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1. Introduction

1.1 Purpose of Audit
The Moray Employment Land Audit provides an overview of the supply and availability of
employment land across the Moray Council area. The audit is an annual document and includes
figures for take up and sites under construction.

The audit provides an evidence base for the monitoring and review of policies and proposals included
within the Local Development Plan. In addition it can help to identify areas where further analysis and
investigation is required. The baseline against which information is analysed is 1 January 2018.

The information contained in the Employment Land Audit will be of use to businesses, developers,
and other organisations with an interest in employment land in Moray.

1.2 Methodology
The audit is prepared from information gathered by Council planning officers through monitoring of
the development plan, planning approvals and individual inspections.

All employment sites in the existing local development plan have been recorded in a data base, unless
the site has been built out in its entirety. In addition to sites allocated in the Moray Local Development
Plan 2015 any windfall sites with planning consent for employment uses have been added to the
database unless these are constrained to a single user (e.g. a distillery). It is noted that land with
buildings that are vacant are not included in the audit nor are redeveloped sites.

Once sites have been identified officers undertake a review of planning applications and collect
information such as ownership, proposed use etc. for each site. Officers also undertake site visits to
monitor development activity. This information is then updated in the data base. The data is then
analysed to produce the audit report.
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2. Background 

2.1 Scottish Planning Policy 
Scottish Planning Policy (SPP) sets out the Scottish Governments policies in relation to economic
development in Scotland. SPP requires Planning Authorities to allocate a range of sites for business,
taking account of current market demand; location, size, quality, and infrastructure requirements;
whether sites are serviceable within five years; the potential for a mix of uses; their accessibility to
transport networks by walking, cycling and public transport and their integration with and access to
existing transport networks. SPP states that business land audits should be undertaken regularly by
local authorities to inform review of development plans. Business land audits should monitor the
location, size, planning status, existing use, neighbouring land uses and any significant land use issues
of sites within the existing business land supply. 

2.2 Moray Local Development Plan
The Moray Local Development Plan 2015 sets out the employment land policies for the Planning
Authority (excluding the Cairngorms National Park area). The Local Development Plan includes a suite
of policies related to economic development (ED1 to ED9). These seek to safeguard employment land
and support development of employment uses on designated sites. The policies also look at the types
of uses that will be supported on designated sites. A more flexible approach to rural business
proposals is provided for, with policy criteria used to ensure the most appropriate locations are
supported in rural areas.

The Moray Local Development Plan 2015 designates land for employment uses within towns. 

2.3 Moray Economic Strategy
The Moray Economic Strategy was published in October 2012 by the Moray Community Planning
Partnership to provide a long term economic diversification strategy for Moray. Moray Council is
working collaboratively with partner organisations to achieve the ambitions of the strategy.

This identifies that there is a shortage of serviced land ready for development to meet the needs of
existing businesses and prospective inward investment. The Strategy estimated employment land
requirements to 2025 are 25 hectares in Elgin, 10 hectares in Forres and 3-5 hectares at Buckie
quayside and a further 5 hectares at March Road or elsewhere in Buckie. The Local Development Plan
2015 sought to address these targets by making appropriate designations. 

The Moray Economic Strategy is due to be updated. 

2 E m p l o y m e n t  L a n d  A u d i t  2 0 1 8  



2.4 Moray 2026: A Plan for the Future
Moray 2026 sets out five priority areas for the Community Planning Partnership. Moray 2026 states
that priority 1 is “a growing, diverse and sustainable economy” and that this is a “top priority at the
heart of the future success of Moray. It covers business, employment, infrastructure, public services
and the third sector developing sustainable communities.” Whilst employment land supply is not a
statistical indicator within Moray 2026 land supply is key to achieving the outcomes including
providing quality accommodation, increasing business start-ups, attracting inward investment, and
growing employment opportunities in areas of key strength or emerging opportunities.

2.5 Demand for Employment Land
Moray Council Planning and Development, Moray Council Estates, Highlands and Islands Enterprise and
Business Gateway, has met to consider employment land requirements. The demand for employment
sites and buildings is considered to be greatest for smaller buildings with fewer businesses looking for
larger sites. Demand for smaller sites and buildings are from small local businesses including builders,
plumbers, garages, car valeting and plant and machinery supply. Demand for medium sized sites is from
smaller businesses looking to grow and the demand for larger sites is generally from inward investors.
There needs to be land and sites available at all levels of this pyramid to meet demand. Future demand
was seen to come from small start-ups, renewables, digitally based business and decommissioning. There
is also demand from existing business looking to relocate and expand. There was considered to be a
need to identify opportunities for big inward investments of up to 40 ha/100 acres. 

