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1.1

1.2

1.3

This Local Review Statement of Case has been prepared to support a recently refused
detailed Planning Application, proposing a new dwellinghouse on an area of ground
in the ward of Urquhari.

The planning application was registered on 8th July 2019 and was refused on
13th September 2019 under delegated powers. This Review has been prepared and
lodged within ihe statutory 3 months period from the date of the decision notice.

The application was refused for the reason below and afier due consideration, the
appellant has decided to seek a Review of the decision by the Council Review Body
and the following Siatement of Case and attached appendix constitutes the
appellant’s submission

The proposal is contrary to the provisions of the Moray Local Development Plan 2015

because:

1. It would be prominently and oblrusively sited in an open area of agricultural
ground with no natural backdrop, nor any long established boundaries that would
enabile it to be adequately integrated without defriment to the rural character of
the area. This is contrary to policies H7 {Housing in the Couniryside) and IMP1
(Developer Requirements], as well as the Supplemntary Guidance on Housing in
the Countryside; and

2. its close proximity 1o the settlement boundary of Urquhari, along with its
inappropriate siting (as outlined above} would be delrimental to the clear
distinction in place between Urquhart and its surrounding countryside, confrary to
Policy E9 (Settlement Boundaries )

Whilst mininimal weighting is given to, the proposal would be conftrary fo the
provisions of the Proposed Moray Local Development Plan 2020 (policies DP1, DP4
and EP¢}

2.1

2.2

2.3

The site is to the North of Urquhart and is currently an agriculiural ground owned
by the applicant.

The field between the proposed house plot and Station road along with the field
to the East is owned by the applicani.

The proposal is to erect a new dwellinghouse in the furthermost corner of the
field fo reflect the undulation and the character of the area.

The proposal would be a mixture of roughcast, timber cladding and natural
stone to the external walls and flat profiled roof files.
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Planning Policy H7

New Housing In the Open Countryside

TFhis policy assumes in favour of an applcation for a
e house in the open wountryside plovided all of the
following requirements ate me}

Slling

4} Hoieflects the traditional patiern of setllementin
the locality and s sensitively ntegrated with the
surreunding landfemm using natural backdrops,
particutarly where the site is ctearly visilsle Iy the
landscape. Dbirusive developiment {i.e.on a
skyline, artificially elevated ground ot in open
sellings such a3 the wentral wrea of a field) will not
be atceptable:

b} It does not detract from Lhe thatacier or setling of
existing buildings or thew sunounding a1ea when
added o an ensting grouping or credte
inappaopriate ritbben develupment:

It does not contribule to & buld-up of
davelopment where the numbet of houses has the
effect of changing the rural characier of the diea
Particutar attention will be gven W progasalsin
the open countryside where there has been a
significant growth in the number of new house
applications; and,

[

d

AL least 50% of the site boundaries ate long
established and are capable of distinguishing the
site from surounding Land (e g. dykes, hadgerows,
fences, watercourses, woodlands, tracks and
Tuatdways;,

Justification

The Han arms to allow hoarng in the open
coumrysice that zan be easily absarbed ints
o landscace. Nevr developmert should
e low Impact and reflect tha chasacte of
T Surtourdrig anea in terms of the
traditianal pattars, of settiement dhd the
sc2le and design of heusing, The
ntrocksction of suburban layouts and haute
styles and the inziemental build up of rew
hzuses have the patential 1o alter the nral
characat and detmimentally impact enthe
area’s high quality rural evironment.

Praposats that add to #n exdstng groualsg,
uch as an estabiithed re-use or
rehabrianon scherme; will be mery
satisfactorily Integrated viwie Uwy connect
snrcugh built ferm, layout and landscaze
features. Develormant thatadds toan
exizting suburkan layeut should be avelded,
il cemlopment atong a road et
{andscape fadture may be dppnoacnss
where thit does not detract from the
character or setting of existing houses.

nagvative modern design and energy
afficiency measures am encauraged to

The officer notes within the handling report that the design of the proposed house does
comply with policy H7.

The officer notes within the Handling repori that “the proposal is considered fo be
prominently and obtrusively sited within the countryside on the basis the site is located in an

open area of agricultural land with no natural backdrop..."”

Policy H7 notes “obirusive development {i.e on a skyline, artificially elevated ground orin

open setlings such as the central area of a field”
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lts is quite clear from the site and that of the undernoted photos that the items noted within

the classification of the policy is not the case with this proposal and therefore conclude that

this is not contrary to Policy H7.

