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Dear Mr Stott

INNER MORAY FIRTH PROPOSED LOCAL DEVELOPMENT PLAN
THE TOWN AND COUNTRY PLANNING (DEVELOPMENT PLANNING)
(SCOTLAND) REGULATIONS 2008

SUBMISSION OF THE REPORT OF THE EXAMINATION

We refer to our appointment by the Scottish Ministers to conduct the examination of
the above plan. Having satisfied ourselves that the council’s consultation and
engagement exercises conformed with their participation statement, our examination
of the plan commenced on 24 July 2014. We have completed the examination, and
now submit our report, enclosing one bound copy.

In our examination we considered all 52 issues arising from 849 unresolved
representations which were identified by the council. In each case we have taken
account of the summaries of the representations and the responses, as prepared by
the council, and the original representations, and we have set out our conclusions
and recommendations in relation to each issue in our report.

The examination process also included a comprehensive series of unaccompanied
site inspections and, for some issues we requested additional information from the
council and other parties. We did not require to hold any hearings or formal
inquiries.

Subject to the limited exceptions as set out in Section 19 of the Town and Country
Planning (Scotland) Act 1997 and in the Town and Country Planning (Grounds for
Declining to Follow Recommendations) (Scotland) Regulations 2009, the council is
now required to make the modifications to the plan as set out in our
recommendations.

The council should also make any consequential modifications to the text or maps
which arise from these modifications. Separately, the council will require to make
any necessary adjustments to the final environmental report and to the report on the
appropriate assessment of the plan.
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A letter will be issued to all those who submitted representations to inform them that
the examination has been completed and that the report has been submitted to the
council. It will advise them when the report will be available to view on the DPEA
website at:

http://www.dpea.scotland.gov.uk/CaseDetails.aspx?id=115170

and on the council’s website at:

www.highland.gov.uk/imfldp

A copy of the report will be available to view at Highland Council Headquarters,
Planning Reception, Glenurquhart Road, Inverness, IV3 5NX.

The documents relating to the examination should be retained on the council’s
website for a period of six weeks following the adoption of the plan by the authority.

It would also be helpful to know when the plan has been adopted and would
appreciate being sent confirmation of this in due course.

Yours sincerely

Trevor A Croft Stephen Hall Don Rankin

Reporter Reporter Reporter
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Examination of Conformity with the Participation Statement

1. Section 12(2) of the Town and Country Planning (Scotland) Act 1997 (as amended)
states that a person appointed to examine a proposed strategic development plan “is firstly
to examine ... the extent to which the strategic development planning authority’s actings
with regard to consultation and the involvement with the public at large as respects the
proposed plan have conformed with (or have been beyond the requirements of) the
participation statement of the authority which was current when the proposed plan was
published under Section 10(1)(a).” Paragraph 110 of Planning Circular 6:2013:
Development Planning indicates that in this assessment the appointed person is only
expected to refer to existing published documents such as the participation statement, the
report on conformity and any representations relating to the authority’s consultation and
public involvement activities.

2. The proposed Inner Moray Firth Local Development Plan was published in November
2013. The development plan scheme current at that time was published earlier in 2013.

3. The development plan scheme does not contain a section entitled ‘participation
statement’. However it appears, and the council’s report of conformity confirms, that a set
of commitments contained on pages 21 and 22 of the development plan scheme are
intended to form the participation statement. This section includes the various measures
the authority proposed to take to inform stakeholders about the development plan process.
These include actions relating to:

a) Working with the local media;

b) Use of social media;

c) Placing material on the council’'s website;
d) Seeking feedback;

e) Improving the website and other IT;

f) Provision of paper copies of documents;
g) Email and post updates;

h) Provision of contact details;

i) Encouraging people to get involved in planning;
J) Using council committees; and

k) Providing guides and on-line videos.

4. Because it is not wholly clear which parts of the development plan scheme should be
considered to form the participation statement, | have also considered various other
statements in the document that potentially relate to participation/public involvement.
These comprise a general commitment in the first paragraph of page 19 to ask people’s
opinion and encourage people to take part, and a re-iteration of the Scottish Government
standards for community involvement contained on page 20.
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5. The report on conformity with the participation statement was published in June 2014,
and submitted to Ministers along with the proposed plan. It sets out the manner in which
the council considers its actions in regard to the participation conformed with, or went
beyond the requirements of, the proposals (listed above) contained in the development
plan scheme. No representations on the proposed plan led me to conclude that the
council had not acted in the way it said it would in its participation statement.

6. Having considered the report on conformity, | found that the authority had consulted on
the plan and involved the public in the way it said it would in its participation statement, in
accordance with Section 12(2) of the Act. Being satisfied, | therefore proceeded to
examine the issues raised in representations on the proposed local development plan.
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Issue 1 Vision and Spatial Strategy

Development plan
reference:

Reporter:

(Paras 1.4-1.5, Pages 7-8) Stephen Hall

Body or person(s) submitting a representation raising the issue (including
reference number):

The Royal Burgh of Tain Community Friends of the Earth Inverness (01208)
Council (00322) Richard Ardern (02091)

Scottish Water (00396) Scottish Wildlife Trust (04180)

James Grant (00920) Alistair de Joux (04261)

Erlend Tait (01139) Sean Danaher (04266)

Provision of the
development plan
to which the issue
relates:

Vision and Spatial Strategy

Planning authority’s summary of the representation(s):

James Grant (00920) - Seeks Plan content to encourage agriculture because: agriculture
is one of the most important facets of Highland life, economy, culture, landscape and
habitat; wider national and Council policy says good agricultural land should not be built
on; true sustainability depends upon local food production, and; good farmland should only
be built on if there is an overriding imperative to the sustainability of the Highlands.

Richard Ardern (02091) - Welcomes general Plan vision to improve Inverness to Tain and
Inverness to Nairn railways but seeks further rail improvement safeguards because: rail is
an environmentally friendly and sustainable transport mode which is a vital alternative for
the Highlands, especially if oil supplies run short for economic or global political reasons;
an Evanton rail halt will serve the housing expansion and act as a “parkway” when the A9
Cromarty Bridge is being rebuilt; of likely future increase in and need to encourage both
passenger and freight traffic for example at Nigg Invergordon and distilleries, and; of need
to safeguard potential improvement sites from competing developments.

Scottish Water (00396) - Supports the Council's drive to utilise existing spare capacity
wherever possible because this helps maximise the sustainability of development,
minimises development costs and ensures that funding for increased treatment capacity
can be targetted appropriately and efficiently.

Erlend Tait (01139) - Economic growth must not be given priority over quality of life.

Friends of the Earth Inverness (01208) - Seeks more Plan content to reduce carbon
footprint of human activity in Highland because: achieving carbon targets will be very
difficult with demand increasing and energy prices increasing; the Plan can play a role in
re-localising the Highland economy, and; the Highlands is very vulnerable to fuel price
increases and should be more insulated from such increases.

Alistair de Joux (04261) - Seeks additional references to sustainability initiatives generally
and within particular settlements because: Tornagrain is the only stand-alone new town to
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be provided under the Scottish Sustainable Communities Initiative and as such it should
incorporate exemplary very best practice cycling, walking and sustainable transport
infrastructure; to encourage local food production; to ensure human diversity; to allow
flexibility to changing needs and market demand; petrol stations are harmful to
sustainability because they cater almost exclusively for the least sustainable forms of
transport and they undermine retail provision within town and local centres.

The Royal Burgh of Tain Community Council (00322) - Plan shouldn't be a strict set of
rules because: it is unrealistic for development to be Plan led; Tain’s very recent
experience with Lidl, Asda, Tesco, and Nigg prove it is and always will be developer led,
and; this risks inflexibility in planning application determination.

Sean Danaher (04266) - Seeks explicit policy on reducing light pollution because: of
adverse impact on Highland dark sky asset for locals and tourists; would tie in with the
Council's Carbon Clever agenda, and; street lighting and ill directed domestic and
commercial security lighting can be controlled.

Scottish Wildlife Trust (04180) - Seeks the breaking up of the Cromarty Firth designated
growth area to allow more integration of green areas. Highland Deephaven abutting
Alness Bay is an important migration site for wildfowl and waders.

Modifications sought by those submitting representations:

James Grant (00920) - Additional, detailed Plan proposals to positively promote
agriculture for each area. Land should be allocated and safeguarded for agricultural use in
the same way as for business and industrial uses.

Richard Ardern (02091) - Land safeguarding for rail improvements including: places to
allow doubling of running tracks and construction of sidings and to allow easy access by
both passengers and goods vehicles; land and bridge allowance for dual tracking to
Inverness airport along the A96; reinstatement of the former double track section between
Clachnaharry and Clunes (Kirkhill) together with reinstated loops at Evanton and Kildary;
expansion of the Conon Bridge rail halt car park on land north of CB6; the reopening of the
railway station at Fyrish Crescent, Evanton; a better drop off replacement bus and car
parking zone at the south east side of the station in Inverness (there were supposed to be
22 parking spaces but only 13 have been provided); an increase in the loading gauge on
the section between Elgin and the potential transhipment sea port of Invergordon to permit
larger international size containers to be carried; planned freight interchanges at
Invergordon and Evanton (including good rail access to the piers and wharves); a future
rail connection from the Nigg station area to the Global Energy complex at Nigg; a new rail
siding at the Norbord wood plant at Morayhill to replace the compromised existing one,
and; rail freight sidings at Nairn, Dalcross Airport, Inverness, Muir of Ord, Dingwall,
Alness, Fearn, Tain and Edderton. A reference that the Inverness to Tain line
improvements should include an all day, hourly service. Deletion of non rail uses for
railway sidings site in Invergordon.

