MORAY LOCAL REVIEW BODY
25 OCTOBER 2018
SUMMARY OF INFORMATION FOR CASE No LR214

Planning Application 18/00626/APP — Erect dwelling house and associated
works at land adjacent to Crannoch Lodge, Grange, Crossroads, Keith

Ward 2: Keith and Cullen

Planning permission was refused under the Statutory Scheme of Delegation by the
Appointed Officer on 30 July 2018 on the grounds that:

The proposal would be contrary to policies PP1, H7 and IMP1 of the Moray Local
Development Plan 2015 and Supplementary Guidance ‘Housing in the Countryside’
(2015) for the following reasons:

1. The existing row of 5 houses immediately adjacent to the proposed site is at
odds with the established traditional development pattern of the surrounding
countryside. The row of houses is not included as part of a rural grouping as
defined by the Moray Local Development Plan 2015 and is classed a ribbon
development further along the roadside. The proposed house would act to
extend this ribbon development further along the roadside and as such is not
compliant with criteria (b) of the policy H7, which aims to restrict ribbon
development due to the detrimental impact that it has on the character of the
countryside.

2. The proposed site is very open within the surrounding landscape and any
house on this site, will on occasion appear above the ridgeline on which it is
sited especially when traveling on the main road through the valley (B9018),
in turn resulting in a very prominent and obtrusive development within the
surrounding landscape. The site has no mature features or planting that
would act to settle the development into the landscape and although the
applicants have carried out planting along the northern boundary of the site,
this is immature at present and would take a substantial amount of time to
mature and assist with the integration of the house and as such does not
justify the erection of a house on this site.

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

The Notice of the Review, Grounds for Review and any supporting documents
submitted by the Applicant are attached as Appendix 2.
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No Further Representations were received in response to the Notice of Review



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

Planning Application Reference Number:

18/00626/APP

Site Plan for Neighbour Notification purposes only
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APPENDIX 1

DOCUMENTS CONSIDERED
OR PREPARED BY THE
APPOINTED OFFICER






M rT2ORCEY counci

The Moray Council Council Office High Street Elgin IV30 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 100085503-002

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.

Type of Application

What is this application for? Please select one of the following: *

Application for planning permission (including changes of use and surface mineral working).
D Application for planning permission in principle.
|:| Further application, (including renewal of planning permission, modification, variation or removal of a planning condition etc)

|:| Application for Approval of Matters specified in conditions.

Description of Proposal

Please describe the proposal including any change of use: * (Max 500 characters)

Erect dwelling and associated works on Site Adjacent to Crannoch Lodge, Grange Crossroads, Keith

Is this a temporary permission? * |:| Yes No

If a change of use is to be included in the proposal has it already taken place? D Yes No
(Answer ‘No’ if there is no change of use.) *

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

No D Yes — Started D 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) |:| Applicant Agent
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Agent Details

Please enter Agent details

Company/Organisation: Grant and Geoghegan Ltd.
Ref. Number: You must enter a Building Name or Number, or both: *
First Name: * Neil Building Name: Unit 4 Westerton Road Business
Last Name: * Grant Building Number:
Telephone Number: * 07769744332 ,(Asdt?er(:ts)s *1 4 Westerton Road South
Extension Number: Address 2:
Mobile Number: Town/City: * KEITH
Fax Number: Country: * United Kingdom

Postcode: * ABS55 5FH
Email Address: * neil@ggmail.co.uk

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

Individual |:| Organisation/Corporate entity

Applicant Details

Please enter Applicant details

Title: Other You must enter a Building Name or Number, or both: *
Other Title: Mr & Mrs Building Name: per grant and geoghegan

First Name: * ¢ Building Number:

Last Name: * Whyte g?égf)s *1 Unit 4 Westerton Road Business
Company/Organisation Address 2: 4 Westerton Road South
Telephone Number: * Town/City: * KEITH

Extension Number: Country: * United Kingdom

Mobile Number: Postcode: * ABSS 5FH

Fax Number:

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:

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing 854396 Easting 348566
Pre-Application Discussion
Have you discussed your proposal with the planning authority? * |:| Yes No
Site Area
Please state the site area: 7479.00
Please state the measurement type used: D Hectares (ha) Square Metres (sq.m)
Existing Use
Please describe the current or most recent use: * (Max 500 characters)
Undeveloped land
Access and Parking
Are you proposing a new altered vehicle access to or from a public road? * Yes D No

If Yes please describe and show on your drawings the position of any existing. Altered or new access points, highlighting the changes
you propose to make. You should also show existing footpaths and note if there will be any impact on these.
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Are you proposing any change to public paths, public rights of way or affecting any public right of access? * |:| Yes No

If Yes please show on your drawings the position of any affected areas highlighting the changes you propose to make, including
arrangements for continuing or alternative public access.

How many vehicle parking spaces (garaging and open parking) currently exist on the application 0
Site?

How many vehicle parking spaces (garaging and open parking) do you propose on the site (i.e. the 3
Total of existing and any new spaces or a reduced number of spaces)? *

Please show on your drawings the position of existing and proposed parking spaces and identify if these are for the use of particular
types of vehicles (e.g. parking for disabled people, coaches, HGV vehicles, cycles spaces).

Water Supply and Drainage Arrangements

Will your proposal require new or altered water supply or drainage arrangements? * Yes D No

Are you proposing to connect to the public drainage network (eg. to an existing sewer)? *

|:| Yes — connecting to public drainage network
No — proposing to make private drainage arrangements

|:| Not Applicable — only arrangements for water supply required

As you have indicated that you are proposing to make private drainage arrangements, please provide further details.
What private arrangements are you proposing? *
New/Altered septic tank.

|:| Treatment/Additional treatment (relates to package sewage treatment plants, or passive sewage treatment such as a reed bed).

D Other private drainage arrangement (such as chemical toilets or composting toilets).

What private arrangements are you proposing for the New/Altered septic tank? *

Discharge to land via soakaway.
|:| Discharge to watercourse(s) (including partial soakaway).

D Discharge to coastal waters.

Please explain your private drainage arrangements briefly here and show more details on your plans and supporting information: *

To septic tank and soakaway

Do your proposals make provision for sustainable drainage of surface water?? * Yes D No
(e.g. SUDS arrangements) *

Note:-
Please include details of SUDS arrangements on your plans

Selecting ‘No’ to the above question means that you could be in breach of Environmental legislation.
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Are you proposing to connect to the public water supply network? *

Yes
|:| No, using a private water supply
D No connection required

If No, using a private water supply, please show on plans the supply and all works needed to provide it (on or off site).

Assessment of Flood Risk

Is the site within an area of known risk of flooding? * D Yes No D Don’t Know

If the site is within an area of known risk of flooding you may need to submit a Flood Risk Assessment before your application can be
determined. You may wish to contact your Planning Authority or SEPA for advice on what information may be required.

Do you think your proposal may increase the flood risk elsewhere? * D Yes No D Don’t Know
Trees
Are there any trees on or adjacent to the application site? * Yes D 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.

Waste Storage and Collection

Do the plans incorporate areas to store and aid the collection of waste (including recycling)? * Yes D No

If Yes or No, please provide further details: * (Max 500 characters)

To local authority requirements

Residential Units Including Conversion

Does your proposal include new or additional houses and/or flats? * Yes D No

How many units do you propose in total? * 1

Please provide full details of the number and types of units on the plans. Additional information may be provided in a supporting
statement.

All Types of Non Housing Development — Proposed New Floorspace

Does your proposal alter or create non-residential floorspace? * D Yes No

Schedule 3 Development

Does the proposal involve a form of development listed in Schedule 3 of the Town and Country D Yes No D Don’t Know
Planning (Development Management Procedure (Scotland) Regulations 2013 *

If yes, your proposal will additionally have to be advertised in a newspaper circulating in the area of the development. Your planning
authority will do this on your behalf but will charge you a fee. Please check the planning authority’s website for advice on the additional
fee and add this to your planning fee.

If you are unsure whether your proposal involves a form of development listed in Schedule 3, please check the Help Text and Guidance
notes before contacting your planning authority.
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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 |:| Yes No
elected member of the planning authority? *

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 |:| No

Is any of the land part of an agricultural holding? * |:| Yes 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: Neil Grant
On behalf of: Mr & Mrs G Whyte
Date: 09/05/2018

Please tick here to certify this Certificate. *
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Checklist — Application for Planning Permission
Town and Country Planning (Scotland) Act 1997
The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

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) If this is a further application where there is a variation of conditions attached to a previous consent, have you provided a statement to
that effect? *

|:| Yes D No Not applicable to this application

b) If this is an application for planning permission or planning permission in principal where there is a crown interest in the land, have
you provided a statement to that effect? *

|:| Yes D No Not applicable to this application

c) If this is an application for planning permission, planning permission in principle or a further application and the application is for

development belonging to the categories of national or major development (other than one under Section 42 of the planning Act), have
you provided a Pre-Application Consultation Report? *

D Yes D No Not applicable to this application

Town and Country Planning (Scotland) Act 1997
The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013

d) If this is an application for planning permission and the application relates to development belonging to the categories of national or
major developments and you do not benefit from exemption under Regulation 13 of The Town and Country Planning (Development
Management Procedure) (Scotland) Regulations 2013, have you provided a Design and Access Statement? *

|:| Yes D No Not applicable to this application
e) If this is an application for planning permission and relates to development belonging to the category of local developments (subject

to regulation 13. (2) and (3) of the Development Management Procedure (Scotland) Regulations 2013) have you provided a Design
Statement? *

D Yes D No Not applicable to this application

f) If your application relates to installation of an antenna to be employed in an electronic communication network, have you provided an
ICNIRP Declaration? *

D Yes D No Not applicable to this application

g) If this is an application for planning permission, planning permission in principle, an application for approval of matters specified in
conditions or an application for mineral development, have you provided any other plans or drawings as necessary:

Site Layout Plan or Block plan.
Elevations.

Floor plans.

Cross sections.

Roof plan.

Master Plan/Framework Plan.
Landscape plan.

Photographs and/or photomontages.
Other.

OO000O0X X X

If Other, please specify: * (Max 500 characters)
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Provide copies of the following documents if applicable:

A copy of an Environmental Statement. * |:| Yes N/A
A Design Statement or Design and Access Statement. * D Yes N/A
A Flood Risk Assessment. * |:| Yes N/A
A Drainage Impact Assessment (including proposals for Sustainable Drainage Systems). * D Yes N/A
Drainage/SUDS layout. * |:| Yes N/A
A Transport Assessment or Travel Plan D Yes N/A
Contaminated Land Assessment. * |:| Yes N/A
Habitat Survey. * [ ves Xl n/a
A Processing Agreement. * |:| Yes N/A

Other Statements (please specify). (Max 500 characters)

Declare — For Application to Planning Authority

1, the applicant/agent certify that this is an application to the planning authority as described in this form. The accompanying
Plans/drawings and additional information are provided as a part of this application.

Declaration Name: Mr Neil Grant

Declaration Date: 23/02/2018

Payment Details

Cheque: 1, 1
Created: 09/05/2018 14:36
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1.0 Introduction

This statement has been prepared to accompany an application which seeks planning permission for a
dwellinghouse and associated works, to demonstrate how the proposal relates to the requirements of
National Planning Policy, the Moray Local Development Plan and its associated supplementary guidance, its
rural setting and local architectural traditions.

2.0 The Proposal

Planning Permission is sought for the erection of a modest dwellinghouse and associated works, as a base to
run an existing long established business, G&M Whyte Event Catering Scotland. This dwelling is required for
succession purposes; the applicants are in the process of taking over the day to day running of the business
and they require to live adjacent to the premises to manage the business and for security.

The proposed dwelling is 1% storeys with a rectangular shaped plan form, 45 degree pitched roof, and finished
in natural stone, charred larch linings and natural slate. The applicant sought to reinterpret traditional Scottish
architecture through the design process, and firmly believes the final solution relates well to traditional
domestic structures in the area.

