Moray Local Review Body

Thursday, 28 February 2019

NOTICE IS HEREBY GIVEN that a Meeting of the Moray Local Review Body is to
be held at Council Chambers, Council Office, High Street, Elgin, V30 1BX on
Thursday, 28 February 2019 at 14:00.

BUSINESS

1 Sederunt
2 Declaration of Group Decisions and Members Interests *
Hearing

3 LR217 - Ward 8 - Forres 5-114

Planning Application 18/00795/APP — Erect new rendered
blockwork garage and install patio door in house at Bundon,
Findhorn, Forres, IV36 3TE

Any person attending the meeting who requires access assistance should
contact customer services on 01343 563217 in advance of the meeting.
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GUIDANCE NOTES |

**

*k%k

Declaration of Group Decisions and Members Interests - The Chair of the
meeting shall seek declarations from any individual or political group at the
beginning of a meeting whether any prior decision has been reached on how
the individual or members of the group will vote on any item(s) of business on
the Agenda, and if so on which item(s). A prior decision shall be one that the
individual or the group deems to be mandatory on the individual or the group
members such that the individual or the group members will be subject to
sanctions should they not vote in accordance with the prior decision. Any such
prior decisions will be recorded in the Minute of the meeting.

Written Questions - Any Member can put one written question about any
relevant and competent business within the specified remits not already on the
agenda, to the Chair provided it is received by the Proper Officer or Committee
Services by 12 noon two working days prior to the day of the meeting. A copy
of any written answer provided by the Chair will be tabled at the start of the
relevant section of the meeting. The Member who has put the question may,
after the answer has been given, ask one supplementary question directly
related to the subject matter, but no discussion will be allowed.

No supplementary question can be put or answered more than 10 minutes after
the Council has started on the relevant item of business, except with the
consent of the Chair. If a Member does not have the opportunity to put a
supplementary question because no time remains, then he or she can submit it
in writing to the Proper Officer who will arrange for a written answer to be
provided within 7 working days.

Question Time - At each ordinary meeting of the Committee ten minutes will be
allowed for Members questions when any Member of the Committee can put a
guestion to the Chair on any business within the remit of that Section of the
Committee. The Member who has put the question may, after the answer has
been given, ask one supplementary question directly related to the subject
matter, but no discussion will be allowed.

No supplementary question can be put or answered more than ten minutes
after the Committee has started on the relevant item of business, except with
the consent of the Chair. If a Member does not have the opportunity to put a
supplementary question because no time remains, then he/she can submit it in
writing to the proper officer who will arrange for a written answer to be provided
within seven working days.

Clerk Name: Lissa Rowan
Clerk Telephone: 01343 563015
Clerk Email: lissa.rowan@moray.gov.uk
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THE MORAY COUNCIL
Moray Local Review Body

SEDERUNT

Councillor Amy Patience (Chair)
Councillor David Bremner (Depute Chair)
Councillor George Alexander (Member)
Councillor Paula Coy (Member)
Councillor Donald Gatt (Member)
Councillor Ray McLean (Member)
Councillor Derek Ross (Member)

Clerk Name: Lissa Rowan
Clerk Telephone: 01343 563015
Clerk Email: lissa.rowan@moray.gov.uk
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Item 3

MORAY LOCAL REVIEW BODY
28 FEBRUARY 2019
SUMMARY OF INFORMATION FOR CASE NO LR217

Planning Application 18/00795/APP — Erect new rendered blockwork garage
and install patio door in house at Bundon, Findhorn, Forres, IV36 3TE

Ward 8 - Forres

Planning permission was refused under the Statutory Scheme of Delegation by the
Appointed Officer on 6 August 2018 on the grounds that:

The proposal is contrary to the adopted Moray Local Development Plan 2015
policies EP7 and IMP1 on flood risk grounds where the proposal would lie entirely
within the medium likelihood (0.5% annual probability or 1 in 200 years) flood extent
of the SEPA Flood Maps. The proposed garage would therefore be at medium to
high risk of coastal flooding in a location that would increase flood risk to
surrounding properties.

Documents considered or prepared by the Appointed Officer in respect of the above
planning application are attached as Appendix 1.

The Notice of Review, Grounds for Review and any supporting documents submitted
by the Applicant are attached as Appendix 2.

At the meeting of the Moray Local Review Body (MLRB) on 20 December 2018, the
MLRB agreed to defer consideration of the above Notice of Review to a Hearing
Session in terms of Regulation 13. The purpose of the Hearing is to consider any
technical questions which may be asked by the MLRB in relation to specific flood
detail regarding water displacement as a result of the development and the
perceived impact to neighbouring properties.

The Hearing procedure is attached as Appendix 3.

The Applicant’s statement and associated documents are attached as Appendix 4.

The Flood Risk Management Team’s statement is attached as Appendix 5.
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Site Plan for Neighbour Notification purposes only

Town and Country Planning
(Development Management Procedure)(Scotland) Regulations 2008

Planning Application Reference Number:

18/00795/APP
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APPENDIX 1
DOCUMENTS CONSIDERED

OR PREPARED BY THE
APPOINTED OFFICER
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the IMAORCY Councl

The Moray Council Council Office High Street Elgin 1V30 1BX Tel: 01343 563 501 Fax: 01343 563 263 Email:

development.control@moray.gov.uk

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100120958-001

The online reference is the unique reference for your online form only. The Planning Authority will allocate an Application Number when

your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Description of Proposal

Please describe accurately the work proposed: * (Max 500 characters)

Erect new rendered blockwork garage Install patio door in house

Has the work already been started and/ or completed? *

;%E No O Yes - Started O Yes — Completed

Applicant or Agent Details

Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)

o

Applicant

%Agent
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Agent Details

Please enter Agent details

Company/Organisation: Wittets Architects
Ref. Number: You must enter a Building Name or Number, or both: *
First Name: * Duncan Building Name:
Last Name: * MacCallum Building Number: 26

01343 543237 Address 1 Hay Street
Telephone Number: * (Street): *
Extension Number: Address 2:
Mobile Number: Town/City: * Elgin
Fax Number: Country: * UK

Postcode: * IV30 1INQ

Email Address: *

dm@uwittets.co.uk

Is the applicant an individual or an organisation/corporate entity? *

§>I<§ Individual O Organisation/Corporate entity

Applicant Details

Please enter Applicant details

Title: Mr

Other Title:

First Name: * C
Jamieson

Last Name: *

Company/Organisation

Telephone Number: *

Extension Number:

Mobile Number:

Fax Number:

You must enter a Building Name or Number, or both: *

Building Name:

Building Number:

Address 1

(Street): *

Address 2:

Town/City: *

Country: *

Postcode: *

Bundon

West Shore

Findhorn

UK

V36 3YE

Email Address: *
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Site Address Details

Planning Authority: Moray Council

Full postal address of the site (including postcode where available):
Address 1: BUNDON

Address 2: FINDHORN

Address 3:

Address 4:

Address 5:

Town/City/Settlement: FORRES

Post Code: V36 3YE

Please identify/describe the location of the site or sites

Northing 864670 Easting 303592
Pre-Application Discussion

Have you discussed your proposal with the planning authority? * o Yes 3?1% No
Trees

Are there any trees on or adjacent to the application site? * ﬁ‘; Yes O No

If yes, please mark on your drawings any trees, known protected trees and their canopy spread close to the proposal site and indicate if
any are to be cut back or felled.

Access and Parking
Are you proposing a new or altered vehicle access to or from a public road? * O Ves % No

If yes, please describe and show on your drawings the position of any existing, altered or new access points, highlighting the
changes you proposed to make. You should also show existing footpaths and note if there will be any impact on these.

Planning Service Employee/Elected Member Interest

Is the applicant, or the applicant’s spouse/partner, either a member of staff within the planning service or an O Yes ZPI"E No
elected member of the planning authority? *

Page 3 of 6
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Certificates and Notices

CERTIFICATE AND NOTICE UNDER REGULATION 15 — TOWN AND COUNTRY PLANNING (DEVELOPMENT
MANAGEMENT PROCEDURE) (SCOTLAND) REGULATION 2013

One Certificate must be completed and submitted along with the application form. This is most usually Certificate A, Form 1,
Certificate B, Certificate C or Certificate E.

Are you/the applicant the sole owner of ALL the land? * % Yes O No

Is any of the land part of an agricultural holding? * O ves # No

Certificate Required
The following Land Ownership Certificate is required to complete this section of the proposal:

Certificate A

Land Ownership Certificate

Certificate and Notice under Regulation 15 of the Town and Country Planning (Development Management Procedure)
(Scotland) Regulations 2013

Certificate A
| hereby certify that —

(1) - No person other than myself/the applicant was an owner (Any person who, in respect of any part of the land, is the owner or is the
lessee under a lease thereof of which not less than 7 years remain unexpired.) of any part of the land to which the application relates at
the beginning of the period of 21 days ending with the date of the accompanying application.

(2) - None of the land to which the application relates constitutes or forms part of an agricultural holding

Signed: Duncan MacCallum
On behalf of: Mr C Jamieson
Date: 06/06/2018

333; Please tick here to certify this Certificate. *

Page 4 of 6
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Checklist — Application for Householder Application

Please take a few moments to complete the following checklist in order to ensure that you have provided all the necessary information
in support of your application. Failure to submit sufficient information with your application may result in your application being deemed
invalid. The planning authority will not start processing your application until it is valid.

a) Have you provided a written description of the development to which it relates?. * # Yes O No

b) Have you provided the postal address of the land to which the development relates, or if the land in question % Yes O No
has no postal address, a description of the location of the land? *

c) Have you provided the name and address of the applicant and, where an agent is acting on behalf of the * Yes O No
applicant, the name and address of that agent.? *

d) Have you provided a location plan sufficient to identify the land to which it relates showing the situation of the % Yes O No
land in relation to the locality and in particular in relation to neighbouring land? *. This should have a north point
and be drawn to an identified scale.

e) Have you provided a certificate of ownership? * ﬁé Yes O No
f) Have you provided the fee payable under the Fees Regulations? * 3?]32 Yes O No
g) Have you provided any other plans as necessary? * ;%E Yes O No

Continued on the next page

A copy of the other plans and drawings or information necessary to describe the proposals
(two must be selected). *

You can attach these electronic documents later in the process.

§>I<§ Existing and Proposed elevations.

Existing and proposed floor plans.

Cross sections.

Site layout plan/Block plans (including access).

Roof plan.

O 0O % O *

Photographs and/or photomontages.

Additional Surveys — for example a tree survey or habitat survey may be needed. In some instances you o Yes ﬁé No
may need to submit a survey about the structural condition of the existing house or outbuilding.

A Supporting Statement — you may wish to provide additional background information or justification for your o Yes ﬁé No
Proposal. This can be helpful and you should provide this in a single statement. This can be combined with a

Design Statement if required. *

You must submit a fee with your application. Your application will not be able to be validated until the appropriate fee has been
Received by the planning authority.

Declare — For Householder Application

I, the applicant/agent certify that this is an application for planning permission as described in this form and the
accompanying Plans/drawings and additional information.

Declaration Name: Mr Duncan MacCallum

Declaration Date: 06/06/2018

Page 5 of 6

Page 15




Payment Details

Telephone Payment Reference:

Created: 11/06/2018 17:00
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Consultation Request Notification

Planning Authority Name

The Moray Council

Response Date

4th July 2018

Planning Authority Reference

18/00795/APP

Nature of Proposal
(Description)

Erect garage and install patio doors at

Site Bundon
Findhorn
Forres
Moray
IV36 3YE

Site Postcode N/A

Site Gazetteer UPRN 000133052058

Proposal Location Easting 303592

Proposal Location Northing 864670

Area of application site (Ha) m*

Additional Comment

Development Hierarchy Level [ LOCAL

Supporting Documentation

URL

http://public.moray.gov.uk/eplanning/centralDis

tribution.do?caseType=Application&keyVal=P
A74VWBGISY00

Previous Application

06/00053/FUL

Date of Consultation

20th June 2018

Is this a re-consultation of an
existing application?

No

Applicant Name

Mr C Jamieson

Applicant Organisation Name

Applicant Address

Bundon
West Shore
Findhorn
UK

IV36 3YE

Agent Name

Wittets Architects

Agent Organisation Name

26 Hay Street

ELGIN
Agent Address Moray
IV30 1NQ
Agent Phone Number
Agent Email Address N/A

Case Officer

Cathy Archibald

Case Officer Phone number

01343 563101

Case Officer email address

cathy.archibald@moray.gov.uk

PA Response To

consultation.planning@moray.gov.uk

NOTE:

If you do not respond by the response date, it will be assumed that you have no

comment to make.
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http://public.moray.gov.uk/eplanning/centralDistribution.do?caseType=Application&keyVal=PA74VWBGISY00
http://public.moray.gov.uk/eplanning/centralDistribution.do?caseType=Application&keyVal=PA74VWBGISY00
http://public.moray.gov.uk/eplanning/centralDistribution.do?caseType=Application&keyVal=PA74VWBGISY00

The statutory period allowed for a consultation response is 14 days. Due to scheduling
pressures if a definitive response is not received within 21 days this may well cause the
two month determination period to be exceeded.