Scottish Water (00396) - None — comment of support.

Erlend Tait (01139) - Plan text stating that economic growth will not be given priority over
quality of life.
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Friends of the Earth Inverness (01208) - Plan content should be amended to be consistent
with other plans i.e. the ambitious aims for a carbon neutral Inverness in a low carbon

Highlands - e.g. inclusion of a policy like the Merton (Council) Rule (web link provided) for
housing currently under construction and longer term requirement for zero carbon houses.

Alistair de Joux (04261) - Additional references to sustainability initiatives as follows. West
Inverness Paragraph 4.9: Add the following additional bullet point: provide dedicated cycle
and walking path provision in the planned urban extensions both into the City and to other
destinations further afield, particularly where these are for 50 dwellings or 100 new jobs or
more. South Inverness Paragraph 4.11: Amend the second bullet point to include, in place
of “Bught and Torvean and better access routes to the countryside”, to: ...Bught and
Torvean, better access routes to the countryside and into the City and to other
destinations further afield, particularly for urban extensions and other development where
these are for 50 dwellings or 100 new jobs or more. Nairn Paragraph 4.32: Amend the
fourth bullet point to insert, in place of “road and rail improvements”, to: road, cycle,
pedestrian In paragraphs 4.33 to 4.41, insert reference to improved/additional cycle and
pedestrian provision at an appropriate place. Tornagrain: provision for re-working the
masterplan to provide the following. Allocation of areas with best soils within the site
boundaries for food growing via allotments, large garden plots, community orchards and
plant nurseries. A diverse range of house types and tenures within each street block.
Flexibly designed multi use buildings on street corners. Sustainable energy infrastructure
for example biomass-fired Combined Heat and Power plants, and community heating.
Deletion of petrol station reference within Tornagrain and replacement provision on the
A96 including provision of alternative fuels, a cycle service area and restricted,
independent operator retail floorspace.

The Royal Burgh of Tain Community Council (00322) - Plan introduction should state that
Plan is a guide first and foremost, and never a strict set of rules.

Sean Danaher (04266) - An explicit policy on reducing light pollution.

Scottish Wildlife Trust (04180) - Seeks the breaking up of the Cromarty Firth designated
growth area to allow more integration of green areas.

Summary of responses (including reasons) by planning authority:

e The Plan is a development plan not one whose primary concern is the promotion of a
particular land use. However, the Council’s Highland wide Local Development Plan
(HWLDP) contains supportive policies on crofting and agriculture [CD 1: Highland wide
Local Development Plan, Policies 47 and 48, pages 96-97]. Land capability for
agricultural production has been a factor in the Council’'s development site selection
process but not an overriding one. Unfortunately, Highland’s physical constraints
mean that its proportion of developable land is low and concentrated on its flatter,
better drained, coastal margins and similar, wider straths and glens. Naturally, this is
also the better land for farming. The Plan’s provisions minimise the irreversible loss of
the better land and promote local food production alternatives such as allotments.
Accordingly, the Council believes the Plan should be retained without modification.

e Support noted and welcomed. The Plan’s supporting Transport Appraisal (prepared in
conjunction with regional transport partners) which is referenced and linked in Plan
paragraph 1.8 contains details of scheduled rail improvements [THC/Vision and
Spatial Strategy/1, Transport Appraisal, All]. The Council believes that this detail
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should be contained within a supporting document not within the Plan itself. The
potential Evanton rail halt safeguard is already referenced within Plan paragraph
4.150. Transport Scotland is also wary of rail improvements being referenced within
development plans where they have not endorsed them (see Tomatin Schedule 4).
Accordingly, the Council believes the Plan should be retained without modification.
The stated support for the Council’s Plan approach to the efficient use of existing and
planned infrastructure capacity is noted and welcomed.

The Plan, the Council’s other corporate priorities, and national guidance and
legislation all embody a balance of economic growth with other factors including the
quality of life of the nation’s population. Accordingly, the Council believes the Plan
should be retained without modification.

Strategic Environmental Assessment (SEA) has been integral to the Plan process
particularly in terms of site selection and the choice of relevant developer requirement
mitigation of climate change impacts. SEA involves consideration of all climate
change issues relevant to the planning process. Accordingly, the Plan’s content does
seek to “localise” (and therefore reduce unnecessary non active travel) by allocating
mixed use sites within all large communities, consolidating most development within
settlements, promoting active travel improvements, promoting more concentrated
growth areas, and by encouraging “higher order” facilities to reduce the need for
travel out of Highland (for example a regional university, a regional waste facility and
larger retail facilities that will reduce trade leakage out of Highland). Accordingly, the
Council believes the Plan should be retained without modification. However, if the
Reporters feel more content is required then the Council would suggest that this is
provided within the reviewed HWLDP when the Council has further developed its own
corporate Carbon Clever Initiative [THC/Vision and Spatial Strategy/2, Carbon Clever
Initiative Webpage, All] and the final content of the new Scottish Planning Policy and
National Planning Framework 3 is known.

As stated in the bullet point above, SEA and therefore sustainability has been integral
to the Plan’s evolution and content. Tornagrain already has a detailed reference within
the Plan (pages 68-70). The new settlement has a planning permission (see
Tornagrain Schedule 4) which does not specifically mention petrol stations. However,
the rail halt at the airport is planned but not yet committed and any 5,000 home new
town will not be totally self sufficient and contained in terms of non active travel
movement. It would be unreasonable to exclude the possibility of petrol stations within
the settlement. Any petrol filling station could be located within the new settlement’s
new town centre and if so would not compete with it. Accordingly, the Council believes
the Plan should be retained without modification.

The status of development plans is set out in legislation and the weight attached to
any plan’s provisions rests with the relevant decision taker. Accordingly, the Council
believes the Plan should be retained without modification.

The Council’s HWLDP contains an adequate policy [CD 1, Policy 72, Page 129] which
provides pan Highland coverage on this topic and requires developer assessment,
avoidance, mitigation and monitoring of any significant pollution likely to be caused by
a development proposal. This includes light pollution. More proactively, the Council is
working with dark skies candidate areas to produce non statutory planning guidance
on this issue. Unfortunately, many sources of light pollution in these areas such as
householder security lighting are outwith planning control. The Council is renewing its
own streetlighting with lower, downward emission lights as resources allow and
reducing the hours and strength of illumination to reflect peak and off peak travel
times. Accordingly, the Council believes the Plan should be retained without
modification.
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e The Easter Ross nature conservation sites and designations carry their own statutory
protection from development. More positively, the HWLDP [CD 1, Policy 74, Page 131]
commits the Council to produce detailed green network supplementary guidance for
the Ross-shire growth area. Accordingly, the Council believes the Plan should be
retained without modification.

Reporter’s conclusions:

1. Arange of individual matters relating to the plan’s strategy are discussed under this
issue.

2. Regarding the treatment of agriculture in the plan, measures to promote farming are
not primarily for the planning system to take. However, development may impinge upon
farming interests, and where this is a significant issue, this may be a suitable topic for
development plan policy. The Highland-wide Local Development Plan contains the
council’s area-wide general policies to manage development. It includes policies on
safeguarding inbye/apportioned croftland and on new/ extended crofting townships. In
contrast, the purpose of the Inner Moray Firth plan is primarily to identify specific sites for
development. | conclude that the council has dealt with the planning-related aspects of
agriculture adequately elsewhere, and that it is not necessary or appropriate to include
further policies on this topic in the proposed plan.

3. Regarding railways, a number of detailed suggestions are made to safeguard
additional land for rail-related infrastructure, including for double-tracking, new sidings,
and station car parks. Some of these ideas may have merit, but the local development
plan process is not best placed to establish the principle of detailed transport
infrastructure schemes. While there may be a role for the plan in safeguarding land for
schemes with agreed potential, it does not appear that the ideas suggested by the
representee have yet been endorsed by Transport Scotland. The likelihood of their being
delivered is therefore uncertain, and a plan safeguard could be misleading. In these
circumstances | decline to recommend any additions to the plan.

4. Regarding concern that the vision and spatial strategy should not give economic
growth priority over quality of life, | note that the vision for the area was set out in the
adopted Highland-wide Local Development Plan. The summary contained in paragraph
1.4 of the Inner Moray Firth plan includes a number of bullet points containing both
economic aims and aims that could be said to relate more directly to quality of life issues,
such as transport and enhancing special places. No prioritisation is included or implied
among these aims. Regarding the quality of architecture, design is an area-wide issue
that is adequately covered in the Highland-wide Local Development Plan. For these
reasons | conclude that no modification is required to the plan.

5. Decarbonising and ‘re-localising’ the Highland economy are ambitions that extend well
beyond the land use planning system. However development plans do have a role to
play. In this regard I note that the plan has been subject to strategic environmental
assessment, and the vision for the Inner Moray Firth incorporates such elements as
having more efficient forms of transport, regeneration and renewal, and diversifying the
economy. Specific suggestions relating to on-site renewable energy generation and zero
carbon houses may have some merit, but are area-wide development management
issues that | would expect to see covered in the Highland-wide Local Development Plan,
rather than this local area plan which focuses on site allocations. Overall | conclude that
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no changes to the proposed plan are necessary.

6. Alistair de Joux suggests a number of additions to the text of the plan relating to
sustainability, particularly to sustainable transport. Some of these suggested additions
are too long to include in the plan without it becoming unbalanced. General policy
statements are better suited for inclusion in the Highland-wide Local Development Plan
rather than this area plan which focusses on site allocations.

