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Project Team
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Contact: David Patterson, Shelly McInnes
Moray St, Elgin IV30 1BX

Registered Social Landlord
Contact: Valerie Leslie, Fiona Paris
Saltire Studio, 3 Saltire Street, Edinburgh, EH5 1QS 

Summary
The project involves the regeneration of a site in Elgin city 
centre which is currently occupied by 5 separate buildings;

•	 Site 1 M&CO, 51 South Street, Elgin M&CO have a wider 
estate ownership of their existing premises upon the High 
Street and that of the area above.

•	 Site 2: Elgin Furniture & Carpet Centre, 53 South Street, 
Elgin 

•	 Site 3 Junners, 57-61 South Street, Elgin
•	 Site 4: Jailhouse, 130 High Street, Elgin 
•	 Site 5 Newmarket, 130 High Street, Elgin

Brief
The site can accommodate a mix of commercial and 
residential accommodation. There is a city centre 
requirement for affordable residential accommodation and 
a location for the Business Enterprise Hub (BEH) proposed 
under the Growth Deal.  The inclusion of Digital Health is 
being considered.

Purpose of Report
The report summarises the work done during RIBA Stage 3 
and provides the Design and Access information required for 
planning.

Design Team
Architect: Oberlanders Architects LLP
Contact: Catriona Hill, Partner
The Barn, Drovers Square, Ardgay, Sutherland, IV24 3AL

Structural Engineer: Cameron Ross
Contact: Russell Gibb
Mulberry House, 39-41 Harbour Rd, 
Inverness IV1 1UF

Services Engineer: Rybka
Contact: Martin Bell
3.03 Moray House, 16-18 Bank Street
Inverness, IV1 1QY

Landscape Architect: LUC
Contact: Tina Muldowney, Lesley Samuel
6 Canning Street, 
Edinburgh, EH3 8EG

Planning Consultant: Bidwells
Contact: Mark Myles, Corinne MacDougall
Broxden House, Lamberkine Dr, Perth PH1 1RA

Conservation Consultant: Maac Studio
Contact: Calum Maclean
Inverness Creative Academy, IV2 3JP

Fire Engineer: Socotec  TBC
Contact: Liam Curran
Unit 156, CoLab, LYIT, Port Road, Letterkenny,
County Donegal, Rep of Ire, F92 RH61
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P R O J E C T  B R I E F

Summary
The project involves the regeneration of a site in Elgin city 
centre which is currently occupied by 5 separate buildings;

•	 Site 1 M&CO, 51 South Street, Elgin M&CO have a wider 
estate ownership of their existing premises upon the High 
Street and that of the area above.

•	 Site 2: Elgin Furniture & Carpet Centre, 53 South Street, 
Elgin 

•	 Site 3 Junners, 57-61 South Street, Elgin
•	 Site 4: Jailhouse, 130 High Street, Elgin 
•	 Site 5 Newmarket, 130 High Street, Elgin

Brief
The site can accommodate a mix of commercial and residential 
accommodation. There is a city centre requirement for 
affordable residential accommodation and a location for the 
Business Enterprise Hub (BEH) proposed under the Growth 
Deal. 

Affordable Housing
Extract from Moray Growth Deal Objectives

A Housing Mix Delivery project, which aims to support and 
accelerate the delivery of 360 affordable houses and plots, the 
support of a minimum of 150 jobs annually and to stimulate 
the private housebuilding sector to deliver a further 500 market 
houses, supporting town centre regeneration of brownfield 
sites and provision of housing in rural towns and villages. The 
project has the principles of innovative and sustainable design 
and construction, digital health and care, health and well-being, 
carbon neutral, simplified consenting processes and quality 
place-making firmly embedded within its investment objectives, 
with each development site being carefully planned to deliver 
these objectives. The Housing Mix Delivery project includes 
investment in vacant, derelict and unused properties to convert 
them for residential use and increase the number of people 
living in Elgin city centre.

 Business Enterprise Hub
Extract from Moray Growth Deal Objectives 

A Business Enterprise Hub project, which is designed to 
promote inclusive economic development in Moray (and the 
wider region), primarily by supporting scale-up of existing 
small and micro-businesses, as well as providing support 
to start-ups, university spin-outs and inward investors. The 
Business Enterprise Hub will be a flexible space for business 
innovation that is accessible to businesses and students 
alike, providing an inspirational environment that encourages 
entrepreneurial thinking. It will allow for the co-location of 
Moray’s key business support agencies, alongside the College, 
providing co-ordinated support for local business that is 
focused on innovation, scale-up and is responsive to need. It 
will be a learning environment where teaching spaces and real 

work environments coincide, where flexibility of usage allows 
students, lecturers and trainers, researchers and practitioners 
to share the same space, and where business support 
functions can be located with teaching and research services 
to develop and support Moray’s future entrepreneurs and their 
workforce.