In terms of the house location

The house is located in the lowest point within the overall field with a “hillock”
between the house and the main road to the west of the plot. Therefore not on the
skyline, nor on artificially elevated ground.

Plot is within the furthermost corner of the field. Therefore not in open seftings such as
the central area of the field.

The fields to the North are at a higher level.

The undulating nature of the adjacent fields provides peaks and troughs and the
proposed house location is at the lowest aspect of the surrounding area and provides

sufficient coverage to the property.

All these aspects provides a natural backdrop to the proposed dwellinghouse and would

enable the house o be sensitively sited within its surroundings.

Refer to appendix 3 which provides relevance of the cross section is enclosed to indicate

how sensitively this sits within the field in question.
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photo taken from the C18E looking East towards the site. This shows the “hillock” and an

existing farm building which will provide cover o the proposed new house which the house is
in a lower section of the field.
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photo taken from the C18E looking East to site as you exit Urquhart. There is hedgerow along
the full distance bar the area of the field gates. This shows the site in the distance and details

the undulating nature of the adjacent fields.
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photo is taken from the house location facing West towards the C18E. This shows the farm

building sitting upon the “hillock™ which both will provide the backdrop to the site.

When you travel South along the C18E towards Urquhart the levels from the fields to the

north and the hedegrow block any views of the new house.
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Policy H7 point b) notes that “it does not defract from the Character or the setting of the
existing buildings or their surounding area when added fo an existing grouping or create
inappropriate ribbon development”

Qur proposal does not affect any of these policy requiremenis as stated earlier

Policy H7 point c) notes that “it does not confribute fo a build-up of development where the
number of houses has the effect of changing the rural character of the area. Particular
attention will be given to proposals in the open countryside where there has been a
significant growth in the number of new house applications.”

Qur proposal in not within the identified “hot spots” of multiply plonning application and

therefore complies with this aspect of the policy.

3.2 Planning polices H7 point d)

At least 50% of the boundaries are well established, in fact concrete posts are utilised in this
section of the boundary fields.

The map from 1970 identifies that the field boundaries which are at least 50 years and this
therefore provides evidence the “boundaries are long established and are capable of

distinguishing the site from surrounding land"
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Exiract from 1970 ordnance survey map
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3.3 Planning polices E? noted below

———— e

Policy E9 I Settlement Boundaries

'

Settlement boundaries are drawn around each of the
towns, villages and rural communities representing
the limit to which these settlements can expand
during the Local Development Plan period.
Development proposals immediately outwith the
boundaries of these settlements will not be
acceptable, unless the proposal is a designated “LONG”
term development site which is being released for
development under the terms of Policy H2.

{tn accordance with policy H11, for proposals
involving Gypsy/Traveller sites, a distance of Tkm will
be applied as being “‘immediately cutwith”)

extract from Local Plan 2015

URQUHART

Population: 434
Households: 173

011 Cgman

Justification

Settlement boundaries are defined on the
Proposals Maps for the purpose of guiding
development to the towns and villages,

| preventing ribbon developmentand

maintaining a c'ear distinction between the
bullt up asea and the countryside,

The five main towns also have a Countryside
Around Town (CAT} designation which

{further restricts developmentin the vicinity
of the settlement boundary.

The site in question is some distance from the setflement boundary which is clear from the

plan above and has no direct connection with the settlement. This would not have a

deirimental effect on the distinction of the village to the Countryside.

02 December 2019



Policy E9 is not overly prescriptive and is open fo individual interpretations as there is no
distinction of what is or what is not acceptable as a separating distance between the
existing village.

The policy notes "proposals immedictely outwith the boundaries will not be acceptable” This

is not immediately to the village and in fact some distance away.
You could claim that physical features could provide an actual location of what the policy is
aiming to indicate and propose in terms of the actual northern edge would have been more

likely the line of the railway line which our site sits well outside this location.

R .-.q—_m..._. =
Bl e 3

Photo taken from the site looking towards Urquhart, this shows the distance separating the

proposed site from the settlemeni.

It is our position that this site is not contrary to the policy.
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When you review the various villages in & around Moray there is numerous similar examples
that have been approved in close proximity with direct comparisons with approved houses
adjacent to settlement noted below. These are only a flavour with others that could be
provided.

