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1.0 Introduction 
 
1.1 Scotia Homes Ltd welcomes the opportunity to submit representations to Moray Council on the 

Proposed Moray Local Development Plan (LDP) 2020.  This site-specific submission supports the 
allocation of Site R4: South West of Elgin High School and Site R5: Bilbohall West for residential 
development within the LDP.  It is respectfully requested, however, that the site capacity for Site R5: 
Bilbohall West is increased from 50 houses as suggested in the Proposed LDP to 90 houses. 

 
1.2 The following site-specific submissions are made in support of the above. 
 
2.1 Site R4: South West of Elgin High School (Designation Supported) 
 
2.1 Site R4: South West of Elgin High School is designated for residential development in the Moray LDP, 

adopted 2015, with an indicative capacity of 80 houses.  The continuation of this allocation into the 
new LDP is supported.  This site forms part of the effective Housing Land Supply (HLS) and Scotia 
Homes Ltd remains committed to delivering housing on this site.   

 
2.2 Figure 1: Bilbohall Masterplan (BM) was recently approved in November 2018 and is illustrated on 

page 167 of the Proposed LDP.  The Masterplan supports the housing capacity of the site as 
identified in the Proposed LDP for 107 homes.  

 
 Figure 1: Bilbohall Masterplan (BM) 

 
 
 

3.0 Site R5: Bilbohall West (Designation Supported) 
 
 Site Location and Characteristics 
 
3.1 In April 2018, Scotia Homes Ltd submitted representations to Moray Council on the Main Issues 

Report.  These submissions are attached in Appendix 1.  
 
3.2 Scotia Homes Ltd supports the designation of Site R5: Bilbohall West in the new LDP.  The site lies 

immediately to the west of Site R4: South West of Elgin High School, which is also in the control of 
Scotia Homes Ltd.  Figure 2: Site Location illustrates the relationship of the site with site R4 to the 
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east and the opportunity for connectivity between the two sites. Site R5 is effective and capable of 
delivering new homes in association with site R4, as part of a masterplanning process.    

 
3.3 In addition, Scotia Homes Ltd also controls site R12 (Knockmasting Wood) to the north of Site R5.  

Noting the close proximity of all three sites, Scotia Homes Ltd is therefore ideally placed to deliver 
effective new housing on all three sites, through a masterplanning process, in accordance with the 
design principles established by the Bilbohall Masterplan.   

 
 Figure 2: Site Location 

  
 
3.4 As stated in previous submissions on the Moray LDP Main Issues Report (MIR), attached in Appendix 

1, Site R5 is well located in relation to the existing settlement and would represent a consolidation of 
the settlement limits to the southwest.  The site is well defined both visually and physically contained 
by existing topographic features, including trees, roads and field boundaries.  It is proposed that 
existing landscape features would be retained. 

 
3.5 In terms of landscape and visual impact, Mayne Wood already establishes a sense of enclosure and 

landscape setting, to the south and southwest, for both sites R4 and R5. Site R5 also provides the 
opportunity through the masterplanning process to establish a long-term landscape framework along 
the western boundary, which would form a continuous landscape feature with Maynes Wood, thereby 
improving the landscape setting on the edge of the settlement and providing for an enhanced 
biodiversity woodland corridor.   
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Figure 3: View from Footpath to the Northwest 

 
 
  
3.6 It is considered that the Bilbohall Masterplan Landscape and Visual Appraisal supports the inclusion of 

this site, having regard to landscape capacity and minimal visual impact. The submissions, attached in 
Appendix 1, on the Moray LDP MIR provide further detail in support of the inclusion of this site in the 
new LDP, having regard to this issue. 

 
 Figure 4: View from Road to West of Bid Site towards the Southeast 

 
 
 
3.7 It is considered that Site R5: Bilbohall West will achieve identified established planning goals for this 

part of Elgin, including local and wider road improvements, if required and improving connectivity. 
 
 Site R5: Bilbohall West - Optimised Environments Ltd (2018) Masterplan  
 
3.8 Scotia Homes Ltd is committed to progressing the future development of this site through a 

masterplanning process as an integral part of the Bilbohall Masterplan area.  In support of this 
approach, Scotia Homes Ltd has engaged the same lead masterplan/urban design consultants, i.e. 
Optimised Environments Ltd, to produce a Masterplan for Site R5, which was submitted with their 
representations on the Moray LDP MIR, attached in Appendix 1.   The Masterplan also tested site 
capacities for Site R5 and this is referred to in paragraph 4.0. 

 
3.9 The Masterplan for Site R5 had regard to the draft BM context, to illustrate the benefits of an 

integrated approach.  The document sets out: 
 

o Masterplan testing to show approach to development, provide indicative capacities and 
demonstrate integration with Bilbohall masterplan; 

o Rendered illustrative masterplan which shows the potential layout in the context of the adjacent 
Bilbohall masterplan; 
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o Accompanying narrative text to describe key issues and approach. 
 
3.10 The Masterplan Input provides an analysis of the site’s context identifying that the site benefits from a 

southwesterly aspect and has good visual containment to the northeast, east and south through 
existing landform and mature trees. Much of the site sits between 28 and 29m AOD and in this area 
the slope is less than 5%.  A ridgeline is evident outwith the site to the north of Mayne Wood which 
acts to contain the site and has been identified as requiring structural landscaping in order to form a 
continuous landscape feature with Mayne Wood. Masterplan Input states that this would provide a 
strong and well contained long-term landscape setting to Elgin and ensure that housing on both sides 
of the ridge does not breach the horizon. 

 
3.11 The Masterplan Input also tests two capacity options for the future development of the site and this is 

referred to in more detail below.   
 
4.0 Site R5: Bilbohall West (Site Capacity & Density) 
 
4.1 Scotia Homes Ltd respectfully requests that the new Moray LDP identifies the site has a capacity for 

91 houses rather than the 50 houses currently suggested in the Proposed LDP.  It is considered that 
the current suggested density is too low and should be increased having regard to consistency across 
the BM area on site capacities and also having regard to masterplanning and placemaking principles 
and objectives. 

 
 Bilbohall Masterplan Area: Capacity & Density 
 
4.2 Figure 5: Land Ownership, which is included in the BM, illustrates the various landowners party to the 

BM, together with the sites designated in the Moray LDP, adopted 2015.  Figure 5 identifies that 
Scotia Homes Ltd also has control over site R4: South West of Elgin High School, R5: Bilbohall West 
and R12: Knockmasting Wood.  

 
 Figure 5: Land Ownership 
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4.3 Table 1: Bilbohall Masterplan Housing Capacity and Density provides a summary of the number of 
houses allocated on the designated sites in the Moray LDP and the density of development having 
regard to the area of the site. 

 
Table 1: Bilbohall Masterplan Housing Capacity and Density 

  
Site Ownership/ 

Control 
Moray 
LDP Ref 

Moray LDP 
Housing 
Capacity 

Area 
(acres) 

Net 
Developable 
Area (acres) 

Housing 
Density* 

Edgar Road Moray 
Council 
(CF2) 

R2 75 13.32 6.28 11.9 

Bilbohall 
South 

Formerly 
Moray 
Council, 
now 
Grampian 
HA (R3) 

R3 105 24.51 6.55 16 

South West of 
Elgin High 
School 

Scotia 
Homes Ltd 
(R4) 

R4 107 34.82 9.69 11 

Bilbohall West Scotia 
Homes Ltd  

R5 50 11.05 5.88 8.5 

Knockmasting 
Wood 

Scotia 
Homes Ltd 
(R12) 

R6 85 13.17 6.28 13.5 

 
* No of houses per Net Developable Area 

 
4.4 Table 1 illustrates that the capacity and housing density of Site R5: Bilbohall West, as identified in the 

Moray LDP, falls significantly lower than the other sites allocated in the BM area.  In particularly, the 
estimated capacity of this site is almost 50% less than the site at Bilbohall South. 

 
4.5 Scotia Homes Ltd respectfully requests that the capacity of the site is increased to 91 units.  This 

would result in a density of 12.4 houses per net developable area and as such would be consistent 
with the density of the adjacent sites within the BM area.    In addition, Scotia Homes Ltd does not 
consider that there is a masterplanning justification for the suppressed density suggested in the Moray 
LDP, having regard to the masterplanning that Scotia Homes Ltd has already carried out on Site R5, 
referred to below. 

 
Bilbohall West Masterplan: Site Capacity and Density 

 
4.6 As referred to in paragraph 3.7 Optimised Environments Ltd were engaged to prepare a Masterplan 

for Site R5, having regard to the BM. The Masterplan tested two capacity options for the future 
development of the site.  Option 1 (Isolated Approach) identified a potential site capacity for 70 
houses, however this option failed in terms of connectivity and integration with the wider BM area.  
Option 2 (Integrated Approach), illustrated in Figure 6: Illustrative Masterplan Option 2 (Integrated 
Approach) identified a potential site capacity for 91 houses and shows the potential for a fully 
integrated approach to be adopted across both the Bilbohall masterplan area and the Rounds Wood 
site. The masterplan assessment identifies that this would allow for a rationalised and more effective 
implementation of the required structural landscape along the ridgeline to the northwest of Mayne 
Wood, which more closely follows the actual ridgeline. This would allow for a more efficient use of land 
to the southwest of the ridgeline while still ensuring the visual containment of this area of the site. 
Connections into Bilbohall would be strengthened by allowing for housing to front onto access routes. 
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Figure 6: Illustrative Masterplan Option 2 (Integrated Approach) 

 
 
 
4.7 Figure 6: Illustrative Masterplan Option 2 (Integrated Approach) illustrates the above integrated 

approach to the future development of Site R5 and is Scotia Homes Ltd preferred approach to the 
advancing masterplanning of the site.   The Masterplanning approach supports a site capacity of 91 
houses on the site and it is respectfully requested that the Moray LDP capacity is amended 
accordingly, not least to reflect and be consistent with the range of densities already approved 
through the BM on the sites adjacent. 

 
 
5.0 Deliverability 
 
5.1 Scotia Homes Ltd supports the allocation of sites R4, R5 and R12 within the Moray LDP.  It is 

considered that the designations offer the opportunity to provide for new homes in an area, which is 
well connected to existing services and where infrastructure requirements can be considered as part 
of the masterplanning process undertaken. The sites are capable of delivering effective new housing 
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within the new LDP plan period in a location, which is supported by other land use planning 
objectives. 

 
5.2 Site R5: Bilbohall West is capable of delivering effective housing land for approximately 91 houses. A 

density of 91 houses would reflect and be consistent with the range of densities already approved 
through the BM on the sites adjacent and is supported by the masterplanning process already 
undertaken by Scotia Homes.  It is respectfully requested that the density of site R5 is increased from 
50 to 91 houses having regard to these submissions. 
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1.0 Introduction 
 
1.1 Scotia Homes Ltd welcomes the opportunity to submit representations to Moray Council on the 

Moray Local Development Plan (LDP) Main Issues Report (MIR) 2020.  This site-specific submission 
supports the MIR’s preferred site for inclusion in the LDP at land to the south west of R4 Mayne Farm, 
Biblohall (MIR Ref: EL1/EL38) for residential development.   

 
1.2 Scotia Homes Ltd previously made submissions to Moray Council in August 2017 on the call for sites 

consultation.  This site-specific representation builds on this previous response and also has regard to 
the on-going consultation on the Draft Biblohall Masterplan (DBM).   The MIR’s preference for the 
westerly extension of Site R4 is supported not only on the basis of the site’s ability to effectively deliver 
new homes, but also to facilitate the comprehensive masterplanning of this part of the town in 
association with the ongoing progression of the DMP. 

 
1.3 It is estimated that the proposed extension would accommodate approximately 91 new homes, 

including Affordable Housing, new open space and landscaping.  Figure 1: Site Location illustrates the 
relationship of the site with the adjoining Biblohall Masterplan to the north, east and southeast. 

