriculture, horticulture, 

forestry or countryside recreation; or other businesses that have an operational requirement for 

a countryside location, including tourism and leisure uses. 

 

Policy DC4 sets out specific criteria for the erection of new build housing in the countryside 

whereby such development will only be supported where there is no existing house or no 

appropriate existing building suitable for conversion to a house is available in the locality and:  

 

(i) In the case of a single house, the Council is satisfied that it is a direct operational 

requirement of a viable agricultural, horticultural, forestry, countryside recreation or other 

business, leisure or tourism use supported in principle by Policy DC1. The Council will obtain 

independent advice from an Agricultural and Rural Advisor on whether there is a direct 

operational requirement for an associated house; or  

(ii) In the case of other small scale housing proposals, it is for affordable housing and 

evidence of need is provided, and the registered affordable housing provider will ensure that 

the dwellings will remain affordable for the longer term. Proposals should be very small scale 

and form a logical addition to an existing small-scale rural settlement identified by this plan;  

(iii) The proposal satisfies the terms of Policy NH1. 



 

Policy DC5 sets out specific criteria for the exceptional circumstances where the erection of 

housing as enabling development in the countryside may be supported.  Any such new housing 

development in the countryside should: 

 

(a) enable a desirable primary use supported in principle by criterion by Policy DC1 and the 

benefits of the primary use outweighs the normal presumption against new build housing in the 

countryside; or 

(b) fund the restoration of a listed building or other buildings of recognised heritage value, or 

other significant designated feature of the built or natural environment, the retention of which 

is desirable, and should satisfy the terms of Policies CH1 and where relevant CH6, and can be 

clearly demonstrated to be the only means of preventing the loss of the asset and secure its 

long-term future; and  

(c) the proposal satisfies the terms of Policy NH1.  

 

Policy DC5 states that in all cases, the benefits of the proposed development must outweigh the 

normal presumption against new build housing development in the countryside. 

 

The adopted East Lothian Local Development Plan 2018 does not allocate the land of the 

application site for residential development.  Neither does the Local Development Plan define 

any part of it as being a settlement.  The main material consideration in the determination of 

this application is therefore whether or not there is a direct operational requirement for the 

house that derives from a viable agricultural, horticultural, forestry or other employment use 

within the countryside.  Thereafter, the principal determining factors in this case are whether or 

not, having regard to national, strategic and local planning policy and guidance and other 

material considerations, the principle of fitting a house on the application site, is acceptable, 

with due regard to the impact such development would have on the character and appearance of 

the area, including its impact on the setting of the Whittingehame Local Garden and Designed 

Landscape, and on the setting of the Whittingehame to Deuchrie and Danskine to Whitecastle 

Special Landscape Areas, on local biodiversity sites, and its impact on neighbouring residential 

properties, and whether or not such a new house could be acceptably accessed. 

 

A Design Statement and other supporting information have been submitted by the applicants.  

In these documents it is explained that the proposed house is one of two new houses (planning 

application Refs. 21/01072/PP and 21/01073/PP) proposed by the applicant and is required in 

association with the existing agricultural business of 'Newmains Farm'.  The documents 

explain that the two new houses and thus, the house the subject of this application, are required 

to enable two new farm workers to be employed to allow the applicant's, Mr Paddy and Mrs 

Sheila Crerar, to step back from their involvement in the undertaking of manual farm 

operations for reasons related to their physical abilities and for health and safety reasons.  It is 

stated that the business trades as a sole trader in the name of 'Newmains Farm'.  It is further 

stated that the proposed two houses (one being the subject of this application - Ref. 

21/01073/PP - and the other being the subject of planning application Ref. 21/01072/PP) are 

not required to facilitate expansion of the business but rather they are to allow the farm to 

operate in a safe and effective manner. 

 

The Design Statement explains that the agricultural business comprises of two farms: Ruchlaw 

West Mains and Newmains, and is a mixed livestock and arable holding, with a total area of 

some 166 hectares of land, and including the rearing of suckler cows, red deer, ewes and store 

lambs, and the growing of arable and forage crops.  The Statement explains that the applicant, 



'Newmains Farm', being Mr Paddy and Mrs Sheila Crerar, have operated the business for 12 

years from Newmains and 10 years from Ruchlaw West Mains.  The applicant's each have 

other separate sources of employment as well as the farm operations, and the statement 

explains that much of the arable work is carried out by out-sourced contractors. 

