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Issue 4b Rural Groupings and Housing in the Countryside 

Development plan 
reference: 

 
Policies page 7-86: Section on 
Residential Development, page 19-31 

 H5 Development within Rural 
Groupings, page 25 

 H6 Re-use & Replacement of 
Existing Buildings in the 
Countryside, page 26-27 

 H7: New Housing in the Open 
Countryside, page 27-28 

 

Reporter: 

Body or person(s) submitting a representation raising the issue (including 
reference number): 

 
H5 Development within Rural Groupings 
Forestry Commission (0307) 
Scottish Environment Protection Agency (0569) 
Strathdee Properties (1020) 
H6 Re-use & Replacement of Existing Buildings in the Countryside 
CJ & CRH Dunbar (Pitgaveny) (0908) 
Strathdee Properties (1020) 
Fred Olsen Renewables Ltd (1047) 
H7 New Housing in the Open Countryside 
Grant and Geoghegan (0204) 
Crown Estates (0861) 
CJ & CRH Dunbar (Pitgaveny) (0908) 
Strathdee Properties (1020) 
Fred Olsen Renewables Ltd (1047) 
 
Provision of the 
development plan to 
which the issue 
relates: 

 
Provides policy context for development in the 
countryside.       

Planning authority’s summary of the representation(s): 

 
H5 Development within Rural Groupings 
Forestry Commission (0307)  
Seeks inclusion of policy H7 text “Proposals which involve the loss of woodland 
will be assessed against policy ER3 and must take account of the Council’s 
supplementary guidance on Trees and Development” in policy H5. 
 
Scottish Environment Protection Agency (0569)  
Object as policy establishes principle of development on sites that have not been 
fully researched.  All potential sites included in associated Supplementary 
Guidance need to be adequately assessed in relation to flood risk prior to 
adoption to ensure they are capable of being developed in line with requirements 
of national and local planning policy.   
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Strathdee Properties (1020)  
Support identification of rural groupings.  Responses on individual groupings and 
further opportunities within them provided.  Welcomes opportunity to comment on 
future review of rural groupings. 
 
H6 Re-use & Replacement of Existing Buildings in the Countryside 
CJ & CRH Dunbar (Pitgaveny) (0908) 
Concerned policy does not take into account different conditions and 
arrangements of buildings in the countryside. Raise concern about need for well-
defined curtilage, limiting new build to 50% before completion of conversion and, 
ability of some outlying stables, stores and cattle sheds to be converted.  Seeks 
more flexible approach to ensure healthy supply of redeveloped houses can add 
to Moray’s housing mix. 
 
Strathdee Properties (1020) 
Consider wording of point i) and ii) to be too restrictive as possibly more scope for 
additional new build units than the numbers gained through conversion or 
replacement due to sites characteristics, previous use and established 
boundaries.  Seek alteration of wording to allow each development to be dealt 
with individually.   
 
Fred Olsen Renewables Ltd (1047) 
Seeks assurance through rewording of policy that proposals are not incompatible 
with existing or consented rural land uses such as renewable energy projects on 
amenity grounds.   
 
H7 New Housing in the Open Countryside 
Grant and Geoghegan (0204) 
Concern about interpretation of policy requirements making policy less certain, 
transparent and clear which is inconsistent with national planning policy and 
guidance.  Specifically cites part a) reference to ‘traditional pattern of settlement in 
the locality’ and queries whether this is different to the existing settlement pattern 
and why this is required given compliance with other requirements will ensure 
integration with rural landscape; part b) need for clarity in that an existing 
grouping relates to sites directly alongside an existing grouping/cluster of 
buildings and not separate or dispersed sites in the countryside; and, part c) 
considers this to be unnecessary as compliance with a) and b) will ensure 
proposal does not change rural character of area and request further clarification 
on ‘particular attention’ will be given to proposals where there has been a 
‘significant growth’ given that compliance with a), b) and c) will ensure there is not 
an unacceptable buildup. 
 
Crown Estates (0861) 
Support policy as this will help contribute to ongoing supply and flexibility in 
delivery of appropriate forms of rural housing. 
 