The proposed development would be served by the public water supply and private drainage arrangements
would be installed. Safe and suitable access arrangements are demonstrated in the plans and ample space for
parking is provided within the site boundary

3.0 The Site

The application site is a relatively flat parcel of land in an irregular shape. The site forms part of a well
contained larger cluster of buildings, gathered around the road. On approach from a westerly direction, the
site has a backdrop formed by the existing housing, this backdrop is also in place when viewed from the main
Keith to Cullen road.

A further landscape belt of mixed coniferous and deciduous trees have been planted along the northern edge
of the plot to provide a robust backdrop to the new house in the coming years.

There are no environmental designations (National or International) covering the site that would impact upon
the planning requirements of the proposal and there does not appear to be any historic/ archaeological
interest in it. The site is not identified in SEPA’s 1:200 year flood risk envelope.

4.0 Development Plan Context

e Scottish Planning Policy (SPP) is the statement of the Scottish Government’s policy on nationally
important land use planning matters.

e National Planning Framework (NPF) is the Scottish Government’s strategy for Scotland’s long term
spatial development.

e Designing Places and Designing Streets are Scotland’s two design policy documents.

e  Circulars provide statements of the Scottish Government’s policy and contain guidance on policy
implementation through legislative or procedural change.

e Planning Advice Notes (PANs) provide advice and information on technical planning matters.

The Scottish Government has well-established design policies. In particular, Designing Places (2001) and
Designing Streets (2010) still stand as the two main design policy documents, supported by the recently
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consolidated Scottish Planning Policy. All of these documents state the importance of design as a material
consideration in the determination of planning applications.

PAN 72 recognises that traditionally, local climate and available materials have had a profound influence on
the design of houses and have helped to create local area characteristics. Likewise, features and finishes can
help connect, or disconnect, a house to its surroundings. Increasingly however, design has been standardised
across the Moray countryside.

Policy H7 of the Moray Local Development Plan 2015 echoes the aims of these documents and sets out siting
and design criteria for new housing development in the Moray countryside. In this policy context, the
challenge we faced was to design a building which not only met with the aforementioned needs of the
applicant but which was also distinctive and responsive to its setting.

The following sections relate the proposal to the requirements of planning policy. We believe the finished
proposal relates to and sits comfortably with current Moray Council Planning Policy and Supplementary
Planning Guidance in these regards.

5.0 Design Solution within a Moray Context

Siting

The place on the site most suitable for the location of the house is centrally within the site- existing boundary
treatments in the form of the public road and mature planting provide in excess of the require 50%. In this
location the building is set back from the adjacent public road reflecting the established building line, on gently
sloping land and enclosed tree belt to the rear of the site which will minimise any visual impact from the north
and provide an effective backdrop to the proposed development, once established. In this position, glazing
details will also maximise the effects of natural light from the south whilst also affording views of the
surrounding countryside.

The applicant has stated his intention to implement a long term landscaping plan following a detailed
inspection of the existing group to ensure that any dead trees are replaced with native species to enhance the
site in terms of allowing the structure to integrate easily into its surroundings whilst also affording increased
privacy within the development itself.

Design

Moray’s Housing in the Countryside Supplementary Guidance identifies clean, simple, uncluttered lines as the
distinguishing features of a successful approach to rural building. In this case, the proposed design is instantly
recognisable in the Moray countryside given its resemblance to tradition dwelling in the Moray countryside.
The design is a sensitive yet striking and contemporary addition to this group of houses and will ultimately
make a positive contribution to its immediate setting and to the character and distinctiveness of the Moray
countryside as a whole. Itis considered to full adhere to the design criteria prescribed in policy H7 of the
MLDP.

Scale

The scale of the development is compatible with the site and surrounding structures. PAN 72 recognises that
there is a sturdy quality to much of the scale and shape of Scotland’s domestic rural architecture which is
derived largely from the simplicity of the form and proportion of buildings as well as in the arrangement of
windows and doors. In this case, through its rectangular shaped plan form the proposal re-interprets
traditional Scottish style in a modern context.

The majority of door and window openings have been provided with a vertical emphasis which is recognised in
PAN 72 and Moray Council’s Housing in the Countryside policy and supplementary guidance as another
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characteristic feature of domestic rural architecture. However, PAN 72 goes on to acknowledge that more
recently newer housing has incorporated some windows with a horizontal orientation which has the
advantage of capturing light, solar gain and outward view from the house. The proposed design incorporates a
few windows with a horizontal emphasis to take account of views, to increase passive solar gain and to flood
the building with natural light. This is consistent with advice in PAN 72.

Materials

PAN 72 and Morays design guidance recognises the importance of materials in helping a building integrate
with its surroundings. Given the position of the site in amongst trees larch cladding is proposed to ensure the
development is sensitive to its environment and the proposed natural slate roofing takes its inspiration from
its agricultural surrounds.

This project has also given detailed consideration to the sourcing of materials and components to reduce
material miles, use renewable materials and avoid complex manufacturing processes to ensure the finished
development’s embodied energy usage is as low as possible.

The use of timber from well managed forests in the North of Scotland has far ranging positive influences on
the regions environment; as such this project has sourced timber locally and plans to have it processed and
fabricated into components in the area. This will include structural components (studwork, joists, beams and
posts), external finishes (cladding, soffit, fascia, decking) and internal finishes (cills, skirtings, panelling).

The use of local timber in this way is high on the political agenda and accords fully with the delivery of a

sustainable economy and a low carbon future. - Using Local Timber, Contributing to Sustainable Construction, Guidance for
North Scotland. The Forestry Commission in conjuction with The Highland Council, Moray Council, Aberdeenshire Council, Aberdeen

Council and The Cairngorms National Park Authority 2010.

6.0 Other material considerations

The applicants run a successful catering business which is based in this location. Planning permission is sought
for a dwelling in this location because the existing family members who live adjacent to the site wish to take a
step back from the day to day running of the business but still wish to live in this location, as they have done
for many years.

We understand that there is not an exception for residential accommodation in the countryside in the Moray
Local Development Plan however, this application is made in the knowledge that paragraph 83 of SPP relates
to new development in the countryside which encourages sustainable development that will provide
employment. In this case, the proposed development will ensure continuity of this long established rural
enterprise during this transitional period.

In the circumstances, we consider that these objectives are all in the public interest and accord with national
planning policy. We would be happy to provide further details on the business through the planning process.
Policy 44 contains the necessary criteria to assess the suitability of this proposal. It states proposals for tourist
accommodation within the open countryside will be supported if the Council is satisfied that it can be
demonstrated that a demand exists for this type of accommodation; that it can be achieved without adversely
affecting the landscape character or the Natural, Built and Cultural Heritage features of the area and that it is
consistent with the other guidance on siting and design set out in policy 36: Wider Countryside.
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7.0 Conclusion

Overall the house will be read as a natural addition to this group of buildings and the accommodation will
allow for the continuation of an established rural enterprise into the future, significantly contributing to
sustainable economic growth.

The Council’s Housing in the Countryside policy offers a flexible approach to ensure appropriate opportunities
are enabled and supported and inappropriate development guarded against. It is considered that this
proposal to erect a single house on a well-defined, unobtrusive site which ultimately rounds off an established
group of buildings so that the occupants can continue to manage a rural enterprise is compliant with national
and local development plan policy.

We look forward to hearing from you and welcome the opportunity to meet with you to discuss any aspect of
the proposal.
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Consultee Comments for Planning Application 18/00626/APP

Application Summary

Application Number: 18/00626/APP

Address: Land Adjacent To Crannoch Lodge Grange Crossroads Keith Moray
Proposal: Erect dwelling house and associated works on

Case Officer: lain T Drummond

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
No Objections.

Adrian Muscutt






Developer Obligations:
ASSESSMENT REPORT

Date: 18/06/2018

Reference: 18/00626/APP

Description: Erect dwelling house and
associated works on Land Adjacent to
Crannoch Lodge, Grange Crossroads, Keith

Applicant: Mr & Mrs G Whyte
Agent: Grant and Geoghegan Limited

This assessment has been carried out by
Moray Council. This assessment is carried out
in relation to policy IMP3 Developer
Obligations of the Moray Local Development
Plan 2015 (LDP) and associated
Supplementary Guidance (SG) on Developer
Obligations which was adopted on 1 March
2018.

The LDP and SG can be found at
http://www.moray.gov.uk/moray_standard
/page_100443.html

Moray Council DEVELOPER OBLIGATIONS
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Summary of Obligations

Primary Education

Secondary Education

Transport

Healthcare (Contribution
towards Replacement Health
Centre in Keith)

Sports and Recreation

Total Developer Obligations

Breakdown of Calculation

Proposals are assessed on the basis of
Standard Residential Unit Equivalents (SRUE)
which is a 3-bedroomed residential unit. This
application is considered to comprise of the
following:

4 bed =1.2 SRUE

This assessment is therefore based on 1.2
SRUE.

Developer Obligations Discount for Small
Scale Development

A discount of 80% will be applied to the
contribution for single unit developments to
reflect their small scale nature.

Y

Nil

Nil

Nil

Nil




INFRASTRUCTURE

Education

Primary Education

Pupils generated by this development are
zoned to Crossroads Primary School. The
school is currently operating at 40%
functional capacity and the additional pupil as
a result of this development can be
accommodated. As a result, no mitigation is
necessary

Contribution towards Primary Education =
Nil

Secondary Education

Pupils generated by this development are
zoned to Keith Grammar School. The school is
currently operating at 69% capacity and the
additional pupil as a result of this
development can be accommodated. As a
result, no mitigation is necessary.

Contribution towards Secondary Education =
Nil

Transport

The Moray Council Transportation Services
has confirmed that no developer obligations
will be sought for this proposal.

Contributions towards Transport = Nil

Healthcare

Healthcare Facilities include General Medical
Services (GMS), community pharmacies and
dental practices. Scottish Health Planning
Notes provide national guidance on standards
and specification for healthcare facilities. The
recommended number of patients is 1500 per

Moray Council DEVELOPER OBLIGATIONS

General Practitioner (GP) and floorspace
requirement per GP is 271m?>.

Healthcare infrastructure requirements have
been calculated with NHS Grampian on the
basis of national standards and specifications
for healthcare facilities and estimating the
likely number of new patients generated by
the development (based on the average
household size of 2.17 persons -Census 2011).

Keith Medical Group is the nearest GP
Practice within which healthcare facilities can
be accessed by the proposed development.
NHS Grampian has confirmed that Keith
Medical Group is currently working well
beyond design capacity with no room for
expansion on existing site. Contributions will
be sought towards a replacement Health
Centre.

Contributions are calculated based on a
proportional contribution of -er SRUE.

Contribution towards Healthcare= -

Sports and Recreational Facilities

Sports and Recreation Facilities

Existing sports provision within Keith is
considered to be adequate to serve the needs
of the residents anticipated to be generated
by this development. Therefore, in this
instance, no contribution will be required.

Contribution for Sports and Recreation
Facilities = Nil



TERMS OF ASSESSMENT

This assessment report is valid for a period of
6 months from the date of issue.

Please note that any subsequent planning
applications for this site may require a re-
assessment to be undertaken on the basis of

the policies and rates pertaining at that time.

PAYMENT OF CONTRIBUTIONS

Remittance of financial obligations can be
undertaken either through the provision of an
upfront payment or by entering into a Section
75 agreement. The provision of an upfront
payment will allow a planning consent to be
issued promptly. However, where the
amount of developer contributions are such
that an upfront payment may be considered
prohibitive a Section 75 will likely be required.
The payment of contributions may be tied
into the completion of houses through a
Section 75 Agreement or equivalent, to
facilitate the delivery of development. Please
note that Applicants are liable for both the
legal costs of their own Legal Agent fees and
Council’s legal fees and outlays in the
preparation of the document. These costs
should be taken into account when
considering the options.

