
SCOTTISH BORDERS COUNCIL 

APPLICATION TO BE DETERMINED UNDER POWERS DELEGATED TO  
CHIEF PLANNING OFFICER 

PART III REPORT (INCORPORATING REPORT OF HANDLING) 

REF :   21/01000/PPP 

APPLICANT :   Mr And Mrs Forster 

AGENT : Ferguson Planning 

DEVELOPMENT : Erection of dwellinghouse and formation of new access 

LOCATION:  Plot 2 
Land North Of Cakemuir House 
Nenthorn 
Scottish Borders 

TYPE :  PPP Application 

REASON FOR DELAY:  
______________________________________________________________________________________ 

DRAWING NUMBERS: 

Plan Ref      Plan Type Plan Status 

LP02  Location Plan Refused
SP01  Proposed Site Plan Refused 

NUMBER OF REPRESENTATIONS: 3  
SUMMARY OF REPRESENTATIONS: 

Neighbours were notified and an advert placed in the Southern reporter and on tellmescotland for 
neighbour not known. 

Three objections were received citing: 

-Traffic/ pedestrian safety; 
-Waste water; 
-Noise; 
-Surface water drainage; 
-Ownership of roadside verge; 
-Building group numbers; 
-Privacy and overlooking. 

Consultations: 

Community Council: No objection.  Concern that the new entrance is very close to a sharp bend in the 
road, which is currently outside the village 40mph speed limit.  Extending the 40mph restricted zone 
would alleviate this concern.   The community in Nenthorn are working to create a new area of 
community owned ground with space for a play area and village hall near this location. The community 
owned land could also form the hub of a new network of footpaths through the village avoiding 
pedestrian use of the road system.  Would wish to seek a contribution towards the cost of these 
community facilities as a condition of development. 



Roads Planning: No objection subject to conditions for a service layby, parking and turning. 

Scottish Water: No objections. There is capacity in the Roberton public water supply network but no 
waste water infrastructure. 

Archaeology: No comments and no conditions required. 

Ecology Officer: I am satisfied with the submitted Preliminary Ecological Appraisal (Nenthorn, Kelso 
Preliminary Ecological Assessment, Ellendale Environmental, 14th June 2021). The site consisted of 
habitats of low ecological value including arable field, grass margin with tall ruderals and, with species 
poor hedgerows on the boundary.   

Trees are said to be unaffected by the proposed development.  Hedgerow habitats may provide 
commuting and foraging habitat for bats. A range of small scale biodiversity enhancements are 
proposed including bat boxes/bricks and bird boxes/bricks.  Conditions are recommended to secure a 
Species Protection Plan for mammals, breeding birds, reptiles and amphibian and proportionate 
Biodiversity Enhancement Plan. 

APPLICANT'S SUPPORTING INFORMATION: 

o Planning Statement 
o Preliminary Ecological Assessment (PEA) 

PLANNING CONSIDERATIONS AND POLICIES: 

SCOTTISH BORDERS LOCAL DEVELOPMENT PLAN (2016) 

PMD1: Sustainability 
PMD2: Quality Standards 
HD2: Housing in the Countryside 
HD3: Protection of Residential Amenity 
EP3: Local Biodiversity 
EP13: Trees, Woodlands and Hedgerows 
IS2: Developer Contributions 
IS7: Parking Provision and Standards 
IS9: Waste Water Treatment and Sustainable Urban Drainage 

SUPPLEMENTARY PLANNING GUIDANCE  

Placemaking and Design (2010)  
Development Contributions (Revised 2020)  
New Housing in the Borders Countryside (2008)  
Trees and Development (2008)  
Landscape and Development (2008)  
Householder Development (incorporating Privacy and Sunlight Guide) (2006) 

Recommendation by  - Euan Calvert  (Assistant Planning Officer) on 30th August 2021 

This is a combined report considering Planning Permission in Principle for two dwellinghouses at Nenthorn, 
Kelso, 21/00999/PPP and 21/01000/PPP. 

There is no planning history for the site. 

Site Description  

The site is the corner of an arable field located immediately to the north of Cakemuir Cottage. A grass field 
located to the east of Plot 2 has recently been granted planning permission for a dwellinghouse, 
20/01275/PPP.  This eastern boundary is a mature hedgerow interspersed with young trees. The southern 



boundary is a mature mixed species hedgerow forming a boundary with the adopted minor road leading to 
Girrick. Cakemuir Cottage, Cakemuir House and Orchard cottage form a building group located to the south 
of these proposed plots.  Cakemuir building group is contained by minor roads.   

Proposals 

There is no natural or man-made boundaries on the north or west of these proposed plots.  The land is 
contiguous with the arable field. 