7. | consider the matter of active travel in more detail at Issue 9, where | recommend
additional text be included in the Inverness to Nairn growth area strategy section of the
plan in order to give more prominence to active travel. | also conclude at Issue 9 that this
Is an area that the council could usefully include more detail on, as part of their wider
green network proposals, in the next iteration of the plan.

8. Tornagrain is discussed in more depth under Issue 20. This proposed development
benefits from planning permission, and is subject to an overall and individual developer
masterplans. Many of the matters raised in Mr de Joux’s representation relate to good
placemaking practice and are not necessarily specific to Tornagrain. They are therefore
captured by the design and placemaking policies of the Highland-wide Local Development
Plan, and do not require setting out in the area local development plan. Matters of detail
are most appropriately addressed at the masterplan level.

9. Regarding the reference to petrol stations, it is not realistic to expect residents of
Tornagrain to make no use of private cars and therefore not to require access to these
facilities. It would not be sustainable to require residents to drive to Nairn or Inverness to
purchase fuel. | am therefore content for this reference to remain.

10. Regarding the status of the local development plan, this is already described briefly
on page 2 of the proposed plan. However it is not essential for the plan to describe the
legal status of development plans, which is a matter of law.

11. Regarding light pollution, this matter is covered by Policy 72 of the Highland-wide
Local Development Plan. As an area-wide development topic, this is the most
appropriate location for such a policy, rather than this area local development plan which
focusses on site allocations. No modification is therefore required.

12. Regarding the Ross-shire Growth Area, this is a broad strategic concept, involving
no suggestion that there will or should be continuous built development along the northern
shore of the Cromarty Firth. The proposed plan clearly identifies the extent of land that is
promoted for development, and designated nature conservation sites are separately
protected through the policies of the Highland-wide Local Development Plan. The council
also points to Policy 74 of the Highland-wide plan, which commits the council to
identifying green networks around sub-regional centres. Lastly, breaking the Ross-shire
Growth Area up into separate areas would diminish the clarity of the spatial vision of the
plan. For all these reasons | conclude that no modification is required.

Reporter’s recommendations:

No modifications.
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Issue 2 Guiding and Delivering

Development plan
reference:

Reporter:

(Paras. 2.1, 2.10-2.25, Page 10, 13-17) Stephen Hall

Body or person(s) submitting a representation raising the issue (including
reference number):

Westhill Community Council (00324) Scotia Homes, Barratt East Scotland &
Albyn Housing Society Ltd (00419) Robertson Homes (01310)
Halliday Fraser Munro (00428) Anthony Jefford (03967)
C Stafford (00511) Cromarty Firth Port Authority (04218)
Joan Noble (00879) F&C REIT Asset Management (04407)
Brian Stewart (00993) Scottish Council for Development &
Scott Macdonald (01248) Industry (SCDI)(04485)

Andrew Currie (04493)

Provision of the
development plan
to which the issue
relates:

Guiding and Delivering Development

Planning authority’s summary of the representation(s):

Guiding and Delivering Section: General

Anthony Jefford (03967) - Seeks more support for cycling because: Scottish Government
has set national targets and strategy that should be followed; there should be an
integrated cycle network structure to allow for safer, more direct and more frequently used
commuter journeys as well as national long distance, recreational trip routes; cyclist
casualties are rising with six in ten fatalities taking place on rural roads; commuter routes
should integrate with bus and rail stops to allow non-car modal shift, and; an integrated
cycle network spreads further than just allocated development sites.

Brian Stewart (00993) - Para 2.15 because it should refer to more than infrastructure
because certain necessary investments to support development are missed out such as
schools and the A96. Para 2.16 because: it only states the obvious and offers no policy or
guidance, and foot and cycle ways are as essential as infrastructure as roads. Para 2.17
because: this is misleading and inadequate; important areas of green open space in Nairn
which have amenity value/benefit to the community are not identified elsewhere in the
Plan and should be including the Links, the beaches, Viewfield and the Riverside;
inclusion in the Green Networks SG and/or the Greenspace Audit is not an adequate
alternative; the Inverness to Nairn Coastal Path is part of a specific objective identified in
NPF3 and should therefore be covered explicitly and in detail within the Plan infrastructure
section. Para. 2.20 because: the reference to “active travel networks is cryptic and opaque
and should be more specific. Para 2.21 — no stated reason. Para 2.22 because: second
sentence is incoherent and if transport appraisal is an integral part of the Plan and
itemises the objectives and projects then there should be a live link to it. Para 2.23
because: it would add Plan detail and meaning. Para 2.24 because: elements of
infrastructure fall between the national (NPF) proposals and the site-specific (developer-
funded) requirements and Plan should recognise this. Para 2.25 because: masterplanning
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is only useful if it reflects and takes account of the local community's views, and; a
masterplan devised by a developer has no value unless it has local endorsement and
support as well as complying with planning guidance. Policy 2 and 3 because: the criteria
apply to all developments, not just those in “Other Settlements”.

Scottish Council for Development and Industry (SCDI)(04485) - Supports the town centres
first principle because more needs to be done to both encourage and support businesses
and public sector agencies to locate in city/town centres. Recognises that there will be
huge demand for additional housing in the coming years and believes that sufficient land
is allocated to meet that need within the Plan but believes there is a real challenge in
unlocking the land allocated which will require infrastructure investment. Supports and
recognises the importance of connecting Scotland’s cities with transport infrastructure that
not only meets current demand but supports economic growth across Scotland.

Andrew Currie (04493) - Seeks greater Plan reference to importance of crofting because:
there is a considerable part of the Plan area that is under crofting tenure; there is scope to
increase the crofting acreage as perfectly useful agricultural land ceases to be used for
mainstream farming due to its unsuitability for modern heavy farming equipment; crofting
contributes to the visual character of the area; there is a continuing demand for crofting
tenancies; the need to revitalise crofting areas is recognised by the Scottish Government
and Crofting Commission; new crofts can help maintain viable rural communities; the Inner
Moray Firth is a perfect area to have a part time croft because other employment
opportunities are readily available, and; because planning decisions have not taken
account of crofting because the relevant policy is less obvious in the Highland wide Local
Development Plan.

Dr Donald Boyd, Westhill Community Council (00324) - Objects to eastern expansion of
Inverness because: “Green corridors” through open farmland must be retained in East
Inverness and not only adjacent to the A96 corridor developments; the planned park at
Ashton Farm is welcome but not sufficient; open farmland and green space close to a city
would be the envy of many councils; the undeveloped land would give the city space to
“breathe” and retain its image as “green Inverness”; approval has been granted already for
2475 houses at Stratton Farm development; of known flood risks in this area; developer
contributions rarely materialize until a large part of the development has been completed;
infrastructure such as schools, medical surgeries, roads, water and sewerage have
struggled to cope with extra housing and new investment in that infrastructure lags too far
behind development; developer contributions need to be secured in a manner that
minimises risk to the Council; the Council's previous 25% settlement expansion policy
should be re-introduced; doesn't comply with principles of sustainable development, and;
of the need to limit the current “urban sprawl”.

Dr Donald Boyd, Westhill Community Council (00324) - Seeks a new policy because:
strategically identified Gateways to Inverness and the Highlands should merit protection
from inappropriate development; development proposals in these gateway areas should
adhere to the principles set out in Highland wide Local Development Plan policies 28
Sustainable Design, 49 Coastal Development, 56 Travel, 57 Natural, Built and Cultural
Heritage, 61 Landscape, 75 Open Space, 77 Public Access, 78 Long Distance Routes and
others; a single, geographically defined policy would be better than a less explicit cross
reference to another development plan, and; tourist gateways require a different, graded
policy approach rather than simply applying an amenity area protection policy.
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Andrew Currie (04493) - Seeks increased Plan references to rail improvement
infrastructure because: earlier local plans were more specific about such improvements
and their benefits; employment growth is happening and will happen in Easter Ross and
the proposed A9 dualling will not reach this area; mainline services to Inverness,
particularly from the south, deserve more suitable rolling stock; RailTrack was supportive
of the idea of more frequent services between Tain and Nairn in light rail vehicles able to
accelerate away quickly from frequent intermediate stops but was held back by the cost of
a complete upgrade of the signalling system to meet the requirements of a mix of different
types of rail traffic; a frequent light rail service through Inverness would be efficient
because much of the population both now and as envisaged live relatively close to the rail
route.

F&C REIT Asset Management (04407) - Supports Plan's measures to encourage more
sustainable transport in the City and in particular the following projects: more frequent and
faster railway journeys; Inverness City Centre to East Inverness walking/cycling route,
and; West Link road scheme to relieve congestion in City Centre.

F&C REIT Asset Management (04407) - Need for correction of typing error.

Housing Requirements, Densities and Capacities

Housing Land Requirement Tablel and Map 4

Brian Stewart (00993) - Objects to Table 1 at para 2.10 and seeks revision: Table 1 has
figures which are composite adjusted totals. They do not indicate how the “adjustments”
have been made and they do not correspond to the figures on Map 4. The figures in the
table should make clear in respect of each Housing Market Area, (a) what the baseline
figure is - ie the actual real housing need/demand; (b) the 25% allowance (how many
houses?), (c) the 'windfall’ figure for each area; and (d) what additional allowance has
been added to each area figure in respect of the 3,200 backlog for affordable housing.