Please respond using the attached form:-
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MORAY COUNCIL

PLANNING CONSULTATION RESPONSE

From: Aberdeenshire Council Archaeology Service

Planning Application Ref. No: 18/00795/APP
Erect garage and install patio doors at
Bundon Findhorn Forres Moray for Mr C Jamieson

I have the following comments to make on the application:-

(a) | OBJECT to the application for the reason(s) as stated below

(b) 1 have NO OBJECTIONS to the application and have no condition(s) and/or
comment(s) to make on the proposal

(c)l have NO OBJECTIONS to the application subject to condition(s) and/or
comment(s) about the proposal as set out below

(d) Further information is required in order to consider the application as set out
below

Reason(s) for objection
None

Condition(s)
None

Further comment(s) to be passed to applicant

Further information required to consider the application

Contact: Claire Herbert Date...21/06/2018..

email address: Phone No ...01467 537717
archaeology@aberdeenshire.gov.uk

Consultee: Archaeology service

Please

Return response to consultation.planning@moray.gov.uk
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Please note that information about the application including consultation responses and
representations (whether in support or objection) received on the proposal will be published on the
Council’s website at http://public.moray.gov.uk/eplanning/ (You can also use this site to track
progress of the application and view details of any consultation responses and representations
(whether in support or objection) received on the proposal). In order to comply with the Data
Protection Act, personal information including signatures, personal telephone and email details
will be removed prior to publication using “redaction” software to avoid (or mask) the display of
such information. Where appropriate other “sensitive” information within documents will also be
removed prior to publication online.
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http://public.moray.gov.uk/eplanning/

Consultee Comments for Planning Application 18/00795/APP

Application Summary

Application Number: 18/00795/APP

Address: Bundon Findhorn Forres Moray IV36 3YE
Proposal: Erect garage and install pation doors at|cr|
Case Officer: Cathy Archibald

Consultee Details

Name: Mr CL Consultations

Address: Environmental Health, Council Offices, High Street Elgin, Moray V30 1BX
Email: clconsultations@moray.gov.uk

On Behalf Of: Contaminated Land

Comments
Approved unconditionally.

Adrian Muscutt
CL Officer
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Consultation Request Notification

Planning Authority Name

The Moray Council

Response Date

4th July 2018

Planning Authority Reference

18/00795/APP

Nature of Proposal

Erect garage and install pation doors at

(Description)

Site Bundon
Findhorn
Forres
Moray
IV36 3YE

Site Postcode N/A

Site Gazetteer UPRN 000133052058

Proposal Location Easting 303592

Proposal Location Northing 864670

Area of application site (Ha) m*

Additional Comment

Development Hierarchy Level [ LOCAL

Supporting Documentation

URL

http://public.moray.gov.uk/eplanning/centralDis

tribution.do?caseType=Application&keyVal=P
A74VWBGISY00

Previous Application

06/00053/FUL

Date of Consultation

20th June 2018

Is this a re-consultation of an
existing application?

No

Applicant Name

Mr C Jamieson

Applicant Organisation Name

Applicant Address

Bundon
West Shore
Findhorn
UK

IV36 3YE

Agent Name

Wittets Architects

Agent Organisation Name

26 Hay Street

ELGIN
Agent Address Moray
IV30 1NQ
Agent Phone Number
Agent Email Address N/A

Case Officer

Cathy Archibald

Case Officer Phone number

01343 563101

Case Officer email address

cathy.archibald@moray.gov.uk

PA Response To

consultation.planning@moray.gov.uk

NOTE:

If you do not respond by the response date, it will be assumed that you have no

comment to make.
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The statutory period allowed for a consultation response is 14 days. Due to scheduling
pressures if a definitive response is not received within 21 days this may well cause the
two month determination period to be exceeded.

Please respond using the attached form:-
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MORAY COUNCIL

PLANNING CONSULTATION RESPONSE

From: Moray Flood Risk Management

Planning Application Ref. No: 18/00795/APP
Erect garage and install pation doors at
Bundon Findhorn Forres Moray for Mr C Jamieson

I have the following comments to make on the application:-

Please
X
(a) 1 OBJECT to the application for the reason(s) as stated below X
(b) 1 have NO OBJECTIONS to the application and have no condition(s) and/or Q
comment(s) to make on the proposal
(c)l have NO OBJECTIONS to the application subject to condition(s) and/or Q
comment(s) about the proposal as set out below
a

(d) Further information is required in order to consider the application as set out
below

Reason(s) for objection

The application site lies entirely within the medium likelihood (0.5% annual probability or 1
in 200 years) flood extent of the SEPA Flood Maps and may therefore be at medium to high
risk of Coastal flooding and any development at the site would increase flood risk to
surrounding properties.

Scottish Planning Policy states (paragraph 255) that “the planning system should promote
flood avoidance by safeguarding flood storage and conveying capacity, and locating
development away from functional floodplain and medium to high risk areas”. It further
defines that “for planning purposes the functional floodplain will generally have a greater
than 0.5% (1:200) probability of flooding in any year”. Therefore built development should
not take place on the functional floodplain.

This application is for the erection of a garage in association with the property “Bundon”.
Although some types of small scale extensions to existing properties are considered to be
outwith the scope of Scottish Planning Policy, in this particular case the proposed garage is
a separate, relatively large building which is located away from the property of Bundon.
Therefore it does not appear to us that the proposed garage would fall under this definition.

It is important to note that adoption of flood mitigation measures would only be suitable in

some circumstances (such as Brownfield sites, clarified in SPP) and that TMC will insist on
the avoidance of flood risk as the first principle.
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Condition(s)
Further comment(s) to be passed to applicant

The applicant could undertake a Flood Risk Assessment (FRA) to ascertain more detailed
and site specific flood information. The detail and technical complexity of a FRA should
reflect the scale and potential significance of the proposed development.

The FRA should demonstrate that the development is not at risk of flooding during a 1:200
year flood event (including an allowance for climate change, refer UK Climate Projections
2009). A key requirement of the FRA is that it must consider all sources of flooding and
demonstrate how mitigation methods will be managed. The FRA will be required to
demonstrate that any flood risk associated with the development can be managed now and
for the lifetime of the development, taking into account the potential effects of climate
change. It should also demonstrate that the development will not increase the risk of flooding
elsewhere. With regard to coastal flood risk this should allow for surge and wave action as
well as the astronomical tide level.

In circumstances where mitigation is considered acceptable, the developer must
demonstrate the measures will not increase flood risk elsewhere. Mitigation measures
should include an allowance for freeboard and climate change and demonstrate that they
do not negatively impact on the flood storage and conveyance capacity of the floodplain
and that flood risk is not increased.

Please note that if you do undertake an FRA, and provide the information above, there is a
strong chance that the application would still be objected to due to flood risk.

Further information required to consider the application

Contact: Katie Cruickshank Date 03/07/18.....ccccvviimiiiiieriinernnnns
email address: Phone NO ...cccceviiiiiiicriiiiie e e
Consultee:

Return response to consultation.planning@moray.gov.uk

Please note that information about the application including consultation responses and
representations (whether in support or objection) received on the proposal will be published on the
Council’'s website at http://public.moray.gov.uk/eplanning/ (You can also use this site to track
progress of the application and view details of any consultation responses and representations
(whether in support or objection) received on the proposal). In order to comply with the Data
Protection Act, personal information including signatures, personal telephone and email details
will be removed prior to publication using “redaction” software to avoid (or mask) the display of
such information. Where appropriate other “sensitive” information within documents will also be
removed prior to publication online.
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http://public.moray.gov.uk/eplanning/

Consultee Comments for Planning Application 18/00795/APP

Application Summary

Application Number: 18/00795/APP

Address: Bundon Findhorn Forres Moray V36 3YE
Proposal: Erect garage and install pation doors at|cr|
Case Officer: Cathy Archibald

Consultee Details

Name: Mr CL Consultations

Address: Environmental Health, Council Offices, High Street Elgin, Moray 1V30 1BX
Email: clconsultations@moray.gov.uk

On Behalf Of: Contaminated Land

Comments
Approved unconditionally.

Adrian Muscutt
CL Officer
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Comments for Planning Application 18/00795/APP

Application Summary

Application Number: 18/00795/APP

Address: Bundon Findhorn Forres Moray V36 3YE
Proposal: Erect garage and install pation doors at|cr]|
Case Officer: Cathy Archibald

Customer Details
Name: Mr Greig Munro
Address: 156 Findhorn

Comment Details
Commenter Type: Member of the Public
Stance: Customer made comments neither objecting to or supporting the Planning
Application Comment Reasons:

- Inappropriate materials/finishes

- Lack of landscaping
Comment:This is a high profile site location for the proposed new garage as it is seen by all
visitors to the village en-route to the Beach Car Parking.

Findhorn has an established history of sheds and outbuildings and it would be reasonable to
assume that any new constructions would make an effort to fit in with these historical precedents

of building form and external materials.

This is a large garage structure and no details are given for the levels or proposed landscaping.
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REPORT OF HANDLING

Ref No: 18/00795/APP Officer: Cathy Archibald
Propo.sa! Erect garage and install patio doors at
Description/ h
Bundon Findhorn Forres Moray
Address
Date: 06/08/18 Typist Initials: FJA
RECOMMENDATION
Approve, without or with condition(s) listed below N
Refuse, subject to reason(s) listed below Y
Legal Agreement required e.g. S,75 N
Notification to Scottish Ministers/Historic Scotland N
Departure N
Hearing requirements
Pre-determination N
CONSULTATIONS
Date
Consultee Returned Summary of Response
Contaminated Land 22/06/18 Approve unconditionally
Abeereenshlre Council Archaeology 21/06/18 No objection
Service
Moray Flood Risk Management 04/07/18 Objection
The application site lies entirely within the
medium likelihood (0.5% annual probability
or 1in 200 years) flood extent of the SEPA
Flood Maps and may therefore be at
medium to high risk of Coastal flooding and
any development at the site would increase
flood risk to surrounding properties.
DEVELOPMENT PLAN POLICY
Policies Dep Any Comments

(or refer to Observations below)

H4: House Alterations and Extensions

EP9: Contaminated Land

T2: Provision of Access

T5: Parking Standards

BE1: Sch Monuments and Nat Designations

EP7: Control of Develop in FloodRiskArea

IMP1: Developer Requirements
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REPRESENTATIONS

Representations Received YES

Total number of representations received

Names/Addresses of parties submitting representations

Name and address details of parties submitting representations withheld in accordance with the
General Data Protection Regulations.

Summary and Assessment of main issues raised by representations

Issue: Findhorn has an established history of sheds and outbuildings and it would be reasonable to
assume that any new constructions would make an effort to fit in with these historical precedents of
building form and external materials. This is a large garage structure and no details are given for the
levels or proposed landscaping.

Comments (PO): The materials are proposed to match the adjoining property, which given the garages
location closer to some of the modern houses on the northern edge of the village are acceptable in
what it clear a modern building. The finishes matching the adjoining building assist in allowing any
observer to associate the garage with the close-by house. Had the application been approved, a
condition requiring final approval of the finished level of the building would have been imposed.

See also the Observations Section below

OBSERVATIONS — ASSESSMENT OF PROPOSAL

Section 25 of the 1997 Act as amended requires applications to be determined in accordance with
the development plan i.e. the adopted Moray Local Development Plan 2015 (MLDP) unless material
considerations indicate otherwise. The main planning issues are considered below.

The Proposal
The application seeks planning permission for:
e A detached garage with pitched roof; located adjacent to the house a track runs between
the house and garage.
e The external material finishes are wet dash rendered blockwork, colour white, red roof
tiles both to match the existing house.
e The external measurements are approx. 8.3m x 8.6m: 2.8m to eaves; 4.8m (to ridgeline
of pitched roof)
e Also proposed the installation of French windows on the front elevation of the house.

The proposal is contrary to policy H4 and IMP1 of the Moray Local Plan 2015 based on the following
considerations:

Site and Surrounds
The site is located on the edge of the west shore at Findhorn, and out with the Article 4 conservation
area and older part of the village. There are mixture of styles of property fronting onto the shoreline.