CJ & CRH Dunbar (Pitgaveny) (0908) 
Object to criteria b) regarding ribbon development.  Future development of 
dispersed communities that have developed along a road or coastal edge will be 
blocked and this will go against the established settlement pattern.  Consider 
development should not be restricted to local development plan period given 
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potential for unavoidable delays in preparation and adoption.  Seek assessment 
of proposals on own merits.  Consider that existing native tree cover should be 
taken into account in requirement for 25% native tree planting.  Local landscape 
and conditions may mean tree planting is less appropriate environmentally and 
best solution for each site should be sought. 
 
Strathdee Properties (1020) 
Considers points b) and c) to be too restrictive and seek their removal to provide 
additional flexibility.  Seek removal of restriction on additional new housing that 
adds to a re-use or rehabilitation scheme permitted under policy H6 as there may 
be circumstances where this is appropriate.    
 
Fred Olsen Renewables Ltd (1047) 
Seek assurance through rewording of policy that proposals are not incompatible 
with existing or consented rural land uses such as renewable energy projects on 
amenity grounds.   
 

Modifications sought by those submitting representations: 

 
H5 Development within Rural Groupings 

Forestry Commission (0307) 
Suggests addition of policy H7 text within policy H5 “Proposals which involve the 
loss of woodland will be assessed against policy ER3 and must take account of 
the Council’s Supplementary Guidance on Trees and Development”. 
 
Scottish Environment Protection Agency (0569) 
Remove part of the first sentence of third paragraph “but their development has 
not been fully researched and proposals will still require to demonstrate they can 
be satisfactorily serviced”. All sites put forward in the related Supplementary 
Guidance must be adequately assessed to ensure they are capable of 
development. 
 
Strathdee Properties (1020) 
Support noted. 
 
H6 Re-use & Replacement of Existing Buildings in the Countryside 

CJ & CRH Dunbar (Pitgaveny) (0908) 
Amend point i) to read “no more than 50% of new build units can be built before 
the conversion is complete, unless evidence is submitted in the form of a 
development appraisal to show that further development is required for enabling 
purposes”.  Amend point iii) to read “be contained within the curtilage of the 
existing building site (where the curtilage of the building can be established) and 
must not extend into previously undeveloped land.  Add new point iv) to policy to 
read “be contained within established natural or manmade boundary features or 
include a form of defensible boundary features that accords with supplementary 
guidance where no curtilage can be established.  At paragraph “exceptions to 
design requirements ...”  add text “where further enabling development of more 
than 50% has been permitted under criterion ii) the planning authority will use 
planning conditions to ensure that appropriate trigger points are defined to 
guarantee completion of the conversion”.  At paragraph “the replacement of 
temporary structures...” add “the re-use, renovation and partial replacement of 
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such buildings will however be considered eligible if these structures are 
considered to be of traditional, long-life construction and if their redevelopment 
will result in a form of development that is well integrated with the landscape”.   
 
Strathdee Properties (1020) 
Seeks amendment to wording of policy criterion i) and ii) to allow more flexibility. 
 
Fred Olsen Renewables Ltd (1047) 
Seeks rewording of policy to ensure proposals are compatible with existing or 
consented rural land uses. 
 
H7 New Housing in the Open Countryside 
Grant and Geoghegan (0204):  
For part a) define ‘traditional pattern of settlement’ or state as existing settlement 
pattern.  Preference is to remove references to patterns of settlement.  For part b) 
clearly state it specifically refers to sites immediately adjacent/attached to an 
existing grouping/cluster of buildings and not to separate or dispersed sites in the 
countryside.  Remove part c). 
 
Crown Estates (0861)  
Support noted. 
 
CJ & CRH Dunbar (Pitgaveny) (0908)  
Amend point b) by adding the words “unless this form reflects the traditional built 
character of the surrounding area” after the word “development”.  Under the 
section entitled Design, at the end of paragraph which begins “a new dwelling that 
adds to ....” add the words “Exceptions to this will only be supported where the 
proposed new development assessed under this policy is considered to be sited 
in an area that can successfully absorb such a level of growth in a single Local 
Development Plan period with no adverse impact on the landscape character of 
its immediate surroundings”.  Replace point vi) text with “proposals should be 
accompanied by a plan showing 25% of the plot area to be planted with or 
already have native tree species, at least 1.5 metres in height or a justification 
why such a level of native tree cover is not considered appropriate in this 
instance”. 
 
