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Issue 13d 

Elgin LONG’s 

Development 
plan 
reference: 

 
Elgin Settlement Statement, page 156: 
Section on long term direction of housing 
development. 

 LONG1 North East, page 156 

 LONG2 South, page 156 
 

Reporter: 

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

 
LONG1 North East 
Robertson Homes Ltd (0054) 
Royal Society for the Protection of Birds Scotland (0285) 
Scottish Environment Protection Agency (0569) 
Mr George Harrold (0686) 
Mr Alexander J Harrold (0687) 
Mrs Helen Harrold (0688) 
CJ & CRH Dunbar (Pitgaveny) (0908) 
LONG2 South 
Springfield Properties Ltd (00010) 
Elgin Community Council (0122) 
Elgin South Area Forum (0194) 
Scottish Environment Protection Agency (0569) 
CJ & CRH Dunbar (Pitgaveny) (0908) 
Scottish Natural Heritage (1027) 
 

Provision of the 
development plan to 
which the issue 
relates: 

 
These sites indicate the general long term direction of 
housing development in Elgin.   

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

 
LONG1 North East 
Robertson Homes Ltd (0054)  
Seek inclusion of site within Elgin settlement boundary with an indicative capacity 
of 70 houses.  Considers that site can be delivered within lifetime of Local 
Development Plan and will contribute to security of Elgin Housing Market Area 
housing land supply, increase the supply of affordable housing, provide upfront 
junction improvements to Pitgaveny Road to enable access to LONG1 and act as 
an initial phase in delivering a character zone.  Site is considered to be effective 
with no significant constraints as it is not reliant on large scale infrastructure and 
will add flexibility to the housing supply.  Suggests the effective housing land 
supply in Elgin is lower in reality as 5 sites (R1, R3, R4, R6 & R12) are 
constrained by the Western Link Road and R13 is constrained by access to Elgin 
High School and that the 50% flexibility does not solely apply to effective sites.  
Considers that there is no need for delivery to be reliant on the timescale for the 
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wider site.  The LONG1 designation text confirms that part of the site could be 
subject to early release.  Considers that requirement for affordable housing 
cannot be met through allocated sites.  Seeks re-definement of north-west corner 
of site as open space (not structural planting) and amendment of ENV6 to allow 
for junction improvements.  The supporting Development Framework Masterplan 
demonstrates how the site can be developed.   
 
Royal Society for the Protection of Birds Scotland (0285) 
Raises concerns that development could have potential impacts on integrity of 
Loch Spynie through run off and increased disturbance and, should be 
considered in selection of areas released.  Masterplan should include mitigation 
and compensation for any potential impacts.  Seek compensation for natural 
features lost to fulfil biodiversity duties under Nature Conservation (Scotland) Act 
2004.  Suggests Council should make clear to developers need for compensation 
through targeting management at other areas off site.  Sustainable Urban 
Drainage Systems should look to increase benefits for biodiversity as well as 
negating impacts of run off. 
 
Scottish Environment Protection Agency (0569) 
Object unless text amended to confirm need for Flood Risk Assessment and 
avoidance of area shown to be at risk from flooding.  Parts of site may be at risk 
of surface water flooding with potential for surface water flooding to be caused 
elsewhere.  Site is likely to have groundwater dependent terrestrial ecosystems 
on or around them.  Recommend applications supported by results of a walkover 
and photographic survey of habitats to assess presence of potential wetlands. 
 
Mr George Harrold (0686), Mr Alexander J Harrold (0687) and Mrs Helen Harrold 
(0688) 
Raise concerns about drainage system which developer will have to repair at own 
expense and flooding given canal’s capacity. 
 
CJ & CRH Dunbar (Pitgaveny) (0908) 
Consider specification of future landscape requirements inappropriate as these 
are better dealt with through the masterplan for R11/R8 and LONG1.  Object to 
‘full treatment’ in second bullet point of LONG1 text as this is open to 
interpretation.  Reference should be made to specific guidance.  Object to 
‘drainage impact assessment’ as this term has different implications (i.e. in 
relation to Scottish Water it refers to sewer network capacity modelling but for 
SEPA and other Councils it has broader scope). 
 