Policy Assessment

Impact upon the surrounding locality (IMP1)

The proposal is required to be assessed against IMP1: Development Requirements in terms of style,
scale, proportions, materials and the potential impact on the surrounding area. The main issue for
consideration is whether the proposed garage will have any adverse effects or impacts on the
amenity of the existing house and the surrounding area, including any neighbouring dwellings.

In terms of scale, design and material finishes the garage is considered acceptable. It is in keeping
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with the parent house and is considered that it would not have a significant adverse impact on the
house or the surrounding locality. Given its location and distance of the neighbouring adjacent
properties it will not have a significant adverse impact on sunlight or daylight and no significant
overlooking or privacy issues in relation to this application.

The proposed french-doors would be acceptable under policy H4 House alterations and Extensions,
and might otherwise have been permitted development had it not been proposed in association with
the garage being refused. For the avoidance of doubt, the french-doors do comply with all relevant
policies of the Local Development Plan, but as they form part of the current application are not being
given planning approval. A separate letter will be issued to the applicant regarding the french-doors
confirming that they alone would benefit from permitted development, and not require planning
permission.

Flood issues (EP7 and IMP1)

The site is an area of flood risk (1 in 200 year event) as identified on the SEPA flood risk maps.
Moray Flood Risk Management (MFRM) object to the siting of the building in this location. That
construction in this area would increase the risk of flood risk to surrounding properties.

Scottish Planning Policy states (paragraph 255) that "the planning system should promote flood
avoidance by safeguarding flood storage and conveying capacity, and locating development away
from functional floodplain and medium to high risk areas". It further defines that "for planning
purposes the functional floodplain will generally have a greater than 0.5% (1:200) probability of
flooding in any year". Therefore built development should not take place on the functional floodplain.

This application is for the erection of a detached garage in association with the property "Bundon".
Although some types of small scale extensions to existing properties are considered to be outwith the
scope of Scottish Planning Policy, in this particular case the proposed garage is a separate, relatively
large building which is located away from the property of Bundon. Therefore it does not appear to us
that the proposed garage would fall under this definition. Local development plan policy EP7 Control
of Development in Flood Risk Areas states that development that would be at risk of flooding or
would displace flood water elsewhere should not be permitted. Given the coastal location and
potential for coastal flooding in this locality, it not considered the development of a garage in this
location would be appropriate.

This also conflicts with the aims of policy IMP1 i) where development should avoid areas at risk of
flooding.

Access and Parking (T2 & T5)

There is sufficient space within the site to provide adequate parking and turning in this case the site
can meet the Council's parking standards and therefore Transportation has not been consulted. The
access onto the public road is unaltered. A visit to the site demonstrated that there would adequate

space to access the parking the garage would create.

Conclusion
On the basis of the above information it is considered that the proposal does not comply with policies
EP7 and IMP1 of the Moray Local Plan and therefore the application is recommended for refusal.

| OTHER MATERIAL CONSIDERATIONS TAKEN INTO ACCOUNT

None
HISTORY
Reference No. Description
| Build boatshed and sail loft at Bundon Findhorn Forres Moray 1V36 3YE
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06/00053/FUL Decision | Permitted Date Of Decision | 21/02/06

ADVERT
Advert Fee paid? N/A
Local Newspaper Reason for Advert Date of expiry

DEVELOPER CONTRIBUTIONS (PGU)

Status | N/A

DOCUMENTS, ASSESSMENTS etc. *

* Includes Environmental Statement, Appropriate Assessment, Design Statement, Design and Access Statement, RIA,
TA, NIA, FRA etc

Supporting information submitted with application? NO

Summary of main issues raised in each statement/assessment/report

Document Name:

Main Issues:

S.75 AGREEMENT

Application subject to S.75 Agreement NO

Summary of terms of agreement:

Location where terms or summary of terms can be inspected:

DIRECTION(S) MADE BY SCOTTISH MINISTERS (under DMR2008 Regs)

Section 30 Relating to EIA NO

Section 31 Requiring planning authority to provide information NO
and restrict grant of planning permission

Section 32 Requiring planning authority to consider the imposition NO
of planning conditions

Summary of Direction(s)
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THE MORAY COUNCIL
TOWN AND COUNTRY PLANNING {(SCOTLAND) ACT 1897,
as amended

REFUSAL OF PLANNING PERMISSION

[Forres]
Application for Planning Permission

With reference to your application for planning permission under the above
mentioned Act, the Council in exercise of their powers under the said Act,
have decided to REFUSE your application for the following development:-

Erect garage and install patio doors at Bundon Findhorn Forres Moray

and for the reason(s) set out in the attached schedule.

Date of Notice: 6 August 2018

HEAD OF DEVELOPMENT SERVICES
Environmental Services Department
The Moray Council

Council Office

High Street

ELGIN

Maoray V30 1BX

(Page 1 of 3 Ref: I8/ (W795/APP

Page 43



IMPORTANT
YOUR ATTENTION IS DRAWN TO THE REASONS and NOTES BELOW

SCHEDULE OF REASON(S) FOR REFUSAL

By this Notice, the Moray Council has REFUSED this propasal. The Council's
reason(s) for this decision are as follows: -

The proposal s contrary to the adopted Moray Local Development Plan 2015
policies EP7 and IMF1 on flood risk grounds where the proposal would lie entirely
within the medium likelihood (0.5% annual probability or 1 in 200 years) fload extent
of the SEPA Flood Maps. The proposed garage would therefare be at medium to
high risk of caastal floading in a lacatian that would increase flood risk ta surrounding
praperties.

LIST OF PLANS AND DRAWINGS SHOWING THE DEVELOPMENT

The following plans and drawings form part of the decision:-

Referance Version Title

18:23:03 Franch window elevalion
18:23:01 A {arage elavation
18:23:01 A Location plan

18:23:02 Garage floor plan

DETAILS OF ANY VARIATION MADE TC ORIGINAL PROPOSAL,
AS AGREED WITH APPLICANT (S.32A of 1997 ACT)

N/A

(Pace 2 uf 3 Rel: 18/A10795/APP
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NOTICE OF APPEAL
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997

It the applicant is aggrieved by the decision to refuse permission for or approval
required by a condition in respect of the proposed development, or to grant
permission or approval subject fo conditions, the applicant may require the planning
autharity to review the case under section 43A of the Town and Country Planning
{Scotland) Act 1997 within three months from the date of this notice. The notice of
review should be addressed to The Clerk, The Maray Council Local Review Bady,
Legal and Committee Services, Council Offices, High Street, Elgin (V30 1BX. This
form is also available and can be submitted online or downloaded from
www.eplanning.scotland.gov.uk

If permission to develap land is refused or granted subject to conditions and the
owner of the land claims that the land has become incapable of reasonably
beneficial use in its existing state and c¢annoat be rendered capable of reasonably
beneficial use by the carrying out of any development which has been or would be
permitted, the owner of the land may serve on the planning authority a purchase
notice requiring the purchase of the owner of the land’s interest in the land in
accordance with Part 5 of the Town and Country Planning (Scotland) Act 1997.

Puce 3 uf 3 Rel: 18/A10795/APP
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APPENDIX 2
NOTICE OF REVIEW,

GROUNDS FOR REVIEW &
SUPPORTING DOCUMENTS
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the IMAORCY Councl

The Moray Council Council Office High Street Elgin 1V30 1BX Tel: 0300 1234561 Email: development.control@moray.gov.uk

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE

100120958-002

The online reference is the unique reference for your online form only. The Planning Authority will allocate an Application Number when
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Applicant or Agent Details

Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting

on behalf of the applicant in connection with this application)

o

Applicant ;‘%Agent

Agent Details

Please enter Agent details

Company/Organisation: Wittets Architects
Ref. Number: You must enter a Building Name or Number, or both: *
First Name: * Duncan Building Name:
Last Name: * MacCallum Building Number: | 2°

01343 543237 Address 1 Hay Street
Telephone Number: * (Street): *
Extension Number: Address 2:
Mobile Number: Town/City: * Elgin
Fax Number: Country: * UK

Postcode: * IV30 1INQ

Email Address: *

dm@uwittets.co.uk

Is the applicant an individual or an organisation/corporate entity? *

% individua ©

Organisation/Corporate entity
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Applicant Details

Please enter Applicant details

Title: Mr You must enter a Building Name or Number, or both: *
Other Title: Building Name: Bundon
First Name: * C Building Number:

Last Name: * Jamieson '(A\Sdt?;zf)szj West Shore
Company/Organisation Address 2:

Telephone Number: * Town/City: * Findhorn
Extension Number: Country: * UK
Mobile Number: Postcode: * V36 3YE
Fax Number:

Email Address: * _

Site Address Details

Planning Authority: Moray Council

Full postal address of the site (including postcode where available):

Address 1: BUNDON

Address 2: FINDHORN

Address 3:

Address 4:

Address 5:

Town/City/Settlement: FORRES

Post Code: V36 3YE

Please identify/describe the location of the site or sites

Northing 864670 Easting 303592

Page 50

Page 2 of 5




Description of Proposal

Please provide a description of your proposal to which your review relates. The description should be the same as given in
the application form, or as amended with the agreement of the planning authority: * (Max 500 characters)

Erect new rendered blockwork garage Install patio door in house

Type of Application

What type of application did you submit to the planning authority? *

% Application for planning permission (including householder application but excluding application to work minerals).
(o) Application for planning permission in principle.
O Further application.

O Application for approval of matters specified in conditions.

What does your review relate to? *

;%E Refusal Notice.
O Grant of permission with Conditions imposed.

O No decision reached within the prescribed period (two months after validation date or any agreed extension) — deemed refusal.

Statement of reasons for seeking review

You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement
must set out all matters you consider require to be taken into account in determining your review. If necessary this can be provided as a
separate document in the ‘Supporting Documents’ section: * (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you
produce all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that
time or that it not being raised before that time is a consequence of exceptional circumstances.

See attached document; Planning Refusal Review Statement - Garage at Bundon

Have you raised any matters which were not before the appointed officer at the time the O ves # No

Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer
before your application was determined and why you consider it should be considered in your review: * (Max 500 characters)

Page 3 of 5

Page 51




Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and
intend to rely on in support of your review. You can attach these documents electronically later in the process: * (Max 500 characters)

Planning Refusal Review Statement - Garage at Bundon Site Plan Floor Plan Elevations SEPA Flood Management Map -
Findhorn

Application Details

Please provide details of the application and decision.

What is the application reference number? * 18/00795/APP
What date was the application submitted to the planning authority? * 06/06/2018
What date was the decision issued by the planning authority? * 06/08/2018

Review Procedure

The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review
process require that further information or representations be made to enable them to determine the review. Further information may be
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and
other parties only, without any further procedures? For example, written submission, hearing session, site inspection. *

;%E Yes O No

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:
Can the site be clearly seen from a road or public land? * # Yes O No

Is it possible for the site to be accessed safely and without barriers to entry? * # ves O No

Checklist — Application for Notice of Review

Please complete the following checklist to make sure you have provided all the necessary information in support of your appeal. Failure
to submit all this information may result in your appeal being deemed invalid.

Have you provided the name and address of the applicant?. * % Yes o No
Have you provided the date and reference number of the application which is the subject of this % Yes o No
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name % Ys O o O wa

and address and indicated whether any notice or correspondence required in connection with the
review should be sent to you or the applicant? *

Have you provided a statement setting out your reasons for requiring a review and by what % Yes o No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: You must state, in full, why you are seeking a review on your application. Your statement must set out all matters you consider
require to be taken into account in determining your review. You may not have a further opportunity to add to your statement of
review at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that
you rely on and wish the Local Review Body to consider as part of your review.

Please attach a copy of all documents, material and evidence which you intend to rely on F# Yes O No

(e.g. plans and Drawings) which are now the subject of this review *
Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of

a planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide
the application reference number, approved plans and decision notice (if any) from the earlier consent.
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Declare — Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.
Declaration Name: Mr Duncan MacCallum

Declaration Date: 05/11/2018

Page 5 of 5
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Garage at Bundon, Findhorn

Planning Ref. 18/00795/APP

Planning Refusal Review Statement — Garage at Bundon

The planning refusal stated;

'The proposal is contrary to the adopted Moray Local Development Plan 2015 policies EP7 and IMP1
on flood risk grounds where the proposal would lie entirely within the medium likelihood (0.5%
annual probability or 1 in 200 years) flood extent of the SEPA Flood Maps. The proposed garage
would therefore be at medium to high risk of coastal flooding in a location that would increase flood
risk to surrounding properties.'