 
 Figure 1: Site Location 

 
 
2.0 Planning Context 
 
2.1 Scotia Homes Ltd is currently involved as a landowner/stakeholder in the Moray Council lead Bilbohall 

Masterplan, which relates to sites R4 (Rounds Wood), R12 (Knockmasting Wood) CF2 (Edgar Road), 
CF5 (Elgin High School) and R3 (Biblohall South).   Scotia Homes Ltd has a secured land interest at 
site R12 (Knockmasting Wood) and is ideally placed to deliver both sites R12, allocated in the Moray 
LDP, adopted 2015 and the preferred MIR site EL1/EL38, subject to this submission, noting the close 
proximity of both sites. 
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2.2 Previous submissions were made on the Moray Local Development Plan (LDP), adopted 2015 on the 
Key Design Principles illustrated for the site allocated at Site R4: Rounds Wood, expressing concern 
over the diagrammatic requirements for the site, which were not considered to be supported by a 
context analysis or masterplanning process and which unduly constrained the potential future 
development of the site.  The same concerns remain in relation to the Elgin Greenspace Masterplan 
contained on page 51 of the Moray LDP MIR, 2020 and separate submissions have been made on 
this.  Scotia Homes Ltd would support changes to this plan, to reflect the on-going masterplanning at 
Biblohall South, together with their proposals for integrating preferred MIR site EL1/EL38 into this 
overall Masterplan.  

 
3.0 Biblohall South Masterplan  
 
3.1 Scotia Homes Ltd is currently actively involved in the masterplanning process for Biblohall South of 

which their site at Knockmasting Wood forms a part.  Mindful of this on-going process, and the local 
landscape and visual characteristics of both the current DBM and Site EL1/EL38, Scotia Homes Ltd 
are of the opinion that that the current line of the westerly boundary of Site R4 is significantly 
constraining the development of a cohesive masterplanning process and the achievement of some of 
the key design principles contained in the Moray LDP. 

 
 Visual and Land Use Characteristics: EL1/EL38 
 
3.2 The westerly boundary of Site R4, as allocated in the Moray LDP runs along an arbitrary line through 

the middle of the Rounds Wood land.   The steep sloping topography is constraining the cost 
effectiveness of the development of the site and restricts the options for creating high quality 
development design.  The effect being that the allocated land is constructionally inefficient and is 
proving challenging to effectively masterplan.   

 
 Figure 2: View from Elgin High School to the Southwest 

 
 
3.3 It is considered that the above constraints will be overcome through the allocation of the MIR 

Preferred Site ref: EL1/EL38.  The inclusion of additional land to the west would not only deliver the 
future housing land as required by the Moray LDP MIR 2020, which is referred to below, but would 
also through the enhanced land area, allow further flexibility in the masterplanning process.   
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Figure 3: View from Footpath to the Northwest 

 
 
3.4 As stated in previous submissions on this site, the land is well located in relation to the existing 

settlement and would represent a consolidation of the settlement limits to the southwest.  The site is 
well defined both visually and physically contained by existing topographic features, including trees, 
roads and field boundaries.  It is proposed that existing landscape features would be retained. 

 
3.5 It is considered that the Preferred Site: EL1/EL38 can form part of a comprehensive vision for 

achieving identified established planning goals for this part of Elgin, including local and wider road 
improvements, if required and improving connectivity.  

 
 Figure 4: View from Road to West of Bid Site towards the Southeast 

 
 
3.6 In terms of landscape and visual impact, Mayne Wood already establishes a sense of enclosure and 

landscape setting, to the south and southwest, for both sites R4 and its westerly extension.  The 
westerly extension of site R4 also provides the opportunity through the masterplanning process to 
establish a long-term landscape framework along the western boundary, which would form a 
continuous landscape feature with Maynes Wood, thereby improving the landscape setting on the 
edge of the settlement and providing for an enhanced biodiversity woodland corridor.   

 
3.7 It is considered that the above appraisal is supported by both the Biblohall Masterplan Landscape and 

Visual Appraisal and the Draft Biblohall Masterplan, currently subject to consultation. 
 
 Biblohall Masterplan Landscape and Visual Appraisal 
 
3.8 This Landscape and Visual Appraisal (LVA) evaluates the effects of the proposed Bilbohall 

development, based on a strategic masterplan that comprises up to 376 new homes, associated 
access, public and private space, and parking.  The study area, therefore, has been set at a radius of 
2km from the edge of the boundary of the proposed development. 
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3.9 In terms of baseline conditions, the LVA refers to a report by Alison Grant Associates on behalf of 
Moray Council and entitled ‘Integration of New Development into the Moray Landscape: Elgin’ (May 
2005), which concludes that “The report also observes that Elgin is not readily visible from the 
surrounding landscape, with the exception being from the hills to the north, from where the town is 
seen as a contained feature within a wider landscape context. Conversely, views from within the town 
looking out, are also limited.”  The LVA states “This gives the indication that the influence of the 
proposed development would be largely contained within the local area.”  This baseline assessment of 
the landscape character would also support the Preferred MIR site EL1/EL38, providing a westerly 
extension to site R4. 

 
3.10 Figure 03: Landscape Character of the LVA identifies that the above report by Alison Grant identifies 

the Masterplan Area as “Distinctive Knolls”.  Site EL1/EL38 is the only land with this same designation 
currently falling outside theMasterplan Boundary and the site’s future inclusion within the Moray LDP 
and masterplan area would allow the comprehensive masterplanning of this remaining part of this 
defined landscape, allowing this part of the settlement edge to be addressed in landscape and visual 
terms. 

 
3.11 In terms of views and visibility the LVA concludes that on the western side of Elgin, from where the 

proposed development would potentially be visible, the only potential visual receptors in this westward 
area are road-users on the B9010, the back road between Elgin and Forres, and residents of the rural 
farmsteads and properties accessed from this road. The extent of enclosing tree cover along the initial 
approximate 600m of this road out of Elgin, and then intervening tree cover in the rural landscape 
beyond, would combine to reduce the potential visual influence of the proposed development on both 
road-users and residents.  It is considered that this visual assessment would also support the 
Preferred MIR site EL1/EL38, providing a westerly extension to site R4. 

 
Draft Biblohall Masterplan (DBM) 
 

3.12 The stated purpose of the DBM purpose of this masterplan is to set out the design principles for the 
development of Bilbohall, which consists of sites R3, R4, R12, OPP7, and CF2 allocated for residential 
use in the Moray Local Development Plan 2015 (LDP 2015), which would then require to be reflected 
in planning applications for these sites.   

 
3.13 Scotia Homes Ltd would support the inclusion of Preferred MIR site EL1/EL38, providing a westerly 

extension to site R4, being incorporated into this masterplan process as an integral part of the 
Masterplan area.  In support of this approach, Scotia Homes Ltd has engaged the same lead 
masterplan/urban design consultants, i.e. Optimised Environments Ltd, to produce a Masterplan Input 
document for Preferred MIR site EL1/EL38, having regard to the existing DBM context, to illustrate the 
benefits of an integrated approach.  This Masterplan Input document has also been submitted in 
support of these submissions and is referred to below. 

 
3.14 The DBM was subject to public consultation in November 2017 and the summary of the responses 

received confirmed that “Six people/organisations were neither opposed or supported the proposals, 
two people opposed the proposals and 51 of the responses received were strongly opposed. It would 
be fair to say that the majority of those who were strongly opposed were resident in the existing 
houses at Fairfield.”  Fairfield Avenue is located to the north of Site R4 and the responses received 
would suggest that there was less concern over the western part of the masterplan area, and 
although transportation issues were raised, it is relevant that Preferred MIR site EL1/EL38 can be 
accessed independently from the west. 

 
3.15 The following key topographic features DBM, together with the analysis of its implications for the 

development of Site R4, provide a constraint its effective development, which would be alleviated by 
the extension of the site in a westerly direction and the integration of Preferred MIR site EL1/EL38 into 
the masterplanning process: 

 
o Topography: The elevation varies across the parcels from a high point of around 46m AOD within 

R4 to 15m AOD within CF2 which is an obvious low point due to the presence of marshy land 
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and proximity to The Wards. 
o Slope: The analysis indicates that areas of Site R4 are “Somewhat constrained due to slopes of 

up to 15%; suggesting a lower density approach is required or some re-grading to 
accommodate residential uses.”  Other areas comprise over 15% slopes and it is suggested 
require specific earthworks and a re-grading strategy to accommodate residential uses in a viable 
manner.  A proportionately small area of the site is identified as “Normal site slope conditions. 
Considered generally unconstrained in terms of residential development and suitable for a range 
of densities and uses.” 

 
3.16 In addition, indicative requirements contained in both the adopted LDP, 2015 and MIR, 2018, and 

these are referred to below.   
 
 Optimised Environments Ltd (2018) Masterplan Input (Preferred MIR site EL1/EL38)  
 
3.17 As stated above, Scotia Homes Ltd has engaged the same lead masterplan/urban design 

consultants, i.e. Optimised Environments Ltd, to produce a Masterplan Input document for Preferred 
MIR site EL1/EL38, having regard to the existing DBM context, to illustrate the benefits of an 
integrated approach.  The document sets out: 

 
o Masterplan testing to show approach to development, provide indicative capacities and 

demonstrate integration with Bilbohall masterplan; 
o Rendered illustrative masterplan which shows the potential layout in the context of the adjacent 

Bilbohall masterplan; 
o Accompanying narrative text to describe key issues and approach. 

 
3.18 The Masterplan Input provides an analysis of the site’s context identifying that the site benefits from a 

southwesterly aspect and has good visual containment to the northeast, east and south through 
existing landform and mature trees. Much of the site sits between 28 and 29m AOD and in this area 
the slope is less than 5%.  A ridgeline is evident outwith the site to the north of Mayne Wood which 
acts to contain the site and has been identified as requiring structural landscaping in order to form a 
continuous landscape feature with Mayne Wood. Masterplan Input states that this would provide a 
strong and well contained long-term landscape setting to Elgin and ensure that housing on both sides 
of the ridge does not breach the horizon. 

 
3.19 The Masterplan Input also tests two capacity options for the future development of Preferred MIR site 

EL1/EL38.  Option 1 (Isolated Approach) identifies a potential site capacity for 70 houses.  Option 2 
(Integrated Approach) identifies a potential site capacity for 91 houses and shows the potential for a 
fully integrated approach to be adopted across both the Bilbohall masterplan area and the Rounds 
Wood site. The masterplan assessment identifies that this would allow for a rationalised and more 
effective implementation of the required structural landscape along the ridgeline to the north-west of 
Mayne Wood which more closely follows the actual ridgeline. This would allow for a more efficient use 
of land to the south-west of the ridgeline while still ensuring the visual containment of this area of the 
site. Connections into Bilbohall would be strengthened by allowing for housing to front onto access 
routes. 

 
3.20 Figure 5: Illustrative Masterplan Option 2 (Integrated Approach) illustrates the above integrated 

approach to the future development of Preferred MIR site EL1/EL38 and is Scotia Home’s preferred 
approach to the advancing masterplanning of the site.  Scotia Homes Ltd would support changes to 
the Elgin Greenspace Masterplan contained on page 51 of the Moray LDP MIR, 2020 and separate 
submissions have been made on this.  Scotia Homes Ltd would support changes to this plan, to 
reflect the on-going masterplanning at Biblohall South, together with their proposals for integrating 
preferred MIR site EL1/EL38 into this overall Masterplan.  
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Figure 5: Illustrative Masterplan Option 2 (Integrated Approach) 

 
 
 
4.0 Growth Strategy/Housing Land Requirement 
 
4.1 Having regard to MIR questions 2 & 3, Scotia Homes Ltd has submitted specific representations 

on the “Proposed Growth Strategy” as follows: 
 

Q 2. Do you agree with the proposed Growth Strategy? If not, what Strategy do you 
propose? 

 
Scotia Homes Ltd agrees with the preferred option to discount Elgin accommodating all growth, but  
nonetheless to still primarily focus new development in Elgin “and to a smaller, proportionate extent in 
the secondary growth centres of Forres and Buckie, and tertiary growth centres of Lossiemouth, 
Keith, Fochabers and Aberlour.  This hierachial approach is supported by SPP. 
 



 Scotia Homes Ltd 
           Moray Local Development Plan 2020 – Main Issues Report 	

      Emac Planning LLP             April 2018 

Q3. Do you agree with the proposal to undertake further research into the potent ia l  
for a new sett lement along the A96 corr idor between Elgin and Forres as a long term 
option? 
 