A site plan has been submitted showing a red line boundary enclosing a portion of field for two building plots 
each roughly 0.2Ha or 0.5 acre in size. The roadside frontages would each measure approximately 55m in 
length and the depth of sites would be 40 - 45m.  This would correspond with the adjacent plot size, 
20/01275/PPP. 

Vehicular access to the site would be a shared service layby central to the roadside frontage.  Indicatively 
there would be separate drives, either side of a mutual boundary.  

Policy 

No Development Boundary is identified for Nenthorn in the Local Development Plan 2016.  The principle of 
the development is considered against policy HD2, which determines where Housing in the Countryside may 
be appropriately sited. Policy HD2 (A) of the LDP 2016 states: 

The site must be well related to an existing building group of at least three houses or buildings capable of 
conversion to residential use.  Any consents for new build granted under the building group part of the policy 
should not exceed two houses or a 30% increase in addition to the group during the Local Plan period.  No 
further development above this threshold will be permitted.  Calculations on building group size are based 
on the existing number of housing units within the group at the start of the Local Plan period.  This will 
include those units under construction or nearing completion at that point.  The cumulative impact of the new 
development on the character of the building group, landscape and amenity of the surrounding area will be 
taken into account in determining applications. 

The Council's Supplementary Planning Guidance: New Housing in the Borders Countryside December 2008 
states that the existence of a group will be identifiable by a sense of place which will be contributed to by 
natural and man-made boundaries.  Sites should not normally break into undeveloped fields particularly 
where there exists a definable natural boundary between the building group and the field and the new 
development should be limited to the area contained by that sense of place.  Any new development should 
be within a reasonable distance of the existing properties within the building group and this distance should 
be guided by the spacing between the existing properties in the building group.  The scale and siting of new 
development should reflect and respect the character and amenity of the existing building group. Existing 
groups may be complete and may not be suitable for further additions. 

PMD2 and Design and Placemaking Supplementary Planning Guidance 

The character of the existing building group and the visual amenities of the area are material considerations 
and regard will be had as to whether the proposal is in accordance with scale, character and appearance 
being sought by the SPG.  

All development must be high quality, integrate into landscape surroundings and not negatively impact on 
existing buildings. 

EP13: Trees. Woodlands and Hedgerows 

Appropriate boundary treatments are considered essential to ensure proper effective assimilation with the 
wider surroundings. 

IS7: Parking 

The Roads Planning Officer has been invited to comment on access, parking and road safety and 
sufficiency. 



HD3: Protection of Residential Amenity 

The siting, scale and location of development is considered with regard to protecting neighbouring 
residential amenity. 

Planning Statement 

The agent finds the site ideally suited to satisfy Policy HD2 part A.  The proposals include a landscape buffer 
to mitigate visual impacts to the north and west. They identify 16 dwellings within the building group 
therefore potential for 5 dwellings within this Local Plan period.   

The application requires to be assessed principally against policy HD2 of the Local Development Plan on 
housing in the countryside unless material considerations indicate otherwise. 

ASSESSMENT 

Principle and Placemaking Issues 

I acknowledge the presence of a building group at Nenthorn but these sites would not form part of it or be 
well related to it. I also acknowledge the presence of a building group at Cakemuir but again these planning 
application sites would not form part of it or be well related to it. 

Nenthorn 

The proposals would result in a ribbon form of development which would not be well related or reflect the 
character and amenity of Nenthorn.  The resulting appearance would be coalescence with Cakemuir, which 
would result in significantly adverse impacts to sense of place and character.  There are currently two 
distinct building groups and this proposal would link Cakemuir to Nenthorn.  This is not a pattern of 
development which is desirable.  This pattern would appear sporadic. Proliferation of housing along this 
roadside would appear unabated. The site is a corner of a field with no natural or man-made enclosure. The 
proposals are contrary to the Supplementary Planning Guidance 2008: "sites should not normally break into 
previously undeveloped fields". 

Cakemuir 

There is an equally strong argument to make that this field is beyond the building group of Cakemuir.  In 
terms of proximity, the sites are close to the adjacent buildings but both Cakemuir Cottage and Cakemuir 
House "turn their backs" on this north elevation.  These roadside elevations appear rear and secondary in 
their designs. The result is that these plots would be divorced from Cakemuir and would lack sense of place.   

Cakemuir building group is well contained within the man-made boundaries of the public road. This public 
road network clearly demarks and defines the extent of Cakemuir in terms of policy HD2 Part A and this 
approach is supported by the SPG, 2008.  

I have considered orientation, ornamentation and separation distances of other dwellinghouses in the 
surroundings.  Policy PMD2 and Placemaking and Design SPG requires me to identify whether the 
proposals would make an appropriate "sense of place." 

I have considered the historical pattern of the built environment and whether extending the group of 
Nenthorn on this pattern is desirable in the long term.  My conclusion is that it is not and I would add that 
Nenthorn group appears complete. 