Sufficient land and buildings require to be available in Moray to facilitate wider economic
development and the aims of the Moray Economic Strategy, including diversifying the economy.

A key industry for Moray is whisky distilling and this area has seen considerable expansion over recent
years, including bonded warehousing. These businesses are long established and often in rural areas.
The Local Development Plan currently looks to support such expansion through its policy on rural
business which supports proposals where there is locational justification. 

The Moray Council Industrial Portfolio Annual Report 2017 showed high levels of occupancy within
the Moray Council Industrial portfolio with demand in most areas out stripping supply. Concern is
expressed about the portfolio’s ability to fulfil the objective of maintaining an adequate supply of
affordable premises, in particular a shortage of industrial development land and units. Servicing of a
site at March Road SE is well advanced and due to be completed in March 2018. 

A Property Needs Survey was undertaken by Moray Council Estates Services and HIE in 2016. There
were 131 responses to the survey. The survey results reflect the settlement hierarchy within the Local
Development Plan with the most demand in Elgin followed by Forres with lower levels of demand in
Buckie, Keith and Speyside. The survey found that there was demand across all use classes including
industrial, storage/warehouse and offices. Reflecting the comments above the demand for smaller
sites was greatest with only a couple of respondents looking for sites of around 2 hectares. Key needs
were identified as vehicle access, prominent visible location and yard space.
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3. Employment Land Supply

Several categories of land supply are identified in the audit. Definitions for these are provided in
section 5.

Detailed information of the established, constrained, effective and immediately available sites is
provided in Appendix 2.

3.1 Established Employment Land Supply
The established employment land supply for Moray is shown in figure 1. There has been a decrease in
the gross established supply by 2.66 ha since 2017; a significant proportion of this is due to re-
measurement of site I6 now that Forres railway station has been completed but also some development
being completed at March Road SE (I3) Buckie and Greshop (I1) Forres. This is a decrease of 2.02 ha to
the net supply compared to 2017. The number of sites within the audit compared to 2017 is the same. 

Figure 1 Established Employment Land Supply (2018) (Figures in hectares)

Gross Established Net Established Number of Sites

206.83 154.31 32

The established employment land supply is broken down in figure 2 by town.

Figure 2 Established Employment Land Supply by town (2018) (Figures in hectares)

Town Gross Established Net Established Number of Sites

Elgin 71.36 52.03 5

Forres 57.31 39.29 6

Buckie 34.9 27.79 5

Keith 8.03 6.87 5

Lossiemouth 12.8 10.24 1

Rest of Moray 22.43 18.02 10

There has been a decrease in the established supply in Forres, Buckie and the Rest of Moray. In Forres
the reduction is due to the re-measurement of site I6 to account for changes due to the completion of
the new railway station and completion of a site at Greshop (I1) Forres. In Buckie there is a small
reduction in the established supply due to the completion of a building at March Road (SE) I3. In the
Rest of Moray a small site at Findhorn has been added to the established supply. 
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The established employment land supply has also been broken down by size of site to provide an
indication of the range of size of sites available.

Figure 3 Established Employment Land Supply by site size (2018) (Figures in hectares)

Site area Net Established Number of Sites

0-1ha 4.76 9

1-5ha 30.76 13

>5 ha 118.79 10

3.2 Marketable/Effective Employment Land Supply
The marketable and effective employment land supply in 2018 is shown in figure 4. Overall the
marketable/effective area has decreased by 0.35 hectares compared to 2017. There has been no change to
the number of effective sites. The decrease is due to construction completed at Greshop Forres (I1) and
March Road (I3) Buckie. 

Figure 4 Marketable/Effective Employment Land Supply (2018) 

Marketable/Effective (Net figure in hectares) Number of Sites

80.27 17

The marketable/effective employment land supply has been broken down by town in figure 5. The
estimated employment land requirements to 2025 from the Moray Economic Strategy are included within
the final column to allow comparison. 

Figure 5 Marketable/Effective Employment Land Supply by town (2018) 

Town Marketable/Effective Number of Sites Estimated requirements
(Net figure in hectares) to 2025 ha (MES)

Elgin 35.66 4 25

Forres 13.59 2 10

Buckie 15.59 3 5

Keith 3.81 3 n/a

Lossiemouth 0 0 n/a

Rest of Moray 11.62 5 n/a

The level of effective supply in all towns is in line with the Moray Economic Strategy estimated requirements. 

