Bilbohall Masterplan Consultation
Public Exhibition November 2017
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Thank you for attending this
public exhibition on development
proposals for the Bilbohall
masterplan area, which comprises
six sites identified in the adopted
Moray Local Development Plan
2015 (LDP). As a key area of
expansion for Elgin, Bilbohall
provides an opportunity to create
an attractive, high quality, mixed
tenure residential neighbourhood.
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R1
R3
R4

Robertson Homes
20
Grampian Housing Association 105
Scotia Homes
107

R12

Scotia Homes

R1 Bilbohall North
R3 Bilbohall South
R4 South West of Elgin
High School
R12 Knockmasting
Wood
OPP7 Bilbohall
CF2 Edgar Road
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OP7 Moray Council
CF2 Moray Council
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January - October 2017 Consortium,

November 2017

February 2018

March - April 2018

June 2018

Council and design team collaborative
masterplan process

Public consultation on preferred
option for draft masterplan

Moray Council planning committee
to consider draft masterplan

Public consultation on draft
masterplan by Moray Council

Final masterplan reported to Moray Council
Planning Committee for approval as
Supplementary Guidance to LDP
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The transport elements of the Masterplan have been developed in
accordance with ‘Urban Design’ Supplementary Guidance from Moray
Council and ‘Designing Streets’, the Scottish Government guidance.
The Masterplan will provide:

A range of site surveys and technical
studies have been commissioned for the
site and analysed by the design team.
These have included landscape and visual
impact, transport and traffic capacity,
topography, slope, drainage, ecology, site
conditions and existing utilities.

The concept for the layout design has been to
respond to the natural landform by shaping
the proposed development along the existing
contours in those parts that are not overly steep
and then retaining the steeper slopes as green
space for the establishment of woodland. This
approach would ensure a strong landscape
framework is established which would provide a
strong setting to the proposed development and
a more robust western edge to the settlement of
Elgin.

VIEW ACROSS LDP SITE R1 FROM RAILWAY BRIDGE / MAYNE FARM ROAD

• Prioritised direct routes through the development for pedestrians
and cyclists, as well as permeability within it.
• Links to wider walking and cycling networks including Core Paths
and ‘123’ Walking Routes.
• A bus route through the development.
• A Primary street linking both access points that provides route
choice for vehicles, but does not encourage through traffic.
• Secondary streets that are attractive to cyclists and are appropriate
for vehicles.

Landform slope analysis and elevation
studies in particular have informed
the capacity for development of the
masterplan area.

CF2

A Landscape and Visual Appraisal (LVA) has
been carried out for Bilbohall. Site work has
shown that the visual influence of the proposed
development would be limited to the localised
area around the site largely owing to the
screening effect of built form, land form and
mature tree cover within the vicinity of the
site. As part of the LVA, the baseline conditions
were established which describe the landscape
character and visual amenity of the development
site and the surrounding area. The findings with
regard to visual effects have been addressed
through embedded mitigation within the
masterplan.

Transport
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5 VIEWS & VISIBILITY

VIEW TOWARDS LDP SITE CF2 AND ELGIN HIGH SCHOOL

Supplementary Guidance Process for adopting the Bilbohall Masterplan
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3 PROCESS & NEXT STEPS

THE WARDS
(WILDLIFE SITE)

FAIRFIELD AVENUE
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VIEW ACROSS LDP SITE R4 FROM HARDHILLOCK AVENUE

• Minor streets that promote shared space between walking, cycling
and vehicles.
A wider aim of the Masterplan is to support the growth of active travel
within Elgin.
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Approximately 9,400 people live within a 20-minute walk of the town
centre, yet more than half of people use the car for trips within the
town. This highlights the real potential for residents of Bilbohall to
build walking and cycling into their daily routines.
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VIEW ACROSS LDP SITE R3 FROM MAYNE FARM ROAD
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EXISTING CONNECTIVITY
Existing Core Path Network

LOC

Existing bus route (33)
Existing street network

Elgin High School

4

Elgin retail park

2

Greenwards Primary School

5

The Wards Wildlife Area

3

Local shops
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Mayne Wood
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Road linkages
ELEVATION

The Masterplan area will connect with the existing local road network
at two locations:
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Other Existing Paths

VIEW ACROSS LDP SITE R3 TOWARDS LDP SITE R12 AND KNOCKMASTING WOOD

1. At the Mayne Farm Road / Wards Road / Mayne Road priority
junction.
2. At the western end of Edgar Road close to Elgin High School.
Upgrades will need to be considered at the Mayne Farm Road / Wards
Road junction and at the Edgar Road / Glen Moray Drive / The Wards
junction.