LONG2 South 
Springfield Properties Plc (0010) 
Queries detail in settlement statement for planting.  Considers that broad 
indication of where likely ‘strategic’ planting rather than prescriptive indication 
should be given along with statement focusing on how future landscape 
masterplanning work will shape the form and direction of planting.  Considers that 
this is fundamental to the masterplanning process.  Requests removal of second 
paragraph of text for LONG2 designation which restricts area west of A941 from 
being developed until ‘final phase’ of any agreed masterplan. Considers that 
allowances can be made within the masterplan for any perceived negative visual 
impact.  Sets out that this area may be crucial in early delivery of site, through 
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servicing or new access point onto A941 to serve wider development area.  
Considers that it is more appropriate for phasing to be covered during the 
planning application stage when greater detail is known about all development 
issues/constraints.   
 
Elgin Community Council (0122/), Elgin South Area Forum (0194) 
Supports growth in both north and south of Elgin.  Notes that landscape and 
transportation studies highlighted little difference between two areas, both would 
happen in time and, benefits to longer term strategic view. 
 
Scottish Environment Protection Agency (0569) 
Object unless designation text amended to confirm need for Flood Risk 
Assessment and avoid area at risk of flooding.  Unclear whether Burn of Linkwood 
incorporated into Flood Alleviation Scheme (FAS) modelling. Also, small 
watercourse running through north east of site.  Layout/density may have to be 
restricted.  Waterbody is at poor/moderate ecological status or risk of being 
downgraded contrary to Water Framework Directive.  Object unless developer 
requirement stipulating a “buffer strip of at least 6m between development and the 
watercourse is required” is included.  Site is likely to have groundwater terrestrial 
ecosystems on or around them.  Recommend applications supported by results of 
a walkover and photographic survey of habitats to assess the presence of 
potential wetlands. 
 
CJ & CRH Dunbar (Pitgaveny) (0908) 
Concerns about exclusion of requirement for advance landscaping as advocated 
in Strategic Environmental Assessment which now causes proposal to be contrary 
to Environmental Assessment (Scotland) Act 2005.  Considers that without 
advance planting there is likely to be significant landscape and visual impact on 
southerly approach to town.  Exclusion of requirement in contradiction to the 
Strategic Environmental Assessment undermines validity of the Local 
Development Plan.  Request that allocation is reviewed and substantially reduce if 
advance planting requirement not reinstated. 
 
Scottish Natural Heritage (1027) 
No reference in Local Development Plan text or masterplan requirements to 
habitat creation or species surveys despite being referred to as mitigation in 
Strategic Environmental Assessment Report. 
 

Modifications sought by those submitting representations: 

 
LONG1 North East 
Robertson Homes Ltd (0054) 
Include site included within larger LONG1 North East in Elgin settlement boundary 
with indicative capacity of 70 houses.  Amend settlements map to show open 
space in north west corner of site.  Amend ENV6 to allow for junction 
improvements. 
 
Royal Society for the Protection of Birds Scotland (0285) 
Amend text of settlement statement to reflect potential impacts on integrity of 
Loch Spynie SPA, and that masterplan should include mitigation and 
compensation of any potential impacts.  Amend text to reflect that Sustainable 
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Urban Drainage Systems look to increase benefits for biodiversity. 
 
Scottish Environment Protection Agency (0569) 
Amend text to include need for Flood Risk Assessment and avoidance of area 
shown to be at risk of flooding.  Include requirement for walkover and 
photographic survey of habitats to assess presence of potential wetlands.   
 
Mr George Harrold (0686), Mr Alexander J Harrold (0687), Ms Helen Harrold 
(0688) 
Infers that development will have to take account of flooding issues and the 
contributions should be sought from the developer to negate any impact the 
development has on the drainage system. 
 
CJ & CRH Dunbar (Pitgaveny) (0908) 
Amend text to include recognition that outcomes of masterplanning exercise for 
R11 should be considered in association with future design of area.  Delete 
second last sentence of second bullet point on page 156  that states “full 
treatment will be required” and replace with “levels of treatment in accordance 
with the SUDS Manual (CIRIA C697) and SEPA Regulatory Guidance WAT-RM-
08 and/or such regulatory guidance and controls that exist at the time of 
development”.  Remove “impact” and “full” from last sentence of second bullet 
point on page 156 so text reads “A drainage assessment and SUDS design will 
be required at an early stage”.   
 
LONG2 South 
Springfield Properties Plc (0010) 
Amend first paragraph of LONG2 designation text to indicate that while planting 
recommended in Carol Anderson’s report is to be agreed in advance, it should be 
agreed in the context of further assessment and within a strategic landscape 
framework which does not restrict the full and proper masterplanning exercise for 
the designation.  Remove second paragraph of LONG2 designation text which 
restricts the area west of the A941 from being developed until a ‘final phase’ of 
any agreed masterplan. 
 