The planning refusal is based on the consultation response from Moray Flood Risk Management
(MFRM) who objected to the planning application on the grounds that ‘the site lies entirely within
the medium likelihood (0.5% annual probability or 1 in 200 years) flood extent of the SEPA Flood
Maps and may therefore be at medium to high risk of coastal flooding and any development at
the site would increase flood risk to surrounding properties’.

It is accepted that the site lies within an area which is susceptible to coastal flooding, as stated
above. As the flood risk is from coastal waters, the applicant argues that that the development will
not increase flood risk to surrounding properties. There is no indication on the SEPA flood map that
the flood will be caused by inundation of seawater as the flood risk area is remote from the sea. The
flood will occur at very high tide, when sea level will cause ground water to rise through the porous
sand of the site. Coastal waters are effectively limitless in volume; the presence of a garage will not
divert this water or increase the risk to surrounding properties.

It is further stated that ‘Although some types of small scale extensions to existing properties are
considered to be outwith the scope of Scottish Planning Policy, in this particular case the proposed
garage is a separate, relatively large building which is located away from the property of
Bundon. Therefore it does not appear to us that the proposed garage would fall under this
definition’.

The application was for a garage to serve the house of Bundon. The only place within the
applicant’s property for an outhouse is on the ground to the rear (north-east) of the house. There is
a track through the middle of the site across which others have right of access, limiting the position
of any garage to that shown on the application. The applicant makes the argument that a domestic
garage does not constitute building development as far as flood zoning is concerned in that it forms
part of, and is ancillary to, the Bundon development which already exists.

MFRM suggested that a flood Risk Assessment could be provided, and that it should ‘demonstrate
that the development is not at risk of flooding during a 1:200 year flood event...’. It is accepted that
the proposed garage may be at risk from such an event, but the proposed construction (concrete
floor & blockwork walls) will not be adversely affected by flooding. Electrics can be raised high
above any likely flood level. The property will be allowed to flood to prevent pressure difference
damaging doors etg, if necessary, by installing vents at floor level. Flood waters will therefore be let
into the building, and will be let out when flood water subsides. This means that flood water will not
be diverted to increase the flood risk to other properties.
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The house Bundon sits on a raised sandbank overlooking Findhorn Bay. There are no existing
outhouses attached to the property. It is reasonable to expect that the owners of Bundon will
require an outhouse to protect their car, any water sport and gardening equipment they may have
from the weather and to provide security for these items.

In summary, it is accepted that the site is liable to suffer a 1:200 year flood. The proposed garage is
located on the only position available to the applicants. There should not be any loss of flood storage
as the garage will have to accept flood water ingress and any flood will come from coastal waters
which are effectively limitless. The construction of the garage will be such that any damage will be
negligible.

Whilst it is an argument to prevent new development e.g. a new house, it seems to be unreasonable
to deny the applicants planning approval for an outbuilding to an existing house on the basis that
the site is liable to a 1 in 200 year flood, especially as it will have no bearing on the level of flood
affecting others and the outbuilding will not be materially affected.

The MFRM consultation revealed that a flood risk assessment would effectively be pointless as
‘there is a strong chance that the application would still be objected to due to flood risk’.

Notwithstanding this, for completeness, each section required in a flood risk assessment
is commented below:

Source of flooding - coastal waters

e Mitigation — The garage shall be free flooding limiting the displaced water to that of the
submerged blockwork and concrete floor. This displaced volume will be compensated by
the removal of overburden from the Bundon garden immediately adjacent to the
proposed garage. There will therefore be no material impact on surrounding properties
and the 1:200 year event will effectively be contained on-site.

e Flooding Impact -The garage structure shall be exposed to flooding but resilient to the
effects of flooding by design

e Vulnerability — Zero Impact

e Human Health — Zero Impact

e Environment — Zero adverse permanent or long-term impacts

e Environment — Zero pollution sources

e Cultural Heritage — Zero adverse permanent or long-term impacts

e Economic — Due to resilient design of proposed structure — Zero Impact to Property

e Infrastructure — Zero impact to infrastructure

e Rural Land Use — Zero Impact

e Economic Activity — Zero Impact

e Receptors — Even without the overburden removal mitigation measure there would be
zero impact to the structure or material impact to flood risk elsewhere

Additional support for approval of the application is provided by SPP par 263 which permits building
in areas with a medium to high risk probability of coastal or watercourse flooding (greater than
0.5%; 1:200 years) and Par 264, which states “It is not possible to plan for development solely
according to the calculated probability of flooding. In applying the risk framework to proposed
development, the following should therefore be taken into account:” (Applicable items are included
below)
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a)

b)

d)

e)

f)

The Characteristics of the site — The garage site is elevated and limited pooling could occur
before reaching the height of the slipway on the Bundon site and draining to the bay.

The design and use of the proposed development — The garage will be designed to free-
flood and be resilient to flooding. It will be used for storage of car, gardening equipment,
watercraft etc.

The size of the area likely to flood — The flood area is small (see SEPA flood map) and not
materially affected by the volume of blockwork and concrete floor required for the garage.
depth of floodwater — this will be less than a metre at the site before draining into the bay

o Likely flow rate and path — the flow-rate is minimal as the floodwater will rise and

pool until it the tide ebbs and the waters will subside back into the sand dunes that
form the site.

e Rate of rise and duration is not applicable to the garage as it shall free-flood and
be resilient to flooding

Vulnerability and risk of wave action for coastal sites — Bundon is adjacent to Findhorn Bay
and is sheltered from the open sea by sand dunes, approx 230m from the site.

The effects of climate change — considered in the design
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SEPA Flood Management Map - Findhorn

Site
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APPENDIX 3

HEARING
PROCEDURE
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(ii)

(iii)

(iv)

(v)

(vi)

(vii)

(viii)

(ix)

Local Review Body
Hearing Session Meeting Procedure

The Applicant will speak first, addressing the specified matter(s) identified
by the MLRB (5 minutes per specified matter).

Members of the MLRB will then have the opportunity to question the Applicant
in order to clarify points raised.

Those Interested Parties who have made representations in relation to the
specified matter(s) will then be given the opportunity to address the specified
matter(s) (5 minutes per specified matter).

Members of the MLRB will have the opportunity to question each speaker, in
turn, in order to clarify points raised.

Any other body or person invited by the MLRB will then be given the
opportunity to address the specified matter(s) (5 minutes per specified matter).

Members of the MLRB will have the opportunity to question each speaker, in
turn, in order to clarify points raised.

All parties, concluding with the Applicant, will then be given the opportunity to
summarise their respective cases in light of the submissions to the Local
Review Body (maximum of 3 minutes each).

The Clerk, Legal and Planning Advisers will then be afforded the opportunity to
make any additional comments and/or points of clarification in light of the
submissions.

The MLRB will consider and, if so disposed, determine the Review.
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APPENDIX 4

APPLICANT’S
STATEMENT
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17w February 2019

To: Lissa Rowan (Clerk to the MLRB)
01343 563015

lissa.rowan@moray.gov.uk

Your Ref: LR/LR217
Relating to planning application 18/00795/APP
Erect Garage and Install Patio Doors

Please find below, a written statement setting out the applicants case and a list
of documents which may be relied upon or referred to at the Hearing session, as
requested in your letter of 9 January 2019.

Statement:

Summary:

The planning application should be approved as the garage site complies with the
conditions set per SEPA Guidance Note 2a (LUPS-DM-GU2a), also complies with the
standing advice provided by SEPA guidance note 8 (LUPS-GU8) and by removal of
adjacent overburden, meets SEPA’s planning objective of a reduction in overall flood
risk. Additionally, the planning department is incorrectly considering the site as
greenfield when it should be considered as brownfield per the definition of SPP7
Glossary.

The only planning policies which caused the planning application to be refused
concern coastal flooding.

e The garage shall be designed to be resilient to flooding and have low-level
vents allowing it to accept floodwater. The unmitigated impact of the garage
blockwork as discussed in ‘Response to B) below is 0.16mm (less than the
thickness of 2 sheets of paper) assuming a 1ha floodplain which is much
smaller than the actual floodplain and therefore the 0.16mm is a gross over-
estimate of the unmitigated impact. With mitigation, by the removal of
overburden there shall be a reduction in flood risk to surrounding
properties.

e The proposed garage has to be located on the site indicated as it is required
to allow the applicant full enjoyment of his house, keeping a car, sail boat,
sea kayak, garden tools and boat repair area.

e The application is for an outhouse ancillary to that house. Considering the
above, it is unreasonable to refuse the applicant the opportunity to enjoy
his house in full.

General Discussion and Background
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A) The reason for rejection of the initial application was refused on the basis the
garage was located within the medium likelihood (0.5%) flood extent of the
SEPA Flood Maps and

B) In alocation that would increase flood risk to surrounding properties

C) Insupport of the reasons above policy sections EP7 and IMP1 were cited.

Response to item A) located within the medium likelihood floodplain

1. Being within the floodplain is insufficient reason in itself for refusal of the
application as SEPA guidance note 2a, development management guidance
on flood risk (LUPS-DM-GUZ2a), clearly allows building within the flood
plain, under certain conditions (which the garage meets). Additionally,
Appendix 2 of SEPA guidance note 8 (LUPS-GU8) provides standing advice
on lower risk categories of development in areas subject to flood. The garage
would be covered under item 4 of Appendix 2, ‘small scale extensions,
domestic garages or garden sheds.

LUPS-DM-GU2a discussion

The intended location of the garage is a brownfield site, which already contains a
house erected some 50-60 years ago. The issue being, part of the site is out-with
the floodplain and the only suitable location for the garage is partially within the
floodplain, but it is all one-site under a single title document. The garage after all
is going to be constructed in the applicants back garden.

Following through SEPA’s planning objectives, the garage should be permitted as it
is in accordance with SPP risk framework, contributes to a reduction in overall flood
risk (by the removal of overburden) and the proposed development does not place
communities and businesses at unacceptable flood risk.

The garage shall be the only building external to the house and as such shall be a
multi-use facility; For example, garage, boat workshop, boat shed, potting shed,
garden shed, tool shed etc. On review of the SEPA Flood Risk and Land Use
Vulnerability Guidance (LUPS-GU24), this would put the garage in class 5, which
in accordance with Table 2 is ‘generally suitable for development'.

Considering the brownfield nature of the site, development would also

be permissible under Classes 1, 2 and 3.

LUPS-GUS8 discussion

With reference to the advice provided in Appendix 2 section 4 and sub-sections,
which ‘applies to small scale domestic and/or non-domestic extensions, sheds
or domestic garages that are not covered by permitted development rights.” The
‘garage’ is covered by this advice and therefore construction should be allowed
as permitted development rights have not been removed at the request of SEPA,
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the garage would not have a significant detrimental effect on the functional
floodplain and it does not increase the number of people at risk from flooding.

Response to Item B) increase flood risk to surrounding properties

Per figures presented by the flood management team, without consideration of
any mitigation the impact of the garage blockwork to floodwater level was
0.57mm (To put this in context it is approximately equivalent to the thickness of
5 sheets of paper. The calculations were based upon a 1 Ha floodplain with the
garage walls submerged to a depth of 1m deep and the garage being allowed to
free flood (per design).

In light of the statement provided to the councilors during the MLRB that the
existing garage on the neighbouring site is out-with the floodplain, I re-surveyed
the intended garage site and found the back wall of the garage is at the same level
as the neighbouring garage and hence also outside the flood-plain. The grade at the
front of the garage is some 580mm lower than the grade at the rear wall and
therefore applying a conservative assumption, the neighbours garage is right on the
edge of the floodplain the maximum floodwater depth on my garage would be an
average of 290mm. This is less than a 1/3 of the depth requested to be used in the
calculations performed by the flood management team, hence the impact to the
water level becomes (0.29*0.57) 0.165mm, the thickness of less than 2 sheets of
paper. As mentioned these calculations were based upon a 1Ha floodplain, which is
much smaller than the actual floodplain, so the un-mitigated impact of the garage
on floodwater depth is much less than the 0.165mm listed above and is likely to be
less than halve the thickness of a sheet of paper. This impact is immeasurable by
normal survey methods and cannot be considered by any reasonable measure to
increase the flood risk to surrounding properties.

In the event the application is approved, the applicant has committed to
removing overburden from the garden area immediately adjacent to the

garage site to more than compensate the impact of the garage blockwork on
floodwaters and hence, ensure the construction of the garage contributes to an
overall reduction in flood risk.

Response to Item C) reference to EP7 and IMP1
EP7 Discussion

EP7 is specifically targeting New Developments and is not generally applicable
to the case in hand as the garage is to be constructed on a brownfield site in a
built-up area.