There is currently a lack of sufficient research to justifying a potential new settlement along the A96 
corridor between Elgin and Forres as a long term option.  Scotia Homes Ltd would support this 
research coming forward for consultation at an early stage, prior to the publication of the Proposed 
LDP, in order to comment further on this proposal.   This option has an impact on the proposed 
growth strategy and Question 2 and Scotia Homes Ltd would wish to comment further once the 
outcome of the research is available. 

 
4.2 Having regard to MIR questions 4, 5 and 6, Scotia Homes Ltd has submitted specific representations 

on “Providing a Generous & Effective Supply of Land for Housing” as follows: 
 

Q 4.  Do you agree with the proposed annual Housing unit Supply Target of 304 units? 
 
Scotia Homes Ltd agrees with the preferred option is to continue with a longer term approach to 
housing land supply, promoting masterplanning and infrastructure co-ordination and ensuring an 
effective housing land supply is maintained through the plan period. 
 
The target for completions of 304 units per annum with a shorter term housing land supply target of 
470 units between 2018 and 2023, 366 units thereafter is supported, having regard to the 
requirements of SPP, for a generous supply of housing land, which is effective and capable of delivery.  
Flexibility is required to ensure deliverability, having regard to the need to delivery new homes, in 
accordance with Scottish Government targets, in addition to overcoming infrastructure constraints, 
which can be funded, as appropriate, through effective development land. 
 
Q5. Do you agree with the proposed Housing Land Requirement and the proposed 
generosity figure of 30%? 
 
The MIR proposed generosity figure of 30% which is higher than the figure in SPP, of 10-20% is 
supported, together with the current MLDP15 added 50% generosity to both the Elgin and Speyside, 
in order to ensure that a good supply of land is available in the Local Housing Market Areas (LHMAs). 
 
The proposal that the additional housing land requirement of 1700 units is met through 1200 units 
within the Elgin LHMA is supported. 
 
Scotia Homes Ltd are supportive of the MIR proposal to require further evidence and viability of sites 
as part of the ongoing plan preparation process, together with the approach that if sufficient evidence 
of both effectiveness and viability is not forthcoming, then sites will not be included and existing 
designations may be deleted from the Plan. 
 
Scotia Homes Ltd have provided site-specific submissions supporting the deliverability of Sites R12: 
Knockmasting Wood, Elgin and MIR Preferred Site EL1/EL38: Rounds Wood to achieve the above 
housing land supply strategy. 
 
This strategy is also supported on the basis of securing the identified Affordable Housing shortfall 
through new private housing provision and associated obligations. 
 
Q6. Are there any sites identified for residential development which you do not consider to 
be effective and capable of being developed before 2030? 
 
Site-specific submissions have also been made by Scotia Homes Ltd in relation to MIR Preferred Site 
EL1/EL38: Land to the South West of R4 Mayne Farm, Biblohall supporting its inclusion in the Moray 
LDP 2020.   
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The submissions support the extension of Site R4 in order to provide a sufficiently flexible land area, to 
effectively deliver the Moray LDP, 2015 allocation of 80 houses.  It is considered that there are a 
number of issues prohibiting the effective and viable deliver of site R4 for 80 houses allocation, which 
the MIR Preferred Site EL1/EL38 would alleviate.  This is explained further in the site-specific 
submission on Site EL1/EL38.    
 
In effect, the allocation of MIR Preferred Site EL1/EL38 in the Moray LDP, 2020 would not only ensure 
the effective delivery of Site R4, as already allocated in the Moray LDP, adopted 2015, bit also secure 
new housing in a westerly direction, facilitating the MIR’s growth strategy. 

 
5.0 Deliverability 
 
5.1 The site is capable of delivering effective housing land for approximately 91 houses.  Masterplanning in 

combination with site R4 will also assist in the effective delivery of this site, alleviating identified site 
constraints, through the masterplanning process.  The allocation of MIR Preferred Site EL1/EL38 will 
not only secure the effective delivery of housing land on both sites, but also ensure that this is 
achieved having regard to identified placemaking principles.   

 
5.2 Scotia Homes Ltd are content to submit a further viability checklist of this site to Moray Council, in 

accordance with their requirements.  They note that Moray Council confirmed by email on 11th April 
2018  “The viability checklist is no longer required as we will be gathering information pertaining to 
viability ourselves as part of the whole plan viability study we are undertaking.  Should we require 
specific information about the above sites then we will contact you directly at that time.” 

 
6.0 Submission Summary 
 
6.1 This site offers the opportunity to provide for new homes in an area which is well connected to existing 

services and where infrastructure requirements can be considered as part of the masterplanning 
process currently being undertaken. The site is capable of delivering effective new housing within the 
new LDP plan period in a location which is supported by other land use planning objectives. 

 
6.2 It is respectfully requested that the subject land is identified as a preferred option for residential 

development within the Moray Local Development Plan (LDP) and subsequently included for such 
development in the settlement boundary of Elgin. 
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This document sets out masterplanning 
work carried out to support a 

Representation to reinforce the the 
preferred site status of the site at Rounds 

Wood, Mayne Farm, Elgin.

The document sets out:

• Masterplan testing to show approach 
to development, provide indicative 

capacities and demonstrate integration 
with Bilbohall masterplan

• Rendered illustrative masterplan 
which shows the potential layout in 

the context of the adjacent Bilbohall 
masterplan 

• Accompanying narrative text to 
describe key issues and approach.
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1.2 Site context
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1.3 Adjacent Bilbohall masterplan

The site is adjacent to the 

Bilbohall masterplan which has 

been subject to a comprehensive 

masterplanning process which has 

resulted in a masterplan which is 

currently being consulted upon 

as Supplementary Guidance. The 

adjacent illustration shows the 

masterplan in context with the 

required structural landscape 

planting along the north and east 

boundary of the Rounds Wood 

site and the allowance for onward 

connections which are reflected in 

the masterplan.

required structural 
landscape elements

required structural 
landscape elements

required structural 
landscape elements

allowance for 
onward connections

allowance for 
onward connections
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1.4 Site considerations

Mayne Wood 
encloses and 
visually contains 
eastern boundary

+ 37.5AOD

Knockmasting 
Wood

ridgeline

visually contained by 

landform
 to north and east

mature tree avenue 
defines and 

contains southern 
and western 

boundary

knoll

low-lying 
land within 
floodplain

low-lying 
land within 
floodplain

local valley

The site at Rounds Wood falls 

within a wider agricultural field  

and is accessed via Mayne Farm 

Road. It  sits adjacent to the 

‘Bilbohall’ area of Elgin and the 

alignment of the northern and 

eastern boundary follows the 

previously allocated settlement 

boundary rather than established 

field or physically identifiable 

boundaries.

The site benefits from a south-

westerly aspect and has good 

visual containment to the north-

east, east and south through 

existing landform and mature 

trees. Much of the site sits between 

28 and 29m AOD and in this area 

the slope is less than 5%. There 

are limited steeper areas as the 

site rises up to the north-east and 

towards Mayne Woods, woodland/

avenue tree planting. A ridgeline 

is evident outwith the site to the 

north of Mayne Wood which falls 

gently from a high point of around 

37.5m AOD to a saddle of around 

28.4m AOD and back up to around 

30.7m AOD. This ridgeline acts 

to contain the site and has been 

identified as requiring structural 

ladndscape in order to form a 

continuous landscape feature with 

Mayne Wood. This would provide 

a strong and long-term landscape 

setting to Elgin and ensure that 

housing on both sides of the ridge 

does not breach the horizon.

+ 28.4 AOD

+ 30.7 AOD

+ 29.4 AOD

+ 36.0 AOD

+ 34.5AOD

+ 26.7 AOD

+ 30.0 AOD
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1.5 Capacity test: Option 1 (Isolated approach)
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The adjacent development 

framework level layout shows how 

residential development at Rounds 

Wood might be accommodated 

and respond to both the existing 

site and the Bilbohall development 

to the north.

Due to landownership, access 

would be from a single point at 

Mayne Farm Road. Low density 

housing within Blocks A and B 

provide frontage to the west 

with medium density further to 

the east, backed by structural 

buffer planting up to the ridgeline. 

An open space corridor would 

allow connections from Bilobhall 

centrally through the development 

to Mayne Farm road and provide 

amenity space in a convenient 

location. 

A landscape buffer would be 

provided to the the existing 

mature avenue of trees along the 

access track to the south and 

housing within Block E would 

back onto the landscape block in 

this location. Housing within Block 

D would back onto the proposed 

structural planting within Bilbohall 

which protects the ridgeline to 

the north. Further amenity space 

would be provided to the south 

as a setting to Mayne Wood and 

allowing access into the existing 

landscape resource.Potential development capacity

Block Hectares Acres Proposed 

residential 

density

Residential 

density 

(Units per 

Ha)

Potential 

residential 

units

A 0.29 0.72 Low 25 7

B 0.41 1.01 Low 25 10

C 0.43 1.07 Medium 35 15

D 0.68 1.67 Medium 35 24

E 0.57 1.41 Low 25 14

Total 2.38 5.88 70
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1.6 Illustrative Masterplan Option 1 (Isolated approach)
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1.7 Capacity testing: Option 2 (Integrated approach)
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An alternative approach has been 

tested which shows the potential 

for a fully integrated approach to be 

adopted across both the Bilbohall 

masterplan area and the Rounds 

Wood site. This would allow for 

a rationalised and more effective 

implementation of the required 

structural landscape along the 

ridgeline to the north-west of 

Mayne Wood which more closely 

follows the actual ridgeline. This 

would allow for a more efficient 

use of land to the south-west of 

the ridgeline while still ensuring 

the visual containment of this 

area of the site. Connections into 

Bilbohall would be strengthened 

by allowing for housing to front 

onto access routes.

Potential development capacity

Block Hectares Acres Proposed 

residential 

density

Residential 

density 

(Units per 

Ha)

Potential 

residential 

units

A 0.29 0.72 Low 25 7

B 0.41 1.01 Low 25 10

C 0.43 1.06 Medium 35 15

D 0.30 0.75 Medium 35 11

E 0.59 1.45 Low 25 15

F 0.57 1.41 Medium 35 20

G 0.38 0.93 Medium 35 13

Total 2.97 7.34 91
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Rounds Wood, Mayne Farm : Masterplan

© Crown copyright, All rights reserved [year]. Licence number [Number].
© Google [year].

1.8 Illustrative Masterplan Option 2 (Integrated approach)
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localdevelopmentplan@moray.gov.uk 
 
 
 

 

__ 
Our ref: A23806220 
15 March 2019 

 
Dear Local Development Plan Team 
 
RE: Moray Council – Local Development Plan 2 – Proposed Plan  
 
Thank you for your correspondence of 8 January 2019, inviting comments on the above 
document. Please see the following representations from the Scottish Government: 
 
1. Housing Land Requirements/Housing Supply Targets - Generosity Allowance 
 
Part of Plan: Pg. 13. 
 
Proposed Modification - The plan should provide more detail as to why a generosity 
allowance of 30% has been added to the Housing Supply Target (HST).   
 
Reason - Paragraph 116 of Scottish Planning Policy (SPP) states that the HST should be 
increased by a margin of 10 to 20% in order to ensure that a generous supply of land for 
housing is provided. 
 
2. Housing Land Requirements/Housing Supply Targets -Tenure Split 
 
Part of Plan: Pg. 13. 
 
Proposed Modification  The plan should set of the HST, separated into affordable and 
market sector. 
 
Reason - To accord with Paragraph 120 of SPP. 
 
3. Housing Land Requirements/Housing Supply Targets  
 
Part of Plan:  Pg. 41  
 
Proposed Modification - Insert ‘Paragraph 29’ of SPP, as follows: 

mailto:localdevelopmentplan@moray.gov.uk
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Scottish Planning Policy states (para 28) that “the aim is to achieve the right development in 
the right place; it is not to allow development at any cost” and (para 29), “that policies and 
decisions should be……supporting delivery of accessible housing”. 
 
Reason - To attribute the appropriate part of SPP at the appropriate part of the text, which 
should be paragraph 29 and not paragraph 28. 
 