Elgin Community Council (0122), Elgin South Area Forum (0194) 
Comments noted. 
 
Scottish Environment Protection Agency (0569) 
Amend text to include need for Flood Risk Assessment and avoidance of area 
shown to be at risk of flooding.  Include the following text “a buffer strip of at least 
6 metres between development and the watercourse is required” and the 
requirement for a walkover and photographic survey of habitats to assess 
presence of potential wetlands.   
 
CJ & CRH Dunbar (Pitgaveny) (0908) 
Amend wording of proposal for LONG2 to include requirement for advance 
landscaping before any development can take place.  Review allocation of 
LONG2 if requirement not included. 
 
Scottish Natural Heritage (1027)  
Add ‘habitat creation’ and ‘details of how the development has/will be informed by 
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a species survey’ to masterplan requirements for LONG2. 

Summary of responses (including reasons) by planning authority: 

 
LONG1 North East 
Need for Housing 

Sufficient land has been allocated in the Elgin Housing Market Area including an 
allowance of 50% to ensure a generous supply is maintained as required by 
Scottish Planning Policy (CD01) over the lifetime of the Local Development Plan.  
The Housing Land Requirement identified for the Elgin Housing Market Area is 
996 units.  50% flexibility has been added increasing this requirement to 1494 
units, which includes 1290 new houses within Elgin City.  This 50% margin of 
flexibility is well above the 10 to 20% recommended in Scottish Planning Policy 
(para 116) (CD01).   
 
A planning application to address the transport infrastructure constraints of sites 
R1, R3, R4, R6 and R12 is currently pending (CD31). The total indicative capacity 
of these sites and R13 is 290 units.  Therefore these constraints do not pose a 
significant risk to the housing land supply for the Elgin Housing Market Area as 
demand will continue to be met through a number of other sites.   
 
The release of LONG term housing sites is controlled through Policy H2 Long 
Term Housing Designations (LONG) and a series of ‘triggers’ agreed by the 
Council are included within the Housing Land Audit with additional ‘triggers’ set 
out in the designation text of LONG1 North East.  It is recognised that the owners 
of land within the LONG1 designation have differing priorities to masterplan and 
develop their respective sites and that this may have an impact on the effective 
land supply should the need arise to release LONG sites. Given the proposed site 
is largely visually contained and has a differing landscape character to the 
immediate area it is considered that the site can be identified as a separate LONG 
designation to ensure development is not constrained by the wider LONG1 North 
East designation.  This would be on the proviso that the masterplan for the 
proposed site takes account of the development’s relationship to the wider area 
and that advance planting is established to maintain and enhance the setting of 
Elgin and retain a quality and sense of arrival.  Planting must be in accord with the 
Carol Anderson Landscape Associates Report October 2013 (BD/13d/1) to 
overcome the aforementioned issues.   
 
In accord with policy H8 Affordable Housing, new housing developments of 4 or 
more units must provide a minimum of 25% of the total units as affordable 
housing.  The proposed development would deliver 17.5 affordable homes.  The 
Council’s Housing Need and Demand Assessment (CD12) identifies that 80.4% of 
homes are required to be affordable within the Elgin Housing Market Area.  Whilst 
the proposed development would contribute to this supply it does not significantly 
address the identified need to justify the allocation of this site for residential 
development in the short term.  It is expected that a significant proportion of the 
affordable housing need will be delivered through the generous supply of housing 
land allocated in the emerging Local Development Plan.   
 
Given the above it is not considered necessary to release additional land for 
residential development over the lifetime of this Local Development Plan.  
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However, it is proposed to identify the proposed site as a separate LONG 
designation to ensure development is not constrained by LONG1 North East.  The 
site will be brought forward in the Local Development Plan 2015-2020 or earlier if 
the triggers for release under the terms of Policy H2 are met. 
 
If the Reporter is so minded, the Council would not object to the designation of the 
proposed site as LONG1(b) North East and the inclusion of the following text: 
 
“LONG1(a) North East 

 Advance planting will be required in accord with the Carol Anderson 
Landscape Associates’ Report October 2013.  This must be agreed with the 
Council beforehand and include details of species, densities, distribution and 
sizes of new planting.  The planting must be established before development 
commences. 

 Planting and development along Pitgaveny Road must enhance the policy 
woodland at Lesmurdie House and retain existing boundary features such as 
stone dykes to maintain the sense of arrival into Elgin. 

