Introduction

N
What is the Purpose of this Consultation?

Location

This Community Consultation is being undertaken to provide an
opportunity for the community and stakeholders to consider and
comment upon the broad development proposals for this site. It is
important to note at this time, this is not in itself a Planning
Application. It is a Pre-Application Consultation and is intended to
inform any future application as it evolves.

The land lies west of Grantown Road and south of Whiterow
Drive and adjacent to the Knockomie Hotel at Knockomie,
Forres.

To assist in delivering a sustainable, high quality development,
Tulloch Homes Limited have commissioned a team of consultants
who have had considerable experience of working on projects of a
similar scale and style, which have proven to successfully meet the
aspirations of the adjacent communities. Tulloch and the design
team believe it to be important that local people are consulted at an
early stage and their opinions are considered along with those
obtained from other stakeholders before designs are fully
developed.
In addition to this consultation further comment and advice will be
sought from the Community Council, Moray Council and the various
statutory bodies such as the Scottish Environment Protection
Agency, Scottish Natural Heritage and the like.
Utility providers will also be consulted to ensure available capacity in
the provision of drainage, water pressure, electricity and gas
supplies and to ensure that the development will not impact on the
provision of such services to the existing community.
The team will liaise with the Council departments to develop
proposals which meet the stated policies in relation to transportation,
public access, landscaping, amenity and design.

The site comprises two parts, Site R1 and additional “whiteland”
as described within the Moray Council Local Development Plan
and extends to some 7.6 hectares. The extent of the site is
identified within the location plan above, outlined red and shaded
pink.

Description of Proposals
The proposals consist a residential development of 112 houses,
including 28 affordable homes with associated roads, footpaths,
SUDs basins and landscaping.
The houses will be a mix of one and two storey semi-detached
and detached homes of varying size within a parkland setting.

What next?
Following this consultation Tulloch Homes and the design team
will compile a report summarising the input received and will use
this to inform development of the proposals as they progress
toward a Planning Application. The report will also accompany
the application.

A report outlining the consultation process and any comments or
matters arising from it, will accompany the submission of a formal
application. During the formal application, members of the public
and stakeholders, will have an opportunity to make representation
direct to Moray Council.
As a stakeholder in this process your comments are welcome and
these can be recorded via e-mail, letter or telephone to Sam
Sweeney at:
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Email:
Letter to:

sam.sweeney@bracewell-stirling.co.uk
Bracewell Stirling Consulting 5 Ness Bank
Inverness IV2 4SF

Telephone :

01259 750301

Please note:
Please note that as an application has not yet been
submitted to Moray Council in relation to this proposal any
comments made to Tulloch Homes Ltd or the design team
will not be considered by the Council as representation
regarding any future application. There will be an opportunity
to submit formal representation to the Council once an
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Background
What does the Local Plan say?

Extract from Moray Council Local Development Plan

How does the development proposal respond to the Local Plan?
Capacity
The Local Plan identifies site R1 and has allocated the site for housing. On the extract plan above a red line boundary has been over drawn
demonstrating that the development encapsulates a larger area, as it includes an area of ground to the north western corner. This is referred
to as “whitelands” due to the colouration within the local plan. This section of “whitelands”, whilst not being specifically allocated a use, falls
within the urban boundary (shown as a thick black line. Council Policy facilitates the development of such land, where it can be demonstrated
that the use is compatible with neighbouring uses and is designed to compliment its setting. This area has recently constructed housing along
the length of its northern boundary and existing housing to the west. Inclusion of the “whitelands” area extends the site to 7.6 hectares. During
initial pre-application discussion with Moray Council it was agreed that it would be appropriate to include this area within the overall
development proposal. The increased area combined with a decision to provide a mix of homes weighted toward two and three bedroom rather
than larger units, results in an overall increase in numbers. However, the layout demonstrates that the increase has not impacted on the
amenity of the development as the level of green amenity space exceeds the required standard.

Transport
A transport assessment is being carried out as part of the analysis of existing infrastructure and appropriate mitigation will be proposed should
this be required.

Species Surveys
Flaura and Fauna are being surveyed and assessed by specialist consultants and reports prepared identifying any development constraints.

Infrastructure
The design team are liaising with Scottish Water to assess appropriate ways of freeing up capacity within the existing sewage system. Survey
and design work is ongoing and draft proposed mitigation works will be presented for approval by both Scottish Water and the Council prior to
finalising the completed proposals.

Roads
The Transport Assessment will be used to identify any necessary roads improvements. The layout accommodates a significant setback from
Grantown Road and incorporates a remote three metre wide pedestrian cycle way over the length of its frontage with Grantown.