Legend

Initial results from the Elgin Traffic Model, which covers the whole
of Elgin, show that the impacts of Bilbohall traffic will largely be
localised.

Type A

Type B

Type C

Detailed Applications
SLOPE ANALYSIS

ELGIN GOLF CLUB

THANK YOU FOR VISITING!
SLOPE

Bilbohall Consortium

Masterplan LDP site label
Capacity
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Comments can be submitted to Malcolm Campbell at
Malcolm.campbell@knightfrank.com by 17 November.
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www.op-en.box.com/v/Bilbohall
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The exhibition boards can be viewed at:
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We welcome your thoughts and
views on everything you see here
- please feel free to ask questions
and complete a questionnaire
after you have viewed the
exhibition in order to let us gather
your views.
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A Masterplan for Bilbohall
has been produced through a
collaborative process with The
Moray Council and the Bilbohall
Consortium which comprises
the various landowners of the
masterplan area’s respective
sites. The masterplan will ensure
that a strategic approach is taken
to the provision of built-form,
infrastructure, transportation and
connections to surrounding areas,
open space, recreation, walking
and cycling and the integration
of landscape to offer a wellconnected and highly desirable
place to live.
The three main landowners
of these sites (the ‘Bilbohall
Consortium’) have worked
over the past year to progress
a Strategic Masterplan for the
area. This exhibition sets out
the robust masterplan process
which has been followed, shares
the information we have about
the site, illustrates several
masterplan options and presents
the preferred option for the draft
masterplan.
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The Bilbohall Consortium (Moray Council, Scotia Homes,
and Grampian Housing Association) is working to agree
common principles for development across the individual
LDP sites; the relevant details and site capacities are set
out in the table below.

Three categories of slope have
been established that will
require varying approaches in
relation to extent of earthworks
and consideration of street
alignments in order to sensitively
accommodate residential
development:

residential development and
suitable for a range of densities

Type A: Normal site slope
conditions. Considered generally
unconstrained in terms of

Type C: Over 15% slope requires
specific earthworks and regrading strategy to accommodate
residential uses in a viable manner.

Type B: Somewhat constrained
due to slopes of up to 15%. Lower
density approach required or
some re-grading to accommodate
residential uses.

Full Transport Assessments will accompany the planning applications
that will come forward at Bilbohall. These will include more detailed
information on street layout and design, walking and cycling links,
public transport improvements and any required upgrades to the
existing road network.

VIEW FROM LDP SITE R3 TOWARDS EXISTING ROBERTSONS DEVELOPMENT

VIEW ACROSS LDP SITE R4 FROM MAYNE FARM ROAD

Bilbohall Masterplan Consultation
Public Exhibition November 2017
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Six key character areas in the masterplan have
been identified and these have developed as a
response to the existing landscape, topography,
and the location within the development. They
will inform the future detailed layout of these
areas, the character of open space, the palette
of materials and architecture in each area.
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The aim is to identify areas and zones across
which a consistent and sympathetic character
should emerge. The zones are therefore drawn
in order to capture both sides of streets and
catch those areas which should have a common
relationship to adjacent open space.
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The new street network will be permeable
and connected, designed to work with the
existing topography to ensure that the impact
on existing knolls is controlled and limited as
far as possible. Additional structural planting
on slopes will serve to further contain the
site and reinforce the existing character of
wooded knolls. Street trees and hedgerows
along key routes will create green corridors
which balance with the new building elements
and the density of the new residential areas
reflects the existing slopes and aspect.

Following the cut and fill testing exercises a number of
masterplan options were progressed and reviewed with
Moray Council and the Bilbohall Consortium. Through
an iterative process of design review and adjustment
a preferred masterplan emerged which successfully
balanced the sensitivities of the landscape setting with
other factors including road access, slope, open space
provision and residential density.

This Illustrative Masterplan progresses the
key design principles for the development
area and demonstrates how the spirit of
the guidance might best be translated into
reality. The resultant plan gives a good
indication of the pattern of development that
should emerge through subsequent detailed
planning applications however other design
solutions which adhere to the principles will
also be acceptable.
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Bilbohall will provide a variety of housing
types and tenures set within a high-quality
landscape setting. New multi-functional
open space will be provided including a
neighbourhood park and pocket park. Existing
pedestrian and cycle routes will be enhanced
and extended through new woodland areas
which will offer both more habitat areas and
amenity spaces for residents and visitors.

The Bilbohall masterplan has gone through an extensive
process of site appreciation and design testing to balance
a diverse range of factors and considerations. This
included a cut and fill exercise which tested the general
volume of earth moving that might be required to establish
residential development on certain parts of the site. This
technical exercise identified those slopes which could
confidently be incorporated into the residential tissue and
those which had to be more cautiously approached in
order to provide for a viable and deliverable masterplan.

