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Location highlighted on 

Ordnance Survey plan with 

highlighted rings shown at 

5 and 10 kilometre radii for 

scale

1.1 Location

1 \Context

The village of Newstead is located to 
the east of Melrose, though substantially 
smaller with a population of only 260 at 
the 2001 census. It is said to be the oldest 
continually inhabited village in Scotland, 
having accommodated Roman settlements 
as early as 650AD. 

Today it is largely a commuter village with 
few amenities, relying instead on Melrose, 
just one mile to the west. Galashiels and 
Edinburgh are both easily accessed by 
car and bus along the A7 and A68, via 
the Melrose bypass, forming the principal 
employment centres for Roxburghshire.

The opening of the new Tweedbank 
railway station, just 3 miles to the west of 
Newstead, is a significant development 
for the vilage, presenting a viable public 
transport option for commuters.
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Aerial photograph of 

Newstead with study site 

highlighted

1.2 Village Setting

1 \Context

Newstead’s central street remains largely 
unchanged since the early 19th Century, 
defined by a string of single-storey 
cottages built hard against the roadway. 
There is no public footpath for much of 
it, but this contributes to the intimate 
rural feel. Newer houses have stepped 
back from this line to create space for 
parking and shelter entrances from traffic, 
whilst new multi-unit developments have 
branched off entirely to create inward-
looking cul-de-sacs. 

The most distinctive local feature which 
makes Newstead a destination for tourists 
is the site of the Trimontium Roman Fort – 
one of the most important archaeological 
sites in Scotland, though it is invisible from 
the village itself and has no supporting 
infrastructure (visitor centre etc) apart 
from a small museum in Melrose.

The village has no distinct centre or focal 
point, with the access from the west being 
particularly indistinct. Entering the village 
from the east, the open farmland to the 
north and pasture to the south set the 
rural tone.
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1 \Context

1.3 Historic Development
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Images clockwise from left:

Newstead circa. 1897; arrival 

from east; Newstead circa. 

1856.
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“The Borders environment is its special 
quality. The Plan must seek to protect and 
improve this legacy for future generations 
as it is the key aspect of its attraction for 
inward investment, tourism, recreation 
and quality of life in general.” - Scottish 
Borders Council Local Development Plan

The detailed consideration of this site 
as a viable proposition for new housing 
development is borne out of a ‘Call for 
Housing Sites’ from the Scottish Borders 
Council as a result of an identified shortfall 
in housing provision. Although the 2nd 
Local Development Plan(at draft stage) 
precludes development on these sites, it 
does point out that “Development outwith 
development boundaries may be granted 
approval provided there is a shortfall 
identified by Scottish Borders Council 
through the housing land audit”.

Policy for New Housing in the Borders 
Countryside

The Supplementary Guidance on New 
Housing in the Borders Countryside 
sets out detailed information for how 
development should be approached in 
this picturesque and valuable region. 
The Policy identified within this guidance 
provides a set of rules to ensure housing 
is developed in appropriate locations:

1. No adverse effect on the viability of 
a farming unit or conflict with the 
operations of a working farm;

2. Satisfactory access and other road 
requirements;

3. Satisfactory public or private water 
supply and drainage facilities;

4. No adverse effect on countryside 
amenity, landscape or nature 
conservation;

5. No adverse impact on ancient 
monuments, archaeological sites, or 
on gardens or designed landscapes in 
the Inventory of Gardens and Designed 
Landscapes in Scotland;

6. Appropriate siting, design and 
materials in accordance with the Local 
Plan policies;

7. The safeguarding of known mineral 
resources from sterilisation unless 
this is acceptable following and 
assessment of the environmental 
implications.

This document sets out a strategy for 
development of The Orchard site, within 
the village of Newstead, in line with the 
above Policy. The Supplementary Guidance 
further points out that “in all cases the 
existence of a sense of place will be the 
primary consideration”, and this shall be 
the focus of our approach.

Policy PMD5: Infill Development

This policy states that development on 
non-allocated sites will be approved 
where:

• It does not conflict with the 
established land use;

• It does not detract from the character 
and amenity of the area;

• It does not lead to over-development;
• It respects the scale, form, design, 

materials and density in context of its 
surroundings;

• Adequate access and servicing can be 

1.4 The Planning Context

1 \Context
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achieved;
• It does not result in any significant 

loss of daylight, sunlight or privacy to 
adjoining properties.

Development Within Existing Building 
Groups

Development is encouraged within existing 
natural and man-made boudaries within, 
or adjacent to, existing building groups. 
Newstead is such a building group, with 
the proposed sites set within the natural 
boundaries of an existing woodland area 
and the man-made boundary of the B6361.  