INDEXATION

Developer obligations towards Moray Council
infrastructure are index linked to the General
Building Cost Price Index (BCPI) as published
by the Building Cost Information Service
(BCIS) of the Royal Institute of Chartered
Surveyors (RICS) from Q3, 2017 and
obligations towards NHS Grampian
infrastructure are index linked to All in Tender

Moray Council DEVELOPER OBLIGATIONS

Price Index (TPI) as published by the Royal
Institute of Chartered Surveyors (RICS) from

Q2, 2017.






From: DeveloperObligations

Sent: 18 Jun 2018 13:49:32 +0100

To: lain Drummond

Cc: DC-General Enquiries

Subject: 18/00626/APP Erect dwelling house and associated works on Land Adjacent to
Crannoch Lodge, Grange Crossroads, Keith

Attachments: 18-00626-APP Erect dwelling house and associated works on Land Adjacent to

Crannoch Lodge, Grange Crossroads, Keith.pdf
Hi

Please find attached the developer obligations assessment that has been undertaken for the above
planning application. A copy of the report has been sent to the agent.

Thanks
Hilda

Find us on [}

Moray Council Planning

Hilda Puskas

Developer Obligations Officer
Development Plans
hilda.puskas@moray.gov.uk
01343 563265

moray

council



https://www.facebook.com/Moray-Council-Planning-456263484410701/
mailto:hilda.puskas@moray.gov.uk




Consultee Comments for Planning Application 18/00626/APP

Application Summary

Application Number: 18/00626/APP

Address: Land Adjacent To Crannoch Lodge Grange Crossroads Keith Moray
Proposal: Erect dwelling house and associated works on

Case Officer: lain T Drummond

Consultee Details

Name: Mr EH Consultations

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

On Behalf Of: Environmental Health C12

Comments
No Objections.

James McLennan






Consultation Request Notification

Planning Authority Name The Moray Council
Response Date 27th June 2018
Planning Authority Reference | 18/00626/APP
Nature of Proposal Erect dwelling house and associated works on
(Description)
Site Land Adjacent To Crannoch Lodge
Grange Crossroads
Keith
Moray
Site Postcode N/A
Site Gazetteer UPRN 000133070610
Proposal Location Easting 348569

Proposal Location Northing 854411

Area of application site (Ha) 7479 m*

Additional Comment

Development Hierarchy Level | LOCAL

Supporting Documentation | http://public.moray.gov.uk/eplanning/centralDis

URL tribution.do?caseType=Application&keyVal=P
S8IORLBGKAIOO

Previous Application 18/00262/APP

Date of Consultation 13th June 2018

Is this a re-consultation of an | No
existing application?

Applicant Name Mr & Mrs G Whyte

Applicant Organisation Name

Applicant Address Per Agent

Agent Name Grant And Geoghegan Limited

Agent Organisation Name

Unit 4
Westerton Road Business Centre

Agent Address 4 Westerton Road South

Keith
AB55 5FH
Agent Phone Number
Agent Email Address N/A
Case Officer lain T Drummond
Case Officer Phone number 01343 563607
Case Officer email address iain.drummond@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.

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.



http://public.moray.gov.uk/eplanning/centralDistribution.do?caseType=Application&keyVal=P8I0RLBGKAI00
http://public.moray.gov.uk/eplanning/centralDistribution.do?caseType=Application&keyVal=P8I0RLBGKAI00
http://public.moray.gov.uk/eplanning/centralDistribution.do?caseType=Application&keyVal=P8I0RLBGKAI00

Please respond using the attached form:-



MORAY COUNCIL

PLANNING CONSULTATION RESPONSE

From: Transportation Manager

Planning Application Ref. No: 18/00626/APP
Erect dwelling house and associated works on Land Adjacent To Crannoch Lodge Grange
Crossroads Keith Moray for Mr & Mrs G Whyte

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

Please
X
(@) 1 OBJECT to the application for the reason(s) as stated below a
(b) | have NO OBJECTIONS to the application and have no condition(s) and/or (]
comment(s) to make on the proposal
(c) | have NO OBJECTIONS to the application subject to condition(s) and/or X
comment(s) about the proposal as set out below
(d)  Further information is required in order to consider the application as set out (]

below

This application is a resubmission of 18/00262/AP. A review of the site and the documents
submitted confirms there are no further transportation issues and therefore the conditions
and comments below reflect those of our previous response.

Condition(s)

1. Notwithstanding the submitted details no development shall commence until:

i) a detailed drawing (scale 1:500 or 1:1000 which shall also include details to
demonstrate control of the land) showing the visibility splay 2.4 metres by 120
metres in both directions, and a schedule of maintenance for the splay area has
been submitted to and approved by the Council, as Planning Authority in
consultation with the Roads Authority; and

ii) thereafter the visibility splay shall be provided in accordance with the
approved drawing prior to any works commencing (except for those works
associated with the provision of the visibility splay); and

iii) thereafter the visibility splay shall be maintained at all times free from any
obstruction exceeding 0.6 metres above the level of the carriageway in accordance
with the agreed schedule of maintenance.

Reason: To enable drivers of vehicles leaving the site to have a clear view over a length of
road sufficient to allow safe exit, in the interests of road safety for the proposed
development and other road users.

2. Prior to the occupation of the dwellinghouse, the first 10m of the access track,
measured from the edge of the public carriageway, shall be constructed to the Moray



Council specification and surfaced with bituminous macadam. The width of the vehicular
access shall be minimum 3.5 metres, and have a maximum gradient of 1:20 measured for
the first 5.0m from the edge of the public carriageway.

Reason: To ensure acceptable infrastructure at the development access.

3. Prior to the occupation of the dwellinghouse, an access lay-by 8.0m long by 2.5m wide
with 30 degrees splayed ends shall be provided at the edge of the public road. The
vehicular access should lead off the lay-by. The lay-by must be constructed in accordance
with the Moray Council specification and surfaced with bituminous macadam.

Reason: To enable visiting service vehicles to park clear of the public road in the interests
of road safety.

4. Any existing ditch, watercourse or drain under the site access shall be piped using a
suitable diameter of pipe, agreed with the Roads Maintenance Manager (300mm
minimum). The pipe shall be laid to a self-cleansing gradient and connected to an outfall.

Reason: To ensure the construction of an acceptable access in the interests of road safety
and effective drainage infrastructure.

5. Three car parking spaces shall be provided within the site prior to the occupation or
completion of the dwellinghouse, whichever is the sooner. The parking spaces shall
thereafter be retained throughout the lifetime of the development, unless otherwise agreed
in writing with the Council as Planning Authority.

Reason: To ensure the permanent availability of the level of parking necessary for
residents/visitors/others in the interests of an acceptable development and road safety.

6. No water shall be permitted to drain or loose material be carried onto the public
footway/carriageway.

Reason: To ensure the safety and free flow of traffic on the public road and access to the
site by minimising the road safety impact from extraneous material and surface water in
the vicinity of the new access.

7. A turning area shall be provided within the curtilage of the site to enable vehicles to
enter and exit in a forward gear.

Reason: To ensure the provision for vehicles to enter/exit in a forward gear in the interests
of the safety and free flow of traffic on the public road

8. New boundary walls/fences shall be set back from the edge of the public carriageway at
a minimum distance of 3.0m (as existing) and to a position behind the required visibility
splays.

Reason: To ensure acceptable development in the interests of road safety.
Further comment(s) to be passed to applicant

Planning consent does not carry with it the right to carry out works within the public road
boundary.



Before starting any work on the existing public road the applicant is obliged to apply for a
road opening permit in accordance with Section 56 of the Roads (Scotland) Act 1984.
This includes any temporary access joining with the public road. Advice on these matters
can be obtained by emailing roadspermits@moray.gov.uk

Public utility apparatus may be affected by this proposal. Contact the appropriate utility
service in respect of any necessary utility service alterations which have to be carried out
at the expense of the developer.

No building materials/scaffolding/builder’s skip shall obstruct the public road (including
footpaths) without permission from the Roads Authority.

The developer must contact the Roads Authority Roads Maintenance Manager at
Ashgrove Depot, Elgin — Tel 01343 557300 to discuss the proposals.

The applicant shall free and relieve the Roads Authority from any claims arising out of
their operations on the road or extension to the road.

Contact: LL Date 15.06.2018
email Phone No
address:transport.devleop@moray.gov.uk

Consultee: Transportation

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.



mailto:roadspermits@moray.gov.uk
http://public.moray.gov.uk/eplanning/




15" June 2018

Moray Council

Council Office High Street
Elgin

IV30 9BX

Dear Local Planner,

< Scottish

Water

E-":- = Trusted to sorve Scotland

Development Operations

The Bridge

Buchanan Gate Business Park
Cumbernauld Road

Stepps

Glasgow

G33 6FB

Development Operations

Freephone Number - 0800 3890379

E-Mail - DevelopmentOperations@scottishwater.co.uk
www.scottishwater.co.uk

ABS55 Keith Grange Crossroads Adj Crannoch Lodge
PLANNING APPLICATION NUMBER: 18/00626/APP

OUR REFERENCE: 762434

PROPOSAL: Erect dwelling house and associated works on

Please quote our reference in all future correspondence

Scottish Water has no objection to this planning application; however, the applicant should
be aware that this does not confirm that the proposed development can currently be serviced
and would advise the following:

Water

e There is currently sufficient capacity in the Turriff Water Treatment Works.
However, please note that further investigations may be required to be carried out
once a formal application has been submitted to us.

Foul

¢ Unfortunately, according to our records there is no public Scottish Water, Waste
Water infrastructure within the vicinity of this proposed development therefore we
would advise applicant to investigate private treatment options.

The applicant should be aware that we are unable to reserve capacity at our water
and/or waste water treatment works for their proposed development. Once a formal
connection application is submitted to Scottish Water after full planning permission
has been granted, we will review the availability of capacity at that time and advise the
applicant accordingly.



Water
e Unfortunately, according to our records there is no public Scottish Water, Water

infrastructure within the vicinity of this proposed development therefore we would
advise applicant to investigate private options.

Infrastructure within boundary

According to our records, the development proposals impact on existing Scottish Water
assets.

I can confirm that | have made our Asset Impact Team aware of this proposed development
however the applicant will be required to contact them directly at
service.relocation@scottishwater.co.uk.

The applicant should be aware that any conflict with assets identified may be subject to
restrictions on proximity of construction.

Scottish Water Disclaimer

“It is important to note that the information on any such plan provided on Scottish Water’s infrastructure, is for
indicative purposes only and its accuracy cannot be relied upon. When the exact location and the nature of the

infrastructure on the plan is a material requirement then you should undertake an appropriate site investigation to
confirm its actual position in the ground and to determine if it is suitable for its intended purpose. By using the

plan you agree that Scottish Water will not be liable for any loss, damage or costs caused by relying upon it or
from carrying out any such site investigation."

Surface Water

For reasons of sustainability and to protect our customers from potential future sewer
flooding, Scottish Water will not normally accept any surface water connections into our
combined sewer system.

There may be limited exceptional circumstances where we would allow such a connection
for brownfield sites only, however this will require significant justification from the customer
taking account of various factors including legal, physical, and technical challenges.

In order to avoid costs and delays where a surface water discharge to our combined sewer
system is anticipated, the developer should contact Scottish Water at the earliest opportunity
with strong evidence to support the intended drainage plan prior to making a connection
request. We will assess this evidence in a robust manner and provide a decision that reflects
the best option from environmental and customer perspectives.


mailto:service.relocation@scottishwater.co.uk

General notes:

o Scottish Water asset plans can be obtained from our appointed asset plan
providers:

Site Investigation Services (UK) Ltd
Tel: 0333 123 1223

Email: sw@sisplan.co.uk
www.sisplan.co.uk

e Scottish Water’s current minimum level of service for water pressure is 1.0 bar or
10m head at the customer’s boundary internal outlet. Any property which cannot be
adequately serviced from the available pressure may require private pumping
arrangements to be installed, subject to compliance with Water Byelaws. If the
developer wishes to enquire about Scottish Water’s procedure for checking the water
pressure in the area then they should write to the Customer Connections department
at the above address.