10 CHARACTER

9 PREFERRED OPTION
FL

The Bilbohall site is a distinctive and
well-contained series of linked parcels of
land to the west of Elgin which has the
potential to be developed as a high quality
new residential neighbourhood. The site
benefits from unique topography and
mature landscape setting which has been
sensitively considered through a careful and
robust masterplan process. The vision is for
these unique qualities to be integrated into
carefully designed housing areas which have
a character and identity that reflects and
enhances the existing nature of the site.

8 DESIGN DEVELOPMENT
& OPTIONS

PEDESTRIAN BRIDGE

THE FIRS
1

Junction
improvements subject
to detailed design

2

Emergency access from
Hardhillock Avenue

3

R1

KNOCKMASTING

Tie in with existing
junction at Edgar Road

TOP OF KNOLL

Primary street
Secondary street

NEIGHBOURHOOD
PARK

Tertiary street
Cycle route

LOWER SLOPES

Potential bus route
Pedestrian Link
Open space connections

THE WARDS

R12

VALLEY FLOOR

ACCESS AND JUNCTION STRATEGY

FAIRFIELD AVENUE

MAYNE F
ARM

7 VISION

LOWER
SLOPES

B

B

KNOCKMASTING
WOOD
D
Approach 1

Approach 2

Approach 3

Assumes very minimal earthworks and avoids all
slopes above around 10%. Results in a detached
development which is not connected across the site.

Alternative approach to better integrate sub-station
with further earthworks. Results in poor connections
from top of knoll to rest of development.

Assumes no constraints on earthmoving in order to
maximise connections. Results in considerable cut
and fill across the site and relocation of sub-station.
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Proposed structural landscape
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Existing woodland features
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POTENTIAL
SUSTAINABLE
URBAN DRAINAGE
(SUDS) FEATURE

Multifunctional open space

E

Open space connections
Indicative SUDs location
Neighbourhood Park
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KNOCKMASTING WOOD

MASSING MODEL SHOWING STRUCTURAL LANDSCAPE CONTAINING DEVELOPMENT
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GREENWARDS PRIMARY
SCHOOL

Pocket Park
Existing TPO Trees

OPEN SPACE AND LANDSCAPE STRATEGY
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ELGIN HIGH
SCHOOL

SECTION D

SITE SECTIONS

SECTION E
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c21
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Conon Crescent
0-5% slope
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SECTION C

c29

R4

The approach to existing site
topography has determined plot
lengths and depth. Long back
gardens allow development on
sloping sites while the most
significant change in level between
backs of plots is taken up with
structural planting.

SECTION B

Hardhillock Avenue
5-10% slope

MASSING MODEL SHOWING STRUCTURAL LANDSCAPE CONTAINING DEVELOPMENT
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A careful
consideration of
street frontages
ensures a clear
public/private
interface and welldesigned street
scene.

SECTION A

GH

A permeable street
network comprising
of a hierarchy of
streets is laid out
in a sensitive and
comprehensive
matter to be suitable
for all users and
connect Bilbohall into
the surrounding area.

PUBLIC/
PRIVATE
INTERFACE

HI

Retained
hedgerows, trees
and topographical
features should be
integrated into the
masterplan layout
and provide a unique
character and
identity.

PERMEABLE
NETWORK

/Ha

/Ha

Medium/High 35-45 units/Ha

DUAL FRONTAGE PROPERTIES

DETACHED PROPERTIES

VARYING STREET SCENE

CONTINUOUS FRONTAGE

RESPONDING TO EXISTING
MATURE TREES

EXISTING MATURE TREES
DEFINING OPEN SPACE

DOUBLE FRONTAGE TO
ADDRESS STREET/OPEN SPACE

VARYING BOUNDARY
TREATMENTS

STONE BOUNDARY WALLS

LAYOUT RESPONDING TO
EXISTING MATURE TREES

FORMAL BOUNDARY WALL IN
KEEPING WITH MATERIALS

SHARED SURFACE INTERNAL
STREETS

Medium around 30 units/Ha

Low 20-25 units/Ha

DENSITY

LOC

RESPONDING
TO EXISTING
FEATURES
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Heldon Place
0-5% slope

c42
/Ha

Bardon Place
0-5% slope

c37

/Ha

ELGIN GOLF CLUB

Up to 2 storeys

Generally 2 storeys with
potential for inhabited roof
Up to 3 storeys

BUILDING HEIGHTS

Bilbohall Consortium

MATERIALS
RENDER

MASONRY
FEATURES

SLATE EFFECT

PUBLIC REALM

STONE FEATURE
BOUNDARY WALL

BOUNDARY HEDGE