E m p l o y m e n t  L a n d  A u d i t  2 0 1 8      5



3.3 Immediately Available
The immediately available employment land supply in 2018 is shown in figure 6. The immediately
available supply has decreased by 0.12 hectares and there has been a decrease in the number of sites.
This is due to completion of a small site at Greshop (I1) at Forres for a garage and the wider site now
being removed from the audit as there is very little developable land left available. 

Figure 6 Immediately available Employment Land Supply (2018) 

Immediately Available (Net figure in hectares) Number of Sites

17.95 5

3.4 Constrained
The established land supply that is subject to constraints is shown in figure 7. The constrained supply
has decreased by 1.67 ha. This is due to removal of land now occupied by Forres train station. 

Figure 7 Constrained Employment Land Supply (2018) 

Constrained Supply (Net figure in hectares) Number of Sites

74.12 18

The constrained supply can be broken down into the type of constraints identified. 

Figure 8 Constrained Employment Land Supply by constraint (2018) (Net figures in hectares) 

Note some land may fall under more than one constraint. 

Constraint Type Constrained Supply Number of Sites

Infrastructure 28.36 8

Ownership 46.42 11

Physical 30.94 8
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3.5 Take up and Construction
The number and area of proposals completed in the year to 1st January 2018 is shown in figure 9
below. This includes development at the Maltings at Buckie (I4), at Coulardbank Lossiemouth and
garage at Greshop (I1). This is slightly higher than last year (1.23ha in 2017). 

   
Figure 9 Employment land completed/taken up in year to 1st January 2018

Take up area (Gross figure in hectares) Number of Sites

1.6 3

The number and area of proposals under construction on the base date of 1st January 2018 is shown
in figure 10 below. The sites under construction include sites at Glen Moray Distillery Elgin, and at
Waterford Forres. This is a reduction compared to previous years but this reflects a change to
calculating this figure which previously included some of the activity set out below. 

Figure 10 Employment land under construction at 1st January 2018

Under Construction (Gross figure in hectares) Number of Sites

2.31 3

It is noted that this does not represent all building activity, and only that on designated sites or windfall
sites that are not restricted to a single user. Other notable areas of activity primarily relate to sites in the
countryside and expansion of distilleries. For example new bonded warehouses at Glenfarclas near
Marypark, a craft gin distillery at Glenrinnes estate, Macallan distillery, and an office and workshop at
Drumbain Farm Rothes. These examples account for over 20ha of activity. There is also a number of
planning consents where construction had not started on 1st January 2018 including warehousing at
Tamdhu Distillery, and Malcolmburn. In addition to these there has been redevelopment of existing
buildings for example a brewery at Upper Hempbriggs Kinloss. 
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4. Conclusion

This is the sixth employment land audit in this format and comparison can be made to previous audits. 

It is clear that the emphasis on employment land continues to be within the five main settlements
with more limited supply in the “rest of Moray”. This reflects the strategy within the Moray Local
Development Plan 2015. There continues to be a limited choice of serviced sites across all settlements
and this is a particular issue in Elgin and Forres.

Around 48% (74.12 ha) of the Established Supply has some form of constraint that is likely to prevent
the land being brought forward in the next five years. This is a comparable to 2017. 

Only 22% (17.95ha) of the Marketable/Effective Supply is Immediately Available. This is a comparable
to 2017.  Historically the amount of immediately available land has been very limited. The amount of
land Immediately Available is a very small proportion of the Established Supply and is spread across
only five sites. The shortage of serviced land ready for development is identified in the Moray
Economic Strategy and Moray Council Industrial Portfolio Annual Report as an issue. 

Around 41% of sites (13 sites) in the Established Supply are in the medium size category (1-5ha) with
the lowest number of sites (nine sites) in the lowest size category 0-1ha. The remaining 10 sites are in
the higher category over 5ha. Given the limited number of sites across Moray this is a reasonable
distribution of sizes. 

In figure 11 on opposite page is a summary by settlement.