¢ If the connection to the public sewer and/or water main requires to be laid through
land out-with public ownership, the developer must provide evidence of formal
approval from the affected landowner(s) by way of a deed of servitude.

e Scottish Water may only vest new water or waste water infrastructure which is to be
laid through land out with public ownership where a Deed of Servitude has been
obtained in our favour by the developer.

o The developer should also be aware that Scottish Water requires land title to the area
of land where a pumping station and/or SUDS proposed to vest in Scottish Water is
constructed.

¢ Please find all of our application forms on our website at the following link

https://lwww.scottishwater.co.uk/business/connections/connecting-your-
property/new-development-process-and-applications-forms

Next Steps:

¢ Single Property/Less than 10 dwellings

For developments of less than 10 domestic dwellings (or non-domestic
equivalent) we will require a formal technical application to be submitted
directly to Scottish Water or via the chosen Licensed Provider if non domestic,
once full planning permission has been granted. Please note in some instances
we will require a Pre-Development Enquiry Form to be submitted (for example


https://www.scottishwater.co.uk/business/connections/connecting-your-property/new-development-process-and-applications-forms
https://www.scottishwater.co.uk/business/connections/connecting-your-property/new-development-process-and-applications-forms
http://www.sisplan.co.uk/

rural location which are deemed to have a significant impact on our
infrastructure) however we will make you aware of this if required.

10 or more domestic dwellings:

For developments of 10 or more domestic dwellings (or non-domestic equivalent) we
require a Pre-Development Enquiry (PDE) Form to be submitted directly to Scottish
Water prior to any formal Technical Application being submitted. This will allow us to
fully appraise the proposals.

Where it is confirmed through the PDE process that mitigation works are necessary
to support a development, the cost of these works is to be met by the developer,
which Scottish Water can contribute towards through Reasonable Cost Contribution
regulations.

Non Domestic/Commercial Property:

Since the introduction of the Water Services (Scotland) Act 2005 in April 2008 the
water industry in Scotland has opened up to market competition for non-domestic
customers. All Non-domestic Household customers now require a Licensed Provider
to act on their behalf for new water and waste water connections. Further details can
be obtained at www.scotlandontap.gov.uk

Trade Effluent Discharge from Non Dom Property:

Certain discharges from non-domestic premises may constitute a trade effluent in
terms of the Sewerage (Scotland) Act 1968. Trade effluent arises from activities
including; manufacturing, production and engineering; vehicle, plant and equipment
washing, waste and leachate management. It covers both large and small premises,
including activities such as car washing and launderettes. Activities not covered
include hotels, caravan sites or restaurants.

If you are in any doubt as to whether or not the discharge from your premises is likely
to be considered to be trade effluent, please contact us on 0800 778 0778 or email
TEQ@scottishwater.co.uk using the subject "Is this Trade Effluent?". Discharges
that are deemed to be trade effluent need to apply separately for permission to
discharge to the sewerage system. The forms and application guidance notes can
be found using the following link https://www.scottishwater.co.uk/business/our-
services/compliance/trade-effluent/trade-effluent-documents/trade-effluent-notice-
form-h

Trade effluent must never be discharged into surface water drainage systems as
these are solely for draining rainfall run off.

For food services establishments, Scottish Water recommends a suitably sized
grease trap is fitted within the food preparation areas so the development complies
with Standard 3.7 a) of the Building Standards Technical Handbook and for best
management and housekeeping practices to be followed which prevent food waste,
fat oil and grease from being disposed into sinks and drains.

The Waste (Scotland) Regulations which require all non-rural food businesses,
producing more than 50kg of food waste per week, to segregate that waste for
separate collection. The regulations also ban the use of food waste disposal units
that dispose of food waste to the public sewer. Further information can be found at
www.resourceefficientscotland.com



http://www.resourceefficientscotland.com/
https://www.scottishwater.co.uk/business/our-services/compliance/trade-effluent/trade-effluent-documents/trade-effluent-notice-form-h
https://www.scottishwater.co.uk/business/our-services/compliance/trade-effluent/trade-effluent-documents/trade-effluent-notice-form-h
https://www.scottishwater.co.uk/business/our-services/compliance/trade-effluent/trade-effluent-documents/trade-effluent-notice-form-h
http://www.scotlandontap.gov.uk/

If the applicant requires any further assistance or information, please contact our
Development Operations Central Support Team on 0800 389 0379 or at
planningconsultations@scottishwater.co.uk.

Yours sincerely,

Christopher O'Brien
Tel: 0141 414 <insert extension>
Christopher.OBrien@scottishwater.co.uk


mailto:planningconsultations@scottishwater.co.uk




REPORT OF HANDLING

Ref No: 18/00626/APP Officer: lain T Drummond
Propo_sa! Erect dwelling house and associated works on Land Adjacent To Crannoch Lodge
Description/ .
Grange Crossroads Keith Moray

Address
Date: 27.07.2018 Typist Initials: LMC
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
Consultee Date Summary of Response
Returned
Environmental Health Manager 15/06/18 No objections
Contaminated Land 15/06/18 No objections
Transportation Manager 15/06/18 No objections subject to conditions and
informatives
Scottish Water 15/06/18 No objections
Planning And Development Obligations | 18/06/18 Contributions sought

DEVELOPMENT PLAN POLICY

Policies

O
(1}
©

Any Comments

(or refer to Observations below)

H7: New Housing in the Open Countryside

EP5: Sustainable Urban Drainage Systems

EP9: Contaminated Land

EP10: Foul Drainage

T2: Provision of Access

T5: Parking Standards

IMP1: Developer Requirements

IMP3: Developer Obligations

<LlZ|<[Z2|Z2|Z2|Z2|Z2|<

PP1: Sustainable Economic Growth




REPRESENTATIONS

Representations Received NO

Total number of representations received

Names/Addresses of parties submitting representations

Summary and Assessment of main issues raised by representations

Issue:

Comments (PO):

OBSERVATIONS — ASSESSMENT OF PROPOSAL

The Proposal
This application seeks detailed planning approval to erect a dwellinghouse on land adjacent to
Crannoch Lodge, Grange Crossroads, Keith.

The proposed house is a one and a half storey rectangular design, with rear lean-to finished in
natural slate on the roof and a mixture of natural stone and larch cladding on the walls.

Associated works include formation of a driveway/parking area onto the adjacent public road,
drainage and post and wire fencing. The house would be served by a septic tank and would connect
to a public water supply. Landscape works propose 25% site coverage with trees and shrubs.

The Site and Surroundings

The site lies to the west of an existing row of 5 houses and is bounded by the public road to the south
with open farmland beyond and there is also open farmland to the north and west. The site gently
slopes towards the existing houses and largely comprises grassland, with the exception of some
relatively recently planted trees located along the northern boundary.

Planning History

17/01035/PE - Pre application advice for the erection of a new house on the proposed site was
provided in August 2017, where amongst detailed consideration of the relevant planning policies, the
following advice was offered:

The site lies in an extensive area of open countryside with limited screening and enclosure within
close proximity. The current proposal for a dwelling within this open setting lacking sufficient
screening/enclosure would fail to integrate sensitively and would give rise to unacceptable visual
impacts affecting the rural character of the area contrary to the siting requirements of the above
provisions. Any application submitted the along these lines is therefore attract a recommendation of
refusal.

Appraisal

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.

Siting and Impact upon Landscape Character

(MLDP 2015 Policies PP1, H7 and IMP1, Supplementary Guidance: 'Housing in the
Countryside' MLDP 2015)

Policy H7: New Housing in Open Countryside of the Moray Local Development Plan 2015 contains
the necessary criteria for assessing new rural housing in the countryside; these include the
requirement that new sites:

Page 2 of 5




a) should reflect the traditional settlement pattern of the locality and integrate sensitively with the
surrounding landform (i.e. not be obtrusive),

b) not detract from the character or setting of existing buildings, or their surrounding area or create
inappropriate ribbon development,

c) not contribute to a build-up of development which changes the character of the area (with
particular attention being given to proposals where there has been a significant growth in the
number of house applications) and

d) have at least 50% established boundaries.

The policy also contains site-specific criteria requiring at least 25% of plot areas to be planted with
trees and design criteria to ensure a satisfactory form of traditional design.

Policy IMP1: Development Requirements seeks compatibility in terms of scale, density and character
and requires new development to integrate into the surrounding landscape. Policy PP1 advocates
sustainable economic growth that protects the natural and built environment.

In this case the existing row of 5 houses is at odds with the established traditional development
pattern of the surrounding countryside. The row of houses is not included as part of a rural grouping
as defined by the Moray Local Development Plan 2015 and is classed a ribbon development along
the roadside. The proposed house would act to extend this ribbon development further along the
roadside and as such is not compliant with criteria (b) of the policy H7, which aims to restrict ribbon
development due to the detrimental impact that it has on the character of the countryside.

In addition to the above the proposed site is very open within the surrounding landscape and any
house on this site, will on occasion appear above the ridgeline on which it is sited especially when
traveling on the main road through the valley (B9018) , in turn resulting in a very prominent and
obtrusive development within the surrounding landscape. The site has no mature features or planting
that would act to settle the development into the landscape and although the applicants have carried
out planting along the northern boundary of the site, this is immature at present and would take a
substantial amount of time to mature and assist with the integration of the house and as such does
not justify the erection of a house on this site.

The applicants have outlined that the new house is required for security purposes and to run the
adjacent business on a day to day basis. There are no criteria for permitting houses in the
countryside within the Moray Local Development Plan in relation to existing businesses in the
countryside and on this basis this reasoning provided by the applicants does not justify the erection of
a new house on this site, especially where the new house would be obtrusive as discussed
previously. In addition to the above, the planning service holds no information in relation to the
existing business operation and according to our records no previous planning permission has been
granted on this site for the business and as such this matter has been reported to the planning
enforcement team for further investigation.

With all of the above in mind the proposal is not considered compliant with policies PP1, H7 and
IMP1, and Supplementary Guidance: 'Housing in the Countryside' MLDP 2015.

Access/Parking (T2 and T5)
The Transportation service have confirmed they have no objection to the approval of the application
subject to conditions and informatives.

The development is therefore considered to comply with the requirements of Local Plan policies T2
and T5.

Water Supply and Drainage (EP4, EP10 and IMP1)

Proposed drainage arrangements comprising private septic tank/soakaway and surface water
soakaway would satisfy policy EP10 and IMP1. Final details would be addressed under the Building
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Regulations and had the application been recommended for approval, informative advice in this
regard would have been attached to the decision notice.

Scottish water have no objection to the proposed use of a public water supply.

Developer Obligations (IMP3)
An assessment has been carried out and a contribution has been identified towards healthcare,
which the applicant has agreed to pay in the event of approval being given.

Recommendation
The proposed development is unacceptable in this location, fails to comply with development plan
policy and is recommended for refusal.

| OTHER MATERIAL CONSIDERATIONS TAKEN INTO ACCOUNT

None
HISTORY
Reference No. Description
Erect dwelling house on Land Adjacent To Crannoch Lodge Grange
Crossroads Keith Moray
18/00262/APP Decisi Withd
ecision | Tviindrawn Date Of Decision | 24/04/18
ADVERT
Advert Fee paid? No
Local Newspaper Reason for Advert Date of expiry

Banffshire Herald No Premises 12/07/18
Departure from development plan

PINS No Premises 12/07/18
Departure from development plan

DEVELOPER CONTRIBUTIONS (PGU)

Status | Contribution sought

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

Supporting information submitted with application? YES

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

Document Name:  Planning Statement

Main Issues: The planning statement outlines that the new house is required for the
applicants who have taken over the main running of the adjacent event catering
business from their family. The statement also discusses the design/material
finish and siting of the proposed house in terms of compliance with planning

policy.
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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 1997,
as amended

th
moflaa REFUSAL OF PLANNING PERMISSION

[Keith And Cullen]
Application for Planning Permission

TO

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 dwelling house and associated works on Land Adjacent To Crannoch
Lodge Grange Crossroads Keith Moray

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

Date of Notice: 30 July 2018

HEAD OF DEVELOPMENT SERVICES
Environmental Services Department
The Moray Councill

Council Office

High Street

ELGIN

Moray
V30 1BX

(Page 1 of 3) Ref: 18/00626/APP



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 proposal. The Council’'s
reason(s) for this decision are as follows: -

The proposal would be contrary to policies PP1, H7 and IMP1 of the Moray
Local Development Plan 2015 and Supplementary Guidance 'Housing in the
Countryside' (2015) for the following reasons:

1. The existing row of 5 houses immediately adjacent to the proposed site,
is at odds with the established traditional development pattern of the
surrounding countryside. The row of houses is not included as part of a
rural grouping as defined by the Moray Local Development Plan 2015 and
is classed a ribbon development along the roadside. The proposed house
would act to extend this ribbon development further along the roadside
and as such is not compliant with criteria (b) of the policy H7, which aims
to restrict ribbon development due to the detrimental impact that it has on
the character of the countryside.