However, EP7 policy does not provide a blanket exclusion to building on areas at
risk from flooding but ‘The aim of the policy is to primarily direct development
away from areas at risk from flooding...". The Justification goes onto state, ‘Where
impacts are identified they should be satisfactorily mitigated without passing on the
problem elsewhere.” The applicant has committed to mitigating
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the impact of the garage and shall contain the impact of the 200 year flood
on-site.

Paragraph c) of the policy describes the type of development that may be
suitable in medium to high risk areas (0.5% or above) and the proposed
development is much lower risk than permitted by the policy.

IMP1 Discussion

The IMP1 policy is obviously trying to cover all manner of development,
including highly vulnerable developments, and as such I expect the Council shall
apply appropriate weight to all the issues in applying IMP1 to construction of a
garage on a brownfield site. This is especially pertinent to item i) which on
reading in isolation would be in conflict with EP7, which I am sure is
unintentional. I therefore respectfully suggest, reference to EP7 and SEPA
guidelines GU-8, GU-24 and GU-2a would provide an appropriate way to assess
the merits of the application in relation to item i).

The Planning Report of Handling states; ‘In terms of scale, design and
material finishes the garage is considered acceptable. It is in keeping with the
parent house and is considered that it would not have a significant adverse
impact on the house or the surrounding locality.’ It is assumed therefore, the
only issue with IMP1 is section i), which refers to flooding and is addressed in
the comments above.
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Document List

EP7

Moray Local development Plan section EP7 (pages 55-56)

IMP1

Moray Local development Plan section IMP1 (page 84)

LUPS-DM-GU2a

SEPA Development Plan Guidance Note 2a

LUPS-DP-GU2a

SEPA Development Management Guidance on Flood Risk

LUPS-BP-GUZ2a

SEPA Planning Background Paper: Flood Risk Particularly sections
DI.16 and DI-17

LUPS-GU8 SEPA Standing Advice for low impact proposals in flood risk areas

LUPS-GU24 SEPA Flood Risk Land Use Vulnerability Guidance

N/A Initial Planning Application and Drawings (Particularly Garage Plan
and Site Plan)

N/A Applicants Appeal submission Document to MLRB

9Jan 2019 Letter

Letter of Hearing Notice issued by Moray Council
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Moray Locai Development Plan HOW TO USE THE PLAN

How to Use the Plan

The LDP should be read as a whole and sets out the policies for assessing
planning applications and sets out exactly where development is expected to
take place over the next 5 years. The Principal Policies on Sustainable Economic
Growth, Climate Change and Placemaking are overarching and should be applied
to all development proposats. Development proposals should also comply with
the more detailed policies set out under land use planning topics and if
applicable, the detailed site designations, The part of Moray within the
Calrngorms National Park has its own separate local development plan.

The Moray Local Development Plan will be reviewed and replaced within 5 vears.
The Action Programme will be reviewed annually.

The Plan Is supported by supplementary guldance which provides extra detail on
some of the policies and proposals. Supplementary guidance forms part of the
development plan and has that status for decision making. The initial suite of
Supplementary Guidance covers;

Affordable Housing
Accessible Housing

Climate Change

®
@
@ Housing in the Countryside
® Trees in Development

e

Urban Design

Rural Groupings
This will be added to during the Plan period.

In determining planning applications, the Council will apply appropriate weight
to all of the issues and material considerations before reaching a decision.
Material considerations will include Masterplans and development briefs which
will be approved by the Council as non- statutory supplementary guidance,
providing more detail on site designations within the Plan.

Page 79



Environmental Protection

Introduction

Itis important for the Local Development Plan to recognise and provide a
responsive policy framework related to those areas of activity that could have an
adverse impact on the environment. This includes dealing with waste, water
supplies and drainage, river engineering and flooding, pollution, air quality and
contamination.

Context

Scottish Planning Policy (SPP) requires new development to take into account
the implications of development for water, air and soil quality as well as
supporting water resource management, sustainable waste management and
encouraging the use of sustainable and recycled materials in construction.

Flooding -The Flood Risk Management {Scotland) Act 2009 sets In place a
statutory framework for delivering a sustainable and risk based approach to
managing flooding. To provide a basis for planning decision making relating to
flood risk, the flood risk framework divides flood risk into three categories, little
or no risk, low to medium risk, medium to high risk and outlines the appropriate
response. Within the pian sites at risk of flooding have been identified and
requirements for flood risk assessments and drainage assessments have been set
out in the designation text,

Waste — The Government's Zero Waste Plan has set the following targets for
municipal waste:

® Increasing the proportion recycled or composted to 40% by 2010, 50% by
2020 and 70% by 2025,

® A 5% limit on landflll of municipal waste by 2025,
@ To stop the growth of municipal waste by 2010,

Achieving these targets will require a reduction in the amount of waste produced
and a significant Increase In waste management infrastructure. The proximity
principle requires waste to be dealt with as close as possible to whera it is
produced. Annexe B of the Zero Waste Plan provides further information on the
role of land use planning.

Water and Drainage - The Water Environment {Controlled Activities) (Scotland)
Regulations 2005 require all surface water from new development to be treated
by a sustainable drainage system (SUDS). New development should ensure the
enhancement of the water environment in accordance with the Water
Framework Directive (WFD) and the North East Rlver Basin Plan.
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Policy EP6 Waterbodies

Proposals must be designed to avoid adverse impacts
upon water environment and should seek
opportunities for restoration. The Council will only
approve proposals Impacting on water features where
the applicant provides a satisfactory report that
demonstrates that any impact (including cumulative)
on water quality, water quantity, physical form
{morphology), river hydrology, sediment transport
and eroslon, nature conservation, fisheries,
recreational, landscape, amenity, and economic and
soclal impact can be adequately mitigated.

The report should consider existing and potential
impacts up and downstream of the development
particularly in respect of potential flooding. The
Council operates a presumption against the culverting
of watercourses and any unnecessary engineering
works in the water environment,

A buffer strip of at least 6m between any new
development and all water features is required. These
should be designed to link with blue and green
networks and can contribute to open space
requirements, Developers may be required to make
improvements to the water environment as part of the
development.

Justification

The alm of this policy is to support the
protection and enhancement of the water
environment in accordance with the Water
Framework Directive (WFD) and the North
East River Basin Plan. The water
environment Inchides wetlands, rivers,
lochs, transitional waters (estuaries), coastal
waters (out to 3 nattical miles) and
groundwater.

There are a number of works to
watercourses and land drainage which fali
outwith the General Permitted
Development Order including fisheries
management, erosion control or flood
prevention which can have a significant
Impact on the management or ecology of
waterncourses.

These works are controlled under the WFD
through the Water Environment (Controlled
Activities) (Scotland) Regulations 2011
(CAR) and require a holistlc approach to be

taken In protecting and improving the
water environment,

Water features include waterbodies, ponds
and existing sustainable drainage systems
(SUDS) both natural and man-made.

Policy EP7 Control Of Development in Flood Risk Areas

New development should not take place if it would be
at significant risk of flooding from any source or would
materially increase the possibility of flooding
elsewhere. Proposals for development in areas
considered to be at risk from flooding will only be
permitted where a flood risk assessment to comply
with the recommendations of National Guidance and
to the satisfaction of both the Scottish Environment
Protection Agency and the Council s provided by the
applicant. This assessment must demonstrate that any
risk from flooding can be satisfactorily mitigated
without increasing flood risk elsewhere. Due to
continuing changes In climatic patterns, the
precautionary principle will apply when reviewing any
application for an area at risk from inundation by
floodwater.
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Justification

. The aim of the policy is to primarily direct

development away from areas at risk from
floeding in the first instance, and ensure
that potential risk from flooding Is
adequately considered in terms of planning
applications, Where Impacts are identified

-they should be satisfactorily mitigated

without passing on the problem elsewhere,
The Flood Risk Femework In Scottish
Planning Policy requires sustainable flood
management approaches to be taken
forward which will improve bed banks and
shores. Such an approach will also
contribite to the “protect” and "enhance’
objectives of the Water Framework
Directive.



The following limitations on development will also be
applled to take account of the degree of flooding as
defined in Scottish Planning Policy;

aj

b)

c)

In areas of little to no risk {less than 0.1%) there will be
no general constraint to development.

Areas of low to medium risk (0,1% to 0.5%} will be
considered suitable for most development. A flood risk
assessment may be required at the upper end of the
probability range (L.e. close to 0.5%), and for essential
civil infrastructure and most vulnerable uses; Water
resistant materials and construction may be required,
Areas within this risk category will generally not be
suitabie for civil Infrastructure. Where civil
Infrastructure must be located in these areas or is
beling substantially extended, it should be designed to
be capable of remaining operational and accessible
during extreme flooding events.

Areas of medium to high risk (0.5% or above) may be
suitable for:

® Residentlal, institutional, commerdial and industrial
development within bullt up areas provided flood
protection measures to the appropriate standard
already exist and are maintained, are under
construction, or are a planned measure in a current
flood management plan;

® Essential infrastructure within bullt up areas,
designed and constructed to remain operational
during floods and not impede water flow;

® Some recreational, sport, amenity and nature.
conservation uses, provided appropriate
evacuation procedures are in place and

® Jobrelated accommodation e.g. for caretakers or
operational staff.

Areas within these risk categories will generally not be
suitable:

@ Civil infrastructure and most vulnerable uses;

- This policy specifies limitations on the type

of development within’ potential flood risk
areas and seeks to ensure that essential
civic Infrastiucture Is not placed at undue
riskon the grounds of publk: safety. Civil
Infrastructure in the context of flood risk

Includes hospitals, fire statlons, emergency

depats, schools, care homes, ground-based
electrical and telecommunications
equipment.

Essentlal infrastructure In a flood risk area
for operational reasons is defined as

-essential transport infrastructure and
-essential utility infrastructure which may

have to be located in a flood risk area for
operational reasons, This includes
electricity generating stations, power.
stations and grid and primary sub stations,
‘water treatment works and sewage
treatment works and wind turbines,

Most vulnerable uses in the context of flood
risk and dralnage includes basement
dwellings; isotated dwellings in sparsely
populated areas, dwelling houses behind
informal embankments, residential

Institutions such as residentlal care

homesfprisnns, nurseries, children’s homes
and educational establishments, caravans,
mobile homes and park homes intended
for permanent residential use, sites used for
holiday or short-let caravans and camping,
installations requiring hazardous substance
consent.

The source of information used to.
determine flood risk areas are the Scottish
Environment Protection Agency Indicative
flood maps which are accessible on the.

@ Additional development in undeveloped and sparsely developed areas, unless a location is
essential for operational reasons, e.g. for navigation and water based recreation, agriculture,
transport or utilities infrastructure (which should be designed to be operational during floods

and notimpede water flow), and

® analtemative, lower risk location is not available and

® New caravan and camping sites.

Where development Is permitted, measures to protect against or manage flood risk will be
required and any loss of flood sterage capacity mitigated to achieve a neutral or better outcome.
Water resistant materials and construction should be used where appropriate. Elevated buildings

on structures such as stilts are unlikely to be acceptable.
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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) The scale, density and character must be
appropriate to the surrounding area.

b} The development must be integrated into the
surrounding landscape

¢} Road, cycling, footpath and public transport must
be provided at a level appropriate to the
development. Core paths; long distance footpaths;
natfonal cycle routes must not be adversely
affected.

d) Acceptable water and drainage provision must be
made, including the use of sustainable urban
drainage systems (SUDS) for dealing with surface
water.

e) Where of an appropriate scale, developments
should demonstrate how they will Incorporate
renewable energy systems, and sustainable design
and construction, Supplementary Guidance will be
produced to expand upon some of these criteria,

f) Make provision for additional areas of open space
within developments.

g) Detatls of arrangements for the long term
maintenance of landscape areas and amenity open
spaces must be provided along with Planning
applications.