Rules are set out to determine the 
suitability of these existing building groups 
to accommodate new devlopment. There 
is only a single factor where these sites fail 
to meet the prerequisite factors entirely, 
namely: 

• Sites should not normally break into a 
previously undeveloped field or require 
the removal of mature trees in good 
condition.

Within the context of a significant shortfall 
in housing sites, this document sets out 
a viable strategy to mitigate the impact 
of new development on these sites, not 
only limiting any detriment to the existing 
character of the village, but enhancing it 
for future generations.

Architectural Character

The Guidance highlights a concern over 
the use of ‘standard suburban designs 

which tend to ignore local building 
traditions’, pointing out that these are 
rarely successful. Such development 
already exists wthin Newstead, critically at 
the entrance to the village from the east. 
Some newer development, however, has 
sought to respond to the existing village 
typology in a sensitive manner, evidence 
that this needn’t be particularly onerous.

In this document we consider the existing 
Architectural character of the village and 
how new development might respond to 
this in a sensitive and progressive manner.

The book Tomorrow’s Architectural 
Heritage – Landscape and Buildings in 
the Countryside sets out principles for 
successful  new development, which we 
have incorporated into our vision:

• Respect the Natural and Cultural 
heritage;

• Locate development in a sustainable 
manner;

• Design the setting to be in character 
with the surroundings;

• Built form and layout should be 
functional and appropriate;

• Use a limited range of colours and 
materials for visual unity.
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1.5 Architectural Character

1 \Context

A defining feature of the Scottish rural 
vernacular is the gable form, defining 
the silhouette of traditional pitched roof 
houses. Following the circuitous road 
layout creates a natural offset between 
dwellings, where the gable terminates the 
vista. Rather than long, straight ‘Roman’ 
roads, we have crooked, undulating and 
narrow roads, punctuated by a distinctive 
roofline that follows the contours of the 
land. 

Typical of these gable forms is the 
presence of small ‘punctured’ window 
openings that articulate the street 
elevations. The somewhat ramshackle 
arrangement of these small windows 
contributes to the intimate rural feel of 
Newstead and should be a consideration 
within the fenestration of any new 
development.

Another character particular to Newstead, 
is the ‘backwards’ orientation of the 
houses, whereby the road frontages have 
a doorway but few other openings, the 
principal views instead being framed 
toward the Eildon hills in the south and the 
Tweed valley to the north.

Early Scottish Architecture, particularly 
at the scale of a village or hamlet, was 
based on the vernacular principles of local 
materials that could be procured easily 
and transported to site without difficulty. 
As technology and transport infrastructure 
has developed, the restriction of these 
early settlements no longer apply, but the 
character that has been developed by this 
vernacular approach is well established.
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The village is characterised 

by repeating gables and 

stone walls that define 

the edge of the roadway. 

Pavements are later 

additions and impose an 

atypical hierarchy.



14 G1637 The Orchard - Development Strategy Report

Aerial photograph of 

Newstead with building 

typologies highlighted

2.1 Village Composition

2 \Analysis

The village of Newstead is predominantly 
residential, with the only variations to this 
the village hall (itself a converted house) 
and the Borders NHS building. These 
houses typically existing as detached 
villas or pairs. The configuration of these 
typologies will be explored further in the 
next section.

The oldest houses are focussed along the 
main street, either build hard against it or 
set back to create south-facing gardens. 
Newer developments have introduced a 
more typically suburban typology, with cul-
de-sac streets and houses with generous 
front and back gardens. 

The detached villas are typically located at 
the southern edge of the village.
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Within the small collection of houses in 
Newstead there exists a very particular set 
of plot configurations, particuarly within 
the historic centre. These consist of:

1. Single or paired houses (generally 
single-storey), built hard against the 
roadway with long gardens extending 
to take advantage of south light;

2. Houses set back from the road edge, 
frequently elevated to take advantage 

of the topography, with small front 
gardens that punctuate the tight 
street;

3. Detached houses, set back from the 
road and accessed along narrow lanes.

The play of these core configurations 
creates a considered animation to the 
street pattern, allowing each building to 
‘breathe’ and take advantage of a south 
aspect and countryside views.

2.2 Existing Typologies

2 \Analysis

Detached villa remote from 

primary road

Terrace / cottage at road 

edge

Detached house set back 

from road
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Plots accessed via small 

tertiary roads past roadside 

houses are common
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Referencing the existing typologies, 
identified in the previous chapter, we have 
interpreted a set of layouts that respect 
the existing grain of the village whilst 
reflecting the contemporary economic 
condition. An additional house type is 
added in the form of larger detached villas 
- a later addition to the village and evident 
along the southern edge of the settlement.