Retail
Retail units are proposed in the Ground floor unit of 57 South 
Street.



ELGIN SOUTH STREET

Site Overview1.0
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Location

The town of Elgin is situated in the North of Scotland within the 
Royal Burgh of Moray. It lies on the south coast of the Moray 
Firth, to the east of Inverness and to the west of Aberdeen. Elgin 
is known for Elgin Cathedral and its historic high street.

The site is located in the centre of historic Elgin; it lies between 
South Street and High Street, with Harrow Inn Close to the east 
and Batchen Street to the west. The site can be accessed via 
Newmarket Close (from the High Street) or a lane from South 
Street.

Existing Location Plan Aerial view of Elgin (Google Earth)

Elgin’s location in Scotland (Google Earth)
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Existing Site

The site is described by the red line on the site plan opposite. Within the site boundary are a collection of existing buildings of 
varying degrees of degradation. The aerial view below shows how the site has been infilled. The site comprised five separate 
areas:

•	 B1: 51 South Street, Elgin M&CO have a wider estate ownership of their existing premises upon the High Street.
•	 B2: Elgin Furniture & Carpet Centre, 53 South Street, Elgin 
•	 B3: Junners, 57-61 South Street, Elgin
•	 B4: Jailhouse, 130 High Street, Elgin 
•	 B5: Newmarket, 130 High Street, Elgin
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Listed Structure
57 South Street Archway

No.57

No.53

No.51

Jailhouse
130 High St

No.130

Pedestrian Route
Newmarket Close

Harrow Inn Close

No. 51 Art Deco Facade

Newmarket Close

Jailhouse site

No.57 Market Facade
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ELGIN SOUTH STREET

Site Appraisal 2.0
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                    Elgin High Street Conservation Area Appraisal 

  

 
 

Site set within 
conservation area

Elgin High Street Conservation Report
The conservation area appraisal written by Andrew Wright in 2011 
identifies the special qualities within Elgin’s historic environment.

•	 As the century progressed, South Street assumed increasing 
importance as a retail thoroughfare. The market hall was 
accommodated here mid-century, to which the fine vaulted 
arcade at Newmarket Close gave direct access from the 
High Street. 

•	 Modern development had an impact on the patterns of the 
traditional closes, which have suffered in many instances 
from having been curtailed in length. 

•	 The closes have the potential to increase pedestrian access 
to the principal shopping streets, and to improve permeability 
through the dense built form of the street blocks of the 
central area.

•	 Wherever it is appropriate new development should be 
encouraged in the conservation area. It should preserve and 
enhance the established urban grain which has a strong 
identity in Elgin.

•	 57 South Street has a listed arch.

A public realm audit was undertaken as part of the conservation 
area appraisal report, and the key negative points are highlighted 
below:
•	 Public realm in the closes is patchy - surfaces are poor and 

unmaintained
•	 Satellite dishes proliferate the closes
•	 There is potential for more creative approach to street 

furniture and signage

2 . 1   |   S I T E  A P P R A I S A L   |  C O N S E R VAT I O N  A R E A
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Listed Buildings & Structures

57 South Street, Former Market Entrance
LB30886

Category: C
Date Added: 20/08/1981
Local Authority: Moray
Planning Authority: Moray
Burgh: Elgin
NGR: NJ 21562 62733
Coordinates: 321562, 862733

Description
1851. Tall painted ashlar triumphal arched entrance with 
pilastered round arch and mask keystone set within broad 
pilasters. Frieze and modillion cornice, blocking course raised in 
centre. Flanked by lower flat headed entrances.

Statement of Special Interest
Market now used as store. Former Item 198 (1981 Revised List). 
Formerly listed as Gordon and McPhail’s Store.