Strong, tall and mature hedgerows are a defining feature of the roads approaching this site. In this instance, 
I see no overriding reason to leapfrog the containment of the existing hedgerow.  It is an important visual 
end to the group of Nenthorn. 

Development in this location would erode the character and amenity of Nenthorn. Cumulatively the visual 
impacts of these additions would be harmful to the historic character of both building groups. Development 
would unacceptably adversely impact the landscape and amenity of the surrounding area (policy HD2, 



Criterion B).  To conclude, these sites would ignore historical sense of place whereby Nenthorn and 
Cakemuir are separated by agricultural land use/ enclosures. 

Entrance signs and residential speed restrictions all give Nenthorn an elevated sense of order. Nenthorn has 
no Development Boundary in the LDP or the emerging LDP therefore services and infrastructure provision 
has not been considered at scale. Pavements; streetlights; communal waste water and surface water 
drainage systems; public open space; or community facilities have not been considered at a strategic level 
and are notably absent for this size of group.  Policy HD2 specifically requires consideration to village (or 
town) locations first for this strategic reason. Expansion of this group is now, in my mind, at odds with policy 
PMD1: Sustainability. 

Precedent 

Accepting this pattern of development would lead to unacceptable precedent not just at Nenthorn but 
throughout Scottish Borders.  

PMD2: Layout, Access and Parking Provision  

The Roads Planning Officer has identified concerns but has confirmed no objection subject to conditions.  
They require a layby and parking/ turning in-curtilage.  

Road Safety colleagues are introducing speed restrictions on this section of road but I must echo the 
concerns of the Roads Planning Officer that there is no footway or streetlight to assist with public safety at 
this location.   

HD3: Residential Amenity 

I do not identify any residential amenity concerns at this stage. 

EP3: Ecology 

The Council's Ecologist has consider the PEA and accepts the finds, subject to conditions securing a 
Species Protection Plan and a Biodiversity Enhancement Plan.  The development can satisfy the local 
biodiversity policy. 

EP13: Trees, Woodland and Hedgerows 

Existing trees, woodland and hedgerows are protected by policy EP13. The Council has also adopted 
Supplementary Planning Guidance on Landscape and Development and on Trees and Development. 

Landscape conditions are recommended to secure the future establishment of a new natural boundaries, 
especially to the west to prevent any further development along this road.  

IS9: Water Supply and Drainage  

There is a public water supply but foul and surface water drainage would be secured by conditions to ensure 
details are considered in terms of protecting the water environment and public health.  Scottish Water 
confirmed no objection. 

IS2: Development Contributions 

A contribution to Kelso High School is a requirement for both plots and an affordable housing contribution 
would be required, as the proposals are for two houses submitted by the same applicant, on the same 
holding at the same time. 

Other Issues 

The Community Council does not object but highlight requests for financial contributions towards community 
facilities.  Three objections have been considered. I have considered the issues above. The subject of 



ownership of the roadside verge is not a planning matter.  In any case, the Roads Authority have control 
over the public road and the verge, in the interest of road safety. 

Conclusion 

I find that the proposals are contrary in principle to Policy HD2 of the Local Development Plan 2016. No 
material considerations are identified which outweigh requirement for the Planning Authority to make this the 
subject of any exceptional approval. 

REASON FOR DECISION : 

The proposal is contrary to policy HD2 of the Scottish Borders Local Development Plan 2016, and contrary 
to the guidance within the adopted New Housing in the Borders Countryside Supplementary Planning 
Guidance 2008, in that the site is not within or well related to a building group and would unacceptably 
adversely impact the landscape and visual amenity of the surrounding area. 

The proposal is contrary to Policy PMD1 of the Local Development Plan 2016 in that it would present itself 
as ribbon development contrary to the sustainable use and management of land.  

The proposal is contrary to Policy PMD2 of the Local Development Plan 2016 in that the site is not 
compatible with or respect the character of the surrounding area or building group. 

There are no material considerations or conditions which would otherwise support development on this site. 

Recommendation:  Refused

 1 The proposal is contrary to policy HD2 of the Scottish Borders Local Development Plan 2016, and 
contrary to the guidance within the adopted New Housing in the Borders Countryside 
Supplementary Planning Guidance 2008, in that the site is not within or well related to a building 
group and would unacceptably adversely impact the landscape and visual amenity of the 
surrounding area. 

 2 The proposal is contrary to policy PMD1 of the Local Development Plan 2016 in that it would 
present itself as ribbon development contrary to the sustainable use and management of land.  

 3 The proposal is contrary to Policy PMD2 of the Local Development Plan 2016, in that the site is not 
compatible with or respects the character of the surrounding area or building group. 

“Photographs taken in connection with the determination of the application and any other 
associated documentation form part of the Report of Handling”. 