4. Effective Housing Land Supply 
 
Part of Plan: Pg. 13-14 
 
Proposed Modification - Clarity should be provided in the plan over whether there is an 
effective five year housing land supply. Appropriate reference to supporting documents 
should be made if required. 
 
Reason - SPP states that local development plans should provide a minimum of five years 
effective housing land supply at all times. 
 
5. Policy DP9 - Renewable Energy 
 
Part of Plan:  Pg. 69, Policy DP9. 
 
Proposed Modification - A new sub section to Policy DP9 should be inserted: 
 
(d)  Heat 
 
Where a heat network exists or is planned, proposals should include infrastructure to allow 
connection to that network. 
 
Where no heat network is present or planned: 
- Proposals should consider the feasibility for the creation of or connection to a heat 
network.   
- Proposals should safeguard piperuns within the development, to its curtilage, for future 
connection to a heat network.   
- Proposals should consider the provision of energy centres, or the reservation of land for an 
energy centre to facilitate future connection to a heat network. 
 
Proposals for new development will be compared with the Scotland Heat Map to identify if it 
could make use of an existing heat supply or provide excess heat to heat users. This will be 
the case until the Council has concluded work on identifying where heat networks, heat 
storage and energy centres exist or would be appropriate in the plan area, at which point 
reference to that work should be made.  Developments which have a high heat demand are 
encouraged to co-locate with sources of heat supply.  
 
Where heat networks are not viable, proposals should include the use of microgeneration 
technologies and heat recovery associated with individual properties, unless demonstrating 
this is unnecessary or unviable. 
 
Reason - To accord with paragraphs 158 to 160 of SPP. 
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6. Greenhouse Gas Emissions Policies 
 
Proposed Modification - The plan should incorporate an appropriate policy, to address 
Section 3F of the Town and Country Planning (Scotland ) Act 1997, the criteria for which are 
set out in annual reporting on the legislation available at: 
https://www.gov.scot/publications/climate-act-annual-reports-2016-2018/. The annual report 
also includes examples of policy approaches used by other planning authorities, which may 
be of assistance in formulating a policy here. 
 
It is possible that the appropriate place to address this requirement is in proposed policy PP3 
‘Infrastructure and Services’.  This could include a new sub-criterion, which implements the 
requirements of Section 3F.  
 
Reason - To accord with Section 3F of the Town and Country Planning (Scotland) Act 1997 
‘Greenhouse Gas Emissions Policies’. 
 
7. Opportunities for home-working, live-work units, micro-businesses and community 
hubs.  
 
Proposed Modification - The plan should encourage opportunities for home-working, live-
work units, micro-businesses and community hubs as this helps to encourage sustainable 
economic growth and create new employment in a range of areas that are both appropriate 
for, and attractive to, the needs of different industries. This policy consideration could be 
addressed as part of Policy PP1 Placemaking (on page 22), which could be amended to add 
‘and working’, as follows: 
 
‘The Placemaking Statement must demonstrate how the development promotes 
opportunities for healthy living and working.’  
 
Reason - To accord with Paragraph 95 of SPP. 
 
8. Opportunities for integrating efficient energy and waste innovations within 
business environments.  
 
Proposed Modification - The plan should support opportunities for integrating efficient 
energy and waste innovations within business environments. The policy could be referenced 
as part of Policy DP5 on page 55 in relation to creating ‘higher quality environments’. 
 
Reason - To accord with Paragraph 96 of SPP. 
 
9. Policy EP2 - Biodiversity 
 
Part of Plan: Pg. 77-Policy EP2 (Biodiversity) 
 

* Provide a definition for the term ‘biological interest’. 
 
Reason - To accord with Paragraph 194 of SPP. 
 
10. Policy EP 5 – Open Space   

Proposed Modification - The first sentence of Policy EP2 should read: ‘All Development 
proposals should must retain, protect and enhance features of biological interest* and 
provide for their appropriate management, where possible.’  
 

https://www.gov.scot/publications/climate-act-annual-reports-2016-2018/
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Part of Plan: Pgs 80-87- Policy EP5 Open Space 
 
Proposed Modification - A new sub-section should be inserted as part of Policy EP5, with 
wording as follows: 
 
‘Temporary greening can be an appropriate way to create safe and attractive places until 
development comes on stream. The Council will support the use of temporary greening of 
land awaiting development, where appropriate. Consideration will be given to whether 
greening of a site could bring about a positive impact to the local environment and overall 
amenity of the area, without prejudicing the effectiveness and viability of the site, if it is 
allocated for development in the longer term.’   
 
Reason - To accord with Paragraph 229 of SPP. 
 
11. Policy EP 8 (a) - Scheduled Monuments and National Designations 
 
Part of Plan: Pg. 93, Policy EP8 (a) Scheduled Monuments and National Designations – 
title. 
 
Proposed Modification - The policy title should read ‘Scheduled Monuments and 
Unscheduled Archaeological Sites’.  
 
Reason - The use of ‘national designations’ in the wording of the policy title may cause 
confusion. This should be amended as other archaeological resources would be locally or 
regionally important – if they were a nationally important designation they would be 
scheduled. 
 
12. Policy EP 8 - Scheduled Monuments  
 
Part of Plan: Pg 93- Policy EP8 (a) Scheduled Monuments and National Designations-first 
sentence. 
 
Proposed Modification - The first sentence should read ‘Where a proposed development 
potentially has a direct impact on a scheduled monument, Scheduled Monument Consent 
(SMC) is required, in addition to any other necessary consents. Historic Environment 
Scotland manage these consents.’   
 
Reason - To accord with Paragraph 145 of SPP. 
 
13. Policy EP 8 (a) - Scheduled Monuments and National Designations 
 
Part of Plan: Pg. 93, Policy EP8 (a) Scheduled Monuments and National Designations – 
second sentence. 
 
Proposed Modification - The first part of the second sentence of Policy EP8 (a) should 
read ‘Development proposals will be refused where they adversely affect the setting of 
Scheduled Monuments and…’. 
 
Reason - To align with paragraph 145 of Scottish Planning Policy as planning authorities 
have no remit over direct impacts on scheduled monuments - Historic Environment Scotland 
are the consenting authority for Scheduled Monument Consent. The planning authority only 
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has a remit over unscheduled archaeology and the setting of scheduled monuments and this 
is a material consideration in the assessment of planning applications.  
 
14. Electric Vehicle Charging Points 
 
Part of Plan: Page 110 Paragraph 1. 
 
Proposed Modification - The first sentence should read ‘ ……the Scottish Government 
pledge to phase out the need for new petrol and diesel cars and vans across Scotland by 
2032, the current policy aims and long term goal is a move towards the use of alternative 
fuels and electric or hybrid vehicles.’ 
 
Reason - To update the plan to reflect the current Scottish Government policy position in 
their 2017-2018 Programme for Government. 
 
 
If it would be helpful to discuss the representations above, please contact that Development 
Plans Gateway at developmentplans@gov.scot.    
  
Yours sincerely 
 
 
Debbie McLean 
Senior Planner  
 

mailto:developmentplans@gov.scot
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BY EMAIL 
Gary Templeton 
Principal Planning Officer (Development Planning & Facilitation) 
Moray Council 
Council Offices 
High Street 
Elgin, IV30 1BX 
 
Our reference: CPP153744 
 
7 March 2019 
 
Dear Mr Templeton 
 
Moray proposed Local Development Plan (LDP) 2020 
 
Thank you for consulting us on the above proposed plan.  We welcome the collaborative 
approach the Council have taken in the preparation of the plan.  Involving stakeholders from 
the early stages has resulted in a plan that we feel takes their interests into account in a way 
that is also balanced with the public’s interest.  The resulting plan should allow Moray to grow 
and thrive in future, whilst safeguarding the important natural (and cultural) features that make 
Moray an attractive place to live, work and visit. 
 
We consider the spatial strategy is a sensible approach to take given market and 
environmental constraints.  We support that throughout the plan, the role of the environment 
and a high standard of placemaking is emphasised. 
 
Advice on section 1, policies 
We consider policy PP1 (Placemaking) to be a cornerstone policy, linking well to the other 
policies.  Creating high quality places that integrate nature, multi-functionality and active travel 
into design from the outset should create attractive, well connected places for people, 
business and nature.  This should help deliver the overarching Vision set out in the plan. 
 
We have minor recommendations (see Appendix to this letter) for policies EP2 (biodiversity) 
and DP9 (renewable energy).  With the exception of the below, we have little comment to 
make on the other policies relevant to our interests, as we consider them to be appropriate. 
 
The only substantive advice we have relates to policy EP1 Natural Heritage (due to the 
implications of Brexit), and separately, on the need for more robust policy on coastal change.  
Summary advice is provided below, with detailed advice in the Appendix: 
 
- EP1, Natural Heritage.  Since we gave advice on the draft policies in October 2018, the 

implications of Brexit have led to a refinement of our thinking in relation to development 
planning policies referring to EU Directives.  We therefore recommend that policy EP1 is 
amended to refer to The Conservation (Natural Habitats &c.) Regulations 1994 (as 
amended in Scotland) rather than the Habitats Directive, and that reference to ‘Natura 
sites’ is changed to ‘European sites’. 
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The reason for the recommended amendments is because, after exiting the EU, it would 
be more appropriate to refer to domestic nature conservation legislation such as the 
Regulations, which also provide a definition of ‘European sites’. 

 
- Coastal planning.  We recognise that efforts have been made to incorporate coastal 

change into policy EP12 (Management and Enhancement of the Water Environment) and 
DP1 (Development Principles).  Unfortunately we do not consider that this meets the 
requirements of paragraphs 88 – 91 of Scottish Planning Policy (SPP, 2014) in relation to 
coastal planning, or that it addresses the issues for Moray.  An outline is provided below, 
with more details provided in the Appendix. 
 
Since we gave our advice on the draft policies in October 2018, new analysis by Dynamic 
Coast (http://www.dynamiccoast.com/) has become available.  Moray has approximately 
190km of coastline hosting a number of settlements, as well as other assets such as 
harbours, beaches, coastal trails and agricultural land.  These settlements and assets are 
important for the economy, natural and cultural heritage of the region. 
 
At present, existing built development tends to be clustered in settlements that are 
protected by either natural or artificial defences.  Around 70% of coastal buildings are 
found behind artificial defences such as sea walls, with around 25% found behind natural 
defences such as dunes and saltmarshes.  However, artificial defences require perpetual 
maintenance and spend to remain effective.  Natural defences, and the natural processes 
that create and maintain them, whilst providing protection for free, require safeguarding in 
order to remain effective.  The ongoing economic cost of artificial defences, as well as the 
value of safeguarding of natural processes and defences, needs to be recognised and 
addressed in a clear policy, to reduce the need for greater reactive spend in future. 
 
While the majority of existing buildings are found behind artificial and natural defences, 
buildings are not the only assets that are important in Moray.  For example, the beaches 
and coastal trails draw visitors to Moray and support the economy, agricultural land 
provides employment and produce, etc.  It is therefore prudent to consider the coastline 
as a whole, particularly in terms of the implications of coastal change of undefended 
areas compromising defended areas in the near future. 
 
Around 60% of the Moray coastline is made of soft material susceptible to erosion.  The 
proportion of soft coastline experiencing erosion has tripled in recent times from 10% to 
34%.  A significant length of coast has experienced substantial erosion - 13km of 
shoreline has retreated more than 30m since the 1970s.  The tripling of the rates of 
erosion in recent times combined with sea level rise means there is likely to be an 
increasing erosion and flooding issue to be managed into the future.  Coastal settlements, 
such as those along the coast between Kingston and Cullen, are already experiencing 
these issues. 
 
This indicates a need to have robust policy in place to address the current and longer 
term effects of coastal change, and to manage expectations around coastal assets 
important to the people, nature and economy of Moray.  We therefore strongly 
recommend that a coastal policy is included in the plan, or that policy EP12 is amended to 
include a separate section on coastal change.  We would be happy to work with the 
Council and provide advice on draft policy wording. 