2 . 2   |   S I T E  A P P R A I S A L   |  L I S T E D  B U I L D I N G  S TAT U S

Listed Structure
57 South Street
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A heritage Impact Assessment has been produced by MAAC 
studio. See exerpt below:

Landscape & Setting
Elgin has a long history that dates from the medieval period, and 
this is reflected in the character of the streetscape and built fabric 
that has developed over centuries. The herring bone structure 
of narrow lines of development or rigs, that run perpendicular 
from the High Street is a traditional urban form. It is nearly a 
thousand years since Elgin became a royal burgh, and yet the 
old pattern of development still exerts a strong influence on the 
spatial character of the town. 

Historic Fabric Analysis
57 South Street (New Market)
The public markets were opened in June 1851. The market was 
designed by the Thomas Mackenzie, of Mackenzie & Matthews. 
The entrance archway forms part of an evolving architectural 
typology and quality of the architectural detailing. The structure 
of the market halls to the rear of the archway has been altered 
with removal of the original columns and roof structure to create 
a more open plan retail space. The new structure does not 
correspond the grid pattern of the historic market structure as 
evident in the 1868 0S Maps.

P a g e | 3

MACLEAN ARCHITECTURE AND CONSERVATION
67A Castle Street, Inverness, IV2 3EA

1955 Aerial Photograph

1822 Woods Map
The development site is outlined in red

2020 Satellite Photograph

background

The report considers the redevelopment of properties at 51-57 South
Street Elgin. The site includes the backlands between South Street and
the High Street and comprises a number of historic structures.

The Site is located within the Elgin Conservation Area.

There is one listed building located on the site, which is the Market
Building at 57 South Street.

MAAC Studio have been commissioned to provide heritage advice and
guidance to support the design team that is being led by Oberlanders
Architects LLP.

Elgin has a long and fascinating history as a regional centre for trade
and religion. Its buildings are a record of the changing fortunes of the
North of Scotland for communities and individuals.

The burgh dates from the 12th century and was developed in the
familiar herringbone pattern of rigs, with narrow frontages to the high
street and long narrow lanes extending to the rear. The pattern of land
ownership continues to this day and influences the nature of
development in the surrounding areas.

The Elgin High Street, Conservation Area Appraisal, prepared by
Andrew Wright, OBE, in 2012 provides an excellent account of the
relationship between the historic development of the town and its
architectural heritage.

We will refer to the matters raised in the Conservation Area Appraisal,

It is important to note that it is a key document that provides a 
foundation for this report and the two documents should be read in
conjunction with one another.

This report will focus specifically on the architectural heritage relating
to the development site at 51 South Street.

Rather than reproduce large sections of the Conservation Area
Appraisal here, we have highlighted a few key paragraphs of the
Conservation Area Appraisal that are of particular relevance to this site.

3.4.18 As the century progressed, South Street assumed increasing
importance as a retail thoroughfare from its earlier role of
accommodating the stabling to the principal hotels of the High
Street. The market hall was accommodated here mid-century,
to which the fine vaulted arcade at Newmarket Close gave
direct access from the High Street… The 1868 map indicates
the extent to which development of the sites had been
sporadic, and many of the backland sites to the High Street
were not to be developed until the interwar years of the
twentieth century.

P a g e | 8

MACLEAN ARCHITECTURE AND CONSERVATION
67A Castle Street, Inverness, IV2 3EA

1856 Ordnance Survey Map

1904 Ordnance Survey Map

Demolition of properties at the rear of 51 
South St, to facilitate the redevelopment of
the Gordon Arms Hotel in 1966, are
highlighted in Green.

statement of
significance

Context

Until the Victorian period, South Street was very much a secondary
street to the rear of the town. It marked the limits of the towns
development and while development stretched out from the High
Street towards South Street, it had the character of a service street.

This began to change in the 19th century. The burgh reform act of 1833
laid the foundations for the expansion of the town.

The first major development across this site was the development of
the new market by Mackenzie and Matthews in 1851.

The 1850s also saw the arrival of the railways which brought a new
focus to the properties on the Southside of the High Street.

Fifty years later, the 1904 OS Map shows that the development site
was almost entirely filled with buildings.

The continuing evolution of the site is recorded in aerial photographs
taken of the site, between 1928 and 1955, illustrating the demolition
and reconstruction of buildings within the site boundary.

Notably, the market halls have remained in-tact during this period of
change.

In 1856, 51 South Street is the gable end of a terrace with a lane to the
west and the adjoining ground to the east enclosed and gated. By 1904,
the open ground on either side of the terrace was completely built out
although the line of the original terrace remained. By the 1920, these
had been replaced by the larger volume shed type buildings. Notably
their orientation ran counter to the original rig pattern.