 

The Design Statement, together with the labour requirement assessment and confidential 

Operational Needs Assessment, conclude that the agricultural business of 'Newmains Farm' 

has a requirement of 4.42 labour units for the management of the deer, cattle and arable 

enterprises of 'Newmains Farm'. 

 

The further statement from SAC Consulting explains that following changes in the availability 

of family assistance and for health and safety reasons, and due to their age and physical 

abilities, the applicants wish to limit their involvement in the undertaking of manual farm 

operations but are fully committed to managing the farm.  This supporting statement finds that 

the existing farm operations have a justification for two full-time employees who would take 

over the work currently undertaken by the applicants, Paddy and Sheila Crerar.  The applicants 

would continue to manage the administrative duties of the farm but would no longer undertake 

the physical day-to-day work.  The statement goes on to explain that due to the remote location, 

especially during inclement weather and the requirements for animal husbandry duties, the two 

workers would require to live on the site in order to manage the animal husbandry duties. 

 

The development of the application site for the erection of one house would be related to the 

existing agricultural business that operates from Newmains, which alongside further land at 

Ruchlaw West Mains, is operated by the applicant under the sole trader name of 'Newmains 

Farm'. 

 

The labour requirement of the existing agricultural business of 'Newmains Farm' is currently 

met by the applicants, Mr Paddy and Mrs Sheila Crerar, with much of the arable work being 

carried out by out-sourced contractors.  It is proposed that the applicants, Mr Paddy and Mrs 

Sheila Crerar, would continue to administer and manage the farm operations but would limit 

their involvement in the undertaking of manual farm operations. 

 

The existing house of Newmains Farmhouse, which the applicants have occupied for some two 

decades, does not belong to the farm business but is nonetheless located close to the two farm 

units and has enabled the applicants to manage the farm business over the last 12 years.  There 

are no houses associated with the agricultural business of 'Newmains Farm' at either Ruchlaw 

West Mains or Newmains, and thus no houses are available to the applicant to house the new 

agricultural workers. 

 

There are few other existing buildings associated with the agricultural business of 'Newmains 

Farm' operated from Ruchlaw West Mains and Newmains, and those existing buildings are 

functional buildings associated with the housing of the livestock, feed and machinery.  Thus, 

no appropriate building suitable for conversion to a house is available in the locality to the 

applicant. 

 

The Council's Agricultural and Rural Development Consultant has carried out a rural business 

appraisal of the proposed development based on an assessment of their supporting statements, 

Operational Needs Assessment and financial information (confidential and non-confidential). 

 



The Council's Agricultural and Rural Development Consultant advises that there is a clear need 

for a livestock business of this nature to have access to on-site accommodation and thus there is 

a direct operational justification of need for a person to live on site in support of the business.  

The Council's Agricultural and Rural Development Consultant further comments that the level 

of livestock in the business will be labour intensive.  However, the Agricultural and Rural 

Development Consultant disagrees with the labour requirement calculations submitted with the 

application, finding them outdated.  His assessment of the information provided is that there is 

a labour requirement for two labour units and that the applicants' together would comprise one 

of those labour units. 

 

He comments that, based on the financial information provided with the application, the 

business is not sufficiently financially robust and could not support the employment of two 

additional agricultural workers and the associated costs of housing.  Rather he is of the opinion 

that a business of this size and complexity and with this level of livestock, could support one 

additional agricultural worker, and that although this would add pressure on the business and 

reduce profits, the business, if operated effectively, should still be capable of returning a 

reasonable profit taking into account the costs involved with one new agricultural worker and 

associated house. 

 

From this assessment of the information provided with the application, the Council's 

Agricultural and Rural Development Consultant finds that the existing agricultural business 

demonstrates that there is a need for an on-site presence for the management and well-being of 

the livestock, and the requirement for a total of two labour units, and that the applicants' 

together would comprise one of those labour units.  Thus although there is a need for two 

houses to support the existing business, the applicants' existing house is considered to be one of 

those houses and the applicants, who would remain involved in the agricultural business, 

would comprise one of the labour units. 