These typologies can be varied across 

the site, taking advantage of the existing 
topography and aspect, to delivery a 
sensitive and nuanced area of new housing 
that is distinctively Newstead.

A key component of this is our strategy 
of extending the woodland along the 
northern edge and extending the main 
street of the village into the heart of the 
site, fostering a condition whereby the 
Newstead character can be developed.

3.1 Proposed Typologies

3 \Development Strategy

New plot types: 

Large detached villa

Recessed plot

Street edge plot

Setback plot
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The new development 

should take advantage of the 

approach from the west to 

contribute to the rhythm of 

exposed gables



20 G1637 The Orchard - Site Feasibility Report

Please replace the text in this box please 
replace the text in this box please replace 
the text in this box please replace the text 
in this box please replace the text in this 
box please replace the text in this box 
please replace the text in this box please 
replace the text in this box please replace 
the text in this box please replace the text 
in this box please replace the text in this 
box please replace the text in this box 
please replace the text in this box please 

The Orchard site was, as the name 
suggests, at one time a functioning 
orchard, which has become defunct and 
derelict in recent years. Despite this, 
the ecological impact survey highlights 
the presence of a number of healthy 
fruit trees, the majority of which shall be 
retained. These fruit trees, together with 
additional planting and a new orchard 
- which may be propagated from the 
existing trees - will play a vital role in 
managing the drainage of the site into the 
small existing watercourse.

Responding to the heavily planted nature 
of the site and the existing stream, the 
site is to be developed along its southern 
edge, maintaining the natural balance of 
the site and responding to the existing 
large detached villas directly opposite. The 
resulting plots will follow the typologies 
previously identified, continuing the 
architectural pattern of the village.

3. The new housing is 

developed using the 

typologies identified in the 

previous section

2. A new orchard is 

proposed at the eastern 

edge of the site, referencing 

the site’s original function

1. The existing healthy plum 

trees, identified in the 

ecological impact report, are 

retained, enclosed by the 

existing stone wall

3.2 The Orchard

3 \Development Strategy
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[above] Proposed layout for 

The Orchard site

[left] View of The Orchard 

site
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The site employs the same language of 
form and pattern developed from the 
analysis of the existing village settlement, 
responding individually to the particular 
constraints of each site. The resulting 
layout is both balanced and appropriate to 
the rural village setting, making a positive 
contribution to the character and grain of 
Newstead.

3.3 Proposed Layout

3 \Development Strategy

02
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01  Woodland extended 

along road edge to redefine 

point of entry into village

02  Orchard

Distribution of new plot 

types: 

Large detached villa

Recessed plot

Street edge plot

Setback plot
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Seen in an elevated axonometric view, the 
language of gables and walls becomes 
evident - a successful development must 
be understood in three dimensions, 
the third being a function of how the 
pedestrian interacts with the physical 
environment. Long walls and house 
fronatges brought hard against the street, 
punctuated with planting and gardens, will 
create an intimate residential setting.

The built form itself will be the subject of 
further development, but will take strong 
cues from the local vernacular, employing 
a limited palette of materials, simple, 
strong formal language and a pitched roof.

3.4 Proposed Layout

3 \Development Strategy
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Proposed development 

overlaid on aerial 

photograph

Taking a 1 hectare ‘slice’ through the 
existing village we find a density of 
approximately 18 dwellings per hectare. 
This increases in the northern part of the 
village, where a series of more recent 
housing developments have increased the 
density to approximately 24 DPH.

Our development strategy takes its cues 
from the existing village layout, providing a 
density of approximately 17 DPH. Observed 
as an overlay on an aerial photograph 
of Newstead, the density of the new 
development appears well balanced, 
maintaining the characteristic of buildings 
focussed along the road, with gardens and 
trees emerging around them.

3.5 Density

3 \Development Strategy
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4.1 Drainage Strategy

4 \Potential Constraints

Situated close to the River Tweed, the 
existing water flows toward it via a network 
of streams and burns. The low density and 
heavy vegetation of the village allows good 
natural drainage.

A full ground investigation would be 
carried out prior to a formal Planning 
application being made for the sites, 
taking careful consideration of several 
factors:

• Potential for infiltration;
• Groundwater contamination;
• Groundwater level;
• Flood risk.