2.  The proposed site is very open within the surrounding landscape and any
house on this site, will on occasion appear above the ridgeline on which it
is sited especially when traveling on the main road through the valley
(B9018) , in turn resulting in a very prominent and obtrusive development
within the surrounding landscape. The site has no mature features or
planting that would act to settle the development into the landscape and
although the applicants have carried out planting along the northern
boundary of the site, this is immature at present and would take a
substantial amount of time to mature and assist with the integration of the
house and as such does not justify the erection of a house on this site.

LIST OF PLANS AND DRAWINGS SHOWING THE DEVELOPMENT

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

Reference Version Title

016/2152/01 Site plan
016/2152/02 Location plan
016/2152/03 Elevations
016/2152/04 Floor plans
016/2152/05 Topographical survey
016/2152/06 Site sections

(Page 2 of 3) Ref: 18/00626/APP




NOTICE OF APPEAL
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997

If 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 to conditions, the applicant may require the planning
authority 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 Moray Council Local Review Body,
Legal and Committee Services, Council Offices, High Street, Elgin IV30 1BX. This
form is also available and can be submitted online or downloaded from
www.eplanning.scotland.gov.uk

If permission to develop 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 cannot 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.

(Page 3 of 3) Ref: 18/00626/APP
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NOTICE OF REVIEW

Under Section 43A(8) Of the Town and County Planning (SCOTLAND) ACT 1997 (As amended) In Respect
of Decisions on Local Developments
The Town and Country Planning (Schemes of Delegation and Local Review Procedure) (SCOTLAND)
Regulations 2013
The Town and Country Planning (Appeals) (SCOTLAND) Regulations 2013

IMPORTANT: Please read and follow the guidance notes provided when completing this
form. Failure to supply all the relevant information could invalidate your notice of review.

PLEASE NOTE IT IS FASTER AND SIMPLER TO SUBMIT PLANNING APPLICATIONS
ELECTRONICALLY VIA https://www.eplanning.scot

1. Applicant’s Details 2. Agent’s Details (if any)

Title Mr & Mrs Ref No.

Forename Ig Forename Neil

Surname Whyte Surname Grant

Company Name Company Name Grant & Geoghegan
Building'No./Name Building No./Name |Unit 4

Address Line 1 Address Line 1 Westerton Road Business Centr,
Address Line 2 Address Line 2 Westerton Road South
Town/City Town/City Keith

Postcode Postcode A A

Telephone Telephone

Mobile Mobile

Fax Fax

Email Email

3. Application Details

Planning authority Moray Council

Planning authority’s application reference number  |18/00626/APP

Site address

Land Adjacent To Crannach Lodge Grange Crossroads Keith Moray

Description of proposed development

Erect dwelling house and associated works




Date of application  [10/05/2018 Date of decision {if any) (30/06/2018

Note. This notice must be served on the planning authority within three months of the date of decision notice or
from the date of expiry of the period allowed for determining the application.

4. Nature of Application

Application for planning permission (including householder application)

Application for planning permission in principle

Further application (including development that has not yet commenced and where a time limit has
been imposed; renewal of planning permission and/or modification, variation or removal of a planning
condition)

Application for approvai of matters specified in conditions

OO0 OXK

5. Reasons for seeking review

Refusal of application by appointed officer

Failure by appointed officer to determine the application within the period allowed for determination
of the application

Conditions imposed on consent by appointed officer

OO X

6. 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.

Please indicate what procedure (or combination of procedures) you think is most appropriate for the handling of
your review. You may tick more than one box if you wish the review to be conducted by a combination of
procedures.,

Further written submissions B
One or more hearing sessions

Site inspection |
Assessment of review documents only, with no further procedure i

If you have marked either of the first 2 options, please explain here which of the matters (as set out in your
statement below) you believe ought to be subject of that procedure, and why you consider further submissions or a
hearing necessary.

-do-feel-Members-would. benefit from seeing:the site. because the landscape and visual impact of-the-proposal is
referred to in the appointed officers reasons for refusal - However, we have provided visual information within the
body of the appeal statement so that Member's may refer to that.

7. Site inspection

“In‘the event that the Local Review Body decides 1o inspect the review sile, in your opinion:

Can the site be viewed entirely from public land?
Is it possible for the site to be accessed safely, and without barriers to entry?

B




If there are reasons why you think the Local Review Body would be unable to undertake an unaccompanied site
inspection, please explain here:

8. Statement

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. Note: 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.

If the Local Review Body issues a notice requesting further information from any other person or body, you will
have a period of 14 days in which to comment on any additional matter which has been raised by that person or
body.

State here the reasons for your notice of review and all matters you wish to raise. If necessary, this can be
continued or provided in full in a separate document. You may also submit additional documentation with this form.

Grounds of appeal in separate document.

Have you raised any matters which were not before the appointed officer at the time
your application was determined? Yes |:|No

If yes, please explain below a) why your are raising new material b) why it was not raised with the appointed officer |
before your application was determined and c} why you believe it should now be considered with your review.




9. List of Documents and Evidence

Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice
of review

Appendices to the Grounds of Appeal in separate document,

Note. The planning authority will make a copy of the notice of review, the review documents and any notice of the
procedure of the review available for inspection at an office of the planning authority until such time as the review is
determined. It may also be available on the planning authority website.

10. Checklist

Please mark the appropriate boxes to confirm that you have provided all supporting documents and evidence
relevant to your review:

Full completion of all parts of this form
Statement of your reasons for requesting a review

All documents, materials and evidence which you intend to rely on (e.g. plans and drawings or
other documents) which are now the subject of this review.

Note. Where the review reiates 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 from
that earlier consent.

DECLARATION

|, the applicant/agent hereby serve notice on the planning authority to review the application as set out on this form
and in the supporting documents. | hereby confirm that the information given in this form is true and accurate to the
best of my knowledge.

Signature: Name: |[Neil Grant Date: [10/09/2018

Any personal data that you have been asked to provide on this from will be held and processed in accordance with
—Data Protection Legislation.




grant & geoghegan ltd.

Chartered Planning Development and Architectural Consultants

Unit 4 Westerton Road Business Centre
4 \Westerton Road South
Keith AB55 5FH

T: 01343 556644
E: enquiries@ggmail.co.uk

Grounds of Appeal

Land adjacent to Crannoch Lodge, Grange, Keith

Issue Date:
10" September 2018
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1.0 Introduction

These grounds for review of a decision to refuse planning permission for a house on land adjacent to Crannoch
Lodge, Grange Crossroads, Keith are submitted under section 43A of the Town and Country Planning (Scotland)
Act 1997 (as amended). This notice of review has been lodged within the prescribed three month period from
the refusal of permission dated the 30th of July 2018.

The grounds for review respond to the reasons for the refusal of planning permission and address the proposal
in relation to Development Plan Policies and relevant material planning considerations as required by Section
25 of the Town and Country Planning (Scotland) Act 1997 (as amended).

2.0 Background

The application was made valid on the 5th of June 2018 and was refused under the Councils Delegation
scheme by the case officer on the 30th of July 2018. The reasons for refusal (Appendix 1) state that;

The proposal would be contrary to policies PP1, H7 and IMP1 of the Moray Local Development Plan 2015 and
Supplementary Guidance 'Housing in the Countryside' (2015) for the following reasons:

1. The existing row of 5 houses immediately adjacent to the proposed site, is at odds with the established
traditional development pattern of the surrounding countryside. The row of houses is not included as part
of a rural grouping as defined by the Moray Local Development Plan 2015 and is classed a ribbon
development along the roadside. The proposed house would act to extend this ribbon development further
along the roadside and as such is not compliant with criteria (b) of the policy H7, which aims to restrict
ribbon development due to the detrimental impact that it has on the character of the countryside.

2. The proposed site is very open within the surrounding landscape and any house on this site, will on
occasion appear above the ridgeline on which it is sited especially when traveling on the main road
through the valley (B9018), in turn resulting in a very prominent and obtrusive development within the
surrounding landscape. The site has no mature features or planting that would act to settle the
development into the landscape and although the applicants have carried out planting along the northern
boundary of the site, this is immature at present and would take a substantial amount of time to mature
and assist with the integration of the house and as such does not justify the erection of a house on this site.

3.0 The Proposal

The proposal is for a single dwelling served by a public water supply and private drainage (septic
tank/soakaway and SUDS). Access will be from the Unclassified Road that bounds the site to the south west,
which extends from the B9018 approximately 600 metres to the west.

The design of the proposed house is 1% storeys incorporating features and finishes that result in a traditional
appearance. Existing trees around the boundaries of the site will be retained and supplemented with new
planting as required.

4.0 The Site

The site is located immediately to the north of an established cluster of five houses which form part of
Crannoch- these buildings are a long established and accepted feature in the landscape. The site is very well
defined being an enclosed area of ground surrounded on three sides by field boundaries, an access track and
the public road.

In addition, there are no environmental designations (National or International) covering the site and no
archaeological/ historic interest has been identified. There is not considered to be any flood risk at the site.
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5.0 Development Plan Context

The Development Plan for Moray comprises the Moray Local Development Plan 2015 and its associated
Supplementary Guidance. The Planning Act requires planning applications to be determined in accordance
with the Development Plan unless there are “material considerations” to justify doing otherwise.

Scottish Government Circular 4/2009 (Appendix 2) describes how planning applications should be determined
when balancing the Development Plan and material considerations. It sets out the following approach;

e |dentify the provisions of the development plan which are relevant to the decision;

e Interpret them carefully, looking at the aims and objectives of the plan as well detailed wording of
policies;

e Consider whether or not the proposal accords with the Development Plan,

e Identify and consider relevant material considerations for and against the proposal, and

e Assess whether these considerations warrant a departure from the Development Plan.

The provisions of the circular are important in the context of this application because the appellants consider
the proposal to be in full accordance with the Development Plan and that there are no material considerations
that would warrant the refusal of this application.

Moray Local Development Plan 2015

Policy H7 Housing in the Countryside (Appendix 3, page 8) contains a general presumption in favour of small
scale housing developments in the countryside provided the prescribed siting and design of the proposal are in
accordance with the following criteria;

Siting

e [treflects the traditional pattern of settlement in the locality and is sensitively integrated with the
surrounding landform using natural backdrops, particularly where the site is clearly visible in the
landscape. Obtrusive development (i.e. on a skyline, artificially elevated ground or in open settings
such as the central area of a field) will not be acceptable;

e |t does not detract from the character or setting of existing buildings or their surrounding area when
added to an existing grouping or create inappropriate ribbon development;

e It does not contribute to a build-up of development where the number of houses has the effect of
changing the rural character of the area. Particular attention will be given to proposals in the open
countryside where there has been a significant growth in the number of new house applications; and;

e Atleast 50% of the site boundaries are long established and are capable of distinguishing the site
from surrounding land (e.g. dykes, hedgerows, fences, watercourses, woodlands, tracks and
roadways).