 

Notwithstanding that the applicants advise that their existing house is not an asset of the 

agricultural business of 'Newmains Farm' they have nonetheless been operating that 

agricultural business from their house for some 12 years. 

 

Accordingly, the Agricultural and Rural Development Consultant advises that there is 

justification for only one additional house and therefore that justification for only one of the 

new houses proposed through this application (Ref. 21/01073/PP) and through application Ref. 

21/01072/PP has been demonstrated. 

 

The applicants' supporting statements comprise information covering the whole farm business 

trading as 'Newmains Farm' and do not make any case specifically in respect of each of the 

agricultural units of Newmains and Ruchlaw West Mains.  The applicants have therefore been 

advised that a case for justification for only one of the proposed two houses has been 

demonstrated, and they have expressed a preference for the house the subject of planning 

application Ref. 21/01072/PP to be reported for approval. 

 

In these circumstances, the Council's Agricultural and Rural Development Consultant 

concludes that it has not been demonstrated that there is an operational justification of need for 

the new house the subject of this application (Ref. 21/01073/PP) in support of the agricultural 

business of 'Newmains Farm' operated from Newmains and Ruchlaw West Mains, and nor has 

it been demonstrated that the existing business is financially robust and capable of supporting 

that additional proposed house and new agricultural worker. 



 

Accordingly, without the operational justification of need for it, the principle of the building of 

one new house in association with the existing agricultural business of 'Newmains Farm' 

operated from Newmains and Ruchlaw West Mains, that operates at Newmains conflicts with 

NFP4 policy 17 and with Policy DC1 and Part (i) of Policy DC4 of the adopted East Lothian 

Local Development Plan 2018. 

 

The application site would be some 0.2 of a hectare in area and the land of the application site is 

prime agricultural land (class 3.2), being land defined as capable of being used to produce a 

wide range of crops. 

 

Policy 5 of NPF4 does not support development on prime agricultural land unless the 

development: (i) is for essential infrastructure, (ii) is small scale and is directly linked to a rural 

business or for an essential worker for the rural business to be able to live on site, (iii) is for 

production and processing facilities associated with land produce, and (iv) is for the generation 

of energy from renewable sources or the extraction of minerals and there is secure provision for 

restoration.  In all of these cases, the layout and design of the proposals should minimise the 

amount of protected land that is required. 

 

At some 0.2 of a hectare in area, the site is relatively small, and the erection on it of one house 

would not prejudice any well-defined settlement boundary or landscaped edge.  Thus, the 

proposed development would not conflict with Policy OS2 of the adopted East Lothian Local 

Development Plan 2018. 

 

However, a case for operational justification of need of an existing agricultural business has not 

been demonstrated.  Accordingly, the proposed development would conflict with NPF4 policy 

5 and Policy NH7 of the adopted East Lothian Local Development Plan 2018. 

 

Notwithstanding all of the earlier design, visual impact, amenity, transportation, archaeology 

and biodiversity considerations, it has not been demonstrated to the satisfaction of the Planning 

Authority that a new house is required at Newmains to meet a direct operational requirement of 

the agricultural business of 'Newmains Farm' or any other agricultural, horticultural, forestry or 

other employment use as required by Policies DC1 and Policy DC4 of the adopted East Lothian 

Local Development Plan 2018. Neither is the house proposed as affordable housing 

development of an existing rural settlement. 

 

Finally the proposed new house is (a) not being promoted as enabling development to enable a 

desirable primary use supported in principle by criterion Policy DC1 and the benefits of the 

primary use outweighs the normal presumption against new build housing in the countryside; 

or (b) fund the restoration of a listed building or other buildings of recognised heritage value, or 

other significant designated feature of the built or natural environment, the retention of which 

is desirable. 