 Open space below the power lines should be planned into a coherent 
sequence of linked parks and/or greenspace which provides non vehicular 
access around the town and links to neighbouring allocations. 

 A strategic road network incorporating a bus corridor must link Lesmurdie Road 
and the A941.  There must be vehicular and non-vehicular linkages into 
neighbouring allocations to ensure the site is connected to the wider area. 
 

The inclusion of the above text would require LONG1 North East South to be 
renamed LONG1(b) North East. 

 
Transportation 
A full Transport Assessment for the overall development is required.  The 
submitted Transport Assessment does not cover the necessary scope for the 
overall LONG1 site.  No scoping for the submitted Transport Assessment has 
ever been received by The Moray Council, Transportation Services.  The 
submitted Transport Assessment has not assessed the capacity/performance of 
the Newmill Road/Lesmurdie Road/Calcots Road junction for initial and future 
development traffic.  Transportation recognises the triggers in policy H2 that are 
required to release LONG sites therefore Transportation agrees with the proposed 
modified text set out above.  Transportation highlights any proposals for the 
overall site adheres to the principles of Designing Streets (CD30) (street networks 
should be designed to accommodate future adaptation) and the Council’s 
Supplementary Guidance on Urban Design (CD03) in which a permeable 
movement framework is a key principle.    
 
Landscape and Open Space 

The landscape requirements shown on the settlement map reflect the findings of 
the Carol Anderson Landscape Associates’ Report October 2013 (BD/13d/1).  
The Report identified the need for “generous planting across the steeper slopes ... 
to maintain the wooded and policy woodland character of the area”.  Whilst 
indicative to an extent the inclusion of these findings in the Local Development 
Plan is necessary as they provide a clear indication to developers and community 
the extent to which the site is developable and the type of landscape the Council 
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expects to be provided to mitigate the impacts of development.  More detailed 
proposals will be explored through the Masterplan for LONG1(a) North East and 
LONG1(b) North East.  The robustness of the submitted Transport Assessment 
and associated junction improvements has not been agreed with The Moray 
Council, Transportation Services and as such an amendment to the ENV6 
designation on this basis would be inappropriate.   
 
No modification is proposed. 
 
Loch Spynie 
Loch Spynie Special Protection Area and other conservation interests will be 
protected through policy E2 Local Nature Conservation Sites and Biodiversity.  
The developer will be required to mitigate any adverse effect that development 
has on habitats or species.  In addition, the impact of development on Loch 
Spynie and any necessary mitigation measures will be considered through the 
masterplanning process, where the Royal Society for the Protection of Birds, 
Scottish Natural Heritage and the Scottish Environment Protection Agency will be 
consultees and may be invited to participate in masterplanning workshops, where 
appropriate.  The benefits of Sustainable Urban Drainage Systems for biodiversity 
are addressed in policy EP5 Surface Water Drainage: Sustainable Drainage 
Systems (SUDS).  As such, it is not considered necessary to include the 
proposed additional information within the designation text as this is adequately 
addressed through the aforementioned policies.   
 
No modification is proposed. 
 
Flooding and Drainage 
The Main Issues Report Bid Site Checklist 2012 (CD04) identifies that parts of the 
site are at risk of flooding, the need to assess the impact of the small watercourse 
on the northern part of the site, and a requirement for a Flood Risk Assessment to 
be carried out early in the masterplanning process to inform the development 
layout.  Should the Reporter so be minded, the Council is amenable to the 
inclusion of text setting out these requirements. These investigations will address 
the canal’s capacity. 
 
The designation text stipulates that a drainage impact assessment will be required 
at an early stage in the development process.  Policy EP10 Foul Drainage 
requires the satisfactory disposal of sewage through connection to the public 
sewage system.  Where there is a lack of capacity, development will not be 
permitted unless Scottish Water has confirmed investment to address the 
constraint.  The developer will be required to fund infrastructure improvements 
and any other mitigation measures associated with their development.  These 
matters will be addressed directly between the developer and Scottish Water.   
 
The Scottish Environment Protection Agency has set out the requirement for ‘full 
treatment will be required’.  ‘Drainage Impact Assessment’ is the term used 
across the engineering industry.  As such, no changes are proposed to this 
terminology. 
 