Cromarty Firth Port Authority (04218) - Considers that Table 1, para 2.10 is currently
ambiguous as to whether the number refers to an area or number of houses

Meeting the Housing Land Requirement

Scotia Homes, Barratt East Scotland & Robertson Homes (01310)

e Table 1: Housing Land Requirement (HLR) identifies the requirement for the six
housing market areas (HMAS) in the Inner Moray Firth Plan area, based on the
Council’'s 2010 Housing Need and Demand Assessment. The HLR is reflected in the
Highland-wide Local Development Plan (HwWLDP) which underpins the strategic
requirements for the IMF Proposed LDP and which already designates sites NA8 and
9 for housing/mixed use development and requires to be reflected in the IMF
Proposed LDP to be in conformity with the HwWLDP.

e Considers that land at Nairn South already contributes to the effective housing land
supply as identified in the latest Housing Land Audit justifying the identification of NA8
and NA9 as an allocation in the IMF Proposed LDP. The consortium would support an
updated position on the Audit at the earliest opportunity.

e Table 1: Housing Land Requirement and Map 4 of the IMF Proposed LDP identify a
requirement for housing in Nairn, within this HMA the HLR appears to have decreased
marginally since the adoption of the HWLDP in April 2012.
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e Paragraph 42 of PAN 2/2010 identifies that “Scottish Planning Policy (SPP) requires
that a five-year ongoing effective land supply is available to meet the identified
housing land requirements. The newly stated HLR does not detract from the principle
need to continue to allocate the sites at Nairn South to fulfill existing and committed
site-specific allocations identified in the HWLDP and as required to deliver the stated
Housing Land Supply (HLS). The land within the consortium’s interest can achieve the
effective delivery of the HLR for the area.

Housing Land Indicative Capacities

C Stafford (00511) - Object to the text as written in paragraph 2.12 and wish to see the
third sentence of the paragraph altered as follows, “However a different capacity than that
specified may be acceptable; for instance, where environmental policy indicates that a
lower number may be necessary or where the presence of particularly high quality design
and layout in an application demonstrates that an increase in unit number or density will
bring numerous clear social benefits to the area.

Halliday Fraser Munro (00428) - Believes that the indicative capacities contained in the
Plan should be acknowledged as such and that there is flexibility and to take account of
the fact that these have not been assessed through a detailed design study, and also take
account the effect changing market conditions will have on mix, tenure and densities. It
should be made clear that there is potential over the Plan lifetime for the potential for
these to change

Effective Housing Land

Albyn Housing Society Ltd (00419) - Concerned that there a shortage of deliverable sites
particularly, but not only in Inverness. Many of the larger allocations in the Plan, in
particular East Inverness, are constrained by the requirement for delivery of major
infrastructure projects unlikely to be delivered within 5 years additionally the new
settlement at Tornagrain is unlikely to progress in the current economic climate. In the
experience of the Housing Associations an element of over-programming is desirable and
it would not be unreasonable to increase allocated sites by 50%, in accordance with the
Governments approach to shovel-ready sites Delivery of sites is constrained by high cost;
landowner intransigence; infrastructure availability and cost; and release of sites generally.
The Plan needs to be robust enough to cope with these constraints over the Plan period.

Believes the numbers proposed in the Plan are dependant upon public infrastructure
which is likely to limit the delivery of the 18350 homes referred to particularly within the
early years of the Plan The Council identifying the need for and progressing a
masterplanning process for key strategic sites is welcomed however there should be
stricter timeframes applied and this approach could be extended to other sites following an
appropriate process of decision-making.

Growth Assumptions

Joan Noble (00879); Scott Macdonald (01248)

e Objects to Plan's growth assumptions and targets because: many informed parties
regard the Council's projected population and housing figures for the next 20 years as
ridiculously high, and completely unachieveable [00879 GD GEN1 Population and
housing analysis and graphs]; the recent downturn in the housing market and low
completion levels demonstrates how unachievable the targets are; impracticable
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Highland and area targets mean that settlement targets are overinflated and too much
land is identified; recent annual population gains are far lower than predicted by the
Council; over-allocation of housing land fuels unsustainable, speculative development,
borrowing and house purchases; lessons should be learned from the property crashes
in continental Europe; Nairn's recent population increases and house completions are
very low compared to the Plan's forecasts, requirements and the capacity of allocated
land; inadequate infrastructure to support high growth levels; loss of high quality
agricultural land; contrary to Council policies on coastal development, landscape,
sustainability, emissions, housing in countryside and ribbon development; new sites
poorly related to existing settlement pattern; developers will have more certainty and
are more likely to invest in proper infrastructure if there are fewer competitor housing
sites allocated; results of previous consultations ignored.

e Highland Council should review estimates (downwards) in line with more recent
housing demand. The Council Background note - Housing Land Requirement and the
Contribution Of Windfall And Methodology For Calculating the Capacity of Housing
and Mixed Use Sites stated 18343 as the Total Land Requirement for Inverness and
Nairn combined, including a +25% “factor” for flexibility/market choice. The same
document stated 7722 houses were built in in the Inverness and Nairn area in the 13
years between Jan 2000 and March 2013, i.e. at an average of 48.5 houses per
month, and this was a period that included unsustainably high rates of housing growth.
An equivalent high rate would translate to 11656 houses over the next 20 year period
thus the 19350 house allowance in the IMFLDP is massively overestimated by
approximately 7700 houses.

e Recorded housing need is from people who are not homeless but would just prefer
better accommodation so there is a very low net additional need for houses; the
current private rented housing market has adequate accommodation, encourages
mobility and suits the current stagnant buyers market; there are around 200 houses on
the second hand market at present; redevelopment and refurbishment of existing
properties is more sustainable than new build on greenfield sites; indigenous need
and demand can be accommodated on a small site in Common Good ownership.

Employment Growth

Joan Noble (00879) - A96 Growth Corridor concept flawed because jobs led growth at
airport business park and Ardersier hasn't happened; instead Nairn has fewer jobs than 5
years ago; jobs have been created largely in Easter Ross and housing should be located
there; Inverness and Forres enterprise zones are more likely to accommodate any new
jobs in the Corridor not Nairn; the Plan's forecasts and targets should be flexible to new
trends and changed circumstances not “locked in” for a longer period; Nairn cannot
support the volume of housing proposed without a bypass and other improvements
because the existing road network is wholly inadequate and the accident record on the
A96 very poor; recorded housing need is from people who are not homeless but would just
prefer better accommodation so there is a very low net additional need for houses; the
current private rented housing market has adequate accommodation, encourages mobility
and suits the current stagnant buyers market; there are around 200 houses on the second
hand market at present; redevelopment and refurbishment of existing properties is more
sustainable than new build on greenfield sites; indigenous need and demand can be
accommodated on a small site in Common Good ownership; the scale of development
proposed at Cawdor will have an adverse impact on the conservation area, its listed
buildings, a key tourist asset and increased unnecessary travel because there are
insufficient local facilities and jobs, and the adopted local plan envisaged much lower
growth; inadequate Nairn sewerage capacity in terms of combined sewer overflow
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capacity which pollutes Nairn River and the bathing water beaches; not sustainable to
locate houses where there are few jobs - will only lead to increased commuting; Nairn's
tourism appeal depends upon having a compact and thriving town with little congestion,
not a sprawling dormitory suburb with higher levels of car commuting, and; lack of an
evidence base to justify the Plan's contents.

Modifications sought by those submitting representations:

Guiding and Delivering Section: General

Anthony Jefford (03967) - Plan content that explains how the Council will comply with the
Scottish Government “Cycling Action Plan Scotland” target that by 2020, 10% of all
journeys taken in Scotland will be by bike and the wider aims of the Government's
strategy.

Brian Stewart (00993)

e Para 2.16: [green spaces]: include specific reference to measures aimed at protecting
and preserving existing green spaces and networks, and to proposals and targets,
with timescales, for delivery of new or expanded green spaces. Also add reference to
foot and cycle ways being essential infrastructure. Para 2.17: [green networks]: in final
sentence, insert “ a few” after 'safeguards’. Para 2.17, 2.18, 2.21: insert new
paragraph on Moray Firth Coastal Path (Nairn-Inverness). Para 2.20: specific
locations/routes for walking and cycling should be identified across the Plan area not
just Network 78 and East Inverness. Para 2.21: [bullet points]: indicate where Cycle
Network 78 runs, and itemise the actions envisaged in the Active Travel masterplans.
Para 2.22: insert live link to transport appraisal. Para. 2.23: insert the main local and
strategic transport infrastructure projects (bypasses, road upgrades, new junctions,
etc) which are already identified, or identifiable as requirements over the next 5-10
years — e.g. A96 upgrade/Nairn bypass. Para 2.24: amend Plan to recognise that
elements of infrastructure fall between the national (NPF) proposals and the site-
specific (developer-funded) requirements. Para 2.25: insert after 'Masterplanning’,
“jointly by developer and local authority and subject to endorsement by the local
community”. Policy 2 and 3: Incorporate the criteria in the final two bullet points from
Policy 3, with appropriate textual amendment into Policy 2. In Policy 3 insert “prior” or
“timely” before “provision” and in Policy 3 in first bullet point, define “active travel
range”.

Scottish Council for Development and Industry (SCDI)(04485) - Greater Plan clarity on
routes and timescales for the delivery of key transport infrastructure improvements such
as the A9/A96 connection, West Link and the A96 dualling.

Andrew Currie (04493) - Explicit Plan references to the potential contribution of crofting to
the future community and economy of the Inner Moray Firth area and the basic principle of
protecting in-bye croft land.

Dr Donald Boyd, Westhill Community Council (00324) - Change of Plan strategy to delete
eastern expansion of Inverness. Deletion of all significant development sites on the
eastern flank of Inverness (assumed).

Dr Donald Boyd, Westhill Community Council (00324) - A new Gateway general policy
within the Plan and Highland wide Local Development Plan.
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Andrew Currie (04493) - Specify what is required in terms of railway improvements.
Mention potential of a frequent light rail service through Inverness. Reflect need for
adequate parking and existing and future rail halts.