 

Therefore the principle of building a new house on the site which is in a countryside location is 

inconsistent with national, strategic and local planning policy and guidance concerning the 

control of development of new build houses in the countryside.  Specifically, the proposal to 

erect a house on the site is in principle contrary to Policies 5, 17 and 29 of NPF4 and Policies 

DC1, DC4 and DC5 of the adopted East Lothian Local Development Plan 2018. 

 



If approved the proposed development would set an undesirable precedent for the development 

of new houses in similar circumstances elsewhere in the East Lothian countryside, the 

cumulative effect of which would result in a detrimental impact on the rural character and 

amenity of the countryside of East Lothian. 

 

In conclusion, the proposed development does not accord overall with the relevant provisions 

of the Development Plan and there are no material considerations which outweigh the 

proposals discordance with the Development Plan. 

 

 

REASONS FOR REFUSALS: 

 

 

 1 The erection of a house on the application site would result in the loss of prime 

agricultural land and would be new build housing development in the countryside of 

East Lothian for which a need to meet the requirements of the operation of an 

agricultural, horticultural, forestry, countryside recreation, or other business, leisure or 

tourism use has not been demonstrated, and which is not proposed as affordable 

housing development of an existing rural settlement.  The proposal is therefore contrary 

to Policies 5, 17 and 29 of National Planning Framework 4 and DC1 and DC4 of the 

adopted East Lothian Local Development Plan 2018. 

  

 

 2 The erection of a house on the application site would be new build housing 

development in the countryside of East Lothian for which a desirable primary use 

supported in principle by criterion b of Policy DC1 and with benefits that outweigh the 

normal presumption against new build housing in the countryside has not been 

demonstrated; and which is not promoted to fund the restoration of a listed building, 

building of recognised heritage value or significant designated feature of the built or 

natural environment, the retention of which is desirable.  The proposal is therefore 

contrary to Policy DC5 of the adopted East Lothian Local Development Plan 2018. 

  

 

 

LETTERS FROM  

 

   

  

   

 

19th June 2023 

  

 



App No. 21/01073/PP

EAST LOTHIAN COUNCIL
DECISION NOTICE

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 
TOWN AND COUNTRY PLANNING

(DEVELOPMENT MANAGEMENT PROCEDURE) (SCOTLAND) REGULATIONS 2013

Newmains Farm
c/o GCA+D Ltd
Per Graeme Cook

10 South St
Andrew Street
Edinburgh
EH2 2AZ

APPLICANT: Newmains Farm

With reference to your application registered on 20th August 2021 for planning permission in 
principle under the above mentioned Acts and Regulations for the following development, viz:-

Planning permission in principle for the erection of 1 house and associated works
at
Land  To South West Of  Newmains
Stenton
Dunbar
East Lothian

East Lothian Council as the Planning Authority in exercise of their powers under the above-
mentioned Acts and Regulations hereby REFUSE PLANNING PERMISSION IN PRINCIPLE 
for the said development. 

The reasons for the Council’s refusal of planning permission in principle are:-

 1 The erection of a house on the application site would result in the loss of prime agricultural 
land and would be new build housing development in the countryside of East Lothian for 
which a need to meet the requirements of the operation of an agricultural, horticultural, 
forestry, countryside recreation, or other business, leisure or tourism use has not been 
demonstrated, and which is not proposed as affordable housing development of an existing 
rural settlement.  The proposal is therefore contrary to Policies 5, 17 and 29 of National 





NOTES

If the applicant is aggrieved by the decision to refuse permission for the proposed development, the 
applicant may require the planning authority to review the case under section 43A of the Town and 
Country Planning (Scotland) Act 1997 within three months from the date of this notice. The notice 
of review should be addressed to the Clerk to the Local Review Body, Committee Team, 
Communications and Democratic Services, John Muir House, Haddington, East Lothian EH41 
3HA.

If permission to develop land is refused or granted subject to conditions and the owner of the land 
claims that the land has become incapable of reasonably beneficial use in its existing state and 
cannot be rendered capable of reasonably beneficial use by the carrying out of any development 
which has been or would be permitted, the owner of the land may serve on the Planning Authority a 
purchase notice requiring the purchase of the owner of the land’s interest in the land in accordance 
with Part 5 of the Town and Country Planning (Scotland) Act 1997. 
 