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

i) Avoid areas at risk of flooding, and where
necessary carry out flood management measures.

j) Address any potential risk of pollutionincluding
ground water contaminatton in accordance with
recognised pollution prevention and control
measures.

k) Address and sufficiently mitigate any
contaminated land issues

[} Does not sterilise significant workable reserves of
minerals or prime quality agricultural land.

m) Make acceptable arrangements for waste
management,
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Justification
The quality of development in terms of

its siting. deslgn and servking sa

'priority consideration within the Plan. In-

the first Instance, development needs to
be suftable to the surrounding buik and
natural envlronment. Development
should be adequately servlced In terms

oft transport. water, dralnage. wlth

partlcutar empﬁasls on providing
pedestrlan and cycle access, an_d any

i necessary pub!lc transport
'facllitleslconnectlons.'!he use of SUDS
and Incorporation of renewable energy
_technlques and sustalnable design and
constniction methods will all help i
'promote sustalnablllty in Moray Most of
the serlous flood risks have been
addressed byﬂood allevlatlon schemes,
fbut there are still areas that are

ptibie and these should be avoided,

-'Slmllarly pollutioﬁ issues in relation to
- aln nolse. groundwater and ground

:'contamlnation, must be adequately

addfessed to provide proper

; developmenr standards.
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DI.16

DI.17

D1.18

DI.19

Qur role is to serve as an independent advisor on flood risk within the context of National
Planning Policy. This includes a duty as a key agency to co-operate in the preparation of
development plans and a statutory role to provide flood advice for certain development
management applications. Our advice is based on our specialist knowledge and understanding
of the water environment and flooding mechanisms. It takes into account all the information
available to us including SEPA’s Flood Maps, other flood related information we hold, and
information provided to us by planning authorities, developers and third parties. We aim to
provide proportionate, concise, objective, timely and helpful advice based upon the risk of
flooding within national planning policy. Lower impact proposals in flood risk areas are dealt
with by our standing advice.

SEPA's overarching objectives in providing advice to planning authorities on flood risk related
matters are to:

» Effectively contribute to sustainable flood management by:

Ensuring development is avoided in areas at medium to high flood risk, from any
source, unless it accords with the SPP risk framework

Exercistng our planning functions with a view to reducing overall flood risk;

Support delivery of Flood Risk Management strategies and iocal Flocd Risk Management
Plans (ance published)

Promote the health and well-being of the pecple of Scotland by ensuring that proposed
development does not place communities and businesses at unacceptable flood risk

Our approach to flood risk is set out in the following documents, This background paper
provides the context and justification for the advice contained in the guidance notes. It also
explains how our requirements and recommendations can be achieved.

e P i ormati o] : iti eve e L
Protection Scheme

. ~-DP- : Deve t id

] -DM-GUZa: Develo i e od rj

LUPS-GUS8 (Appendix 2): Standing advice for low impact proposals in flood risk areas

. - : use vulnerabilj ida

This is supported by two technical guidance notes:
. PS- : ateqi Risk A — i
e 5S5-NFR-P-002: Technical flood risk guidance for stakeholders

The SEPA - Planning Authority Protocol (Policy 41) contains principles to be followed by SEPA

and planning authorities regarding advice and consultation on flood risk issues, The
assessment of flood risk is a specialist subject and the Protocol is intended to enable planning
authorities and SEPA to work together effectively on planning matters where there is a
potential flood risk.

Return to Index
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risk management infrastructure and other risk mitigation measures needed to
ensure a development is safe may differ between uses within a particular class.

2.2 For changes of use to less or same vulnerability we advise you consult your flood
prevention authority colleagues for advice on suitable mitigation measures, and,
where relevant, consider any access/egress issues for both inhabitants and
emergency services. An overall reduction in flood risk can still be achieved for
proposed uses that have the same level of vulnerability through the use of flood
resilient materials and design (see PAN 69: Planning and Building Standards
Advice on Fiooding).

3. Refurbishments and/or alterations which do not increase the footprint
of the development and do not result in a change of use to a more
vulnerable use

3.1 The following advice applies to refurbishments and/or alterations which do not
increase the footprint of the development and do not result in a change of useto a
more vulnerable use. We have developed a vuinerability matrix to aid the
interpretation of this advice (see Section 11 and Table 1). In using the hierarchy
please note that the impact of a flood on the particular land use could vary within
each vulnerability class. Flood risk management infrastructure and other risk
mitigation measures needed to ensure a development is safe may differ between
uses within a particular class.

3.2 We advise you consult your flood prevention authority colleagues for advice on
suitable mitigation measures, and, if relevant, consider any access/egress issues.
Useful advice on improving flood resilience can be found in PAN 69: Planning and
Building Standards Advice on Flooding. The raising of intemal flcor levels to
mitigate against flood risk should only be permitted where viable and safe egress
can be realised. Proposals that could lead to islands of development during flood
events must be avoided as they impose an unacceptable risk to human heaith.

4. Small scale extensions, domestic garages or garden sheds

41 The following advice applies to small scale domestic and/or non-domestic
extensions, sheds or domestic garages that are not covered by permitted
development rights. |f permitted development rights have been removed, as a
result of a request by SEPA (on the grounds of fload risk), we would want to be
consulted on the application.

4.2  Applications for a small scale extension to an existing building (domestic or non-
domestic) are generally outwith the scope of Scottish Planning Policy provided
they would not have a significant detrimental effect on the functional fioodplain or
local flood risk. We advise that ,when you receive an application for an extension
within the functional floodplain, you specifically ask your flood prevention authority
colleagues if they consider if it is likely to have a significant gffect on the storage
capacity of the functional flood plain or affect local flooding problems. If the fiood
prevention authority considers this likely, then please consult us for site specific
‘advice

UNCONTROLLED DOCUMENT WHEN PRINTED OUT
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4.3

51

52

8.2

You should always consider carefully small scale extensions in the functional
floodplain, where the development leads to an increase in the number of people at
risk from flooding. The use of water resistant materials and forms of construction

may be appropnate for some small scale extensions (see PAN 69: Planning and
“Building Standards Advi

. If you consider that a proposed extension
could have ‘an adverse impact on ﬂood risk you should seek the advice of your
flood prevention authority colleagues. |If this resuits in your requesting the
applicant to submit a flood risk assessment, then please consult us when it has
been received.

Single wind turbines and similar structures with a small footprint and
no associated new roads or new water crossings

This standing advice applies to proposals for single wind turbines and other
simifar structures which have a small footprint and do not have associated new
roads or water crossings. Such structures should be located in an area which is
not at risk of flooding but where this is not feasible the following standing advice
applies. Where proposals for such schemes include new access roads and/or
replacement river crossings, please consider the standing advice in sections 7
and 8 of this Appendix.

Due to their small footprint, these types of development do not usually create or
increase flooding to nearby receptors in their local vicinity. Any risk (potential
damage) to these structures themselves is a matter for the developer and local
authority to recognise and account for in the design and siting of the structure.

Hydro schemes with no associated new roads or new river crossings

Infrastructure for hydro schemes (other than associated access roads and
bridges) requires to be located in or adjacent to the water body from which it is
taking water and to which it is retuming water. As such we consider those
elements of run-of-river hydro schemes to be an exception as defined in the Risk
Framework set out in Scottish Planning Policy and the following advice applies.
Where proposals for such schemes include new access roads and/or replacement
river crossings please consider the standing advice in sections 7 and 8.

Generally, we consider that these elements of run-of-river hydro scheme

proposals will not affect the ability of the floodplain to store or convey water.
However, the.construction of weirs to facilitate off-take.mechanisms.or the transfer.

_.of water from one catchment to another may increase the risk of flooding locally if

a nearby receplor exists. In such instances you should seek the advice of your
flood prevention authority colleagues and, if this results in the applicant being
required  to submit a flood risk assessment, you should consult SEPA when this
has been received. There may be a commercial risk to the operator of the

< .gcheme-and we recommend that the turbine house is. desugned and-constructed to

remain operational -during -floods. Water resistant materials and construction
should be used where appropriate (see PAN 69: Planning and Building Standard
Advice on Flooding). '
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Flood Risk and Land Use Vulnerability Guidance

Update Summary

Version Description

Version 1 First issue 2012

Version 2 Second issue August 2017 — document shortened to remove repetition, and

textual changes made to align document with Scottish Planning Policy 2014.

Version 3 Third issue February 2018 — minor amendments made to correct errors in
document.
Version 4 Fourth issue July 2018 - minor amendments made to approach to most

vulnerable uses to align with LUPS-BP-GU2a v.3.

Notes
This document provides SEPA guidance on land use planning and flood risk. It is based on SEPA’s
interpretation of national planning policy and duties and requirements under relevant legislation.

This document is uncontrolled if printed. Always refer to the online document for accurate and
up-to-date information.
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|Flood risk vulnerability guidance S-_=E === issalnis

1

1.1

1.2

1.3

14

1.5

1.6

1.7

1.8

Summary and background
The purpose of this guidance is to:

¢ aid understanding of the relative vulnerability to flooding of different land uses;

« assist in the interpretation of SEPA's Flood Risk Planning Guidance, which is based
upon the risk framework in the Scottish Government’s Scottish Planning Policy 2014
(SPP).

SEPA has created this guidance to assist in our assessment of the vulnerability to flooding
of different types of land use. Table 1 classifies the relative vulnerability of land uses,
grouping them into five categories from Most Vulnerable through to Water Compatible
Uses.

Table 2 of this document then provides a very brief outline of the likely SEPA planning
response for each set of land uses relative to the category of flood risk, and based upon
the risk framework in SPP. For a more detailed understanding of SEPA's likely
planning response to proposals through both the Development Planning and
Development Management process, this document must be read in conjunction

with our Flood Risk Planning Guidance.

SEPA will use this guidance in the assessment of sites for both Development Planning and
Development Management purposes.

This guidance classifies land uses according to how they are impacted by flooding, i.e.
their relative susceptibility and resilience to flooding, and any wider community impacts
caused by their damage or loss.

The classification recognises that certain types of development, and the people who use
and live in them, are more at risk from flooding than others (e.g. children, the elderly
and people with mobility problems that may have more difficulty in escaping fast flowing
water).

The term ‘land use vulnerability” is used in this guidance to differentiate between a range
of land uses, taking account of flooding impacts on land uses in terms of their relative
susceptibility and resilience to flooding. It also reflects wider community impacts caused
by their damage or loss. For example, a police station is not more likely to suffer damage
(be susceptible) or less able to recover {be resilient) than a comparable office building.
However, it is in a more vulnerable category than an office use because a higher value is
placed upon the wider community impacts that would be caused by its potential loss or
damage during a flood event. Similar considerations apply to the inclusion of hazardous
waste facilities within the highly vulnerable category and other waste treatment facilities
being within the less vuinerable category.

The classification comprises five categories:

1. Most Vulnerable Uses

2. Highly Vulnerable Uses
3. Least Vulnerable Uses
4. Essential Infrastructure
5. Water Compatible Uses

LUPS-GU24 v.4 UNCONTROLLDED DOCUMENT WHEN PRINTED Page 3 of 7
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1.9

1.10

In relation to Table 1, you should note that:
The list of uses is neither exhaustive nor definitive.

Flood risk management infrastructure, and other risk mitigation actions needed to ensure
development is safe, may differ between uses within the same category.

Theimpact of a'flood ' may change in nature rélative to the uses within the same category.
In particular, a change of use to a dwelling house from other uses within the Highly
Vulnerable Uses category could significantly increase the overall flood risk, especially in
relation to human health and financial impacts.

The classification (Table 1) is linked to the risk framework in SPP by a matrix of fiood risk
(Tabie 2). Table 2 gives a very brief outline of SEPA’s likely planning response for each
of the three flood risk categories of the risk framework relative to each of the five
vulnerability categories. In producing this guidance, SEPA has sought to refine and
enhance the vulnerability classification and definitions identified in the SPP risk
framework.