=2 \ ﬂgﬁmﬂ;“ 2 ‘ti:z'%,._.-“ Although the redevelopment at Muiryhall

Urguhart is the removal of farm buildings,

these exiend beyond what was the
original footprint.

The main point is that these houses are

exiremely close to the setilement

boundary and this was not an issue on the

officer handling report

~ Planning approval 19/00280 notes that this is
in close proximity to Archiestown and in fact
is much closer to the settlement boundary

than our application.
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These plots at Thomshill are in close proximity
to the setflement boundary and the

exiended Amenity site and was approved.
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3.4  Planning Policy IMP1

AN Developer Requirements

New development will require to be sensitively sited,
designed and serviced appropriate to the amenity of
the surrounding area. It should comply with the
following criteria

a) Thescale, density and character must be
appropriate to the surrounding atea.

b} The development must be integrated inta the
surrounding landscape

Road, cycling, footpath and public transport must
be provided al a level appiopriote to the
development. Core paths; long distance footpaths:
national cycle routes must not be adversely
affected.

Acceplable water and diainage provision must be
made, including the use of sustainalle urban
drainage systems {SUDS) for dealing with surface
waler.

<

-

d

-—

e} Where of an appropriate scale, developments
should demonstrate how they will incarporate
renewable energy systems, and sustainable design
and construction. Supplementary Guidance will be

produced 1o expand upon some of these criteria,

T} Make provision for additional areas of open space
within developments.

—

Details of arrangements for the long term
mainlenance of landscape areas and amenity open
spaces must be provided along with Planning
applications.

9

h) Conservation and where possible enhancement of
natural and built enviconmental resources must be
achieved, including details of any impacts arising
from the disturbance of carbon rich seil.

1 Avoid areas at risk of looding, and where
necessary cany out flood management measures.

. TR

Justtfication

The guaiity of development in tesms of
its siung, destgn and servicing 1s a
pnority consideration within the Plan. 'n
the first instance, development needs to
be suntable to the surrounding built and
natural environment. Development
sheould be adeguataly secviced in tarms
of transport, water, drainage, with
particular emphasis en providing
medesinan and cycle access, and any
necessary public transoort
facilitias/connections. The use of SUDS
and incorporation of renewable energy
technigues and sustainable design and
construction methods wll al' help
promote sustainability in Moray. Maost of
the serious flood nisks have baen
addressed by fiood alieviation schemes.
but thers are still areas that ar2

susceptible and these should be avoided,

Similarly, poliution issues in refation to
air, noise, groundwater and ground
contaminaton, must be adequately
addressad to provide proper
deveicpment standards.

As noted by fthe Planning officer the house design is acceptable therefore item no a) is in

compliance.

item b) as outlined above with the various photos shows the site sits well into the landscape

and provides no visual intrusion to the views associated.
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Item d), i) is in compliance as per submitted drainage statement and approved by Moray
Council Flood team.
ltem c), €], f), ). h} are not applicable to single house proposals

The siting and impact on surrounding property [ IMP1) require new development to be
sensitively sited, designed and serviced. In terms of scale, proportion, material and design,
the proposal is in keeping with the character of the existing houses and it will not, in visual
terms, have a significant adverse impact or the appearance and amenities of either the
existing building or the surrounding area.

This is no different to many approved Houses in the Countryside throughout Moray and

examples could be provided as comparisons.

3.5 In terms of the note relative to the MLDP 2020.
The committee report notes * it is therefore proposed that sites which are not
subject to Examination are given greater weight as a material consideration in
the Development Management process as of 1 August 2019, buf none of the
policies in the Proposed Plan are given greater weight at this time. Many of the
policies will be subject to Examination and as the Plan should be read as a
whole, to give policies greater weight at this stage would significantly increase

the risk of legal challenge."”

Therefore MLDP 2020 is not a material consideration for this proposal.

3.6 Interms Statutory Authority Consultee

Moray Flood Risk Management — No objections

Contaminated Land - Informative note

Transportation Manager — no objection subject to conditions

Development Plans — These cover the earlier commments on policy
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3.1 In concluding, based on all of the above, we believe that our proposal
represents an acceptable form of development and, as such, respectfully asks
that a positive recommendation can be provided.

3:2 To enable this aspect the applicant owns the adjacent farm fields and this
property will enable them to function their farming of livestock in close

proximity.
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