 
Advice on section 2, Settlement Statements 
Two of the allocations are inconsistent with the Habitats Regulations Appraisal of the 
proposed plan, as they have omitted relevant text in relation to European sites protected for 
nature conservation.  However this should be straightforward to rectify.  We also understand 
that several of the Buckie allocations require amendment due to advice from SEPA: 

http://www.dynamiccoast.com/
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– Fochabers T1 Caravan Site. The “Site specific requirements” recognise the need to 
demonstrate that there will not be an adverse effect on the integrity of the River Spey 
Special Area of Conservation (SAC) through pollution, sediment or other changes to 
water quality or quantity.  In order to be consistent with the Habitats Regulations 
Appraisal, the site specific requirement should also include reference to disturbance to 
otter.  We therefore recommend that the wording is amended through the addition of the 
text in bold: “Demonstrate that there will be no adverse effect on the integrity of the River 
Spey SAC from development activity either causing disturbance to otter that may be 
using the watercourse and banks, or pollution or sediment to reach the SAC, or 
changes to water quality and quantity.”. 
 

– Garmouth, R1 South of Innes Road.  In order to be consistent with the Habitats 
Regulations Appraisal, the following developer requirement should be added: 
“Development to be connected to mains water and sewerage, or otherwise to 
demonstrate that there will be no adverse effect on the integrity of the River Spey 
or the Lower River Spey – Spey Bay Special Areas of Conservation, or the Moray & 
Nairn Coast Special Protection Area caused by changes in water quality affecting 
the habitats and prey species that SAC qualifying interests rely on.” 
 

– Buckie, OPP3 Barron Street, OPP4 Bank Street, OPP5 Former Jones Shipyard, 
OPP6 Former Grampian Country Pork, T1 Strathlene Caravan Site and T2 Coastal 
Strip Strathlene.  Although the proposed plan Site specific requirements wording reflects 
our previous advice in relation to European sites, we understand that SEPA have 
subsequently advised that development at these allocations must be connected to mains 
sewerage.  We therefore recommend that the Site specific requirements wording is 
amended to separate these two issues, for example by inclusion of two separate 
requirements as below: 

 
“a. Development must be connected to mains water and sewerage (this overrides 

the exception within Policy EP13 Foul Drainage). 
 

b. Development must demonstrate that there will be no adverse effect on the 
integrity of the proposed Moray Firth Special Protection Area (pSPA), for 
example caused by changes in water quality affecting the habitats and prey 
species that the qualifying interests of the pSPA rely on.” 

 
Advice on section 3, Rural Groupings 
We have no comments to make on section 3, Rural Groupings, as it has incorporated our 
previous advice. 
 
Advice on section 4, delivery programme 
We are content to be involved in Actions 4, 5, 6, 12, 16, 17, 34, and 35 where capacity 
allows, on a topic/issue dependent basis in line with our Planning for Development Service 
Statement (https://www.nature.scot/professional-advice/planning-and-
development/consulting-snh-planning-and-development). 
 
In addition, we would be happy to advise on Action 24, harbour development frameworks, 
because of the number of areas protected for nature conservation along the coast that will 
need consideration.  Due to our role in placemaking and green networks, we would also be 
happy to advise on Action 27, Central Elgin Masterplan. 
 
 
 
 
 

https://www.nature.scot/professional-advice/planning-and-development/consulting-snh-planning-and-development
https://www.nature.scot/professional-advice/planning-and-development/consulting-snh-planning-and-development
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Concluding remarks 
We welcome the positive engagement Moray Council have undertaken with stakeholders 
through the pilot topic papers, gatecheck meetings and the policy workshop, as well as the 
close working done over the Habitats Regulations Appraisal, all of which has informed the 
proposed plan.  This has made our assessment of the proposed plan far easier as our 
interests have either been incorporated from the outset, or, where they may not have been 
fully taken into account, we have been able to discuss the reasons why with the Council and 
so have a better understanding of why (eg competing interests in Moray).  We would 
encourage the Council take continue this collaborative approach going forward. 
 
If you have any queries about our advice please do not hesitate to contact Nina Turner, 
Planning Advisor (north) in the first instance. 
 
Yours sincerely 
 
Darren Hemsley 
Operations Manager 
Tayside & Grampian
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Section/page SNH advice 

EP1 Natural 
Heritage, page 74 

Change: 

We recommend that the policy is amended to refer to The Conservation 
(Natural Habitats &c.) Regulations 1994 (as amended in Scotland) rather 
than the Habitats Directive, and that reference to ‘Natura sites’ is changed 
to ‘European sites’ as follows (strikethrough are recommended deletions, 
bold are additions): 

 
“a) Natura 2000 European designations 
Development likely to have a significant effect on a Natura 2000 
European site and which is not directly connected with or 
necessary to the conservation management of that site must be 
subject to an appropriate assessment of the implications for its 
conservation objectives. Proposals will only be approved where the 
appropriate assessment has ascertained that there will be no 
adverse effect on the integrity of the site. 
 
In exceptional circumstances, proposals that could affect the 
integrity of a Natura 2000 European site may be approved where: 
 
i) There are no alternative solutions, and 
ii) There are imperative reasons of over-riding public interest 
including those of a social or economic nature, and 
iii) Compensatory measures are provided to ensure that the overall 
coherence of the Natura European site network is protected. 
For Natura 2000 European sites hosting a priority habitat or 
species (as defined in Article 1 of the Habitats Directive The 
Conservation (Natural Habitats &c.) Regulations 1994, as 
amended in Scotland), prior consultation with the European 
Commission* via Scottish Ministers is required (or compliance 
with the relevant process that should be established once the 
UK leaves the EU) unless the imperative reasons of overriding 
public interest relate to human health, public safety or beneficial 
consequences of primary importance to the environment.” 

 

For consistency, the Justification/Notes text for EP1 should also be 
amended to refer to ‘European sites’ rather than ‘Natura sites’. 

 

Reason: 

As the proposed Plan will be adopted post-Brexit, it would be more 
accurate to refer to domestic legislation, in this case The Conservation 
(Natural Habitats &c.) Regulations 1994 (as amended in Scotland).  The 
Regulations also provide a definition of ‘European sites’ that encompass 
Special Areas of Conservation (SACs) and Special Protection Areas 
(SPAs) that have been known as ‘Natura sites’, as well as Ramsar sites. 

EP2, biodiversity 

page 77 

Change: 

We recommend a minor word change in the fourth paragraph, to better 
reflect the intentions of EP2 (and PP1): we suggest substituting 
‘biodiversity features’ for “habitat creation”. 

 

Reason: 

Some features that could be incorporated into development from the 
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outset to benefit biodiversity may not be habitats.  For example amphibian 
friendly manholes and kerbs, nest boxes, badger gates, etc.  In addition, 
some existing features may need to be retained rather than created, such 
as mature trees and existing habitats that have biodiversity value (as well 
as contributing to placemaking). 

DP9, renewable 
energy 

page 61 

Change: 

We recommend that the typologies are updated to include consideration 
of turbines over 150 metres in height: the ‘very large, 130 – 150 metres’ 
typology would be more encompassing if defined as ‘very large, over 130 
metres’. 

Reason: 

Since the time that the Council’s Onshore Wind Energy guidance was 
published, a number of wind farm proposals for turbines over 150 meters 
in height have been submitted in Scotland.  This appears to be a growing 
trend.  It would be beneficial for the proposed plan (and the guidance) to 
be updated to reflect this and ensure that all sizes of turbine are included. 

EP12, 
management and 
enhancement of 
the water 
environment 

page 97 

Change: 

We strongly recommend that a separate coastal policy is included in the 
plan, or as a minimum, that policy EP12 (Management and Enhancement 
of the Water Environment) is amended to include a separate section on 
coastal change.  Whichever option is used, it should reflect the 
requirements of Scottish Planning Policy (SPP, 2014) paragraphs 88 – 
91, particularly the presumption against artificial sea defences (SPP 
paragraph 88).  It should also recognise and safeguard the role of natural 
habitats and processes that are providing natural defences for free along 
the Moray coast. 

 

Reason: 

We do not consider that the proposed plan meets the requirements of 
paragraphs 88 – 91 of SPP, in relation to coastal planning.  The 
December 2017 Environment Topic Paper prepared by the Council in 
support of the Main Issues Report recognised that “The recently 
published Dynamic Coast: Scotland’s National Coastal Change 
Assessment has highlighted that parts of the Moray coast are eroding 
more quickly than anticipated. This needs to be recognised in policy as it 
has potential implications for agriculture, tourism, transport, infrastructure, 
buildings, cultural and natural heritage interests.”.  We agree with this 
statement. 
 
When consulted on draft policies in October 2018, we advised that it 
would be beneficial to have a separate coastal section within the draft 
policy EP12 (Management and Enhancement of the Water Environment), 
or preferably a stand-alone coastal policy.  This would avoid cluttering 
policy EP12, which is otherwise concerned with flooding and freshwater 
issues.  Having a separate coastal policy would allow the Council to do a 
number of things: recognise and safeguard natural defences such as 
dunes and salt marshes that provide free coastal protection; set out the 
presumption against artificial sea defences (as required by SPP 
paragraph 88); manage expectations around sea level rise and flooding; 
provide a long term strategic view that recognises coastal areas as being 
important places for nature, people and the economy. 
 
We recognise that efforts have been made to incorporate coastal change 
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into policy EP12.  However, although EP12 mentions “coastal change”, 
“sea level rise” and “coastal processes”, there is no specific coastal 
section in the policy.  This is likely to make the four references to the 
coast amongst text about flooding and freshwater issues unexpected and 
confusing for readers.  We also acknowledge that policy DP1 
(Development Principles) requires that development “must avoid areas at 
risk of coastal erosion and coastal change”.  However, we do not consider 
that this single reference to coastal issues fully meets the requirements of 
SPP, even when combined with policy EP12. 
 
Since we gave our advice on the draft policies in October 2018, new 
analysis by Dynamic Coast (http://www.dynamiccoast.com/) has become 
available.  Moray has approximately 190km of coastline, hosting a 
number of harbours, beaches and other assets important for the 
economy, natural and cultural heritage.  When considering erosion and 
accretion data from Dynamic Coast, around 53% of Moray’s coastline is 
predicted to experience coastal change by 2050. 
 
Moray has a high proportion of soft erodible coastline (60%).  The 
proportion of soft coastline experiencing erosion has tripled in recent 
times from 10% to 34%.  A significant length of coast has experienced 
substantial erosion, ie 13km of shoreline has retreated more than 30m 
since the 1970s. 
 
During the preparation of the proposed plan, we advised that two 
allocations in Burghead (T1 Caravan Park and T2 Caravan Park 
extension) and one in Findhorn (T1, Findhorn Sands and Findhorn Bay 
Caravan Parks) are predicted to be at direct risk from coastal erosion. 
 
Existing built development tends to be clustered in settlements that are 
protected by either natural or artificial defences.  Around 70% of coastal 
buildings are found behind artificial defences such as sea walls, with 
around 25% found behind natural defences such as dunes and 
saltmarshes.  However, artificial defences require perpetual maintenance 
and spend to remain effective.  Natural defences, and the natural 
processes that create and maintain them, whilst providing protection for 
free, require safeguarding in order to remain effective. 
 
With a majority of the existing coastal buildings found behind existing 
natural or artificial defences, the significant increase in erosion combined 
with sea level rise means there is likely to be an increasing erosion and 
flooding issue to be managed into the future.  Increased flooding and 
erosion is already being experienced in settlements along the Moray 
coastline, particularly between Kingston and Cullen. 
 
However it is important to remember that buildings are not the only assets 
that are important in Moray.  Harbours, beaches, monuments, habitats 
and coastal trails, as well as agricultural land that bounds the coast, also 
experience the effects of erosion and flooding.  These assets all play an 
important part in the economy and heritage of Moray and also require 
consideration to manage expectations, particularly given the presumption 
against new artificial sea defences in SPP. 
 
This indicates a need to have robust policy in place to address the current 
and longer term effects of coastal change, and to manage expectations 
around coastal assets important to the people, nature and economy of 

http://www.dynamiccoast.com/
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Moray. 
 