If the above criteria for the setting of the new house are met, the following design requirements then apply:

Design

e  Aroof pitch between 40-55 degrees;

e A gable width of no more than 2.5 times the height of the wall from ground to eaves level (see
diagram 2);

e  Uniform external finishes and materials including slate or dark ‘slate effect’ roof tiles;

e  Avertical emphasis and uniformity to all windows and doors;

e Boundary demarcation that reflects the established character or style (e.g. dry stone dykes, hedges) in
the locality;
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e  Proposals must be accompanied by a landscaping plan showing an appropriate proportion of the plot,
generally 25%, to be planted with native tree species at least 1.5 metres in height.

The siting and design criteria in Policy H7 are supplemented by the general criteria based Policy IMP1 —
Development Requirements (Appendix 3, page 10). This policy has a range of requirements applicable to all
new development including that;

e scale, density and character must be appropriate to the surrounding area;
e development must be integrated into the surrounding landscape.

In addition, there are a range of other policies relating to infrastructure and servicing which seek to ensure
that new development is provided with a safe and suitable access, adequate car parking and adequate surface
and foul drainage, namely;

e T2:Provision of Access (Appendix 3, page 11);

e T5: Parking Standards (Appendix 3, page 12);

e  EP5: Surface Water Drainage (Appendix 3, page 13);
e EP10: Foul Drainage (Appendix 3, page 14);

National Planning Policy and Guidance

National Planning Policy and Guidance is a material planning consideration to be taken into account in the
consideration of planning applications. It is set out in Scottish Planning Policy (SPP) and Planning Advice Notes
(PAN’s).

Scottish Planning Policy 2014 (Appendix 4)

Scottish Planning Policy (SPP) sets out the Scottish Governments overarching policy on land use planning. SPP
advises that Planning should take a positive approach to enabling high quality development and making
efficient use of land to deliver long term benefits for the public, while protecting and enhancing natural and

cultural resources.

With respect to rural development, SPP states that the planning system should promote a pattern of
development that is appropriate to the character of the particular rural area.

Planning Advice Note 72 (PAN72) — Housing in the Countryside (2005) (Appendix 5)

PAN72 starts by recognising the changing circumstances in the countryside and points out that one of the most
significant changes in rural areas has been a rise in the number of people wishing to live in accessible parts of
the countryside while continuing to work in towns and cities within commuting distance. It contains guidance
in some detail on how to achieve a successful development in the countryside. The PAN acknowledges that
there will continue to be a demand for single houses, often individually designed, but these have to be
planned, with location carefully selected and design appropriate to locality.

The PAN gives advice on location within the landscape and specifically states that housing related to existing
groups will usually be preferable to new isolated development. It requires new housing in small groups to
avoid a suburban appearance, by being sympathetic in terms of orientation, topography, scale, proportion and
materials to other buildings in the locality (Appendix 5, page 18).

Setting a building against a backdrop of trees is identified in the PAN as one of the most successful means by
which new development can blend with the landscape. However it also states that the purpose of new
planting is not to screen or hide new development, but to help integration with the surrounding landscape.
The PAN also cautions against skyline development and heavily engineered platforms (Appendix 5, page 19).
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6.0 Main Issues

There is a clear commitment in National Planning Policy and Guidance and the Moray Local Development Plan
to the principle of well sited and designed new housing in the countryside. There is particular support for
houses related to existing groups as is the case with the site under appeal.

Policy H7 is the lead local policy in the consideration of this proposal; its stated aim being to allow housing in
the open countryside that can be easily absorbed into the landscape. It sets out four specific criteria under the
heading of ‘siting” which have to be met to secure the principle of development.

Firstly, the proposed site should reflect the traditional pattern of development in the locality and does not
constitute obtrusive development. The settlement pattern in this area of Moray is characterised by single and
small groups of houses and outbuildings dispersed throughout the rural area, as such the introduction of a
dwelling which consolidates an established housing group set in this wider scattering of houses and
agricultural buildings can be seen to reflect the established settlement pattern.

In addition, the site does not meet with the Council’s definition of obtrusive development i.e. on a skyline,
artificially elevated ground or in open settings such as the central area of a field. Once built, it will not be
possible to view this modest structure on the skyline from the surrounding countryside, and it is not the
appellant’s intention to build the house on artificially elevated ground (conditions relating to finished floor
levels can be imposed to ensure control is retained over this matter).

The second element of the siting criteria states that the proposed development should not detract from the
character or setting of existing buildings or their surrounding area or create inappropriate ribbon
development. The proposed plot is very well related to the size and characteristics of existing and approved
plots to the East. In this position, it effectively rounds off this small group of houses, the private access track
which bounds the site to the North West providing a natural break to development. The established plots to
the East are set within mature gardens and the proposed site has the benefit of similar landscaped
surroundings within which the proposed house is to be contained which will soon mature.

The proposed house has been positioned within the plot to keep it well apart from existing properties to
ensure that the relationship between the size of the house and the plot is consistent with that of the
relationship between the size of the houses and plots. As a result, the proposal will relate very well to the
character and setting of the existing small grouping of houses. In the proposed position, there is little or no
impact on the character or setting of these properties or upon neighbouring amenity (privacy, prejudice to
sunlight/ daylight etc). Furthermore, for these reasons the proposed development does not result in
inappropriate ribbon development.

The third of the siting criteria states that new housing in the countryside should not contribute to a build-up of
development where the number of houses has the effect of changing the rural character of the area. The
submitted plans clearly demonstrate that the addition of one dwellinghouse in this location, with the proposed
separation between buildings, and natural break to any further development, will not have this effect nor will
it contribute to this effect in the future.

Finally, the site should have at least 50% of its boundaries as long established features capable of
distinguishing it from the surrounding land. Examples of acceptable boundaries are listed as dykes,
hedgerows, fences, watercourses, woodlands, tracks and roadways. The proposed development meets and
exceeds the boundary requirements prescribed through a combination of long established boundary
treatments and the substantial stand of semi-mature trees that surround the site.

Although the proposed design of the property is not identified as an issue in the reasons for refusal, there are
a series of specific design requirements within policy H7 which are all met by the proposal;
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e Aroof pitch between 40-55degrees;

e Agable width of no more than 2.5 times the height of the wall from ground to eaves level

e Uniform external finishes and materials including slate or dark ‘slate effect’ roof tiles;

e Avertical emphasis and uniformity to all windows and doors;

e Boundary demarcation that reflects the established character or style (e.g. dry stone dykes, hedges) in
the locality;

e  Proposals must be accompanied by a landscaping plan showing an appropriate proportion of the plot,
generally 25%, to be planted with native tree species at least 1.5 metres in height.

Overall it is considered that the proposal is exemplary in this regard and therefore meets the requirements of
Policy H7 and the related Supplementary Guidance on Housing in the Countryside. In doing so it also satisfies
the requirements of Policy IMP1 which requires development to be integrated into the landscape and of a
character appropriate to the surrounding area.

7.0 Reasons for Refusal

The first reason for refusal states that the existing row of 5 houses immediately adjacent to the proposed site
is at odds with the established traditional development pattern of the surrounding countryside, that is not
included as part of a rural grouping as defined by the LDP and that it amounts to ribbon development along
the roadside. On this basis the appointed officer concludes the proposed development is not compliant with
criteria (b) of policy H7.

However, we contend that the appointed officer has misinterpreted the criteria within this policy and that on
account of that, this reason for refusal is flawed. Criteria (b) of policy H7 states “it does not detract from the
character or setting of existing buildings or their surrounding area when added to an existing grouping or
create inappropriate ribbon development”. In this context, whether or not the appointed officer considers an
existing group of houses in the countryside to be at odds with the established settlement pattern is irrelevant.

The test in policy relates to whether the addition of a house to an existing group detracts from the character or
setting of existing buildings or the surrounding area- not whether the existing group meets with the
aforementioned assessment criteria.

In this case then, the site is located in a relatively well settled part of the Moray countryside. As previously
stated the locality is characterised by single and small groups of buildings dispersed throughout the rural area,
with many groups being concentrated along roadsides to varying extents. Consequently, it is clear that the
addition of a sensitively sited and designed development in the manner proposed in this application would not
have a significant detrimental impact upon character or setting of existing buildings or the surrounding area,
so as to warrant refusal of the planning application.

Furthermore, the reason for refusal states that “the proposed house would act to extend this ribbon
development further along the roadside and as such is not compliant with criteria (b) of the policy H7, which
aims to restrict ribbon development due to the detrimental impact that it has on the character of the
countryside”.

Crucially, the fact that a proposal constitutes ribbon development is not, in itself, a reason to reject the
proposal in terms of policy- the test under development plan policy is whether the proposal constitutes
“inappropriate ribbon development”. In this context then, having established that the addition of one house in
this location would not detract from existing buildings or the surrounding countryside, the central issue in the
reason for refusal is whether the introduction of a house on to this site would lead to the further build-up of
development which would be detrimental to the character of the existing groups of houses and surrounding
countryside.
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In this case, although all applications are assessed on their own individual merits, Member’s should take
comfort that the access track to the North West and the public road provides a natural break to development
which will preclude the extension of this group further into the countryside. The appellants have sought
planning permission on this site so that they can be located near to their existing business enterprise- although
this is not prescribed in the criteria enabling housing in the countryside in Moray, Member’s should be aware
that the approval of this application will support an existing well established rural business. On account of all
these factors, there is clearly significant material weight in favour of siting the development in this location in
the manner proposed.

The thrust of the second reason for refusal is that the proposed house would appear above the ridgeline, upon
which it is sited, from key views along the B9018, and consequently constitutes obtrusive and overly
prominent development. It goes on to state that there is a lack of mature features or planting within the site
to integrate the development into its surroundings.

We recognise that there are views of the site from the B9018 however, we strongly disagree with the
appointed officers conclusions that the proposed development constitutes obtrusive development. The
proposed dwellinghouse has been positioned in the lower part of the site, which in reality will result in no clear
views of the building on the sky line, as inferred. To demonstrate this we have provided a series of
photographs taken from key viewpoints along the B9018, as shown below;

Site adjacent to Crannoch Lodge, Keith

grant and
geoghegan

planning, development and
architectural consultants

T:01343 556644
Erenquiries@ggmall.co.uk

Drawing Title Scale at A3 Date: Drawing No.
site viewpoints nts august 18 016/2152/07
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Viewpoint 1 — long distance view of the site with backdrop of trees and planting. The site appears as part of an
existing cluster of buildings.
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Viewpoint 2 —the dltance diminishes clear views othe site from this section of the road. It does not appear
on the skyline and is read as part of an existing group of buildings.
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Proposed site

Viewpoint 4 — the site is clearly not on the ridge and does not appear on the skyline. As such, it cannot
constitute obtrusive development.
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Viewpoint 5 — built form in the backdrop of the subject site.

Viewpoint 6 — Although the site can be seen in this view, there are long sections of the road where views of
the site are restricted by mature planting.
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Viewpoint 8 —there is a perceptible relationship between the subject site and neighbouring properties. It is
read as a natural addition to this group in all views.
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Proposed

Viewpoint 9 — the site has a substantial backdrop in all clear views of the site from the B9018. The intention is
to further integrate the site into its surroundings with the implementation of a long term landscaping plan
using native species trees.

In reality, the proposal benefits from substantial backdrop in all views and the coherent visual relationship
between the proposal and existing development mean that a recommendation of refusal based on an adverse
impact on the character and appearance of the area is highly questionable

The appellants would contend quite the opposite; that a domestic structure on this site can be accommodated
sensitively and the proposed development can be seen to compliment the wider dispersed settlement pattern,
respect and reflect the separation and amenity of existing houses and once established will integrate
successfully with its surroundings.

The Moray Council’s Housing in the Countryside policy offers a flexible approach to ensure appropriate
opportunities are enabled and supported and inappropriate development guarded against. It is submitted that
the proposal in hand to add another house to an existing, well screened group is reasonable and compliant
with the development plan because it relates well to the established settlement pattern. The modest scale
and appearance of the proposed dwelling coupled with the implementation of a long term landscaping plan
will protect and enhance the important amenity value of the area.