Developer Contributions
The developer is has had initial advice on the required contributions. Further assessment and confirmation of the final requirements will be
undertaken by the Council once an application has been submitted.
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Site Considerations
Where to begin?
Before the design team attempts to meet the aspirations of the client through developing layout proposals, it is critical that as many of the site
features as possible are identified, compiled, considered and further investigated where necessary. These will identify the areas of site which
are appropriate to develop, those where development may prove difficult and those areas where development might have a detrimental impact. Combined, these are referred to as the Site Analysis and are carried out by the professional consultants.
Site topography

are there areas which are too steep or too low?

Infrastructure how can we safely access the site by road and footpath, are there any services running through or near
the site?

Ground Conditions

is the ground capable of supporting foundations?

Drainage

can the site be adequately drained without impacting
on surrounding areas and avoid any local flooding?

Landscape

what are the important aspects of the existing features,
how do we protect them, enhance them and ensure the
development allows them to flourish?

Ecology

are there any species (Flora and Fauna) which need to
protected and does the development need to avoid

Archaeology

are there likely to be significant archaeological sites and do
these need to be avoided or recorded?

Architecture

Sustainability

what is the best aspect for solar gain, wind shelter, view
and amenity? How can we minimise the infrastructure and
therefore maximise the green space? If there are to be
ponds or wetlands where would these be best located?

sensitive areas and is there a need to enhance habitat?
what form and scale of development would be appropriate to the site? Is there a need for focal point buildings? What are appropriate materials to use in this location? How do we minimise potential pedestrian/
vehicular conflict and provide a pleasant living environment?
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Existing woodland
either side of
Grantown Road
frames site and
provides a point of
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Development Proposals
Secondary Access

SUDS

Potential connection to an
existing road tail off Whiterow
Drive which could facilitate a
secondary point of access
once the existing section has
been offered for adoption.

A Sustainable Urban Drainage
System incorporating a
detention basin for treatment
and attenuation of rainwater.

Public Open Space
The existing prominent mound
is retained and enhanced for
public use with play facilities,
paths and seating. All public
green spaces will be

SUDS
A Sustainable Urban Drainage
System incorporating a
detention basin for treatment
and attenuation of rainwater.

Principal Access
A new road access providing
appropriate visibility splays
serving both the development
and the hotel. The existing
drive will retain access to the

Green Frontage

Street Design

An amenity space is proposed
along the frontage of the site
accommodating the Gas
wayleave and providing an
attractive tree lined entrance to
Forres

The development incorporates
shared access roads, with
bungalows and villas placed to
front the roads and address
corners and key locations.

Landscaping
Houses are set behind green
frontages with treed avenues.
Public open space is accessible
and well supervised.

Pedestrian/cycle way
A 3metre wide path will run
from north of the existing
lodge into the site and to the
southern tip through amenity
space providing an enhanced
pedestrian cycle route
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Example House types
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Reducing Development Impact
Sustainability
The current focus of reducing CO2 emissions, increasing energy efficiency and avoiding unnecessary impact upon the local environment, is foremost in the design team’s mind. All aspects of
the design are fully considered in relation to these aspects and wherever possible the option of
least impact will be chosen.
The lead consultants (Bracewell Stirling) are widely recognised for their achievements in delivering sustainable developments throughout Scotland. Their knowledge and expertise, along with
that of the other team members, will underpin the goal of developing a sustainable community
within an attractive setting. The project should respond positively to published guidance on the
creation of new communities and the development of low carbon low energy housing.
With the focus on a “fabric first” approach, consideration will be given to utilising energy minimising technologies, renewable energy sources and modern methods of construction. Each home
will achieve high standards of airtightness and energy efficiency exceeding current legislation
aimed at minimising Co2 emissions and will be future proofed to enable the standard to be
raised to those envisaged for 2020.
On a site wide level the layout will take account of the existing topography and thus minimise
moving material off site. Design of a Sustainable Urban Drainage System provides treatment of
the storm water before it exits the site and landscaping is utilised to avoid shade, provide wind
shelter and generate additional habitat.
House design will be based upon best practice and be design with a “fabric first” approach to delivering an
energy efficient envelope. Only after this is achieved will the introduction of renewable technologies aimed
at further reducing energy use, be considered.
Homes will include features which will enable tenants and owners to remain within their own home should
they become less able. Specification levels will exceed most of the current Building Standards targets.
Offsite construction will be considered where viable, so as to achieve a high quality of construction, reduce
construction waste, minimise material transportation and shorten the construction programme.

Ecology
All of the aforementioned goals must be achieved having a full understanding of the extensive yet sensitive
nature of the local ecology.
Through close liaison with the Council, Scottish Environmental Protection Agency and Scottish Natural
Heritage, any protected species and habitats will be identified,
protected and in many cases enhanced.
Initial scoping studies are being undertaken by specialists who will report findings and make recommendations on any requirement for further detailed studies and appropriate timing of these.
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