We therefore strongly recommend that a coastal policy is included in the 
plan, or that policy EP12 is amended to include a separate section on 
coastal change.  An example coastal development policy that the Council 
could adapt for Moray can be found in the 2017 Orkney Local 
Development Plan, policy 12 sections A and B via 
http://www.orkney.gov.uk/Files/Planning/Development-and-Marine-
Planning/Local-
Plan/OLDP_2017/Orkney_Local_Development_Plan_2017_2022.pdf.  
We would be happy to work with the Council and provide advice on draft 
policy wording. 

Glossary, 
Appendix 1 

For consistency with EP1, the Glossary should be amended to refer to 
‘European sites’ rather than ‘Natura 2000’. 

 
 
 

http://www.orkney.gov.uk/Files/Planning/Development-and-Marine-Planning/Local-Plan/OLDP_2017/Orkney_Local_Development_Plan_2017_2022.pdf
http://www.orkney.gov.uk/Files/Planning/Development-and-Marine-Planning/Local-Plan/OLDP_2017/Orkney_Local_Development_Plan_2017_2022.pdf
http://www.orkney.gov.uk/Files/Planning/Development-and-Marine-Planning/Local-Plan/OLDP_2017/Orkney_Local_Development_Plan_2017_2022.pdf












 

 

 
 
 
 

Our ref: PCS/162977 - PP 
Your ref: LDP  

 
Rowena MacDougall 
The Moray Council 
Planning and Development 
Environmental Services 
High Street 
Elgin 
IV30 1BX 
 
By email only to: localdevelopmentplan@moray.gov.uk 
 

If telephoning ask for: 

Alison Wilson 

 

6 March 2019 

 
 
Dear Ms MacDougall 
 

MORAY LOCAL DEVELOPMENT PLAN 2020 - PROPOSED PLAN: VOLUMES 1 - 3 
 
Thank you for your consultation email which SEPA received on 7 January 2019 highlighting the 
publication of your Proposed Plan (hereby referred to as the Plan).  We welcome the opportunity to 
comment on the Plan as part of the ongoing and productive liaison between us. 
 
The below appendix provides our detailed advice on the proposed plan documents and 
assessments and other supporting documents, Volumes 1 - 3. We are pleased to be able to 
confirm that there are no sites within the Plan which we consider should be removed due to 
environmental constraints such as flooding. However there are a small number of sites where the 
Developer Requirements we requested at the Main Issues Report/draft Proposed Plan stage have 
not been included and so we object seeking amendments to address these. In addition we object 
to one section of the wording in Policy EP12. 

 
As discussed at the meeting on 5 March 2019 we have provided our comments on Volume 4: 
Delivery Programme and Volume 5: Supplementary Guidance by separate cover. In addition our 
comments on the Environmental Report have been provided separately via the Scottish 
Government SEA gateway. Should you wish to discuss this letter please do not hesitate to contact 
me on 01224 266656 or planning.aberdeen@sepa.org.uk.  
 
Yours sincerely 
 
Alison Wilson 
Senior Planning Officer 
Planning Service 

mailto:planning.aberdeen@sepa.org.uk


 

Appendix 1: SEPA response to the Proposed Plan 
 
To assist you our comments follow the order of the Plan. In addition to the issues summarised 
above we have also included where we have picked up for example typographical errors to assist 
you.  
 

1. Volume 1 Policies 
 
1.1 We have found the opportunities for involvement from the early stages of this Plan very 

productive. The opportunities for comment on draft versions enable us to on the whole 
support the Plan policies and we welcome the emphasis on placemaking. We are very 
happy to see that much of our previous comments on the working draft of the policies, from 
our letter of 11 October 2018 (our reference PCS/161453), have been taken on board. 
Unfortunately however there is one section of wording in Policy EP12 which we cannot 
support. Please note our further advice below.   

 
1.2 EP12 Management And Enhancement Of The Water Environment 

We welcome that the amendments we previously requested have been made to Policy 
EP12. But note since we saw a draft version of this Policy, under Section a) flooding, the 
additional wording (in italic) has been added “Land raising and elevated buildings on 
structures such as stilts are unlikely to be acceptable as they are unsustainable in the long 
term due to sea level rise and coastal change.”  

 
1.3 The Committee Report details that SNH has asked for more policy coverage of coastal 

change and rising sea levels was raised by a third party. We support the introduction of the 
reference in the Plan to sea level rise and coastal change however have concerns with the 
insertion of the reference in this sentence. Stilts can also interfere with flows, trap debris 
and create islands of development which can lead to an increase in flood risk to people and 
property contrary to the flood risk principles of Scottish Planning Policy. In addition this 
wording implies land raising and buildings on structures would be acceptable in non-coastal 
areas and if there are no sea level rises or coastal change, which is not the case.  

 
1.4 As such we object to the use of the wording highlighted above in italic in this specific 

section and request that the wording “as they are unsustainable in the long term due to sea 
level rise and coastal change” be removed from the sentence or alternatively the sentence 
is expanded to also include the other reasons why stilt solutions are a problem. 

 
1.5 We can confirm we are supportive of the wording of Policy: PP1 Placemaking; PP2 

Sustainable Economic Growth And  PP3 Infrastructure & Services; DP1 Development 
Principles; DP2 Housing; DP3 Long Term Land Reserves; DP4 Rural Housing; DP5 
Business & Industry; DP6 Mixed Use (Mu) And Opportunity Sites (OPP), DP7 Retail/ Town 
Centres, DP8 Tourism Facilities & Accommodation; DP9 Renewable Energy; DP10 
Minerals; DP11 Gypsy/ Travellers/ Travelling Showpeople, EP1 Natural Heritage 
Designations, EP2 –Biodiversity; EP3 Special Landscape Areas And Landscape Character, 
EP4 Countryside Around Towns; EP5 Open Space; EP6 Settlement Boundaries; EP7 
Forestry, Woodlands And Trees; EP13 Foul Drainage, EP14 Pollution, Contamination & 
Hazards; EP16 Geodiversity And Soil Resources; DEL 1 Delivery of Effective sites and 
Delivery Programme and Appendix 2: Electric Charging Points.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                

 
1.6 We have no specific comments on the following policies as they relate to matters outwith 

our remit: EP8 Historic Environment; EP9 Conservation Areas, EP10 Listed Buildings, 

http://www.moray.gov.uk/downloads/file123059.pdf


 

EP11 Battlefields, Gardens and Designed Landscapes; EP15 MOD Safeguarding; DEL2 
Maintaining an effective supply of land for housing and employment uses. 

 

2. Volume 2 Settlement Statements 
 
2.1 We are very pleased to see that most of our previous advice on the settlements in the draft 

Proposed Plan (refer our letter of 27 September 2018, our reference PCS/160933) have 
been incorporated, however there are a number of sites where our requirements have not 
been included and we are obliged to object as detailed below.  

 
2.2 Aberlour R2 -Speyview 

We welcome that the requirement for a Flood Risk Assessment has now been attached to 
this allocation. However in our letter of 27 March 2018 (our reference PCS/156847) we also 
advised that our “GIS shows a patch of rough grassland to the west of the site (outside) that 
might potentially have GWDTE. A Phase 1 Habitat Survey will be required.” To ensure that 
impacts on wetlands are minimised in line with the Water Framework Directive and 
consistency with other similar Developer Requirements within the Plan we object to this 
allocation unless the supporting text for this allocation highlights the requirement for a 
Phase 1 Habitat Survey. 

 
2.3 We note there is a current undetermined planning application, 18/01373/APP, within the 

boundary of this allocation. We have not been consulted on this application but from the site 
plan on the council website this application is in the northern area of R2. However the rough 
grassland is in on the western boundary below the property Delene so we would be 
satisfied the requirement for a Phase 1 Habitat Survey would not apply to this current 
planning application.  

 
2.3 Buckie LONG 1 

In our response to the draft Plan we commented “In our response of 24 July 2018 (our 
reference PCS/159377) we advised for LONG 1 (BK11)  

Site Location  Site 
Reference 

Summary of the 
change/wording 
required or 
advice 

OPTION A: 
Recommend 
removal from 
plan  

OPTION B: 
Assessment 
of flood risk 
required 

ADVISORY ONLY: 
Surface Water Hazard - this 
column is to highlight to the PA 
the fact that a surface water 
hazard has been identified at the 
site. We recommend in the 
planning response that the PA 
take the issue forward through 
discussion with their flood 
prevention and roads 
department colleagues and  
Scottish Water, where relevant    

LDP2020_MIR_BK11 
 
 
 
 
 
 
 
 
 
 

Land at 
south west, 
Buckie 
 
 
 
 
 
 
 
 

Watercourses on 
both east and west 
boundaries as well 
as within the site. 
FRA may be 
required to support 
development 
proposals. Surface 
water may also be 
an issue for part of 
the site. 

No Yes Yes 

 

http://www.moray.gov.uk/moray_standard/page_123071.html


 

We welcome the reference to the distillery but as per our previous advice are likely to 
objection to this allocation unless the allocation text is amended to highlight an FRA may be 
required.” 

 
2.4 The Committee report references our requirement for the need to carry out a FRA and the 

SEA report also references a “Flood Risk Assessment or other information will be required.” 
To ensure that people and property are protected from flood risk in line with Scottish 
Planning Policy and the Flood Risk Management Act, that the mitigation measures 
identified in the ER are implemented, and consistency with other similar Developer 
Requirements within the Plan we object to this allocation unless the requirement for a flood 
risk assessment is added to the allocation text.  

 
2.4 Buckie - OPP3, OPP4, OPP5, OPP6, T1 and T2 states “Developments to be connected to 

mains water and sewerage, or otherwise to demonstrate that there will be no adverse effect 
on the integrity of the proposed Moray Firth Special Protection Area (pSPA) or cause 
changes in water quality affecting the habitats and prey species that the qualifying interests 
of the pSPA rely on.” We consider this statement would support private drainage provided it 
is demonstrated that there will be no adverse impact on the SPA. 

 
2.5 We previously advised that as “Buckie has a population of 8,541, foul drainage from all 

proposed development should connect to the public foul sewer. The requirement for 
connection to the public sewer would apply to all development in settlements greater than 
2000 population equivalent and in public sewered areas and we would welcome a specific 
settlement statement to this effect for these main settlements.” This position complies with 
our Planning advice on waste water drainage and Policy and Supporting Guidance on 
Provision of Waste Water Drainage in Settlements WAT-PS-06-08.  

 
2.6 The provision of a sustainable drainage infrastructure is integral to improving and 

maintaining a good quality water environment. To ensure that impacts on the water 
environment are minimised in line with the Water Framework Directive and consistency with 
other similar Developer Requirements within the Plan we object to the wording of 
allocations OPP3, OPP4, OPP5, OPP6, T1 and T2 unless the allocation wording for these 
sites is amended to remove reference to sewerage, similar to example the wording for R1 
Dufftown: “Demonstrate that there will be no adverse effect on the integrity of the river Spey 
Special Area of Conservation (SAC) from development activity causing pollution or 
sediment to reach the SAC, or changes to water quality and quantity.” Or example sites T3, 
HBR1, HBR2 Lossiemouth: “Development must be connected to mains water and 
sewerage to ensure no adverse effect on the integrity of the proposed Moray Firth Special 
Protection Area (pSPA) (this requirement overrides the exception within Policy EP13 Foul 
Drainage).” 

 
2.7 Burghead - LONG 

We reiterate “In our response of 27 March 2018 (our reference PCS/156847) we advised 
for LONG “Protection of the water environment: The land use is mainly arable land and 
improved grassland. However there is some rough grassland on the NE corner (outside of 
development site) which will require a Phase 1 Habitat Survey in order to identify any 
potential groundwater dependant terrestrial ecosystems. Developer requirement: Phase 1 
Habitat Survey will be required to support any planning application and the development 
designed to avoid any sensitive habitats.” We would welcome the supporting text for this 
allocation highlighting the requirement for a Phase 1 Habitat Survey.” To ensure that 
impacts on wetlands are minimised in line with the Water Framework Directive and 
consistency with other similar Developer Requirements within the Plan we object to this 

https://www.sepa.org.uk/media/143338/lups-gu19-planning-guidance-on-waste-water-drainage.pdf
https://www.sepa.org.uk/media/59942/policy-37-policy-and-supporting-guidance-on-provision-of-waste-water.pdf
https://www.sepa.org.uk/media/59942/policy-37-policy-and-supporting-guidance-on-provision-of-waste-water.pdf


 

allocation unless the supporting text for this allocation highlights the requirement for a 
Phase 1 Habitat Survey. 