In 1930, the buildings fronting 51 South Street were replaced with a 
new shop frontage in an art-deco style, and this plot has remained in
this configuration until today.

When the Gordon Arms Hotel underwent modernisation in the 1960s,
the sheds to the rear were reduced in size, the shed adjacent to the
rear of Harrow Inn lane was demolished and returned to an enclosed
are of open ground.
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and reconstruction of buildings within the site boundary.

Notably, the market halls have remained in-tact during this period of
change.

In 1856, 51 South Street is the gable end of a terrace with a lane to the
west and the adjoining ground to the east enclosed and gated. By 1904,
the open ground on either side of the terrace was completely built out
although the line of the original terrace remained. By the 1920, these
had been replaced by the larger volume shed type buildings. Notably
their orientation ran counter to the original rig pattern.

In 1930, the buildings fronting 51 South Street were replaced with a 
new shop frontage in an art-deco style, and this plot has remained in
this configuration until today.

When the Gordon Arms Hotel underwent modernisation in the 1960s,
the sheds to the rear were reduced in size, the shed adjacent to the
rear of Harrow Inn lane was demolished and returned to an enclosed
are of open ground.

1822 Woods Map 1856 Ordnance Survey Map

1904 Ordnance Survey Map 2020 Satellite Photograph

SOUTH STREET

HIGH STREET
THE CLOSE

No. 57 South 
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Listed Building 
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Existing Topographic Survey

The site surveys were undertaken by Cameron + Ross. 

The survey opposite was completed in August 2022, and shows 
the existing site levels.

The below plans were surveys undertaken of the internal 
buildings on site (those which were safe to access).
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This drawing is indicative only and should not be used for
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1. For full electricity records refer to SSEN Drg. No:
SSEN_58_1701943831_250. Date: 07/12/23.
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Existing Utilities Legend:

Existing SGN Low Pressure Gas Mains

SGN Gas

Existing SSEN Electricity Cables
(Low and High Voltages) Refer to this
plan and SSEN plans for further info.

SSEN Electricty

BT Openreach

Existing BT Infrastructure

Scottish Water

Existing Water Distribution Mains

Utilities Notes:
It is the Contractors responsibility prior to any construction
works to ensure they have located all buried or overhead
services that may be affected by the proposed construction
works.

Where any unknown existing services are encountered or
known services locations, size and/or material type differ from
that shown on this existing utilities layout then the Contractor
shall inform Cameron + Ross.

This drawing is indicative only and should not be used for
construction purposes. Please refer to specific utilities
providers record drawings, as noted below.

1. For full electricity records refer to SSEN Drg. No:
SSEN_58_1701943831_250. Date: 07/12/23.

2. For full Openreach BT records refer to Drg. No:
XOJ11286N. Date: 07/12/23.

3. For full Scottish Water records refer to Drg. No:
scotwater_20220923_160016_703807. Date: 23/09/23.

4. For full Gas records refer to SGN Drg. No:
31782192_SGN. Date: 07/12/23.

Existing combined foul water sewer

Existing combined foul water
manhole with reference number as
per Scottish Water GIS Records

Ex C?

Existing Water Connection into each
Property

Existing drainage infrastructure to
be removed. Drainage
trench/excavation to be replaced
with well compacted Type 1
hardcore, to be compacted in layers
not exceeding 225mm.
Sewer alignment as per Drainage
Survey undertaken by UMS Ltd
dated 08/01/2024 and on Scottish
Water GIS Plan.

Existing drainage infrastructure to
be maintained through construction
stage and post-construction.

Surface Drainage

Existing surface water drains
at the site.

Existing surface water chambers,
rainwater pipes at the site.
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Existing Site Utilities

The site layout opposite shows the existing services on site. 
There is a combined sewer running through the site, as well as 
a water mains pipe of unknown size. There is also incoming BT 
infrastructure.
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Existing Scottish Water Network

The existing buildings on site currently discharge both surface 
water and foul water to the Scottish Combined Sewers running 
through the site.

There are several Scottish Water combined sewers located 
nearby the site which have been listed below:

•	 300mm concrete sewer located to the south of the site, 
underneath South Street

•	 280mm (other material) combined sewer located further to 
the west from the site, underneath Batchen Street

•	 600mm Concrete combined sewer located to the north of 
the site, underneath the high street

•	 150-225mm vitrified clay combined sewer running through 
the site