Against these factors a drainage strategy 
for the site would be developed that 
relies on natural bioretention measures 
rather than artificial intervention. The 
incorporation of an extended woodland 
area will increase soil infiltration capacity. 

Existing flow paths around 

Newstead to discharge point 

at River Tweed
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Reinforcing this would be a series of rain 
gardens to attenuate surface water runoff, 
combined with limited hard landscaping to 
maintain a natural balance.

Biodiversity would be encouraged by these 
measures, appropriate to the rural setting.

A rain garden can be easily 

incorporated as an attractive 

landscape feature to 

improve bioretention
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Reuben Singleton of Tweed Ecology was 
appointed to prepare an ecological impact 
assessment for the Orchard. This report 
can be seen in full, accompanying this 
study, with the recommendations noted 
below:

Designated sites
The River Tweed SAC could be potentially 
affected by silt and/or chemical release 
during the development of the proposed 
housing sites without mitigation.   
Providing SEPA Pollution Prevention 
Guidelines are adhered to during 
construction, no impacts on the qualifying 
interests of the SAC would be expected to 
result from development of the sites.  

Orchard
Traditional orchards are listed as a priority 
habitat in the UK Biodiversity Action Plan, 
due to their decline over the last century.  
In Scotland they are a scarce habitat 
with only an estimated 250ha of habitat 
remaining with the greatest concentrations 
around the Tay Estuary, the Clyde Valley 
and parts of the Borders and Lothians.  If 
it is not possible to retain the fruit trees, 
then prior to their removal it would be 
desirable to undertake an inventory of the 
fruit trees present, in case any are varieties 
of heritage importance. 

Bats
Any work to repair and/or stabilise 
the high wall to the north-west of the 
Orchard site, should not be undertaken 
until cavities have been inspected by a 
licensed bat worker.  If bats, or evidence 
of bats, are found to be present then 
further activity surveys may be required 
to determine the species and number, 

and a licence application may require to 
be submitted to SNH to enable works to 
proceed.  

Breeding birds
Providing site clearance works are 
undertaken outwith the bird breeding 
season (mid-March to August inclusive) 
then adverse impacts on birds are unlikely, 
and no mitigation will be required.  If works 
are scheduled within the breeding season, 
then bird surveys should be undertaken to 
visually inspect hedges, trees, shrubs and 
long grass for nesting birds prior to any 
vegetation or site clearance. 

Amphibians and reptiles
Although there are extensive areas of 
suitable reptile habitat on the Orchard 
site, reptiles are rarely found in the more 
intensively farmed areas of the Central 
Borders.  No further surveys, or specific 
mitigation for reptiles is required.  

Invasive non-native species
Care should be taken to avoid moving 
soil from areas with few-flowered garlic.  
Treatment of stands of few-flowered garlic 
with herbicide in late winter and early 
spring immediately prior to flowering may 
also be considered.

4.2 Ecological Impact

4 \Potential Constraints
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Clockwise from top-left: 

High stone wall along 

northern boundary of The 

Orchard; few-flowered garlic; 

apple tree and blackthorn 

scrub at The Orchard; plum 

trees and snow drops.
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Tree survey highlighting 

existing healthy trees to be 

retained

A survey of the existing trees on the 
Orchard site was undertaken to determine 
the extent of any healthy trees that might 
be retained.

The Ecological Impact Survey, carried out 
a similar time, highlights the importance 
of traditional orchards, which are listed 
as a priority habitat in the UK Biodiversity 
Action plan as a result of their decline over 
the last century. It is therefore proposed 
that the healthy fruit trees, identified in 
our survey, are retained in situ due to their 
heritage importance.

4.3 Tree Survey

4 \Potential Constraints
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Aerial photograph of 

Newstead with addition of 

The Orchard

5.1 Newstead: The Next Chapter

5 \Conclusions

Newstead is a small village with a 
big character all of its own that has 
been developed over many decades. 
Development must be proportionately 
considered and careful in its intervention 
to safeguard this rural setting.

In this report we have shown that a 
carefully considered development 
strategy can transform a site into a 
positive contribution to village life, without 
detriment to the character and amenity of 
the local area. 

This strategy is rooted in the history of the 
village, reconfigured to suit a modern way 
of life and demonstrating that with careful 
attention to the pattern of the existing 
settlement, a new development can not 
only be accommodated but properly 
integrated. 



35



36 G1637 The Orchard - Development Strategy Report

6 \Appendices

6.1 Scottish Borders  Supplementary Guidance for Housing at Newstead
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6 \Appendices

6.2 Scottish Borders Supplementary Guidance for Housing at Newstead
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