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Our Reference:  17/0036/BAILEY 

Local Authority: The Moray Council 

Planning Application Ref: 17/00576/APP 

Application Proposal: New house and associated works  

Site Address: site west of Gauldwell House, Craigellachie 

Appellants: Mr Jonathan Bailey 

Date Application Validated:  

Council Decision Notice Date: 

 
9th June 2017 

Reason for Refusal: “The proposal is contrary to the provisions of the Moray Local 

Development Plan 2015 (Policies PP1, E7, H7 and IMP1) 

 where ;- 

1) The proposed house, given its prominent location with lack 

of backdrop or screening will result in an obtrusive 

development to the detriment of the character and 

appearance of the Area of Great Landscape Value in which 

it is located. 

2) The proposed house when viewed in conjunction with the 

two existing neighbouring houses will form a ribbon 

development along the roadside, at odds with the traditional 

rural development patters of the area and adversely 

impacting on the character and appearance of the AGLV” 

 

Application Drawings & 

Supporting Documents: 

• CMD Doc 001 – Moray Council Refusal Documents 

• CMD Doc 002 – Case Officer Handling Report 

• CMD Doc 003 – CM Design Planning application drawing 
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1.  Introduction  

 

1.1              The following Statement of Case, submitted by CM Design Town Planning & Architectural 

Consultants, has been prepared to support a Local Review Board submission relating to : 

 

A new house adjacent to Wester Gauldwell House, Craigellachie 

 

1.2  This case relates to the appellants desire to downsize in order to continue to reside next to 

elderly parents at Laverock Brae. The appellant currently resides in the large house on the corner of the 

Brae having developed it over many years and family circumstances are such that this house must be 

sold and a smaller property found. 

 

1.3  In the midst of this Review statement, the appellant wishes to demonstrate that - 

• The proposed house site is uniquely able to accommodate a single house 

development without impacting upon the amenity of the AGLV 

• The proposed site does enjoy a back drop, enclosure, screening and topography that 

only allows a short glimpse of any development on from only a few vantage points 

• That the settlement pattern of housing in the immediate area, more than justifies this 

form of development 

• That the concerns relating to “ribbon” development can be suitably negated by existing 

features and compensated for, where required, by additional features. 

• There are material matters that would justify a departure from policy of required. 

 

1.4  It is also worthy of note that only a single public objection was raised to the proposal. 

 

1.5   Whilst the potential for the proposals to represent “ribbon development” is clearly 

understandable on paper, the appellant would contend that the site topography, the surrounding 

landscaping and the limited view of the development from any quarter would justify an acceptable 

departure in this case. 
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2. Background. 

 

2.1  The appellant bought the large property known as 

Wester Gauldwell House many years ago and gradually 

refurbished it over those years to house a young family and from 

which he also operated a small rural business. 

 

2.2  During that time, elderly family of the appellant 

moved into the area and secured consent for a log style home 

within the garden ground of West Gauldwell House to the North. 

 

2.3  The landscaping that currently surrounds this previous new house is a first class example of 

how a development can be integrated into the locality and moreso to its benefit in terms of creating 

additional woodland and roadside amenity. The proposed house would be similarly screened. 

 

2.4  The appellants family circumstances have changed and now require a significant downsize 

and the sale of the property. 

 

2.5  The appellant wishes to remain close to his aging family for every possible reason and seeks 

to secure consent to form a small property which resembles the log home at Laverock Brae from which 

the family can be cared for into the future. 

  

Existing Wester Gauldwell 
House 

Existing house site 

New house site, backdrop 
& screening 

Figure 1 - appellants current home 
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3. Statement of Case 
 

3.1  Section 25 of the Town and Country Planning (Scotland) 1997 Act (as amended) requires that 

planning applications be determined in accordance with the development plan unless material 

considerations require otherwise.  

 

3.2  Moreover, it should be recognised that the principle of the current local development plan is 

to guide development decisions across Moray but not to preclude focussed and local decision making 

which better informs localised development at any given point in time. 

 

3.3  The current Development plan requires that – “In 

determining planning applications, the Council will apply 

appropriate weight to all of the issues and material 

considerations before reaching a decision”  

 

3.4  The two main reasons for objection to this 

proposal focus upon 1) the developments impact upon the 

AGLV and 2)  the “ribbon” nature of the proposals in relation 

to existing houses nearby.  

 

3.5   The appellant would contend that there are 

mitigating features on site and material considerations that 

would permit a departure from Policy in this regard if such a 

departure was deemed to be required. 

 

3.6  If deemed that the development COULD be 

accommodated upon the site without detriment to the locale 

then the principles of the “Vision for Moray” and the Local 

Development Plan can provide further weight to permit a 

departure from Policy in this regard and such as  

• Attracting new residents into the area from the sale 

of Wester Gauldwell 

• Contribution to housing need in Moray with the acceptable development of a single house 

• Employment of renewable energy technologies 

• Fostering economic investment and encouraging local business in the midst of a house build. 
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4. Policy Compliance 

 

4.1  Several Policies are listed by the Case Officer for consideration and the appellant responds to 

each as follows. 

 

4.1.1 Policy PP1 – is the initial Policy cited within the 

refusal and requires proposals to comply with general policies 

and support the contribute toward the delivery of sustainable 

economic growth. 

 

4.1.2 The compliance with each Policy will be examined 

later in this Statement but it should be recognised that the 

proposals do indeed include for a design regime that employs 

the highest levels of Micro Renewable Energy technology whilst the build itself will contribute to the local 

economy in terms of retaining the appellant in the locality and providing jobs for local businesses. 