LUPS-GU24 v.4 UNCONTROLLDED DOCUMENT WHEN PRINTED Page 4 of 7

Page 105



Page 106



£jag abey

QILNRE HIHM LHIWND0G G3AMOHLNOONN
90 LGN PRITSOiIe By pu Bupeoy) wusansd Apediiiyd oy FIoR JIY) BNTEea IR Uou B 5 BURDRAA "SISUT 414 PROY U GCRARD O} HOTEBI S 1R T usem POoy) 0 Uogipatud syt Locking 10u SS0f S vl § ot} Bupiimn Pooy RULIOL B0 Se0 Fou GRoR BUILIBM 20 LRI YT,

¥A FZND-5400

"prmacusd 0 PRIDE BT UL WopiEE W

.u!___._:B-I—_ﬁ:sin-ﬁgiwc:lﬂe_x:luiala!imig [}
o pdont uivc-iunﬂua-ﬁa Ei?lﬂ:zﬁglﬂzi BUL R Fis_nﬂs;!: -
RPN BRI 4D) BRI AT D1 T NI YD UDHIAGI iR __.a:e_i-!cﬂu:uun.;eﬂtﬂiuigdﬂnuﬁicl-innﬂﬂq_aﬁ-;!-ﬁi »
TR PR B3] PUT B3I JSiem BUDnpu *Fanieeis soielina stnadaualy E
TSR MED B ER) L 0) SUO{ON PUR 1LALSORASD TU| 1418 AL S 0 NEL ROOH UBREE AT YR (1] CMLIOIO(EASE BD/LIRA L) RIS LRARCO]) 10 SI0( AUR JO USIBIBPIDY "7
JBUOH OS] Al LD 0 AL AT DOE Eoﬁin-ﬁ__nnﬁﬁﬂ:! (RUoAR0) Jyneds 'Y

o dojjLapEuna mnopiec Bl pettatse og

PInOUS FLRRON) 10 YEJ) gL 101) BUBLILENIAL PYONMA aIE Sath (NS Joj HOpap W xdoMAsp App T o) pojied LInIa jimulss Syjsads ¥ pUELILIIEIOT YR 1Y AYeRuan Tayiooy) o) SLO0M 818 W] Sio) o) 63 1RG0 Sa71A| 138 BAOGE S| J0 aMY8U S1i) “POTRL| 5] SR ST 10 SIGMILEI] Y51 dds UL L) WY ¢
B US| SAD FRIRLSOd JPPUA PATMUUED FUSALUYURGLIS DOo|] e gn (s S papu] U0y L e LOJILBABI] POOY 190LN PEYINIFUCD 4| INLIOJ oU EILLINIRUIY ¢
"B 241 U RS POSY) 0 1URLIGH PR 501 01 31USISACIIILY ik EREN UK BIRI3UINA F13) 0 teBUNYS INCRYT POARR)R B LTS B I A0S §ERAS 5NDA) 0] oMLY PURSUP0S] &) B | {0 AL RIanA Sy scnpel o1 Mpngeddn
BQenjea 7 spiacd i 10 Fuping Fujisse UE jo (e 0 e Pupnisus) weilAc@aRpar UL RBWsE R qip pocy ¥ A pepoddns B Rua,50003 EphouyT Benoy Sumemp ¢ o) 4N )0 8BUmD & oy jestdoid ALy Tisedi Uil pU EESL LRI o) Lojief v Aejedss Y5 poo 1860 Byl s MRiwyaln
pinos AsoBares pqrisuna AyBin, BU¥UR M sinoy Bugsep v o1 o o elksnys s ey rd ) cre e AU (e Ui Ales Bpa) stnpu sy seroizied oyl o pooy § o padi) i) “ALqEIBGRAY S ROO| 15 ENTIH JUNARRESY) O 18YTTY ) L) Pacnd B DD SN J0 B ¥ SUMRUOS JRY) TRIRLTOMARG ¢

‘uejd uojiend>eA pue Guiiem
leunjeiada Syisads B o) efgns
TA1009723 SIG) L S9SN AQ paunbad
E1S 10§ UO|IRPOUIIODIR [8jUBpD|Sal
a0 Gupdag)s duejj|Jue (ejjuassa »

_ W00
BujbugyD SB 4aNs Sa11)io8) (BRUREES
pue UCH eSSl pur 510ds 100PING
ANSISAIPOI PUR UO|JRAISSLICD JUNjaU

[uniiepowioIZR Eﬁwﬂ_m

Bujpnizxa) uopEaDAl paseq-IaleM e
uopeI0} apisialem e Supnbas
sipalior apqedwod pue uojieiabjiyal

Bujjuews)p
pug ‘dujjeda: 'du)ping diuys  »

SUO{IR||RISU| BIUBEAP QOW *

SaAIEYM pUE SEUNEW ‘Sydop e
SBUPHIOM [PARIP PUR PURS. =
suojiers Bujdwnd pue
|uMInseI) wo|ssjusuel aigmes
sugiels Buidwind
puR SIS G| UOSSILUSURY] INEM  »
SUDHETS. BUIOUOW [BIURWINOIIALD
AUMINNSEIU] [aNuoD pad]] ¢

c¥oup) vigReduo) Joyepm 'S

‘pue Buissaooxd Usy spisyaop. -

SE0H0R) uonefjagy  «

p- AR [T §

*UBHED] BAIE K8l pool)

o | By JBYI0 0 ‘BpIs-ImEm ‘|R1sR0d B
o | sannbar jey) ainpnsegy) Afuaua

‘aceds Uado AjualuE .
suoies paenBysecs pus pienbagly

Y)M 10 ‘s3q1||Dey seluns JSRo 10
Hod gyM sjeusew jo abeiols Hing
341 Jo} SUC{R||BISU] Yans el
0] pER U RURISUoWIBD £ Sudy]
YW AJUO JUBSUCD FJUMENS
snoplezey BUpPMBaI SucnBjlesY] -
(s Bojouyse)
Buiwaunl Abaus aylo pue
SIUGENY PUA 'SHIOM JUSIIERS)
IB18M PUR SIm JUD W)
aliemas 'suojjeis-qns Alewpd
pue pub pus sucims Jemed
BupgpuRs A3 SIPRpPU|
$ip) suoseal jeucjiziado Jo) case
3S) pooy € U pajesd| 3g o) sey
)8yl BINERAsSEYU AN ENUesse =
%SiJ 18 T91R By §80.0 .0 SOy Joy)

« | {s9in0s UejjanIeas sseu BUjpn{oul)

‘aimansnseiju] YodsuRl) [EHUSSSY .
sspspdwo]
| BSRPINSRlUE jUijuosE] ‘p

_ {mar b pue pues Joy 1daosns)
Bussasaud pus Buppom SjesRUIE -
(Sa(jjioe) 9158M SnopuEzay pue

JlUpue] 1033%3) JUSURRI) DISEM .

Jenuco Buuueid of Leligns

e eyl Ansaiol pur umniibe
10} pasn sBu|pjng pus pue|
wNs) pue Ajqliassa «

585y 9|qRIeunA Aydin

IO ARIPHNA 150N U} pIPNRY)
10U SUDINISUpRNYBRISA-UCT. @
uonglsIp pue IBRIS .
Allsnpul jeiouab e
2010 -
_ sqyaylo .
sjusWys|igMss Buplupp  «
sAgmeEanE) POoj-1oy e
$9J3 PUE SINBINEISD)  ®

SaHMIFS
faue pue Yjeuoissajord YlEpuRL) -
sdoys

i@spduio)
SUEN) BiGRIGLINA 18897 'E

osem

shopiEzey Joj saj)|19e; JudmBeveit
BITEM 1% DASN SBUS pUR [ipuB  »
BOJAIES
LIESY JC) S9EN [MIUDPISAI-UDY =
BIUBPISRI JO S|IRY WOPMS .
S0 pue SipEcy .
c_.__.&_
TUBNGLUR) STUOY SIHAISS [91205

S35N0Y DU([BMP 40) POSN SBUIPIING

tasudwen
‘seen eqrinunn AUBIH 'Z

seaie Bﬁ_ii 33.-& ti] {s)Bujijamp paleiost. e

._.__n_unu:_.u-u_u _-au._vﬂ_:b 990 PUET] Vdas 7 Hqel

TF uminfaa. |
W ~ !Bu..rann.c..u [epuesEl 5w pRYIssEgR
39 PINOYS SN BIE USYY TSURUR A1 pooj)
151 0430 40 "UDGID0). B PS-IRIRM 10 [RISECD
& eujnbas ey Tunnseyul ABBUS (M
40 "53| 1jj|08] Jajjuns 1330 o pod ._____pu_e_ﬁu:.,
10 aBeiols NG 20} SUCHRITSU| YNS 3180 D}
PR MGRISUCIUDP S B IBYM INT) JuesuoD
wouaIsqms Snopuerey BuiNnbas SUONEEISY o
“Sa)|s Dujdumd pug ‘Bieyd UBARID) ARDIIOY o
250 |efUspisal JUaLBULB 10} PIPUDILY 59 WY
Wied pue s18(eud ‘SBUOY HigOW 'suBiRIED
SURinuRqua
|RULICHY PHUDq pRjanYs Sasnoy Buliamp

SBU|[BMp WauRsRY
SUDIYD. ‘suospd ‘8. 'SuoRNYISU _._Ea_u-ou
Seiesing. =
SPUOY WD
+H00YIS .
 SEdsoy =
«SHjod. iﬂ&mnu Aouslusiim. »
: = PlIpooy
?_t:_. jauojiRiado aq 3,_8.__:_"! sSuoneHESUL
“SUDHEOIUNALICONEE] PUY SIUIURD DUTUILIOD. s
_«SUDJIES QY. e
LSUOREIS FouBNqUIE.
<SUOImS Soffod e
19SHTWON DUO)IIBL] SIS} HORIBUINA 150K

mop 18|

aE U1 {o) NSLDISE UE L43im PRIOUSD 31 MIRIINAISRIUE
iAD AessolB bTOT ddS aU Ul SppEseUrns

IEOLL pUR B4N NSRS J{AIY 101 SB paulep
S48 JoY3 SIEN PUB) BPNU] SORN BISISINA
Wor ‘souamn b syl )0 ssodind ey J0d

SRS} SEESSBUIIA 0W T




£ jag ated

OIUINTYd HIHM LNIWNO00 Q30TIOUINODND

¥4 PZAD-S4M

. @opyd

Uy e snpasosd
wonanIens
ajedosdde ey
pPapAQId 3(qRYING
Auo 2ue sasn
UOIEAISSUOD 3UNjEU
pue Ajuswe ‘Lods

"euonERIIM Swos |

PuE BONEPOLILLIEOIR
paieae gof -
WauidojAp

| 49) Siqenns Anisuan | |

i
_so:,
W) Jou pue ‘(dv

-m.__..

ow muos Bupinp jeuopp n_n

ufews! o} poLa)

En peubisap ‘aunpon _E.__

[ IRnuesse g

ing

251 pu| DuRs NS BY) URY) BIGRISUINA S5

Jojenks 51 asn pue| pasodoad oyj pue ‘:is

USWHoRAID B WiyYiM SBUIPYING [RUOlppe

Joucji>eiae so/pus sGuipting Buns)xa

1O UDHIOWSP DY) SSAI0AUI 1] DIy ays
padojsaap Aisnojaud e jojuswdopaspey =

asn Bupsixe 3y3 o) 950 BjqRiBu|nA
§58j Jo jgnba ue O} asn jo sabueyd Sujpniol)
‘Buiping Bupsixe te Jo Juawidolaaapay s

:Ajdde Bupaoljo) 2wy jo auo
S5afUN EuE,_o_u.ﬁ_u 10} 3QEINS J0U s-..o_._u.a

wwsn pue dujsixe
B Uy} u_an._uss: S59f 40 [BNbA S 85N pue|
pasodas] Buy pue 'sus ULAORARD ® UIYIM
SBUIpING [RUONIPER JO USiDWS Jo/pur sbujping
BUIE|XD JO UOHIOWRP SiY) SSAIDAU] 1) SUBYM

ays padopaap Ajsnojasid © jo WRWHOEAIPRY

"85 BuIsixa Y1 0] IS HGRIBUNA
s3] 10 1@nba ug 0y 25N jo sabuayd BuipnL|
‘Buipiing Bubisp@ ue o JuBwWdoARpe .

_ 1Ajdda Bujwonjo; ay3 Jo
B0 SEIN JUMLAODASP 40} D qRING 10U AjjeRues |

w0 pusy Blsi® B UBY; SEEIBUINA SS3f

40 [eRba 5] 950 pukl pesodaid ad) pur ‘ays
Wallidomaap B UM $0UIDNG RioNIDpe
16 U0§RB  sb/puse sBu)png Bujispe
10 USHIjDWRP BYY SOADAL( 1 2BYM DYS
%mﬁ:%ﬁ& n ..33!5:13—.3_. -

251 DUIISIXS S 0 BSA HQRRUINA .
5397 0 |20bs ue 0} Bsh jo sabueyd BuIpNPU|
5_______3 Bunsixa ue o jUsukoRAIpEY o

.:&n n..iS:E 2 jo suo:
54N % 40} SIGRANS Jou AjjIeine)

“uswdojesap
04 I\qeyns Alelauag

i

I anap
:uw

U

“(av %5'0 0} 2502 @'} Wbves Anjiqeqod
2yl Jo pua Jeddn 18 paunbal 54 ARl w4
._.a nn.ﬁ..z .,._....oEnﬂgu_u 40J 3jqEINS A|[eRU3D

"(d¥ 55°0 01 SE0R B') atued
Ayngequid sy Jo pus Jaddn 18 pujnbas aq Aew

o
o uf POBURLD 30U S 5L J0 WaLLSSISSA
40 pue s5e00d uoieledasd ueid
34140 1ed 58 UONRAPISUCD BTp UBAID asaM
SOnSS( si} pooy pue YioMoiuary Gujtueyd
_Eo_#z!us:iza%_u poydope
‘8jep-03-0n U8 U] paysi|qelse useq sy ays
_snﬁzaeaitu.qmzn:_a!ﬂuii .