F&C REIT Asset Management - Second sentence of paragraph 2.22 - remove ‘has been
taken’ from the sentence.

Dr Donald Boyd, Westhill Community Council (00324) - A new Community Policy.

Housing Requirements, Densities and Capacities

Halliday Fraser Munro (00428) - Inclusion of text stating the indicative nature of the
housing capacity figures.

Brian Stewart (00993)

e Para 2.10: Table 1: requires revision (see housing requirements representations and
Schedule 4). Para 2.15 and 2.23: [infrastructure]: include reference to other
investments required to support new development such as schools and the A96.

C Stafford (00511) - Seeks amendment to the text as written in paragraph 2.12 and wish
to see the third sentence of the paragraph altered as follows, “However a different
capacity than that specified may be acceptable; for instance, where environmental policy
indicates that a lower number may be necessary or where the presence of particularly
high quality design and layout in an application demonstrates that an increase in unit
number or density will bring numerous clear social benefits to the area.

Cromarty Firth Port Authority (04218) - Amendment to Section 2, Table 1 Title should be
changed from Housing Land Requirement to Number of Houses required.

Albyn Housing Society Ltd (00419) - Inclusion of further effective housing land allocations.
Albyn Housing Society Ltd (00419) - An increase in housing unit numbers for allocations
Brian Stewart (00993) - Revision of Table 1 at para 2.10 to clarify basis for figures.

Joan Noble (00879) - Much lower population forecasts and housing requirements at
Highland, Inner Moray Firth and individual settlement levels and therefore fewer sites
identified for housing development. These amended forecasts, requirements and
allocation capacities to reflect previous completion rates and to only accommodate

indigenous not speculative housing demand/need.

Scott Macdonald (01248) - Review of Housing Land Requirement and reduction in
allocated sites.

Summary of responses (including reasons) by planning authority:

Guiding and Delivering Section: General

e The Council recognises the desirability of a network of cycle routes but with limited
resources is prioritising its funding on routes which demonstrate the best benefits to
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costs balance. For example, it is committed to a Millburn Road cycleway which will
connect Inverness City Centre with the new university campus at Beechwood. It
should be very well used, will provide considerable net benefit in safety terms and is
relatively inexpensive in terms of land acquisition and construction. Comparatively,
rural/commuter routes have far greater challenges in terms of multiple private
landowners acquisition, the engineering challenges in creating routes close to trunk
roads and waterbodies on steeply sloping land (for example alongside the A82 at Loch
Ness and along the A862 just west of Clachnaharry), the length and therefore cost of
schemes, the lower population numbers served, and the lower likelihood of achieving
modal shift from private car travel where there are attractive commuter rail or bus
service alternatives. Accordingly, the Council believes the Plan should be retained
without modification.

Para. 2.15 doesn’t need to require improvement of the A96 by developers because
Transport Scotland has already committed to its improvement. The Council has pan
Highland Supplementary Guidance on education contributions [THC GD-GEN1
Developer Contributions Supplementary Guidance] which are applicable to
developments within those school catchment areas experiencing capacity issues so
there is no need for site specific references unless a land reservation is required.
Similarly in para. 2.16, the Council’'s pan Highland Green Networks Supplementary
Guidance [THC GD-GEN2 Green Networks Supplementary Guidance] sets out the
detail of expected contributions on this topic. Para. 2.17 is sufficient in that it is
inappropriate to provide Plan content to duplicate project information detailed
elsewhere. The Nairn Town Inset Map shows and safeguards the greenspaces listed
except the beaches which lie outwith the settlement boundary. If the Reporters see fit
then the Council would be content that active travel networks is clarified as walking
and cycling routes in para 2.20. The transport appraisal and model work that helps
underpin the Plan is referenced and web-linked in para. 1.8. A listing of all
infrastructure investment projects would add to the Plan’s length. The Action
Programme, other linked documents and the Plan’s Map 1 provide sufficient and
appropriate detail. It is not desirable or essential to have a community veto on
masterplans particularly for peripheral, town expansion areas where the most affected
residents will be the future householders not existing residents elsewhere in the town.
Existing community groups don’t always speak for future householders who will
require a pleasant living environment, good accessibility to facilities and adequate
infrastructure connections all of which will be shaped by the masterplanning process.
The criteria within policies 2 and 3 are similar to those contained within the suite of
general policies (particularly Policy 28: Sustainable Design) [CD1: Highland-wide
Local Development Plan, page 77] within the Highland wide Local Development Plan
(HWLDP) and therefore the HWLDP provides an adequate policy “safety net”.
Accordingly, the Council believes the Plan should be retained without modification.
The SCDI’s support for the Plan’s approach to land allocation and infrastructure is
noted and welcomed.

As the respondent recognises, the role of crofting is an important issue but a pan
Highland one. The HWLDP contains 2 policies on the issue, Policy 47-Safeguarding
Inbye-Apportioned Croftland and Policy 48-New Extended Crofting Townships [CD1:
Highland-wide Local Development Plan, pages 97 and 98 respectively] and there is
related statutory supplementary guidance. These provide adequate policy coverage of
the topic. Paragraph 1.9 of the Inner Moray Firth Local Development Plan refers to the
HwLDP and its importance. Accordingly, the Council believes the Plan should be
retained without modification.

The Council’s East Inverness schedule 4 gives a fuller summary of the Council’s
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position in respect of the creation of public open space and other issues on the east
side of the City. In essence, the Council believes that it is protecting the correct
existing City greenspaces and is promoting the creation of the correct number,
location and type of future greenspaces. It believes that greenscape should be high
guality, accessible and fit for purpose. The preservation of agricultural fields does not
in itself constitute the retention or provision of greenspace that provides a genuine
amenity to the local community. Instead, the Council has and is working with
landowners and developers to allow development but retain and enhance areas of
useable greenspace such as Inshes public park, the wooded burnsides that surround
the City, the Dunain Community Woodland land, the Ashton Farm public park
proposal, the Beechwood campus sports pitches etc. Greenspaces are more
defensible if they have a proper amenity/recreational function. Accordingly, the
Council believes the Plan should be retained without modification.

e The Central Inverness Schedule 4 addresses the particular “gateway” impacts of the
Longman Landfill allocations. The Council believes it has sufficient policy coverage in
place across the HWLDP and area local (development) plans to assess development
proposals in “gateway” locations. If the Reporters see fit, the general, pan Highland
policy content of the HWLDP will being reviewed in early course and this would be the
most appropriate document within which to include any new gateway policy, should
one be deemed necessary.

e The Plan’s supporting Transport Appraisal [THC GD-GEN3, Transport Appraisal]
(prepared in conjunction with regional transport partners) which is referenced and
linked in Plan paragraph 1.8 contains details of scheduled rail improvements. The
Council believes that this detail should be contained within a supporting document not
within the Plan itself. Accordingly, the Council believes the Plan should be retained
without modification.

e The support for the Plan’s transport measures is noted and welcomed.

e The Council agrees with the factual correction to the 3" line of paragraph 2.22 to
delete the words “has been taken”.

Housing Requirements, Densities and Capacities

Housing Land Requirement Tablel and Map 4

Brian Stewart (00993) - The detailed breakdown of Housing Land Requirement figures is
contained within the Council’'s Housing Need and Demand Assessment and the
abbreviated Housing Land Requirement Background Paper [THC GD-GEN4 Housing
Land Requirement Background Paper] which offers detail on the content of Table 1 and
Map 4. and these documents should be consulted to view the detailed anaysis.

Cromarty Firth Port Authority (04218) - To clarify Table 1 it may appropriate to add text
indicating that the table represents the need to allocate an adequate supply of land to
accommodate the indicated number of houses.

Meeting the Housing Land Requirement

Scotia Homes, Barratt East Scotland & Robertson Homes (01310)

e The Highland-wide Local Development Plan(HwWLDP) [CD1: Highland-wide Local
Development Plan, Table 2, page 24 and Table 3 page 51] identified the main
strategic allocations to meet the Housing Land Requirement for both the Inverness
and Nairn Housing Market Areas in order to demonstrate compliance with the
Council's Housing Need and Demand Assessment. The Inner Moray Firth Local
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Development Plan (IMFLDP) has progressed these allocations alongside others to
ensure that an adequate housing land supply, given the more detailed nature of the
IMFLDP is is not considered necessary to further reflect all allocations in a tabular
form.

e Inregard to the delivery of an updated Housing Land Audit (HLA) the Council is
currently undertaking a review of the 2010 HLA.

e Table 1 accurately indicates the Housing Land Requirement for theHousing Market
Areas within the Plan Area, reflecting the content of Table 1 of the HWLDP. Table 3 of
the HwLD(page 51) demonstrates the availability capacity of land to meet the HLR, as
such the totals are at slight variance.

Housing Land Indicative Capacities

C Stafford (00511), Halliday Fraser Munro (00428) - In regard to para 2.12 in relation to
indicative housing capacities, this paragraph along with para 2.13 indicate that an initial
assessment has been made of the potential development capacity of a housing site. Tha
capacity of any site upon more detailed assessment may be found capable of
accommodating a greater or lower figure than indicated for a variety of factors, such as
flood risk, ground conditions, infrastructural constraints/opportunities, environmental
impact/natural heritage considerations, design or housing need and demand issues. As
such the Council do not consider that it is appropriate to amend the wording as suggested.
In regard generally to indicative capacities a base methodology is contained with the
Housing Land Requirement Background Paper. [THC GD-GEN4 Housing Land
Requirement Background Paper] The Council consider that their may be a need to
augment the Paper to demonstrate the various factors, as indicated above, that can lead
to a increased or decreased densities of development. At present the Background Paper
offers no advice on these considerations that formed a factor in reaching indicative
capacities.

