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Appeal Statement
Land South of 1 Kelso Road, Coldstream

Introduction

This statement has been prepared by Camerons Strachan Yuill Architects on behalf of the applicant,
Andrew Douglas-Home. The statement should be read alongside all information exchanged
throughout the planning process, and which forms part of this appeal submission. The site is located
to the south of 1 Kelso Road, Coldstream, and lies outside the settlement boundary of Coldstream.
The proposal is for the erection of 2no Dwellinghouses.

The document has been revised following the original appeal submission, on account of the
implementation of National Planning Framework 4, published in February 2023.

Reason for Refusal

The application was refused for the following reason:

‘The proposed development would be contrary to Policy PMD4 and Policy HD2 of the Scottish Borders
Local Development Plan 2016, as well as the Council's Supplementary Planning Guidance 'New
Housing in the Borders Countryside 2008' in that it would erode the integrity of the development
boundary for the settlement of Coldstream, it would not relate well to an existing building group, it
would break into an undeveloped field outwith the group's sense of place, to the detriment of the
character and appearance of the building group.

Furthermore, the development is contrary to Policy ED10 of the Local Development Plan 2016 as the
development would result in the permanent loss of prime quality agricultural land, which is a
valuable and finite resource. This conflict with the development plan is not overridden by any other
material considerations.’

The following statement intends to set out why this should be overturned as part of this appeal.

Application Background

The planning history related to the site, and immediate surrounding area is as follows:

12/00281/PPP: Erection of 32 bed care home. Refused 24th September 2012.

13/01062/PPP: Erection of 32 bed care home. Refused 9th December 2013.

06/00111/OUT: Erection of nursing home. Refused 11th October 2006.

Of relevance:

19/01562/FUL: Change of use from agricultural land to form cemetery, formation of new access and
associated works. Approved 20th April 2020.
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Appeal Statement – PRIOR TO IMPLEMENTATION OF NATION PLANNING FRAMEWORK 4

This appeal statement will take each part of the refusal notice in turn and responds accordingly.
Firstly in relation to the proposal being contrary to Policy HD2 and PMD4. The proposal does not
erode the integrity of Coldstream’s boundary. The proposal is clearly out with the settlement
boundary and is separated by the significant landscape features of The Lees. The site in turn relates
well to the countryside surroundings of Kelso Road.

The proposal reflects the setting of the Hirsel Gate Lodge, which is demonstrated by the drawing
10148_1_03 Proposed Context of Building Group, and complements the existing settlement
properties of Kelso Road. The proposal responds positively to all the development site criteria of
Policy PMD4.

Figure 1: Site Location in relation to settlement boundary

Site
Location

Figure 3: Proposed context of Building Group

Figure 2: Existing outlook to the site and the Lees Landscape Feature
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Policy PMD4: Development Outwith Development Boundaries

The sets out the following:

In relation to the above, and the exceptions, (d) the community benefit of housing with ease of
access to the settlement of Coldstream should be considered a sizable benefit in terms of the local
housing market. It also responds to the fact that other housing sites in Coldstream have yet to be
delivered under the current local plan (c), again another community benefit in that the proposed
houses can be taken forward.



Appeal Statement
Land South of 1 Kelso Road, Coldstream

Policy HD2: Housing in the Countryside

The aforementioned demonstrates how the proposal relates to the building group, and with it the
two units should be supported. The sites relationship with Coldstream should also merit support, as
it provided more immediate access to Coldstream (a), and will help reduce the occupants carbon
footprint, contributing to Net Zero emissions goals. The proposal provides Coldstream with an egress
gateway proposal, which would be fitting of the settlement. The policy sets out the following:
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Policy ED10: Protection of Prime Quality Agricultural Land and Carbon Rich Soils

In relation to breaking into an undeveloped field, and permanent loss of prime quality agricultural
land; this point has been poorly considered. The field has never been used for anything other than
horses, and more importantly the field has also been developed as part of the following application:
19/01562/FUL: Change of use from agricultural land to form cemetery, formation of new access and
associated works.  Approved 20th April 2020, and the works are shown below in the aerial view and
site photo.

Site

Figure 4: Aerial View of Site

Figure 5: Site works related to 19/01562/FUL
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Appeal Statement – FOLLOWING IMPLEMENTATION OF NATION PLANNING FRAMEWORK 4

In relation to the National Planning Framework 4, the application should be supported firstly on
account that it is in line with the documents three Spatial Principles – Sustainable Places, Liveable
Places, and Productive Places.

SUSTAINABLE PLACES: - where we reduce emissions, restore and better connect biodiversity
‘Several policies support more local living…Policy 15 which promotes local living, including where
feasible 20 minute neighbourhoods, and Policy 16 which focuses on delivering new homes that are
designed to a high standard and located in sustainable places. Minimising and reducing emissions are
also integral to the six qualities of successful places, as set out in Policy 14. Policies 17 and 29 support
rural development which is compatible with climate change targets. Policy 27 promotes a town centre
first approach to development.’ (see Page 9 of National Planning Framework 4)

LIVEABLE PLACES:  - where we can all live better, healthier lives
‘Policy 14, focusing on the six qualities of successful places recognises that diversity is an integral part
of placemaking…Policy 16 supports the delivery of high quality, sustainable homes that meet the
needs of people throughout their lives.’ (see Page 13/14 of National Planning Framework 4)

PRODUCTIVE PLACES :  - where we have a greener, fairer and more inclusive wellbeing economy
‘Policy 18 promotes the development of rural homes, to ensure the needs of communities are met in a
sustainable way.’ (see Page 18 of National Planning Framework 4)

RELEVANT POLICIES

Policy 14

The proposal is in line with the six principles of Policy 14 – Healthy, Pleasant, Connected, Distinctive,
Sustainable, and Adaptable.

Policy 15

The proposal contributes towards the Local Living 20 minute neighbourhood of Coldstream whilst
maintaining the key landscape and green features of the area.

Policy 16

The proposal provides the community benefit to Coldstream that it will deliver 2no new build homes
that currently aren’t being provided by other allocated sites in the local development plan for
Coldstream. The proposal can be delivered to an agreed build out programme, consistent with the
spatial strategy and provides housing that will provide a Local Living 20 minute neighbourhood, and is
consistent with Rural Housing policy.

Policy 17

The proposal is suitably scaled, sited and designed to be in keeping with the character of the area and
the development is an appropriate use of a historic environment asset.

Policy 18

The proposal can make use of infrastructure that has been implemented under approval
19/01562/FUL (Change of use from agricultural land to form cemetery, formation of new access and
associated works.  Approved 20th April 2020) improving the sustainability of the development in that
it takes an infrastructure first approach.