 
2.8 Keith R7 

We reiterate that the current plan allocation text states “A walkover and photographic 
survey of habitats is required to assess the presence of wetlands and to identify any 
consequent requirement to address/mitigate the impact on groundwater dependant 
terrestrial ecosystems”, however this wording has been removed from the proposed plan 
allocation. To ensure that impacts on wetlands are minimised in line with the Water 
Framework Directive and consistency with other similar Developer Requirements within the 
Plan we object to this allocation unless the above wording, or similar, is added to the 
supporting text for this allocation. 

3. Volume 3 Rural Groupings 
 
3.1 We are happy to see that most of our previous advice, when we commented on the draft 

Rural Groupings Statement in our letter of 11 October 2018 (our reference PCS/161412), 
has been incorporated. Unfortunately however there are three Rural Groupings where our 
advice has not been fully incorporated and we are obliged to object as detailed below.  

 
3.2 Maverston  

In our previous response for Maverston, referenced above “We previously advised “Further 
to the advice in our response of 17 September 2015 (PCS/141788) “We would request the 
foul drainage connects to the public sewer.” We request that wording the same to that used 
for Rathen "all development must be connected to the public sewer.” Is included in this 
grouping statement.” In line with our Planning advice on waste water drainage and Policy 
and Supporting Guidance on Provision of Waste Water Drainage in Settlements WAT-PS-
06-08, due to the consented scale of development here, 40 houses, two golf clubs and 
leisure facilities, development in this grouping should connect to the public sewer, or 
connect to a system built to an adoptable standard which is adopted by Scottish Water. To 
ensure that impacts on the water environment are minimised in line with the Water 
Framework Directive and consistency with other similar Developer Requirements within the 
Plan we object to this rural grouping unless the wording "all development must be 
connected to the public sewer” is added to the allocation text.  

 
3.3 This requirement ties in with our comments on the current undetermined planning 

application 18/01312/APP. In our response of 13 November 2018 to application 
18/01312/APP we advised “We have no objection to this planning application subject to 
planning condition. Please note the advice provided below. 

 
As we understand there is planning permission already in place for application reference 
06/01554/REM which was for 40 houses.  
Our previous comments on this application - 6/01554/REM (letter of 6 August 2008) stated 
that;  
“SEPA also notes from the above referenced letter that the proposal includes the 
installation of an adoptable foul water system which will be pumped to the existing pumping 
station at Urquhart and therefore SEPA has no objections to this aspect of the proposal.” 

 
We note on the planning application form submitted with this application that there will be 
no changes to the drainage arrangements for this site. In that regard, we have no objection 
to the proposed development subject to a planning condition to ensure the development 
connect to the public sewer or development of a system built to an adoptable standard and 

http://www.moray.gov.uk/downloads/file123060.pdf
https://www.sepa.org.uk/media/143338/lups-gu19-planning-guidance-on-waste-water-drainage.pdf
https://www.sepa.org.uk/media/59942/policy-37-policy-and-supporting-guidance-on-provision-of-waste-water.pdf
https://www.sepa.org.uk/media/59942/policy-37-policy-and-supporting-guidance-on-provision-of-waste-water.pdf
https://www.sepa.org.uk/media/59942/policy-37-policy-and-supporting-guidance-on-provision-of-waste-water.pdf


 

Scottish Water confirms adoption.” 
 
3.4 Rafford Station 

In our previous response for Rafford Station we reiterated our advice on drainage and 
welcomed the requirement for an FRA and assessment of peat. However we note the 
wording “Peat soils are present on site and proposals may need to be supported by a peat 
survey to establish peat depths” has been removed.  

 
3.5 Our GIS indicates some peat on site and the recommendation in the Committee Report 

states “Designate Rafford Station as a new rural grouping in the Proposed Plan. 
Designation text will reference requirement for a Flood Risk Assessment (FRA) and the 
need to consider peat depth. Further detail will be provided in terms of the scale of 
development and the design principles for the grouping.” To ensure that impacts on carbon 
rich soils are minimised in line with paragraph 205 of Scottish Planning Policy and 
consistency with other similar Developer Requirements within the Plan we object to this 
rural grouping unless the previous wording, or similar, is reinstated to the allocation text or 
the rural grouping is removed.  

 
3.4 Upper Dallachy  

In our previous response for Upper Dallachy we commented “For Site A 
(LDP2020_MIR_UD1) we previously advised “A FRA may be required to assess flood risk 
from the Gowktree Burn, and to assess any culverts on the watercourse which could impact 
on the development areas or exacerbate flood risk. We are likely to object unless wording 
is included to highlight this requirement.” We note Site A is still included in the grouping. To 
ensure that people and property are protected from flood risk in line with Scottish Planning 
Policy and the Flood Risk Management Act and consistency with other similar Developer 
Requirements within the Plan we object unless wording to highlight the requirement for a 
Flood Risk Assessment for Site A is included in the allocation text.  

 

4. Appendix 2 Assessments and Other Supporting Documents 
 

Strategic Environmental Assessment (SEA) 
4.1 Our comments on the SEA will be provided by separate cover. 
 

Habitat Regulation Appraisal and Schedule of Land Ownership 
4.2 We have no comments on these supporting documents. 
 

Strategic Flood Risk Assessment (SFRA) 
4.3 We previously commented on a draft version of the SFRA in our letter of 22 November 

2018 (our reference PCS/162324). Further to our advice on Section 5, on also including the 
settlements with carried forward sites where there are flood risk issues in the SFRA, we 
welcome this section now confirms that only the following settlements are not included in 
the assessment: “Alves as there is no identified flood risk and Kingston on Spey as the 
susceptibility to flooding means there are no greenfield or redevelopment sites identified” 
and are supportive of the SFRA. 

 

http://www.moray.gov.uk/downloads/file123094.pdf
http://www.moray.gov.uk/downloads/file123088.pdf
http://www.moray.gov.uk/downloads/file123089.pdf
http://www.moray.gov.uk/downloads/file123095.pdf


























































































Moray Local Development Plan 2020  (Proposed Plan 2019) 

 

Speyside Community Council welcomes the identification of sites for much needed new 

housing developments. 

However, we are concerned about the necessary infrastructure that is required to support 

these new residents. 

Whilst developer obligations, in the form of affordable rented housing, are to be 

welcomed we do have a number of other concerns. 

Public Transport:   

The national operator provides no evening bus service or any Sunday service.  The Dial M 

bus service does not run in the evenings or the weekends.  Some settlements have no bus 

at all. We cannot see how this situation can be easily remedied even by ‘Conditions’.   If it 

is not then there will be increased car usage to and from commercial centres for shopping 

or connections to trains etc.  The lack of transport in Speyside is a real issue for many 

people - both young and old. 

Schools:   

If there is no capacity within the local school to take extra children then there should be 

no cost to Moray Council if additional accommodation has to be provided.  The developer 

must meet all the costs in advance and for a predetermined time.  Another Linkwood 

School situation should not be allowed to happen. 

Health: 

Extra GPs and Dental Chairs are very welcome but how can this be achieved?  Moray has 

difficulty in attracting Doctors and Dentists and those that are currently here are working 

to their limits. There has to me more ‘bite’ to this than just a statement in the 

Development Plan. 

 

 









                                                                                                              
MORAY COUNCIL LOCAL DEVELOPMENT PLAN 2020 

REPRESENTATIONS TO THE PROPOSED PLAN – MARCH 2019 

 

INTRODUCTION 
Springfield Properties welcomes the opportunity to comment on the Proposed Moray 
Local Development Plan (MLDP) 2020. We are a significant provider of private and 
affordable housing, in 2017 – 2018 alone we built 94 private and 61 affordable 
homes. Along with this, we are a major employer within Moray and across Scotland.  

 

PRIMARY POLICY PP1 – PLACEMAKING 

• Springfield Properties PLC are fully committed to the highest standards of 
design, sustainability and placemaking. These aspirational standards must be 
balanced by a recognition that the delivery of all new homes should be the 
over-riding priority. The need to close the gap between demand versus supply 
of new homes will go some way to addressing the growing affordability gap 
that is further increasing pressure on affordable housing. 
 

• PP1 Placemaking policy, as drafted, contains too much-detail and extensive 
demands that the council could slavishly apply to the detriment of innovative 
design. At a time when there are moves to remove Supplementary Guidance 
and much technical and procedural policy content from LDP’s, there is clearly 
a need for greater ‘streamlined’ flexibility not more prescription – in its current 
form the policy is overly extensive and onerous in its requirements. This will 
inevitably stifle creative placemaking, reduce flexibility in site design and place 
further burden on developers and impact on delivery. 
 

• Scottish Government’s Designing Places and Designing Streets articulate 
national design policy. Respectively, these set out many of the core principles 
of good urban design, including achieving ‘sense of place,’ informed street 
design and parking, notably each allows for sensitive car parking on street 
frontages. We would ask that the council condense and simplify this policy, to 
reflect other local authority placemaking polices, utilise national guidance as a 
key reference point, quote the six qualities of successful places, and remove 
much of the remaining content. 
 



• We would question why there are such extensive sections on open 
space/landscaping/housing mix and biodiversity contained within this policy, 
when there is are standalone policies for each. This causes unnecessary 
overlap. 
 

• Policy PP1 requires a need for distinctive character areas for developments 
over 20 homes, to avoid what the council labels ‘anywhere’ design.  This is a 
disproportionate response to an ongoing dialogue of how to differentiate 
modern homes from one another.  This seems a nonsensical solution when 
often, varied house types, sizes and materials are ample enough, without the 
need to artificially enforce this. Springfield would suggest this figure is better 
set at 40 dwellings.  
 

• The introduction of further stringent design requirements – a hierarchy of 
openspace requirements, semi-mature tree-lined street frontages along with 
tighter demands for 75% car parking to be to the rear of building lines/25% 
frontage adds yet another tier of design regulation.  This is unduly prescriptive 
and constraining. We would query the practicability of this proportion, when 
most homes require an average of three spaces, it makes sense to allow as a 
minimum 30% or at least one space to the front. 
 

• We would also call into question suggestions that ‘left-over’ or peripheral 
areas of openspace are not counted in overall totals as unreasonable and 
lacking in qualitative and quantitative analysis. 
 

• The list of supporting information stipulated to accompany a Placemaking 
Statement to include in particular a slope analysis, site sections, Street 
Engineering Review and a Biodiversity Plan is yet again an unreasonable and 
disproportionate level of detail to impose upon an applicant for the purposes 
of determining any application of 10 homes. We would suggest that this level 
of detail, which could be subject to significant changes during the course of an 
application, is needed only on a case-by-case basis and should at the very 
least only be associated with major applications. 
 

• We welcome that the need to consult AD&S has been removed for when 
preparing a Masterplan. However we would query what a ‘peer review is 
intended to be and  whether this would add proportionate value to an already 
lengthy and iterative process where Moray Council and others perhaps do not 
always have sufficient time and resources to review. 

 

 

 

 



PRIMARY POLICY PP3 – INFRASTRUCTURE AND SERVICES 

• Springfield support the importance of taking an ‘infrastructure first’ approach 
to development and highlight our concerns regarding the lack of infrastructure 
capacities in Moray. Development should be directed in the first instance 
towards areas with existing or planned infrastructure required for adequately 
facilitating that development. Investment in infrastructure and capacities is a 
matter for providers such as Scottish Water, NHS Grampian and others. 
 

• The requirement to submit a Utilities Plan to account for existing and 
proposed services and utilities is an overly onerous and unnecessary 
requirement. Often discussions with providers are ongoing at the time of a 
planning application so are subject to change. We would query whether this is 
a worthwhile and useful exercise and what it aims to achieve? 
 

• Springfield wish to reiterate our disagreement with the principle of charging for 
the provision of healthcare facilities.  The drafted PP3 Infrastructure & 
Services policy is currently long and unwieldy, it is suggested that the wording 
is revisited and rationalised where possible and subject to further review. 
 