Effective Housing Land

Albyn Housing Society Ltd (00419) - The Council has already allocated an generous
supply of housing land to meet the Housing Land Requirement. The Council acknowledge
that some of the larger allocations within the Plan require public and private investment to
deliver effective land. The Plan, however has broadly identified a land supply to meet the
next 20 years Housing Land Requirement and these sites are expected to be in
development during his timescale. There is an existing supply of active development sites
in the Plan area that are either in development or at planning approval stage that provide
adequate flexibility to meet existing and emerging housing needs. The five yearly review of
the Plan will give a further opportunity to assess the progress of infrastructural investment
required to release land supplies.

Growth Assumptions

Joan Noble (00879), Scott Macdonald (01248)

e Whilst the realities brought about by the economic downturn are recognised, the
purpose of the LDP is to set the planning strategy and a framework for growth in the
future. Whilst past trends are useful in understanding what is happening on the ground
there are many factors that have to be considered when setting a strategy for growth.
Scottish Planning Policy 2010 (SPP), para. 67, [THC GD-GEN5 Scottish Planning
Policy 2010 extract] requires Planning Authorities to utilise the Housing Need and
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Demand Assessment (HNDA) as the evidence base for defining housing supply
targets in local housing strategies and allocating land for housing in Development
Plans. The HNDA Guidance, Scottish Government, March 2008 indicates on page 44
[THC GD-GEN6 HNDA extract and Centre for Housing Market Analysis letter] that
“Partnerships will also want to ensure that development planning embraces
Government’s aspirations for Scotland, reflected in targets for greater economic and
population growth, that imply higher overall household growth than current projections
indicate. Planning for housing should reflect the need to accommodate this.”

In regards to the continued validity of growth figures the Council consider that the
approach taken is still in line with national policy. The Scottish Government’s policies
for population growth and new housing were expressed in a consistent manner
through a series of policy documents including its Economic Strategy, Firm
Foundations, and NPF2. [THC GD-GEN7 Economic Strategy 2011 extract, THC GD-
GENS8 Firm Foundations extract, THC GD-GEN9 National Planning Framework?2
extract]This principle has also been carried forward to Scottish Planning Policy and
the guidance for preparation of a Housing Need and Demand Assessment (HNDA),

e.g.

HNDA Guidance Page 44

Partnerships will also want to ensure that development planning embraces
Government’s aspirations for Scotland, reflected in targets for greater economic and
population growth, that imply higher overall household growth than current projections
indicate. Planning for housing should reflect the need to accommodate this.

The Council’s HNDA has complied with these policy requirements and been assessed
by the Government’s Centre for Housing Market Analysis as being robust and
credible. The HWLDP [THC GD-GEN6A HwLDP Examination Report extract, pages
numbered 566-568, paras. 1-14] and now the IMFLDP takes a long term view and we
aim to provide a firm housing supply over the full 20 year planning period. Analysis of
the UK economy shows that it tends to be cyclical with a typical period of 10 to 20
years, and it is inevitable that we will see periods of both high and low growth (and
possibly also recession) during a long planning period such as this. The Council
believes that the current low rates of net inward migration are part of a cycle, and that
the positive economic prospects for Highland mean we will see a return to higher
levels during the 20 year period covered by the Plan.

The Plan seeks to identify appropriate levels of land supply for housing, employment
and community uses for each settlement to support sustainable growth of each
settlement identified in the Plan area.

The growth anticipated in Inverness to Nairn is based on a wider strategy aimed at
promoting and accommodating projected growth in the area. The identification of
employment generating land uses within Nairn itself provides opportunity for
investment for both locally based and national companies. In addition the Inverness to
Nairn area contains a variety of emerging new employment areas, that will provide the
economic and jobs growth, these include the Inverness Campus, Ardersier Port
(Whiteness) and Inverness Airport Business Park. It should be noted that the
emerging National Planning Framework 3 [THC GD-GEN10 National Planning
Framework3 MIR extract] intends to identify Inverness Airport itself as a site for
national development and this is likely to encourage investment into the area.

The Council’s assessment of the backlog of need for social rented shows that the
backlog of need in the Nairn HMA in 2007 was 326. [THC GD-GEN11 Housing Need
and Demand Assessment extract] There has been no significant change in the

19




PROPOSED INNER MORAY FIRTH LOCAL DEVELOPMENT PLAN

position since 2007. The Council publishes information on the supply of, and demand
for, social rented housing on its website as “Housing Prospects”. These published
figures show that in April 2014 the demand for social rented housing in the Nairn HMA
(based on first choice) was:

Nairn town: 425 (94 transfer list, 331 housing list)
Rural Nairn: 50 (16 transfer list, 34 housing list)
The supply and turnover (2012/13) was:

Nairn town: supply 850, turnover 47 per year, “waiting list” 9 years based on first
choice figure above

Rural Nairn: supply 93, turnover 7 per year, “waiting list” 7 years based on first
choice figure above.

These figures clearly demonstrate the “need” for new housing provision to address
housing backlog alone never mind the increasing population and formation of new
households.

In preparing the Proposed Plan, the Council has taken a partnership approach to
identifying what infrastructure is required and when it needs to be delivered to support
development. The Plan sets out indicative requirements for settlements and, where
possible, individual sites. The Action Programme [THC GD-GEN12 Action
Programme] sets out how these infrastructure requirements can be delivered in
partnership. The Highland-wide Local Development Plan [CD1: Highland-wide Local
Development Plan, Policy 31 Developer Contributions, page 82] ensures that a
proportionate approach to developer contributions will be taken to ensure the right
infrastructure is delivered at the right time to enable and support development. This is
further supported by the approach set out in the Developer Contributions:
Supplementary Guidance which shows the mechanism for obtaining developer
contributions and process for delivery of infrastructure.

Employment Growth

Joan Noble (00879)

The Plan seeks to identify appropriate levels of land supply for housing, employment
and community uses for each settlement to support sustainable growth of each
settlement identified in the Plan area.

The growth anticipated in Inverness to Nairn is based on a wider strategy aimed at
promoting and accommodating projected growth in the area. The identification of
employment generating land uses within Nairn itself provides opportunity for
investment for both locally based and national companies. In addition the Inverness to
Nairn area contains a variety of emerging new employment areas, that will provide the
economic and jobs growth, these include the Inverness Campus, Ardersier Port
(Whiteness) and Inverness Airport Business Park. It should be noted that the
emerging National Planning Framework 3 [THC GD-GEN10 National Planning
Framework3 MIR extract]intends to identify Inverness Airport itself as a site for
national development and this is likely to encourage investment into the area.

Apart from the possible augmentation outlined above, the Council believes the Plan
should be retained without modification in respect of the housing requirements comments.
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Reporter’s conclusions:

Transport

1. Regarding the proposed plan’s coverage of cycling, | agree that the proposed plan
could not be said to contain a coherent strategy for increasing cycle journeys. However
many of the actions required to support an increase in cycle use are not closely related to
the planning system, for instance traffic management measures, promotion etc. For these
reasons a better focus for the council’s strategy for cycling is likely to be in corporate
documents other than the development plan.

2. The role of the development plan is more to contain requirements relating to
development sites, and to include specific cycle infrastructure proposals, particularly
those requiring land use change or planning permission. Chapter 2 of the plan does refer
to cycle routes both as a component of green infrastructure (paragraph 2.16) and through
specific projects (paragraph 2.20). While the plan could usefully have included more
detail on these aspects, | do not have information relating to specific proposals with which
to make recommendations for change in this area. | therefore conclude that no
modifications are required.

3. Improvements to the A9 trunk road and the rail system are largely the province of
Transport Scotland, though they could be worthy of mention in the development plan
particularly where there is a strong link to development. Thus the proposal for a new rail
station in Dalcross is mentioned at several points in the plan. As the council notes, the
transport appraisal that accompanies the plan contains a lot more detail on transport
schemes. | consider that it would be excessive to include this level of detail in the plan,
which is intended to focus on identifying land for development.

Housing

4. | will consider first the housing land requirements. The housing land requirement
figures set out in Table 1 of the proposed Inner Moray Firth plan replicate those given in
Table 1 of the adopted Highland-wide plan (with very minor changes and allowing for the
splitting of the West Ross figure between plan areas). At paragraphs 16 to 18 of my
conclusions at Issue 9, | conclude that it is not helpful to revisit the principle of decisions
that have been taken through the Highland-wide Local Development Plan, unless
circumstances have clearly and significantly changed.

5. The unusual economic conditions that have prevailed in recent years are likely to
have led to lower than expected housing completion rates. However a purpose of the
development plan is to address long term trends and meet the underlying need and
demand for land, rather than respond to short term fluctuations in the economic cycle.
Birth and death rates also fluctuate from year to year. It is less than three years since the
Highland-wide plan was adopted, and | have seen no compelling evidence to demonstrate
that underlying conditions have changed so dramatically as to warrant an early revisiting
of the housing growth assumptions arrived at in that plan. | therefore conclude that the
housing land requirements set out in Table 1 are appropriate and should not be modified.

6. Itis not necessary for local development plans to ‘show their working’ so long as the
housing requirements have been appropriately and openly justified elsewhere. In this
case this was done through the Highland-wide Local Development Plan, the examination
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of that plan, the Housing Land Requirement Background Paper and the council’s
response to my further information request.

7. The council accepts that it may be appropriate to clarify that the figures in Table 1
represent numbers of houses. Though this matter is explained in a note on Map 4, |
agree that it would improve the accessibility of the plan for this also to be explained in
Table 1. | therefore recommend a suitable modification.