It is important to note that the introduction of a house onto this site is in full accordance with PAN72 because
it adds to an existing grouping and owing to its coherent relationship with existing properties does not detract
from its rural character. The guidance reiterates the importance of locating new houses in existing groups in
relation to sustainable development criteria such as location and infrastructure needs.

Through policy PP1 Sustainable Economic Growth (Appendix 3, page 15), the Council recognises the
importance of diversifying the rural economy and new small scale housing developments in the Moray
countryside undoubtedly contribute directly and indirectly to that over-arching aim but this proposal, which
seeks planning permission for a house in connection with an established rural business, is particularly
important in this regard.

The consolidation of an existing housing group in the way proposed, with all the servicing benefits associated
with such a project, point to a well-balanced development that deserves the support of the Local Authority.
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8.0 Conclusion

As stated, the Planning Act requires planning applications to be determined in accordance with the
Development Plan unless there are “material considerations” to justify doing otherwise.

National Planning Policy and the Moray Local Development Plan all encourage well sited and designed houses
in the countryside and there is a preference for the siting of new houses within existing groupings; recent
decisions demonstrate accordance with these aims and objectives so the applicants simply ask that this
application be determined in the same manner.

The lead policy in the Local Plan for testing the acceptability of the site as a suitable location for a house in the
countryside is Policy H7 and it contains specific criteria about the siting and design of new dwellings. These
Grounds of Appeal and the submitted plans clearly show that the proposal is acceptable under the criteria set
out in the policy. It has also been shown that the proposal is acceptable in relation to other relevant Local Plan
policies regarding design, provision of access, parking and drainage.

As the proposal can be accepted under Development Plan policies and there are no known material

considerations to the contrary, it is respectfully requested that the Local Review Body reconsider the decision
to refuse the proposed development and grant planning permission.
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Appendix 1: Decision Notice 15/01864/APP

THE MORAY COUNCIL
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997,
as amended

REFUSAL OF PLANNING PERMISSION

[Keith And Cullen]
Application for Planning Permission

TO Mr & Mrs G Whyte
c/o Grant And Geoghegan Limited
Unit 4
Westerton Road Business Centre
4 Westerton Road South
Keith
AB55 5FH

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 dwelling house and associated works on Land Adjacent To Crannoch
Lodge Grange Crossroads Keith Moray

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

Date of Notice: 30 July 2018

HEAD OF DEVELOPMENT SERVICES

Environmental Services Department
The Moray Council

Council Office

High Street

ELGIN

IMoray

V30 1BX

{Page I af 3) Ref: 18/00626/APP




IMFORTANT

YOUR ATTENTION IS DRAWN TO THE REASONS and NOTES BELOW

SCHEDULE OF REASON(S) FOR REFUSAL

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

The proposal would be contrary to policies PP1, H7 and IMP1 of the Moray
Local Development Plan 2015 and Supplementary Guidance 'Housing in the
Countryside' (2015) for the following reasons:

1.

The existing row of 5 houses immediately adjacent to the proposed site,
is at odds with the established traditional development pattern of the
surrounding countryside. The row of houses is not included as part of a
rural grouping as defined by the Moray Local Development Plan 2015 and
is classed a ribbon development along the roadside. The proposed house
would act to extend this ribbon development further along the roadside
and as such is not compliant with criteria (b) of the policy H7, which aims
to restrict ribbon development due to the detrimental impact that it has on
the character of the countryside.

The proposed site is very open within the surmounding landscape and any
house on this site, will on occasion appear above the ridgeline on which it
is sited especially when traveling on the main road through the valley
{B9018) , in turn resulting in a very prominent and obtrusive development
within the surrounding landscape. The site has no mature features or
planting that would act to seftle the development into the landscape and
although the applicants have camied out planting along the northem
boundary of the site, this is immature at present and would take a
substantial amount of time to mature and assist with the integration of the
house and as such does not justify the erection of a house on this site.

LIST OF PLANS AND DRAWINGS SHOWING THE DEVELOPMENT

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

Reference Version Title

016/2152/01 Site plan

016/2152/02 Location plan

016/2152/03 Elevations

016/2152/04 Floor plans

016/2152/05 Topographical survey

016/2152/06 Site sections

{Page 2 of 3) Ref: 18/00626/APP




NOTICE OF APPEAL
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997

If 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 to conditions, the applicant may require the planning
authority to review the case under section 434 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 Moray Council Local Review Body,
Legal and Committee Services, Council Offices, High Street, Elgin IV30 1BX. This
form is also available and can be submitted online or downloaded from
www.eplanning.scotland.gov.uk

If permission to develop 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 cannot be rendered capable of reasonably
beneficial use by the camying 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.

{Page 3 af 3) Ref: 18/00626/APP




Appendix 2: Circular 4/2009 — Development Management Procedure (Annex A)

ANNEX A
DEFINING A MATERIAL CONSIDERATION

1. Legislation reqguires decisions on planning applhcations to be made in accordance
with the development plan {and, in the caze of national developments, any
statement in the National Planning Framework made under section 3A{5) of the
1957 Act) unless rmaterial considerations indicate otherwiza. The House of Lord’s
judgernent on City of Edinburgh Council v the Secretary of State for Scotland {1958)
provided the following interpretation. If a proposal accords with the development
plan and there are no material considerations indicating that it should be refusad,
permission should be granted. I the proposal does not accord with the
devalopment plan, it should be refused unless there are materal considerations
indicating that it should ba granted.

2. The House of Lord’s judgement also set out the following approach to deciding an
application:

* |ldentify any provisions of the development plan which are relevant to the
dacision,

+ Interpret them carefully, looking at the aims and objectives of the plan as well
as detailed wording of policies,

+* Consider whather or not the proposal accords with the development plan,

+ |dentify and consider relevant material considerations for and against the
proposal, and

* Azcass whether these considerations warrant a departure from the
development plan:

3.  There are two main tests in deciding wheather a consideration is matarial and
redevant:

* |t should serve or be refated to the purgose of planning. It should tharafora
redate to the development and use of land, and

s It shauld fairly and reasonably relate to the particular application.

4. It iz for the decision maker to decide if a considesation is material and 1o assess
both the weight to be attached to each matenal consideration and whathar
individually or togaether they are sufficient to outweigh the development plan.
Where developmeant plan policies are not directly relevant o the development
proposal, material considerations will be of particular importance.




CIRCULAR 4/2009 - Development Management Procedures

The range of considerations which might be considered matenal in planning temms
iz vary wide and can only be determined in the context of each case. Examples of
possible material considerations include:

Scottish Governmeant policy, and UK Government policy on reserved mattars
Tha Mational Planning Framework

Scottish planning policy, advice and circulars

European policy

a proposed strategic development plan, a proposed local development plan, or
proposed supplementary guidance

Guidance adopted by a Sirategic Development Plan Authority or a planning
authority that is not supplementary guidance adopted under section 22{1) of the
1997 Act

a Mational Park Plan

the Mational Waste Management Plan

community plans

thie environmeantal impact of the proposal

thie dasign of the propozed developmeant and itz relationship to its surroundings
access, provision of infrastructure and planning history of the site

views of statutory and other consultaas

legitimate public concem or support expressed on relevant planning matters

Tha planning system opeasates in the long term public interest. It does not exist to
protect the interests of one person or business against the activities of another. In
distinguishing between public and private interasts, the basic guestion is whathear
the proposal would unacceptably affect the amenity and existing use of land and
buitdings which ought to be protected in the public interest, not whather ownars
or occupiers of neighbouring or other existing properties would experience
financial or other loss from a particular development.




Appendix 3: Moray Local Development Plan- Extracts

ST P AN New Housing in the Open Countryside

This policy assumes in favour of an application for a
new house in the open countryside provided all of the
following requirements are met:

Siting

a) Itreflects the traditional pattern of settlement in
the locality and is sensitively integrated with the
surrounding landform using natural backdrops,
particularly where the site is clearly visible in the
landscape. Obtrusive development (ie.on a
skyline, artificially elevated ground or in open
settings such as the central area of a field) will not
be acceptable;

b

_—

It does not detract from the character or setting of
existing buildings or their surrounding area when
added to an existing grouping or create
inappropriate ribbon development;

¢) It does not contribute to a build-up of
development where the number of houses has the
effect of changing the rural character of the area.
Particular attention will be given to proposals in
the open countryside where there has been a
significant growth in the number of new house
applications; and,

d

_—

At least 50% of the site boundaries are long
established and are capable of distinguishing the
site from surrounding land (e.g. dykes, hedgerows,
fences, watercourses, woodlands, tracks and
roadways).
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g
-
E If the above criteria for the setting of the new house
1-; are met, the following decign requiremeants then
E apply:
& Design
{‘ . Grownd Level:
]-r iy A roof pitch between 40-55 At S —
- cegrees; below the firished Hoor level of
- i) A gable width of no more than 2.5 Diagram 2 ahe o
= times the height of the wall from i, '
.f ground to eaves kevel (see 400 - 550 ar 300rmm below finished floor
diagram 2 v '\ m of & suspended ground
ili} Uniform external finishes and
Edves:
fnateﬂﬂs h'u:ludln.gsla‘te or dark The polot wikkere the kot face
slate effect’roof tiles; of the external wall intersects
v} Avertical emphasis and s ﬂﬂ:wmmd!h’
uniformity to all windows and AR (B}
doaors; The width of the gable as
" mmeaswred from A 1o B should
v] Boundary demarcation that not be greater than 2.5 times the
reflects the established character haight of the ground te aaves
or style (e.q. dry stone dykes, hedges) in the posheerestl o,

locality; Piteh an roof (e be 400550

vi] Proposals must be accompanied by a landscaping
plan showing an appropriate proportion of the
plot, generally 25%, to be planted with native tree
species at least 1.5 metres in height.

Exceptions to the above design requirements will only
be justified on the basis of innovative deskigns that
respond to the setting of the house.

Proposals which imobve the loss of woodland will be
assessed against policy ER2 and must take account of
the Council’s Supplementary Guidance on Trees and
Development.

Supplementary Guidance has been produced in order
to provide further advice on the interpretation of this
policy, and will be used in the process of determining
planning applications.

Proposals for holiday homes in the open countryside
will be assessed against this policy.

Other considerations such as noise contours,
developer contributions and energy efficiency will be
taken into account in the determination of a planning
application, and advice on these matters can be
wviewed in the aforementioned Supplementary
Guidance.

=
i
=
o
o
bor
T
-
w
(]
i
<
>
[T
a
n
rt!
[+ 4

[T
(=]




GRS Developer Requirements

Mew development will require to be sensitively sited,

deskgred and serviced appropriate to the amenity of

the surrounding area. it should comply with the

following critaria

a) The scale, density and character must be
appropriate to the surrounding area.

b} The development must be integrated into the
surrounding landscape

c) Road, cycling, footpath and public transport must
be provided at a level appropriate to the
development. Core paths; long distance footpaths;
national cycle routes must not be adversely
affectad.

d) Acceptable water and drainage provision must be
made, including the use of sustainable urban
drainage systems (SUD5) for dealing with surface
waler.

e} Where of an appropriate scals, developments
shiould demanstrate how they will incorporate
renewable energy systems, and sustainable design
and construction. Supplementary Guidance will be
produced to expand upon some of these criteria.

wert Plan POLICIES

f} Mazke provision for additional areas of open space

within developments.

Details of arrangements for the bong 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 sail.

4

i) Awvoid areas at risk of flooding, and where
necessary camy out flood management measures,

i) Addrass any potential risk of pollution including
ground water contamination in accordance with
recognised pollution prevention and control
IMEAELTES,

ki Address and sufficiently mitigate any
contaminated land issues

1} Does not sterilise significant workable reserves of
minerals or prime guality agricultural land.
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Paolicy T2 PROVISION OF ACCESS

The Council will require that new development
proposals are designed to provide the highest level of
access fior end users including residents, visitors, and
deliveries appropriate to the type of development and
location Development must meet the following
criteria:

EviElopment Flan POL“:'ES

® Proposals must maximise connections and routes
fior pedestrian and cychists, including links to active
travel and core path routes, to reduce travel
demands and provide a safe and realistic choice of
ACCES.