Strathdee Properties (1020) 
Remove points b) and c) to provide additional flexibility.  Remove restriction on 
additional new housing that adds to re-use or rehabilitation scheme permitted 
under policy H6.   
 
Fred Olsen Renewables Ltd (1047) Seeks rewording of policy to ensure proposals 
are compatible with existing or consented rural land uses. 
 

Summary of responses (including reasons) by planning authority: 

 
H5 Rural Groupings 
Trees and Development 

Policy H5 affords a significant degree of protection to trees and woodland in rural 
groupings.  Trees and woodland are identified as ‘amenity land’ in rural groupings 
and proposals that adversely affect the value of these areas will not be supported. 
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In contrast to proposals for new housing in the open countryside, sites with 
development potential are specifically identified and any associated issues 
addressed in Supplementary Guidance Rural Groupings (CD03). This Guidance 
can focus attention on trees and woodlands at a site-specific level, where 
required.   As part of the forthcoming review on Rural Groupings, the Council will 
be surveying and updating all amenity land.  The Forestry Commission will be 
consulted on this review.   
 
Given the above, it is not considered that further reference to Policy ER3 
Development in Woodlands and Supplementary Guidance Trees and 
Development (CD03) is necessary, particularly as the Local Development Plan 
and suite of Supplementary Guidance will be read as whole. 
 

No modification is proposed. 
 
H6 Re-use & Replacement of Existing Buildings in the Countryside 
Site Boundaries 

Containment within the curtilage of the existing building site is necessary to 
prevent development sprawling into undeveloped land especially where there are 
no discernable features to contain it. The inability to establish the curtilage of an 
existing building site is not accepted as reasonable justification to amend the 
policy as no evidence has been submitted to substantiate this point. The creation 
of manmade boundary features can be manipulated to accommodate a large area 
potentially contributing to a build-up of development in the locality that does not 
reflect a traditional settlement pattern and undermines the primary objective of the 
policy.   
 
No modification is proposed. 
 
Additional New Build 

The principle objectives are to re-use or rehabilitate local vernacular buildings to 
maintain the character and appearance of the countryside and allow a scale of 
new build development commensurate to the original building(s).  Unlimited new 
build can undermine these objectives regardless of site characteristics, 
boundaries or previous use.  It is clearly set out that additional new build may be 
permitted provided it can be justified for enabling purposes. 
 
To ensure local vernacular buildings are re-used or rehabilitated and that these 
schemes do not comprise of new build only, it is considered necessary to apply a 
threshold to the number of new build before conversion is complete.  Discretion 
may be applied where satisfactory evidence is submitted to justify a higher 
threshold for enabling purposes. 
 
This balanced approach to development adheres to the Scottish Government 
objectives of low carbon sustainable development in that a stable level of growth 
is promoted that supports rural communities and protects the environmental 
quality of the countryside from suburbanisation and car-based commuting.  This is 
particularly pertinent for Moray given that there is limited public transport in rural 
areas and that the high quality landscape is important to the tourism industry.   
 

No modification is proposed. 



Page 6 of 8 
 

Ancillary Buildings 

The purpose of the policy is to retain local vernacular buildings that assist in 
maintaining the character of the countryside.  Buildings that are robust and long-
established, regardless of their previous use, may form part of a re-use or 
rehabilitation scheme.  Therefore, steadings, stores and cattlesheds may be 
eligible.  The policy clearly sets out the building structures that will not be 
acceptable, i.e. wooden or corrugated-iron sheds.  The Council is amenable to the 
addition of text to clarify this point, should the Reporter be so minded. 
 

The Council would have no objection if the Reporter were to make a modification 
as outlined above whereby the revised text states “Buildings that are robust and 
long-established, such as stone built steadings, stores and cattle sheds, may form 
part of a reuse or rehabilitation scheme. The replacement of temporary structures, 
such as wooden or corrugated-iron sheds, stores or stables will not be considered 
eligible under this category.” 
 
Compatible Land Uses 

The Council’s Environmental Health Section is a consultee on planning 
applications and any issues regarding compatibility of land uses will be 
considered by them through that process.    
 