BEN PUEY BUNSIXD 34T LB DITRBUINA S5
0 _m_..?n N pusj pasadaid iy pua ‘s

2 Ujyum sEUjpYnG |Ruchippe
o/ pue sBuipiing Bulispe
10 UOHOWD BYY SSAOAUL 3| BISYM G3E

: Ena.ui_%ﬂ_ﬁn @ 40 JUIAORABPIY o

ﬁ__. n.__s_uo U S osn @qEBUINA |
558/ 10 (Bnb3,ua o) BsN 10 sBBUBY Bujpnpu)
hn__.___.“z..i Bufisixe ue jo usludopAspay

;AR BUiMG|(Of BY) JO LD BFM

o “udjetiyw Siepdosdde UDnoilp pRIeieye
9q UB3 JUBAD dySLT' 0 & 1Wolj 384 3y )|

S5 HQWIBL|NA ISOW $9U10 1] BIGEINS 3G Auy

rz 51'0 ‘87) £1UBAD POOY BunEE

Bupnp sifjisseace. ucq.-ﬁ.nﬂs_n Bujujaiisa
40 3yeded aq 0 peullsap 3q pPoys )
‘papuERa AjEnumsqns buiaq 5 JO ‘seRue S5}
Ul poYEI0 B 1SN aumSRASeIUT |AD 35eUM
Tl 1 1M1 o] Rjqeiins Jout Ajjeraues

(dy
%5 0<)

dn png

HeE[a ydyy
a3y —SJ_E

Page 108

(dv %s0
=510}
HSH
wnjpaw
0] Moy

SIIRISUOI ON

d
T
|

L. 40) aeins Ajedy

n:_!_mc% oN

SIU|RI}SUOD ON

i ue ybnou uadopasp Joj AQEUns AjjIsues

SUHRNSUO2 ON.

Sujeasuod oN

id¥y
YT 0>}
HE o
40 [T

sneduio] sSiem

E:B:.al..-v..
12[jumssy

BOB() F|GRIBUINA IWERT |

S99 BIGRIBUINA AUBIH

BRSN BIQEIVUINA I90W

oy
pooyd
rﬁV

na yIm ..o_u.s?s U PP8I 99 o)) ¥o14 POOId f0 XHITW VS 7 oIeL



210 ¢ abed

021 NNMd HIHM LNIWND0a 30 TI0WLHOINN

A PZNS-SdNT

. =jnejjese
Jou 5| uonEd0) RS
ipmaj ‘aaljeuiayje
ue pug ‘soud
U e sunpasosd
uD{iENIRAR
aepdosdde Jaiuyy
papiacud sjgeyns
Ajun 3ue 535N
UD|IRAISSUOD JUNRY
puE Aluawe ‘Lods
‘jeuo)ieaidsl IWos
pUR uD{IRpOWILIGIDE
patER qof -
JusiwdojpAap
10} 3Yqenns Aeiduan

Mol Jalem apadult
104 pue ‘(gv %50 =)
Spooy) Bupnp jeutyieiado ag

0} PRaNNSUCS puw pRUbisep |

2q pjnoys juawdojaAap

- 3|qEjiaAr JOU 5] "U0jEI0)
HSii-1aM0| SAneLIa)e ue

pug suosedl [RuopeRdo Jo)
pasinbay s| UojIEID} YS|. pooy)

‘wa

Yy uw nauzﬂ._u 10U SBY XS JO UPUSSEsSE
dno pue ssexaud uopiadald ued

9yl Jo ped se usiiRAPISUCd anp uan b atam
Sanss| ¥sH pody) pue Wlomaweld Sujsue|g
leuofjeN 3y} Jo uejd juswdo@asp padope:
‘a1ep-0)-dn UR Up PAYSIQEIST URAQ SBY DS

8yl uo wawdojaaap Jo ajdpupd Byl UM =

asn pue) Buyspes syl uey) IjqRIBUINA 55|

30/ |enba s1a5n puey pasodoud Y1 pue IS

wawdosaap v ujyim sBUpING jRuUOIpPE

Jo uonaaue Jo/pue sBuipjing Bunsixa

10 UOII[OWAP BY} SIAOAU] J JIBYM BY|S
padojassp Aisnajaard @ jo WRWAORABPaY  «

‘asn Bupsixs a4y 0) 3sn qeiauna
53| JO [enba ue 0} 9sn Jo sabueyd Buypnialy
‘Bip|ing BuiIsp® ue Jo WawdopAIpaY  «

tAjdde Sumopog 3yl jo sue
umu_c_.. wawdojaaap Jof 3jqeNns 10U Ajesauat) |

B DI9yM IyqulIns Afjeiauan

"Ry Bu v pablueyd jou sey

NS1d JO JUSWSSISSR JND pur sseowud uojirmedaud
ued ayy jo wed se ubIRRpSULS Shp

usAjf SUBM SINSS] ¥SU POOY) puE YJoMawwal
BufuuR|d |Puc)IEN 3y) Jo ued Juswdoeasp
pajdope "ayep-ol-dn ue uj pays||qeIss uasq sey

ays syl uo Wawdojaaap jo ajdpunid ayy asaym

'asn pue| Bupsixa

Y} UeY] ORIFUNA S53].J0 |enbe §) S50 pue|
pesododd i) pue 'aus wewdoRARp B UM
sBUIPING [RUCHIPPR JO LOJDRUD Jo/puUR SBulping
Bu(1s1xa JO Lo} CURP U] SBAIALY | BUSYM

o)js padojeasp Ajsnojasid B O Wawdojeaspay

25N BuiRs)e 8y} 03 25N BjqREALNA
5%8):40 jnba ua 0} 5sn jo saburyd Bujpnpu)

‘Buipping Ez.u_._.-. ug jo EnEno.nﬁ.Im .

iAjdde Buimojjoj a1 Jo
QU0 SSRIUN JUMUADPADP 10 HORINS 10U AllRIBURD

"wus|

By Uy pabuRyd JOU SeY As jo JUBLLISSESSR
ino pue ssaocud uojiesedaid vejd

alj) Jo Jied 58 ULOHEIBPISUST BND USAIS UM
S2NST| YSU POOY) puB JOMBWEY] Buuusd’
|BUCHIEN 241 1o ueid JuswidoRaap paydopa
‘pep-01+-0n YR U) PIYSIQEISD beaq Sey ayS

243 U0 Jusdoieaap Jo Aydidupd U} WM

RSN pUR| BUNS|XS BY) URYY AQRIIINA S50
Jo jenba 5] @80 pue) pasodosd By} pus "mis
uswdoasp & UMM SBUIPING |RuUDRippR :
40 vopRse Jofpur sBupng Bupspe
{0 UD[HIOUIDP By} SIA[OAU 3 MBYM BYS
padopasp Alsnoad 8 jo waludopARpaY - e

asn Bups|xa 2y} oy wsn FHQRIBUAA.
sen] 40 jenba ug of 95N Jo saBueyd Bujpnpy|
" 'Buipjing SuiSIXD LB JO JUAULOIBABPRY o

- 1Aidde Bupwo|io) 41 J0 B0
$9JUN JURAULORAIP J0j HaENS J0u ,,__ml.hu

100
raye R

ermo

uao_!i_
Asieds
pue ps
dojsanpun
ujym
LR
0} Win|jpok

2 uf ._8 _uu:csn 510 Eo:uEﬁ:B. Japun

51 'pauleIuiRw pueR BIUESHE U Apeaile

S 18y} puepuRls Mepdaidde 4y jo awRYs
utjiadjold pooy B-AqQ pARIud S| aYsBYL &

R

) u pabury> 10U SRY YSH JO UASSISSD

100 pue ssasold uojjiedsid umd.

3y3 Jo ued S8 UOREIAPISUCD INP UBALD B1am

$3N55| YS9 poo|) puE yromawely Buuueld

Jeuciyen ay) Jo ugjd juawdoaap paydope

‘2qep-0)-dn UR u) PAYSI|OIS UIDG SRy IS
o)) uo Juswdoeaap o ajdpupd U B s

‘uejd yuswabeuri s poof)

juaLna v u) Joj pauueid s) 4o ‘uohnIISUeS
Japun S| ‘paujejuleus pue aDU31S|X3 U ApeasR
‘51 Jey) pepue)s peudosdde a4) jo Swayos
uopsaoad pooj) v Aq paiaarcsd Sy eus YL

“4upsalu 3y uj pabueys you say

s} Jo WBWSSISSY AN0 pue ssaocd uopmiedaud
ued Yy JO ed S8 UKIRSNSUED anp

URAID RI9M SINES| ASI POOY PUR HIOMBLLIRIY

. Bujuueld jeuopeN au Jo uad uswdopaap
paydope ‘aiep-0j-dn ug U paysiqesa ueag sey
alis 34 uo Wawdojuaap Jo Bidisuyd 3y3 JBYM

wsw|
U3 U} pabueyd 10U BBy XSH 4O JUBILSSRSSE
4o pue ssaoaid uopeledaid veyd
wﬁ Jo Hed S8 LORRISPSUCD BNP UBA|D RiaM
SENSS] NS Pool pue yomawely Bujuuend
jeuosEN ayy jo ueid juRwidoassp peidope

~ 'syep-0)-0n Ue U} paysyqesa uast) sey S
_BUY} U0 JUBWIdOBARD JO BN 31 BIBUM ¢ |




Page 110



APPENDIX 5
FLOOD RISK

MANAGMEMENT TEAM’S
STATEMENT
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Moray Council Flood Risk management Team Statement with regards to :-

Notice of Review: Planning Application 18/00795/APP — Erect new rendered blockwork
garage and install patio door in house at Bundon, Findhorn, Forres, IV36 3TE

Moray Council Flood Risk Management team (MCFRM) were consulted on the above
application in June 2018. MCFRM, following the assessment of the application, objected
based on the following reasons:-

. The application site lies entirely within the medium likelihood (0.5%
annual probability or 1 in 200 years) flood extent of the SEPA Flood Maps.

° Scottish Planning Policy states (paragraph 255) that “the planning system should
promote flood avoidance by safeguarding flood storage and conveying capacity, and
locating development away from functional flood plain.

Background Assessment

The site has been assessed against the 3 flood risk maps at a 0.5% probability of an event
happening in any single year. The 3 maps looked at were:-

° Surface water
° Fluvial
° Coastal

Following the initial assessment it was clear that the site was within the 0.5% probability for
coastal flooding as per map in Appendix A. Following a review of the maps MCFRM feel that
this development would be contravening paragraph 255 as the site will be effecting the
functional flood plain.

Further Discussion

MCFRM have since been asked a number of follow up questions with regards to the site and
these are answered below.

The team have reviewed the questions posed by ClIr Alexander and below is the answers to
his questions:-

“The volume of water which would be displaced by the walls of the proposed garage, if it
flooded to a depth of one metre. Having calculated that figure can you please ask them to
calculate what would be the increased depth, over an area of one hectare of flood water,
which would be due to the effect of this displaced water.”

If we were just to consider the walls of the building the results would be as follows:-

° Total area (not incl. door lengths) = 5.69m? @ 1m flood depth, total volume =
5.69m?3.
° Therefore, over 1 hectare the increase in depth would be 0.00057m (0.57mm).

If we consider the whole garage footprint the results would be as follows:-

Planning Application 18/00795/APP Page | 1 Prepared by Will Burnsish
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Total area = 71.4m? @ 1m flood depth, total volume = 71.4m?3
Therefore, over 1 hectare the increase in depth would be 0.00714m (7.14mm).

MCFRM understand that looking at this single development that the loss of the flood plain is
very small. However, loss of flood plain is only one aspect of the flooding issues. We also
have concerns on the following areas:-

Potential change of use of the building in the future. We would not want to see this
garage in the longer term being turned in to a residential or commercial property as
this increases the risk to life as the building is within the functioning flood plain.

Incremental increase of flood plain loss. Although this individual application has
minimal effect by itself, if we approve a number of small developments within the
functioning flood plain the overall effect would be significant. Therefore, due to the
nature of the area we need to prevent and reduce the loss of flood plain due to
incremental development.

Recommendation

Following further information including the statement provided by the applicant for MCFRM
to remove its objection the following would have to be applied:-

We would therefore ask for a condition to be placed on the application to prevent
change of use.

We would also like to have an informative placed that if this development were to go
ahead that Moray Council would not be promoting a flood scheme to protect this
property in the future as it has been built within the functional flood plain.

Documents used as part of this assessment;-

Moray Council Local Development Plan Policies: Policy EP7
Scottish Planning Policy: Para 255, 263,264

SEPA Flood Maps

Planning Application 18/00795/APP Page | 2 Prepared by Will Burnsish
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