® Provide access to public transport services and bus
stop infrastructure where appropriate.

® Provide appropriate vehicle connections to the
development, including appropriate number and
type of junctions.

® Provide safe entry and exit from the development
far all road users including ensuring appropriate
visibility for vehicles at junctions and bends.

® Provide appropriate mitigation/modification to
existing transport networks where reguired to
address the impacts of new development on the
safety and efficiency of the transport network. This
may include but would not be limited to, the
followimng measures, passing places, road widening,
Junction enhancement, bus stop infrastructure and
drainage infrastructure. A number of potential
road improvements have been identified in
association with the development of sites the most
significant of these have been shown on the
Settlernent Map as TSPs.

® Proposals must avoid or mitigate against any
unaccepiable adverse landscape or environmental
impacts.

Developers should give consideration to aspirational

ciovre paths {under Policy 2 of the Core Paths Plan) and
active travel audits when preparing proposals.

MNew development proposals should enhance
permeability and connectivity, and ensure that
opportunities for sustainable and active travel are

protected and improved.
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Policy TS5 PARKING STANDARDS

Proposals for development must conform with the
Council's current policy on parking standards.
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Surface Water Drainage: Sustainable Urban
Drainage Systems (SUDS)

Surface water from development should be dealt with = = =
in a sustainable manner that has a neutral effect on . £
the risk of flooding or which reduces the risk of
flooding. The method of dealing with surface water
should also avoid poflution and promote habitat
enhancement and amenity. Al sites should be
drained by a sustainable drainage system (SUDS).
Drainage systems should contribute to enhancing
existing “blue”and “green” networks while
contributing to place-making, biodiversity,
recreational, flood risk and climate change objectives.
Specific arrangements should be made to avoid the
issue of permanent SUD features becoming silted-up
with construction phase runoff. Care must be taken to
avoid the introduction of invasive non-native species
during the construction of all SUD features.

Moiay Local Dévelopment lan POLICIES

Applicants must agree provisions for long term
maintenance of the SUDS scheme to the satisfaction
of the Council in consultation with SEPA and Scottish
Water as appropriate.

A Drainage Assessment (DA} will be required for
developments of 10 houses or more, industrial uses,
and non-residential proposals of 500 sq metres and
above.

The Council’s Flood Team will prepare Supplementary
Guidance on surface water drainage and flooding.
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Morgy Loci Development Man POLICIES
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All development within or close to settlements (as
defined in the Local Development Plan) of more than
2,000 population equivalent will require to connect to
the public sewerage system unless connection to the
public sewer is not permitted due to lack of capacity.
In such circumstances, tempaorary provision of private
sewerage systems may be allowed provided Scottish
Water has confirmed investment to address this
constraint has been specifically allocated within its
current Quality Standards Investment Programme and
the following requiremenits apply:

® Systems shall not have an adverse impact on the
water environment;

® Systems must be designed and built to a standard
which will allow adoption by Scottish Water.

® Systemns must be designed such that they can be
easily connected to a public sewer in the future.
Typically this will mean providing a drainage line
up to a likely point of connection.

All developmen: within or close to settlements (as
identified in the Local Development Plan) of less than
2000 population equivalent will require to connect to
public sewerage system memnhﬂﬁamrpellhg
case s made otherwise. Factors o be considered in
such a case will include size of the propased
development, whether the development would
jropardise delivery of public sewerage infrastructure
and existing drainage problems within the area.
Where a compelling case is made, a private system
miay be acceptable provided it does not pose or add
risk of detrimental effect, including cumulative, to the
natural and built environment, surrounding uses or
amenity of the general area. Consultation with
Scotticsh Environment Protection Agency will be
undertaken in these cases.

Where a private system is deemed to be acceptable
{within settlements as above or small scake
development in the countryside) a discharge to land
[either full soakaway or raised mound soakaway]
compatible with Technical Handbooks [which sets out
guidance on how proposals may meet the Building
[Scotland) Regulations 2004) should be explared prior
to considering a discharge to surface waters.
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Primary Policies

The Primary Policiagieflact the priarities sst owt in
Senttish Flanning Policy and the objectives of the
Coundl. These policies will be applied to sl
developrment proposals and used with the mone
detailed policies set out within the relevant sections
wdeminephl'-'lg' g proposals.

The primary policied aim Do support the Seottish
Government's aims in terms of sustainable econormic
growth, dlimate change and placemaking.

- Sustainable Economic Growth

Thee Lescal Development Plan identilies employment
land designations to support requirements identified
in the Maray Ecomamic Strateqy. Deselopment
propesals which support the Steategy and will
eontribute towards the defivery of sustainable
ecanamic growth and the trandition of Moray towards
& low carbion ecandmy will be supported where the
guality of the natural and built envirenment i
saleguardad and the relevant policies and site
requirements ane met.
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Appendix 4: Scottish Planning Policy 2014- Extract

Scottish Planning Policy

= the scale of development proposed is appropriate, and it has been shown that the proposal
cannot reasonably be allered or reduced in scale to allow it to be accommodated at a
sequentially preferable location;

+ the proposal will help to meet qualitative or quantitative deficiencies; and

= there will be no significant adverse effect on the vitality and viability of existing town centres.

Promoting Rural Development

NPF Context

T4. NPF3 sets out a vision for vibrant rural, coastal and island areas, with growing, sustainable
communities supported by new opportunities for employment and education. The character of
rural and island areas and the challenges they face vary greatly across the country, from
pressurised areas of countryside around towns and cities to more remote and sparsely populated
areas. Between these extremes are extensive inlermediate areas under varying degrees of
pressure and with different kinds of environmental assets meriting protection. Scotland's lang
coastline is an important resource both for development and for its particular environmental quality,
especially in the areas of the three island councils.

Policy Principles
T5. The planning system should:

= inall rural and island areas promote a pattern of development that is appropriate to the
character of the particular rural area and the challenges it faces;

= encourage rural development that supports prosperous and sustainable communities and
businesses whilst protecting and enhancing environmental quality; and

+ support an integrated approach to coastal planning.

Key documents
+ Getting the Best from Our Land = A Land Use Strateqy for Scotland*®

« NMational Marine Plan

Delivery

T6. Inthe pressurised areas easlly accessible from Scotland's cities and main towns, where
ongoing development pressures are likely to continue, it is important to prolect against an
unsustainable growth in car-based commuting and the suburbanisation of the countryside,
particularly where there are environmental assets such as sensitive landscapes or good quality
agricultural land. Plans should make provision for most new urban development to take place
within, or in planned extensions to, existing settlements.

T7. Inremote and fragile areas and island areas outwith defined small towns, the emphasis
should be on maintaining and growing communities by encouraging development that provides
suitable sustainable economic activity, while preserving important environmental assets such as
landscape and wildlife habitats that underpin continuing tourism visits and quality of place.

TE. Inthe areas of intermediate accessibility and pressure for development, plans should be
tallored to local circumstances, seeking to provide a sustainable network of settlements and a

40 wwnwscotland. oo ukiPublicationsf201 10031 70819270

21
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Appendix 5: PAN 72 Housing in the Countryside- Extracts

Rural development

Problems to solve

For,aveMOyears;PANasheshadsomaposwvs

impact on new housing development but,

> an inability to understand designs particular to focal
areas;

> davelopmant plans and supporting guidancs not
always sufficiently clear about the standards
required;

» a lack of confidence in articulating and holding out
{or quality design, and folloming through to appeal,
if necessary;

»anovermuameonhousesnotdes@adspecmcaly
for the site; and

» reads and drainage engineers using urban sokilions -

rather than hiaving greater flexibility to refiect local
circumstancss.

uhmmamopﬁmemmmemamme
olqmﬁtydeveﬁapmnmmmﬁdebymm
on the messages in PAN 36.

Changing circumstances

One of the mest significant changes in rural arsas

has bean a fise in the number aof paopla wishing to

ive in the accessible parts of the countryside while
continuing 16 work in towns and ¢ities within

commuting distance. Others wish to live and

work i the countryside, These trends derive from

fifestyle choices and technological changes which

-allow working frem home. More people are now alse

buying second or holiday homes. In addition. leisure
Tor example through timeshare and chalet
Gavelopments. It is for planning authonties 1o assess
these demarxds and dacide how, and where, 1o

acoommoda!a tham.

1]
a_]

12 Sell axofing unis, near ALCHieracar, Penh & Kisroas
2= Contarmpomry ris’s S000 o home, Pann & Knees
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Opportunities

Some landscapes will probably have 1o accemmodate consideratle change in the coming years.
This changs neads 1o be planned and managed 9o that the effects are poskive. Bulldings in rural
areas can often be seen over loryg distances and thay are there lor a ong time. Carelul design is
essential. Traditional buiidings can be an inspiration but new or imaginative re-interpratation aof.
wraditional features should not be xcluded. Where possible, the aim should be o develop high
qmﬁymﬂemdasgsvhkhmﬂmesmdpmwwmmm

Examples of the main opportunities include:

conversion or rehabilitation .
Thi revival of rural buiidings to provide comicratle:
madem homes has bacome increasingly popular.

It ot only brings a building back 1o lile but it may
provide opportunities to sensitively conserve our buit
fisted. The sympathetic restoration of buildings which
are structurally sound, largely intact, safely accessible
‘and linked to water and olher servicas maintains the

smali-scale infill
‘Srnall-scale infill in existing small communities can
existing services such as schools and shops.
Planning autharities should generally seek 10 reinforce
the building pattern of the existing settlement and
'mmm buiidings respact and contribute
1o the area’s architectural and cultural herlage.

new groups of houses

Housing refated to existing groupings will usually

ba preferabie 1o new isolated developments. The
groupings should not ba suburban. They shoukd be
smanunsu:e andaympamebcmmdorimuim
topography, scale, proportion and materials 1o other
buildings in the locality. They should take account of
infrasiructure needs.

single houses

There will ceatinue fo beé a demand for single houses,
‘often individually designed. But these have o be
planned, with location carafully selected and design
appropriate 1o locality.
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mmmm I.ocaﬁoneomamsskeselecﬁon.
within the wider landscape. Some areas are 8o prominent that it is
-accapted that any cevalopment at these lecations would be
detimental to the surroundivyg landscape. Most new davelopments
.-mmwwumammmmeam Shyline
mmmsmwnommybamded,aemmm
mmmmawmmmmsmm
mmmdmmmmhuarmwmammd
‘scale. EmmmmsarelessWMeywmsﬂlwma
significant fevet of skill fo assimitate buildings into the landscape.
Sites which are least visible can often be suitable for mose-
adventurous or individual designs. Occasionally, where a landmark
davelopment is considerad to be apprapriate, its dasign needs 1o
mammwmwmmwdwmm
‘mmatesprmsdnvaMs.mwmmhm
lamwepewrelmmploeamomerismpm

‘Woodlands — Setting a buiiding against a backdrop of trees is one
“of the most successful means by which new developrment can blend
,wnh melmdseapa memmmmnewm Care

s of Scotland, where thers i mmw
lirmited & Zwmmmwmmhm
=mwmmmﬁmam

.mm-memmosedmphmtsmbsaeenor
'mmmmmmmmmm

» ] mamdammmMarebeawmme
be easier to establish than nor-native plants, and will be more in
keeping with the character of the area, Planting vith locally native
spacies has the additional benafits of crealing habitats for wildlife
and polentially contributing to Local Biodwersity Action Plans.

Bomdaytmmmm Theopenspaoeassoaa«edwﬂsa
houseorhmnassbouldbeeonﬁdemdasmimagapmdm
.develmm.ndasanaﬂmm and again be treatéd in relation
ta the surounding environrent. Suburban ranch-lype fences,
concrete block walls and the regimented use of non-native fast-
“growing conifers should ba aveided. Although the use of dry-stene
~walling in some areas:-can help the integration of rew development
‘_mmmtmmmmmmm:mmy
bemmmmépbmalemm Sud:mmsm
mm»mhmms eg. NalimalParks.Na!bml
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