No modification is proposed. 
 
H7 New Housing in the Open Countryside 
Traditional Settlement Pattern 
The policy refers to the traditional pattern of settlement.  Traditional pattern of 
settlement means the arrangement of vernacular buildings in the locality. It does 
not include buildings of modern construction. The traditional pattern of settlement 
varies across Moray.  The Supplementary Guidance Housing in the Countryside 
(CD03) provides further clarity on the form a traditional pattern of settlement may 
take.  For example, a rural area may be characterised by small clusters of 
buildings or individual houses dispersed throughout the countryside.  It is 
important that proposals take account of the traditional pattern of settlement to 
ensure that development relates to the long-established building arrangement in 
the vicinity to maintain the character and appearance of the countryside.  Where 
they do not, the rural character of that part of the countryside will be detrimentally 
impacted on.  Further clarity on this aspect can be provided within Supplementary 
Guidance.  
 
No modification is proposed. 
 
Pressurised Rural Areas 

The policy highlights that there are areas where there has been a significant 
growth in the number of planning consents for new houses in recent years with 
the effect of changing their rural character.  Background Paper (BD/4b/01) 
illustrates this point: the Birnie area which lies in close proximity to Elgin has had 
57 consents for new houses over the adopted Moray Local Plan period 2008-
2014.  More development has been consented in the Birnie area than has been 
allocated in the settlements of Alves (10 units) and Lhanbryde (45 units) located 
near to Elgin over the same period. The location of many plots, often in close 
proximity to one another, has had the effect of adversely altering the appearance 
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and ambience of the countryside. This significant level of growth in a rural area 
over a relatively short timeframe undermines the Scottish Government objectives 
of low carbon sustainable development given the environmental quality of the 
countryside is being eroded by suburbanisation and car-based commuting.  Given 
the above, it is considered necessary to address build-up within policy H7.   
 
No modification is proposed. 
 
Existing Groupings/Ribbon Development 

A proposal located in close proximity but not necessarily immediately adjacent to 
an existing building may have an impact on the rural character or setting of that 
building.  Supplementary Guidance Housing in the Countryside (page 15) (CD03) 
exemplifies this scenario.  The incremental accumulation of buildings in close 
proximity to each other has had the effect of adversely changing the rural 
character for each house and the area as a whole.  Therefore, it is important to 
address this issue on an individual and area-wide basis.   
 

Ribbon development is not considered acceptable where it results in an 
accumulation of houses along a road or landscape feature, regardless of the 
traditional built character.  For example, the addition of a house to a row of 
distillery cottages would detract from their historic and aesthetic character and 
landscape setting.  However, infill development may be acceptable where this 
reflects the character of the existing buildings and is unobtrusive.   
 

No modification is proposed. 
 
Local Development Plan Timeframe 
To ensure the principle objective of Policy H6 Re-use & Rehabilitation of Existing 
Buildings in the Countryside is not undermined, it is also necessary to limit the 
number of new build associated with a re-use or rehabilitation scheme through 
Policy H7 New Housing in the Open Countryside.  Failure to do so, would 
undermine the objective and inclusion of this criteria within policy H6. 
 
Whilst site characteristics may be favourable, the intention of this policy criterion 
is to ensure that a stable level of growth takes place incrementally within rural 
groupings allowing new buildings to establish before further development takes 
place.  It is important that the area surrounding local vernacular buildings does not 
become saturated by new build units as the primary objective of policy H6 and 
rural character of the area will be lost.   
 

No modification is proposed. 
 
Tree Planting 
The inclusion of existing native trees within the 25% calculation of criterion vi) of 
H7 may mean larger plots evade necessary tree planting to integrate 
development within the landscape. Therefore, it is not considered appropriate to 
include reference to existing native trees within policy criterion vi).  As set out in 
Supplementary Guidance Housing in the Countryside (CD03) a pragmatic 
approach will be taken to tree coverage within the plot.   
 

No modification is proposed. 
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Compatible Land Uses 

The Council’s Environmental Health Section is a consultee on all planning 
applications and any issues regarding compatibility of land uses will be 
considered by them through that process.  
 
No modification is proposed. 
 

Reporter’s conclusions: 

 
 

Reporter’s recommendations: 

 
 

 