8 E m p l o y m e n t  L a n d  A u d i t  2 0 1 8  



E m p l o y m e n t  L a n d  A u d i t  2 0 1 8      9

Figure 11 Settlement Summary

Elgin Small choice of marketable sites and land available is limited. Only immediately
available land is at Chanonry (I2) and Linkwood East (I6). Much of the land at
Chanonry is understood to be under offer and there is limited land available at
Linkwood East due to consent for other uses including a furniture store and drive thru
cafe. There are issues with delivery of higher quality business land and availability of
serviced industrial land. Strong demand for industrial buildings.  Access and services
are currently being built/provided at Barmuckity (I7), this site remains critical to the
supply in the Elgin area. Additional land must also be identified in the next Local
Development Plan to meet the estimated requirements within the Moray Economic
Strategy. Additional land is being considered at Burnside of Birnie and the potential
for expansion at Barmuckity within the Main Issues Report.

Forres Very small choice of marketable sites given settlement size and population, but
reasonable areas available particularly for higher amenity uses. Proportion of
immediately available land higher than other settlements but this is largely due to the
large area available at the Enterprise Park (BP1). Waterford (I3) now has limited
availability with the majority of the land/units now let. Consideration is being given to
land at Waterford through the Main Issues Report. Strong demand, particularly for
smaller units and need for serviced employment land to allow businesses to develop
and relocate from smaller units.  

Buckie Small choice of marketable sites but reasonable areas available. Only one very small
immediately available site at March Road. Opportunities at harbour. Limited new build
activity since 2014 but demand for premises. Site servicing at March Road (SE) (I3) is
almost complete and will provide a range of sites for development with further land
available for future expansion. 

Keith Very small choice of marketable sites and limited area. Issues with providing readily
accessible employment site. Demand for smaller units. Consideration being given to
potential expansion areas through Main Issus Report. 

Lossiemouth Severely restricted choice of sites, only Sunbank OPP1 or windfall opportunities. The
topography and ground conditions at Sunbank OPP1 are considered to constrain the
site. Coulardbank is now largely complete, with only redevelopment opportunities
available.   

Rest of Moray Limited choice of designated sites. In Aberlour, Lhanbryde, and Rothes there are only
single sites available, some of which are constrained. In Mosstodloch sites are
identified but these are generally to meet the expansion needs of existing businesses.
Policies are in place that would consider Rural Business Proposals.  Need for sites in
Speyside for small local businesses. Land at Mosstodloch for employment uses is
being considered through the Main Issues Report due to the constraints around Elgin. 
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5. Glossary 

Constrained Employment Land Supply 
This includes land for example, that has planning
difficulties, land subject to ownership difficulties
(e.g. multiple ownership/unwilling sellers), land
with insufficient infrastructure provision, etc. This
category therefore includes much of the land in
the Established Employment Land Supply that is
not Marketable (see below).

Employment Land
This includes land for general industrial and
business/office use, storage and distribution uses,
business parks and specialist technology parks
including research and development uses. This
comprises Classes 4 (Business), 5 (General
Industrial) and 6 (Storage or Distribution) of the
1997 Town and Country Planning (Use Classes)
(Scotland) Order, but is not exclusive to these uses.

Established Employment Land Supply 
This includes all undeveloped land that is
allocated for industrial/business/ employment use
in the adopted Local Plan or has a valid planning
approval for these uses.

Gross
This refers to the total area in (hectares) within the
boundary of the site.

Immediately Available Land Supply 
This is marketable/effective land that currently has
planning permission, is serviced and has no other
major constraints to immediate development. This
definition is useful in the assessment of whether
demand for land is being adequately met.

Marketable/Effective Land Supply 
This is land that as well as meeting business
requirements, has a secure planning status, can be
serviced within 5 years, is accessible by walking,
cycling and public transport as defined by SPP.
Land that is subject to user restrictions or that is
held as ‘option land’ for existing companies’ own
expansion cannot be considered to be
marketable. Such land is not constrained.

Net
The total area of land excluding roads,
landscaping etc. As the physical attributes of a site
and surrounding land uses will determine the area
suitable for development and the level of
landscaping required the net area will vary. For
sites that are partially complete, the net area given
is the area that is actually available to be
developed. For sites that are undeveloped the net
area is estimated. This estimate is based on an
assumption that on average, 20% of available land
will be taken up with roads, landscaping etc. If
relevant site information is available, this is taken
into account in the estimate.

Take-Up
The take up figure includes all proposals where
development has been completed within the
particular year.

Under Construction
This is the area of land under construction at the
base date. These sites are not yet complete. The
area under construction area is not included
within the land supply or built totals.
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