 

4.1.3 Conclusion – Full complaince with PP1 can be deemed to be the case after full consideration 

of the site, its surroundings and the empirical impact of the development on the locale 

 

4.2  Policy E7 – This Policy seeks to protect certain 

areas of Moray which are deemed to have particular merit by 

demanding high quality design and siting. 

 

4.2.1 There are many examples of housing groups in 

the area, all of which have been accommodated perfectly into 

the landscape by thoughtfull screening and the use of the 

natural landform. 

 

4.2.2 As will be described under Policy H7, the 

proposals can be accommodated without impact upon the 

locale. 

 

4.2.3 The house design in this case, reflects the Gable 

theme already presented on the adjacent site and employs finishes and features which will age and 

integrate with the surrounding palette and material over time. 

 

4.2.4 Conclusion – compliance with this Policy are more appropriately dealt with in H7 later in this 

report 
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 4.3  Policy H7 – requires certain criteria to be 

met to allow approval under this policy.  

 

4.3.1 The proposals in this case fully comply with 2 out 

of the 4 requirements (ie paragraphs c & d) and leave the 

remaining 2 (paragraphs a & b) open for discussion. 

 

4.3.2 paragraphs a & b require that any proposal reflects 

the traditional pattern of development in the area and employs 

natural back drops and limited impact upon the locale. 

 

4.3.3  Taking each requirement in turn, the appellant 

contends the following: 

 

4.3.4 Ribbon Development/Traditional pattern of 

settlement – there are several pockets of development in and 

around the Gauldwell area that would suggest that a group of 

three houses like this would be acceptable in certain 

circumstances. 

 

4.3.5 The following aerial photographs, describe a few of these examples and the final photograph 

demonstrates how local these examples are to the proposed site. 

  

Wester Gauldwell House 

5 house development 

Road down to application 
site 

This development of 5 
houses is located at the 

top of the Brae and is 
another example of great 

screening in a “ribbon” 
layout 

Pic “A” 

Pic “B” 
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4.3.6 These photographs perhaps allow consideration to be given to the unique settlement pattern 

of the area which does suggest pockets of housing, in linear and in group form but always with exceptional 

landscaping to provide maximum screen and additional visual amenity. 

 

4.3.7 The appellant would content that the principles of avoiding ribbon development are not so 

applicable on this site as might be the case elsewhere. The site is very secluded, on a minor public road 

and the linear or ribbon nature of any additional house would be significantly compensated for by the 

wonderful existing separation of the two existing houses and the landscaping that exists already.  

 

4.3.8 Any concerns regarding the risks “ribbon development” in this case should be seen in context 

and in particular to this site when viewed on the ground and certainly not on the basis of a 2D paper view. 

 

4.3.9 Impact on AGLV (Area of Great Landscape value) – there are many examples around the 

immediate area of the proposals site where development of several houses has been accommodated 

without impacting upon the beauty of the AGLV. 

 

4.4.0 The aerial photographs shown previously demonstrate the merits of high quality landscaping 

and the use of the undulating topography in this area which provides for almost 360 degree screening by 

hills and landforms. 

 

Pic “C” 

 “C” 

 “A” 

 “B” 

4 house development & 
“ribbon” form 
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4.4.1 The application site enjoys a back drop when viewed from the A95 which is almost the only 

vantage point from which any new house could be seen and only momentarily. 

 

4.4.2 The application site also enjoys incredible screening from the remaining 360 degrees due to 

rolling hills, the lack of public carriageways and the pockets of forestry and landscaping that exists in the 

locale. 

4.4.3  Conclusion – Whilst the concerns for the impact upon the AGLV are understood and that the 

need to limit ribbon development has merit, the empirical evidence on the ground is such that neither of 

these issues will be significant and nearby developments demonstrate the additional amenity that can be 

derived from the landscaping of new developments in this area.  

The appellant therefore contends that the sub-paragraphs a & b of Policy H7 are met in this case. 

 

 

Figure 3 - view to East on A95 

Wester Gauldwell 

Wester Gauldwell 

New house 

Figure 2 - view to West on A95 

New house site 
hidden behind hill 

Figure 4 - view North up the brae and past the application site 
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4.5  Policy IMP1 – Is an implementation guide 

which seeks to protect the amenity of an area by 

ensuring that certain requirements are met. 

 

4.5.1 The appellant believes that in complying 

with PP1, E7, H7 all the requirements of IMP1 are being 

met.  

 

4.5.2 Furthermore it is actually suggested this 

proposal would meet, albeit in a small way, wider 

aspirations of the Moray Local Development Plan in 

terms of economy, housing and landscaping. 

 

4.5.3 Conclusion – this proposal complies with 

the general requirements of IMP1 in all respects 
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5 Conclusion 

 

5.1 This statement of case has demonstrated  

• That the proposals reflect the pattern of development in the wider area. 

• That the site is uniquely screened, protected and landscaped to limit impact on the AGLV or 

view from any vantage point. 

• That the risk of “ribbon development “ is mitigated by the isolated nature of the site, the minor 

road that provides access and the considerable separation and landscaping that is available. 

• That the backdrop and surrounding hills provide an exceptional and unique opportunity to 

allow development without impacting on amenity 

• That wider aspirations of the Local Plan can me met, albeit in small ways, in terms of housing 

need, economy, employment and retention and attraction of families to the rural areas of 

Moray 

 

5.2.1 It is respectfully requested that consideration be given to upholding this Appeal. 

 

 

 

 

 

C.J.S Mackay 

Principle Designer & Planning Consultant 

CM Design 

 