8. Of most significance to this examination is not the validity of the land requirement
figures in Table 1, but the extent to which those requirements have been achieved or
exceeded in the proposed plan. Paragraph 120 of Scottish Planning Policy requires local
development plans to allocate a range of sites that are effective or expected to become
effective to meet the housing land requirement in full in the period up to year 10 from the
expected year of adoption. Assuming the adoption of this plan in 2015, the allocation
should therefore meet the requirement up to 2025. From year 10 to year 20 (i.e. to 2035),
local development plans are required to provide an indication of the possible scale and
location of the housing land requirement. Unfortunately Table 1 expresses requirements
to 2021 and 2031.

9. Inresponse to a further information request, the council supplied a table showing the
extent to which the allocations in the plan met the land requirement in Table 1. Taking
into account contributions from windfall and completions since 2011, this showed an
overall surplus of 3,558 units in the plan area as a whole to 2031 (a total land supply of
29,030 units). This calculation does not take account of the expectation that some of the
larger strategic sites will be built out over many years and are not expected to be fully
built-out by 2031. The 3,558 surplus may be taken as an allowance for the units that will
be built post-2031, and an indication of where units will be built to 2035 as required by
Scottish Planning Policy.

10. While | have not been furnished with figures to 2025, it must logically be the case
that the requirement to that date will be lower than to 2031 and therefore the surplus even
higher in terms of the gross number of homes allocated. A possible requirement figure to
2025 would be 19,271 based on adding the requisite number of annualised units from the
2021 to 2031 requirement to the 2011 to 2021 requirement. Though | do not have
detailed programming information, it will also be the case that a larger proportion of the
total figure is unlikely to be capable of being built by 2025, as compared to 2031.
However, in terms of the plan area as a whole, | am satisfied that sufficient housing land
has been made available to meet requirements to 2025. Beyond this, the plan gives a
strong, but not excessive, indication of the scale and location of housing development
between 2025 and 2035, as required by Scottish Planning Policy.

11. Turning to the situation in individual housing market areas, paragraph 120 of Scottish
Planning Policy states that local development plans should identify a land requirement for
each housing market area in the plan area, and allocate sites to meet the requirement in
full. The expectation is therefore that the requirement for each housing market area
should be met. In response to a further information request, the council supplied a table
showing a minor deficit in the small part of the Badenoch & Strathspey housing market
area that falls within this plan area, and a 406 unit deficit in the mid-Ross housing market
area. The deletion of site NA9 Nairn South, as recommended at issue 19 will also
produce a small deficit in the Nairn housing market area. These deficits relate to the
situation to 2031, but as highlighted above, Scottish Planning Policy only requires
allocations to 2025 and an indication of possible scale and location thereafter.
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12. Inits response to the further information request, the council argued that the shortfall
from the Mid Ross area could be met in East Ross. Paragraph 111 of Scottish Planning
Policy defines functional housing market areas as areas where the demand for housing is
relatively self-contained. If this approach is followed correctly there is a limit to the extent
that demand in one housing market area can be met in another. However the housing
market areas that have been identified in the Inner Moray Firth region are quite small. In
reality it may therefore be the case that demand is a lot more mobile than self-contained
within these areas. In particular, areas of Mid Ross close to the Kessock Bridge must be
closely related to the Inverness housing market area. | therefore accept the shortfall in
the Mid Ross figures to 2031, both on the basis that national policy only requires an
allocation to 2025, and that a proportion of demand originating in Mid Ross is likely to be
capable of being met in adjoining housing market areas. | also accept the shortfall in the
Nairn housing market area on the basis that it is relatively small (only 163 units out of a
requirement of 2,500 between 2011 and 2031) and that national policy only requires an
allocation to 2025.

13. Regarding the effectiveness of the supply, | have not been supplied with detailed
programming information, or a comprehensive note of the constraints affecting allocated
sites. The council acknowledges that some of the larger allocations require investment in
order to become effective. However the proposed plan also contains a large number of
smaller allocations, for instance in South Inverness, that appear to be less constrained.
The overall land supply in the proposed plan is generous, and allocations are made
covering a longer time period than the 10 years required by Scottish Planning Policy. No
firm evidence detailing sites which are not deemed to be effective has been submitted.
For these reasons | cannot conclude that the proposed plan does not put a sufficiently
effective land supply in place.

14. Inrelation to the possible need to update the plan as a consequence of the
finalisation of the housing land audit, the council has confirmed, in its response to the
further information request, that the audit is still in preparation and no additional data is
currently available. | therefore conclude that no modification relating to the audit is
required.

15. Some representees seek a clearer statement that the site capacities given in the
plan may change depending on local circumstances or detailed design studies or market
conditions. Paragraph 2.12 of the proposed plan states that the stated housing capacities
are indicative, and that different capacities may be acceptable subject to detailed design.

| consider that this statement already adequately covers the matters of concern to the
representees, and | therefore conclude that no modification is required.

16. Matters relating to specific sites or settlements are covered under the relevant
settlement issue.

East Inverness/A96 corridor

17. Westhill Community Council opposes the principle of urban growth to the east of
Inverness. Joan Noble contends that the A96 growth corridor concept is flawed for
reasons including a perceived lack of employment sources for new residents.

18. The strategic concept of directing a significant proportion of the area’s future housing
growth to East Inverness and the A96 corridor was included in the adopted Highland-wide
Local Development Plan. That plan was subject to its own consultation processes and
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examination where the advantages and disadvantages of this strategy were carefully
considered. | have referred above to paragraphs 16 to 18 of my conclusions at Issue 9,
where | conclude that it is not helpful to revisit the principle of decisions that have been
taken through the Highland-wide Local Development Plan, unless circumstances have
clearly and significantly changed. In East Inverness/ the A96 corridor it may be that some
development has proceeded more slowly than envisaged at the time that the Highland-
wide plan was being prepared. The unusual economic conditions of recent years are
likely to be a reason for this.

19. | consider that it is far too early to conclude that the East Inverness/A96 concept is
flawed, and it would not be appropriate to revisit it in any fundamental way in this local
development plan. To do so would act strongly counter to the certainty and confidence
that the planning system and development plans in particular should provide.

20. Site specific concerns are considered elsewhere in this report under the issue for the
relevant settlement. But regarding the wider need for green corridors in East Inverness,
although this should be an important consideration, | consider it is one that can be
considered fully through the masterplanning of the sites. | note that the requirements for
site IN82 include the need to address green parkland corridors; and those for sites IN80,
IN83 and IN84 refer to the green network.

Crofting

21. Regarding the need to explicitly recognise the role of crofting and to protect in-bye
croft land, the council points to the policies contained in the Highland-wide Local
Development Plan as providing sufficient coverage on this matter. Policy 47 serves to
minimise the loss of in-bye croft land, and Policy 48 allows for new/ extended crofting
townships in areas including the hinterlands of towns, subject to the demonstration of a
wider public interest. These policies appear to address the main matters of concern to
the representee.

22. The Inner Moray Firth Local Development Plan (once adopted) and the Highland-
wide Local Development Plan will have equal status in decision-making as parts of the
development plan. There is therefore no need to repeat material that is contained in one
plan in the other. The Inner Moray Firth plan is designed to deal principally with specific
development proposals, whereas the Highland-wide plan is where most topic policies are
located. On this basis | find that crofting policies are most appropriately included in the
Highland-wide plan, and that no modification to the proposed Inner Moray Firth plan is
required.

Gateway Policy

23. Westhill Community Council proposes the inclusion of a gateway policy in the plan.
Though the community council does not fully explain what this would entail, | assume
such a policy would seek to enhance attractive approaches to Inverness and other towns,
resist development that would damage that attractiveness, and perhaps define where the
key gateway locations are. The community council has a particular concern about the
Former Longman Landfill site. This is discussed in more detail under Issue 10.

24. Policy 28 of the Highland-wide Local Development Plan captures the need for
sensitive siting and high quality design. Policy 29 refers to the need for development to
make a positive contribution to architectural and visual quality, and have regard to the
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historic pattern of development. However, there is a particular issue that is not captured
about the creation and maintenance of a positive first impression of the city. | consider
this to be important given Inverness’s prominant position on the A9 and other significant
tourism and economic routes. | also note that National Planning Framework 3 identifies
both the A9 and the A82 as scenic corridors. | therefore see some merit in a gateway

policy.

25. While the policy might well have a site specific element, most development
management policies are contained in the Highland-wide plan. | therefore consider that
such a policy could equally well be included in either the Highland-wide or the area local
development plans. The policy would however require some analysis to determine which
settlements and particular gateways should be covered. It is not therefore possible for me
to insert a robust policy into the plan at this time. This is however a policy area that |
consider it would be worthwhile the council considering further with a view to possibly
including a policy in future plans.

Miscellaneous

26. Brian Stewart proposes a number of changes in wording in chapter 2 of the plan.
Regarding paragraphs 2.15 and 2.23, it is not the role of the local development plan to
describe all planned infrastructure improvements, particularly if these do not have a new
land use requirement. Rather the focus of the plan is on new development and the
infrastructure needed to support this. No modification is required.

27. Regarding paragraph 2.16, this paragraph appears to be intended to provide a
contextual statement. General policies on green networks and open space are included
in the Highland-wide Local Development Plan, and specific proposals are included
elsewhere in the proposed Inner Moray Firth plan and in the council’s green networks
supplementary guidance. Cycling and active travel are referred to not only as green
infrastructure but also in the Transport section at paragraphs 2.19 and 2.20 (modified
numberings). Two specific significant cycling measures are included in paragraph 2.20.