• We would suggest that Developer Obligations may be better placed under a 
separate, stand-alone policy. We note that the existing SG is to be carried 
forwards and would again stress that under the proposed Planning System 
reforms that the future role of SG is called into question. The upfront and full 
consultation of any such documents is essential. The impact of new 
development on existing school rolls and other supporting services is the 
subject of much ongoing debate to ascertain capacities and the need for 
additional provision, in particular the renewal of Moray’s school estate and 
Health Centre capacities – Springfield are seeking a review on how these 
requirements are arrived at.  We should stress that Developer Obligations are 
intended to offset the impact of new development upon the community and 
should be ‘fair and reasonably related in scale and kind to the proposed 
development.’  This policy should not be used as a vehicle to drive 
developer obligations aimed at addressing existing issues and shortfalls 
in infrastructure unrelated to proposed development.  Finally, we are 
keen to stress that levels of developer obligations cannot be overly 
disproportionate and burdensome rendering a site unviable and undeliverable, 
subsequently stalling the delivery of new homes across all tenures. 
 
 
 
 
 
 
 
 



 DEVELOPMENT PRINCIPLES DP1 

• Springfield Properties query whether the significant overlap between this 
proposed policy, as worded, and PP1 is to such a level that it is required? As 
such, we wonder whether they should be merged, consolidated and remove 
any duplication. 

 

HOUSING DP2 

• We welcome some of the changes made to the Housing Mix and Tenure 
Integration section of this policy. However, we would continue to seek 
clarification of what this part of the policy means in practice - ‘pepper potting’ 
as the council are seeking at ultimately.  This raises questions on 
marketability, management and factoring such dispersed pockets of housing 
to the council or nominated RSL and in turn how they manage them, not to 
also mention other practical issues such as construction of houses adjacent to 
one another with differing standards in room and garden sizes and complying 
with Housing for Varying Needs level access across a wide site. 
 

• The requirement for 25% of the total units on a site to be provided as 
affordable housing for developments of 4 or more units is recognised.  
However, the requirement for developments of less than 4 market houses to 
contribute a commuted payment (£4000 per plot) is a further extra cost to 
developers. Together with other developer obligations, this puts pressure on 
viability of smaller sites which are often crucial to smaller communities. It 
should be noted Aberdeenshire Council recently removed such a similar 
requirement due to administrative and proportionality concerns. 
 

• Springfield are focussed on delivering high-quality homes that allow choice to 
our customers over where to live and style of their home, depending upon a 
high level of market conditions. Such a policy proves counter-intuitive to that, 
and in practice would not deliver new houses due to overly fragmented sites. 
 

• Springfield would wish to object to the accessible housing policy, particularly 
the requirement for these to be located within single storey dwellings. This is 
overly prescriptive, and highly subjective, placing an unreasonable and 
artificial brake on market conditions, which has no demonstrable evidence 
basis or justification beyond seeming conjectural claims that there is 
aspirational demand for bungalow-type properties within a given market area. 
 

• Accessibility is about ergonomics, ease of movement and choice. Not 
everyone in a wheelchair wants or can afford a bungalow. Flatted 
developments with lifts and accessible apartments on every level can tick the 
accessibility box just as readily as a bungalow. Springfield have previously 
worked with the Moray Council on numerous developments, and sought to 
develop suitable adaptions to our existing range of houses and apartments 



within the terms of the policy, for that policy to then be altered to drive further 
subjective change for more bungalows. Bungalows are more ‘land hungry’ 
and low density than other house types, leading to sprawl and inefficient 
layouts. Without further analysis to justify the proposition of a greater 
proportion of single storey dwellings, the current policy requirement should be 
questioned in its entirety without even further, more demanding requirements. 
 

• We would wish to query the wording on page 40 in which reads ‘there may be 
proposals for 100% provision of affordable housing and these will be 
acceptable as part of a wider mixed community’ – it is unclear, but 
presumably is inferring to new mixed communities. However, at a time when 
the need for affordable housing has never been greater (Moray Council 
waiting lists total 3,585 households as of June 2017), this position is very 
disappointing. We would suggest that proposals for 100% affordable 
proposals be given significant support to deliver much-needed affordable 
housing, both within and immediately adjacent to existing settlements. 
 

EP2 BIODIVERSITY 

• Policy EP2 Biodiversity is not required. The role of the planning system in 
general at safeguarding sites of local, national and international importance 
and seeking to protect (and enhance) habitats and species via wildlife 
legislation is well-established. We recognise the importance of greenspaces, 
trees and biodiversity in our developments as essential to creating attractive, 
good quality open spaces that have multiple benefits. 
 

• We would not support moves to require further habitat creation and 
biodiversity enhancements via planning policy at a time when many land use 
activities, predominately agriculture, forestry and other land-management 
practices appear to be chiefly responsible for loss of biodiversity and habitats 
and have the biggest impacts upon the environment. We consider that the 
submission of a Biodiversity Plan is unnecessary – we already include 
compensatory bat boxes, riparian zones, hedges, wildflower meadows and 
significant tree planting within all of our proposals.  
 

EP3 SPECIAL LANDSCAPE AREAS AND LANDSCAPE CHARACTER 

See separate cover. 

 
 
 
 
 
 
 



POLICY EP5 OPEN SPACE  

• The Open Space policy, as drafted, is overly detailed in its requirements. 
Again, there is considerable overlap in this lengthy policy, with further health 
and well-being subheadings and biodiversity sections. This policy will 
inevitably stifle creative placemaking, reduce flexibility in site design and place 
further constraints on developers. We note that separate SG is to be carried 
forwards and would again stress that under the proposed Planning System 
Reforms that the future role of SG is called into question. The upfront and full 
consultation of any such documents is essential. For instance, it is not known 
how the Quality Standards scoring is undertaken.   
 

• We would wish to object to the proposed wording of this policy, which states 
that a change of use from ENV for essential community infrastructure is 
permitted in exceptional circumstance, except for housing. Surely the 
promotion of 100% affordable in instances such as Stonecross 
(16/01074/APP), where the Reporter found that affordable housing in an ENV 
area as a ‘public use which outweighs its present value as a public space. 
‘We would strongly contend that these areas can deliver multiple benefits for 
local residents which deliver both much-needed affordable housing whilst 
enhancing areas of either surplus and/or below standard ENV areas. 

 

POLICY EP6 SETTLEMENT BOUNDARIES  

• We would suggest that proposals for 100% affordable proposals outwith but 
immediately adjacent to settlement boundaries should be given significant 
support to deliver much-needed affordable housing, so great is the need in 
the area (Moray Council waiting lists total 3,585 households as of June 2017).  

 

DEL1 DELIVERY OF EFFECTIVE SITES AND DELIVERY PROGRAMME 

• Springfield recognise that this policy is an effort to ensure allocated sites 
going forwards are effective and deliverable, and in doing so contribute to the 
housing land supply. However, we would query whether planning policy is the 
correct approach for obtaining such evidence of delivery. Perhaps this would 
be better moved to the front of the LDP and added into the section headed 
Housing Land Requirement / Housing Supply Targets. 
 

DEL2 MAINTAINING AN EFFECTIVE SUPPLY OF LAND FOR HOUSING AND 

EMPLOYMENT USES 

• We would query how desirable, practicable and workable the pursuit of 
delivering effective land via the Council compulsory purchasing sites is, 
especially in the light of well-documented resources issues. In practice, is this 
necessary as both a working approach and as a planning policy?  There are 



significant challenges in delivering sites - timing, marketability and costs 
associated. 
 

PARKING STANDARDS  

• We note that the Proposed Parking Standards aim to do away with reduced 
requirements for affordable homes and bring them into line with standards for 
private house equivalents.  Existing provision for Affordable Housing is: 1 
space up 2 beds and thereafter 2 spaces per for 3 or more beds.  
 

• We would request that the local variance to the National Roads Development 
Guide (NRDG) is continued to ensure a more flexible approach to the 
concerted delivery of much-needed affordable homes. Car ownership varies 
due to household types and typically much of the affordable housing delivered 
is close by to local facilities and public transport routes so reliance on the 
private car is reduced.  

 

ABERLOUR R2 SPEYVIEW 

• Springfield wish to object to the proposed R2 Speyview designation, 
specifically the proposed reduction in the overall allocation from 100 homes to 
60, along with the integration of the area to the north into the site. This seems 
at odds, with the aims to encourage housebuilding in the village and wider 
Speyside area, where no noticeable housebuilding has taken place for a 
considerable period. 
 

• We currently have a live planning application for forty-four affordable and 
private homes (18/01373/APP) on 1.9ha part of the site being currently 
considered by the Council. The proposed text would prejudice the 
determination of this application, whilst we would object to the level of 
prescriptive requirements as onerous and simply unviable. 

• We would contend that a Masterplan is not required for this site, it is neither of 
the size or the sensitivity for such a need. Mitigation on landscape impact, as 
proposed for the initial phase and envisaged for latter phases would offset 
this. 
 

• A Development Brief was required to be prepared under the MLDP 2015, to 
reflect the design principles established with this. No drafting has commenced 
of such a Brief, therefore it would appear that the production of such a 
document is a low priority for the Council after such a considerable period has 
lapsed.  

 

 

 



BAIN AVENUE, ELGIN 

• We would wish to object to the non-inclusion of a site at Bain Avenue in Elgin. 
This was partly preferred in the MIR for affordable housing, along with 
significant landscaping improvements on an existing but poorly functioning 
area of ENV greenspace and play area. This was not taken forward by the 
Council due to objections from SEPA and SNH on surface flooding and loss of 
openspace respectively.  
 

• A DIA would accompany any planning application and would require to 
demonstrate that surface water can be satisfactorily dealt with. Whilst the 
proposal would have considerable compensatory planting and landscaping 
along with housing as a multiple beneficial scheme which delivers much 
needed affordable housing along with an enhanced area of public 
greenspace. 

 

BUCKIE R8 AND LONG 

• We would support the inclusion of the sites at Barhill Road, Buckie designated 
as R8 and associated LONG land.   
 

FORRES R2 FERRYLEA 

• We currently have a live planning application for 316 affordable and private 
homes (18/01142/APP) on the remaining parts of the site, which is currently 
being considered by the Council. The proposed text would prejudice the 
determination of this application, whilst we would object to the level of 
prescriptive requirements as onerous and simply unviable. 

 

HOPEMAN – FORSYTH STREET 

See separate cover. 

 

HOPEMAN – GOLF COURSE 

• Springfield object to the allocation of 8 dwellings to the east of Hopeman. It is 
unclear why the limited growth previously proposed ‘’due to capacity or 
character issues’’ has seemingly been waved away by bringing forwards sites 
on both the west and east edges of the villages that increase the risk of 
coalescence with neighbouring coastal communities. It seems that any 
alternatives to southward expansion of Hopeman is preferred, all of which 
would add to the linear sprawl of the village 

 

 



KEITH R4 BANFF ROAD NORTH 

• We currently have a live planning application for 121 affordable homes 
(18/01497) on the site, which is currently being considered by the Council. 
The proposed text would prejudice the determination of this application, whilst 
we would object to the level of prescriptive requirements as onerous and 
simply unviable. 
 

MOSSTODLOCH MU1 and LONG 

• The reasoning for the allocation of such large swathes of land in Mosstodloch 
in unclear given poor market demand and existing allocated sites that have 
not been delivered. 

 

FLOOD RISK AND DRAINAGE IMPACT ASSESSMENT FOR NEW 
DEVELOPMENTS SG 

• Springfield recognise that the Council is pre-empting the potential removal of 
statutory Supplementary Guidance through the planning review, however we query 
why all others have been removed with the exception of this SG. 
 

• As with other aspects in the Proposed Plan, it is suggested that it is too prescriptive 
and inflexible. A streamlined SG should be more concise and deliberate, leaving 
more flexible and detailed aspects to other areas of guidance. The technical and 
procedural processes involved appear overly detailed related to the planning 
application process. We would query the need for the overly detailed drainage 
designs and information requirements imposed by the Flood Management Team. 
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