The Council would have no objection if the Reporter were to make a modification 
as outlined above whereby the following points are added to the section LONG1 
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North East and LONG2 Lesmurdie Fields “Flood risk may constrain parts of the 
site and a flood risk assessment will require to be submitted.  Water resilient 
measures should be considered as part of this” and “A walkover and photographic 
survey of habitats is required to assess for the presence of wetlands”.   
 
LONG2 South 
Landscape 

The landscape requirements shown on the settlement map reflect the findings of 
the Carol Anderson Landscape Associates’ Report October 2013 (BD/13d/1). 
Inclusion of the landscape proposals are necessary to provide a clear indication to 
developers and the community the extent to which the site is developable and 
type of landscape the Council expects to be provided to mitigate the impacts of 
the development.  This is particularly pertinent for LONG2 South given the need 
for advance planting to create a landscape framework to integrate development.  
The proposals are indicative to an extent and further detail will be explored 
through the masterplan for the site.   
 
In accord with Carol Anderson’s Landscape Associates’ Report October 2013 
(CD/13d/1) and the Proposed Plan Strategic Environment Assessment (CD33) 
the Council is amenable to the inclusion of the following text at the end of 
paragraph one of the LONG2 South designation “The agreed advance planting 
and landscaping must be in place a minimum of 5 years before development of 
the site commences”, should the Reporter be so minded.  As set out above, this 
requirement was identified in the Proposed Plan Strategic Environment 
Assessment (CD33) however, it was removed following a decision by the 
Planning & Regulatory Services Committee on 10th December 2013 (CD07) which 
has resulted in the Plan not fully mitigating the impacts identified in the Strategic 
Environmental Assessment.   
 
If the Reporter is so minded, the Council would not object to the modification as 
outlined above.   
 
Phasing 
As outlined in Carol Anderson’s Landscape Associates Report October 2013 
(BD/13d/1) the areas to the east and west of the A941 have differing degrees of 
landscape and visual sensitivity to development.  Given the low lying, flat 
topography of the area to the west, immediately adjacent the A941, development 
will have a high impact on the settlement edge and sense of arrival to Elgin.  This 
is exacerbated by the difficulty in recreating the existing robust and relatively 
dramatic sense of arrival created by a marked change of gradient as there are no 
similar topographical features as the A941 travels south.  The aforementioned 
report suggested planting could be used to reinforce this sense of ‘gateway’.  In 
contrast, development within the area to the east of the A941 will have less visual 
and landscape impact on the settlement edge and sense of arrival to Elgin due to 
the area’s topography and established woodland.  As such, it is considered 
necessary to allow structure planting to become established and robust to ensure 
development in the area to the west of the A941 successfully integrates with the 
landscape and to create a high quality gateway reflective of Elgin’s environs.   
 
No modification is proposed. 
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Flooding 

The requirement for a Flood Risk Assessment to inform layout and design, and 
the impact development may have on flood risk elsewhere was identified in the 
Main Issues Report Bid Site Checklist 2012 (CD04).  Should the Reporter be 
minded, the Council is amenable to the inclusion of the need for a Flood Risk 
Assessment within the designation text along with the requirement for a 6 metre 
buffer strip between development and the watercourse to protect the waterbody 
and, a walkover and photographic survey of habitats to assess the presence of 
potential wetlands.  The Burn of Linkwood has not been included in the Flood 
Alleviation Scheme modelling.   
 
If the Reporter is so minded, the Council would not object to the modification as 
outlined above whereby the following points are added to the section LONG2 
South: 

 “Flood risk may constrain parts of the site and a flood risk assessment will 
require to be submitted.  Water resilient measures should be considered as 
part of this; 

 A buffer strip of at least 6 metres between the watercourse and 
development is required; and, 

 A walkover and photographic survey of habitats is required to assess for 
the presence of wetlands”.   

 
Nature Conservation 

The requirement for mitigation actions including habitat creation and species 
surveys is identified in the Proposed Plan Strategic Environmental Assessment 
(CD33).  Should the Reporter be so minded, the Council is amenable to the 
inclusion of these requirements within the designation text of LONG2 South.  This 
will provide evidence of whether habitats or species of importance exist on the 
site which is in accordance with policy E2 Local Nature Conservation Sites and 
Biodiversity.   
 
If the Reporter is so minded, the Council would not object to the modification as 
outlined above whereby the text states (after Carol Anderson Landscape 
Associates’ Report October 2013) “habitat creation, and how the development 
has been informed by a species survey”.   
 
Reporter’s conclusions: 

 
 

Reporter’s recommendations: 

 
 

 