28. Atlssue 6 | conclude that while the plan might have been an opportunity to provide
more detail on green networks/footpaths, this matter could be addressed adequately
through such documents as the core paths plan and supplementary guidance. Under
issue 9 | make recommendations to bolster the plan’s references to active travel
networks.

29. Regarding the protection of open spaces in Nairn, those of concern are allocated as
open space on the Nairn proposals map with the exception of the beaches which are
outside the settlement development area. No modification is therefore required.

30. Regarding masterplanning, | agree with the council that local communities cannot be
given a veto over the content of masterplans as landowners and the wider community
have legitimate interests too. However it is important that local communities are involved
in the preparation of masterplans. This point is already captured in the current wording of
paragraph 2.24 (modified numbering) of the proposed plan. No modification is therefore
required.

31. Itis suggested that the criteria relating to the protection of amenity/ recreational
areas and heritage features (currently included in Policy 3) should be included in Policy 2.
However the purpose of Policy 2 is to cover the delivery of allocated sites. It is not the
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appropriate policy to include the various factors which should be considered when
deciding whether a piece of land is suitable for development. Where there are particular
amenity or heritage considerations that relate to particular allocations, these may be
described in the requirements for each site in chapter 4 of the plan. The proposals maps
that are included for larger settlements also identify open spaces that are to be protected.

32. Policy 3 deals with small settlements where no specific allocations are made, and it
Is therefore appropriate to include criteria here to assess whether development proposals
in these settlements are acceptable. | conclude that no modification is required.

Reporter’s recommendations:

It is recommended that the words “(numbers of houses)” be inserted after “Table 1 —
Housing Land Requirement” on page 14 of the plan.
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Issue 3 Special Landscape Areas
Development plan Reporter:
reference: (Para 2.3, Page 10) Stephen Hall

Body or person(s) submitting a representation raising the issue (including
reference number):

Inverness West Community Council Strathdearn Against Windfarm

(00005) Developments (01012)

Nigg And Shandwick Community Council Scorrielea Self Catering (01042)

(00313) North of Scotland MC

Tarbat Community Council (00323) Scottish Wildlife Trust (04180)

Strathdearn Community Council (00908) Grantown-on-Spey & Vicinity Community

James Grant (00920) Council (04248)

Gordon Grant (00981) Tain & Easter Ross Civic Trust (04361),
Save our Dava (04501)

Provision of the
development plan
to which the issue
relates:

Special Landscape Areas

Planning authority’s summary of the representation(s):

General

North of Scotland MC, Scottish Wildlife Trust (04180) - Seeks suitable protection from the
environmental implications of industrial use of the Whiteness site (assumed) which lies
within a Special Landscape Area (SLA) and seeks expansion of SLAs wherever possible
as an adjunct to the green network concept.

Nigg And Shandwick Community Council (00313) - Seeks SLA policy to preclude all
development because of its natural beauty

Drynachan, Lochindorb and Dava Moors SLA

Strathdearn Community Council (00908) - Strathdearn Community Council seeks
amendment of the SLA boundary to include the areas from Ruthven through Balvraid to
the summit of Carn nam bain-tigherna for the following reasons: the landscape
assessment underestimates the connection of this area with the rest of the SLA
irrespective of the woodland at Glenkirk; it is important to the setting of Strathdearn and
views from the A9 (T) as travellers move south towards the Cairngorms.

Strathdearn Against Windfarm Developments (01012) - Seeks amendment of the SLA
boundary: to include areas close to Glen Kirk as this area was removed at the request of
Eurus Energy in the Inverness Local Plan and their wind energy planning application was
subsequently refused following a Public Inquiry; and the western boundary should be
straight as it travels south from the Streens and should include the small “bite” near
Balvraid.
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Save our Dava (04501) - Seeks amendment of the SLA boundary to follow the route of the
minor public road until its connection to the A939 for the following reasons: to encompass
within the designation the whole of the historical route's connection in this locality (The
A939 between Aitnoch and Dava junction follows the route of the old route); the current
boundary has no definition on the ground, and excludes the track that actually is the route
of the former military road.

Grantown-on-Spey & Vicinity Community Council (04248) - Seeks amendment of the SLA
boundary to include area between A939 and A940 including Cairn Duhie.

Sutors of Cromarty, Rosemarkie and Fort George SLA

James Grant (00920) - Seeks amendment of the SLA boundary to extend up to the A832
between Fortrose and Rosemarkie for the following reasons: the area is very similar to the
land within the SLA with which it is contiguous; and development of the area would detract
from the whole of the SLA.

Scorrielea Self Catering (01042) - Seeks amendment of the SLA boundary to extend to

A832 for the following reasons: retention of land for agriculture; to maintain the separate
identity of the two villages; and to provide habitat for endangered birds such as skylarks
and starlings.

Gordon Grant (00981) - Seeks inclusion of land bounded by A832 within the Sutors of
Cromarty, Rosemarkie and Fort George SLA for the following reasons: to protect quality
farmland, the separate identities of the villages, and the wildlife habitat corridor from
development.

James Grant (00920) - Seeks amendment of the boundary to exclude land that is being
developed for housing development at the Ness Gap which is no longer special
landscape.

Loch Ness and Duntelchaig Special Landscape Area (SLA)

Inverness West Community Council (00005) - Inverness West Community Council seek
expansion to the Loch Ness and Duntelchaig Special Landscape Area (SLA) to include the
whole Abriachan and Caiplich plateau, the head of Glenconvinth, the area around the
small lochs west of the A833 at Culnakirk and an area south of Urquhart Bay (map
attached). [00005, SLA, Loch Ness and Duntelchaig SLA, Map].

This proposed expansion area is supported because of the scenery and the recreational
enjoyment it gives to residents and visitors alike. The proposed expansion has: similar
qualities and characteristics as the Duntelchaig and Ashie area with both linked in
geographic, historic and social terms to the Loch and together reinforcing the special
gualities and integrity of the SLA as a whole; the flat moorland plateau of the north west
mirrors in many respects the rocky moorland plateau area of Duntelchaig and Loch Ashie;
the citation mentions the “intimate mix” of elements and this occurs here (appendix with
photographs showing same mix occurs in their proposed expansion area).

Other reasons to support the inclusion of this expansion are as follows: accessibility from
the Great Glen Way and the Abriachan Forest Trust community forest area (including a
regionally important viewpoint, Carn na Letir), and the A833 (extensively used by tour
buses and cyclists) means that these contrasts can be appreciated by many. SPP
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recommends that a purpose of local landscape designation should be to “safeguard and
promote important settings for outdoor recreation and tourism locally” and this reflects the
area proposed which benefits from high visitor numbers.

Professional landscape assessments prepared by Caroline Stanton CMLI who assisted in
the preparation of the Inverness and District Landscape Character Assessment are
submitted [00005, SLA, Loch Ness and Duntelchaig SLA, Pages x-y, Landscape
assessments]. one assessment compares the suggested areas (Caiplich and Arbriachan)
and recommended expansion areas (Glen Convinth and Culnakirk Plateau and Great
Glen Way south of Urquhart Bay) to the citation for the SLA, it points out their similarities
with these areas (the moorland and agricultural land, the vistas of grand proportions, rocky
knolls and small scale woods and forests and peppered with lochs, crofting townships,
positions for elevated and open views of the landscape, and historic landscape features);
whilst the other assessment responds to the Highland Council’s reasons for not including
these proposed expansions to the SLA (whilst the landuse/lochs pattern is not identical
this is not uncharacteristic of the SLA, if a larger loch component was essential this would
be a reason to exclude parts of the existing SLA around Brin and Whitebridge; the
proposed expansion displays a very “intimate mix of landscape elements and changing
visual interest” as evidenced by photographs; being in a different character type is not a
reason to exclude an area as it is expected that any SLA will include different character
types; that the proposed expansion is considered not similar enough is not defined or
quantified; most importantly the proposed expansion includes and reinforces the Special
Qualities of the SLA as described within the citation).

Also included is an extract of the Loch Laide area [00005, SLA, Loch Ness and
Duntelchaig SLA, Pages x-y, extract from the Drumnadrochit and Fort Augustus Local
Plan] which was identified in the Drumnadrochit and Fort Augustus Local Plan of 1991 as
a recommendation to designate as an Area of Great Landscape Value (AGLV) because “it
offers a marked contrast to the open moorland which occupies the bulk of higher ground
above Loch Ness.”

Further appendices are provided [00005, SLA, Loch Ness and Duntelchaig SLA, Pages x-
y]: @ map showing the existing SLA, and the suggested and recommended expansions;
extracts from Assessment of Special Landscape Areas citation; a map showing the area of
the Abriachan Forest Trust community forest area; the proposal by Caroline Stanton which
was part of their MIR submission; additional comments by Caroline, illustrated by
photographs; an extract from Drumnadrochit and Fort Augustus Local Plan, Highland
Regional Council, 1991; local history and archaeology; and appendices with various
general references.

Suggested new SLA

Tain & Easter Ross Civic Trust (04361) - Tain and Easter Ross Community Council seeks
inclusion of new SLA for Tarbat Ness considering this area to be at least regionally if not
nationally important when judged against the criteria used to evaluate and identify these
areas from the Highland Structure Plan (2001) for the following reasons: the combinations
of land character types provide unusual and attractive scenery; at the headland the
panorama of land forms and scenery that are rare, perhaps unique, in the Highland
context; its landscapes and coastlines are dramatic and striking (supporting quotes from
Hugh Miller provided); both the Sutherland and the Moray views exhibit rugged mountain
cores and dominant mountain massifs, including the Cairngorms and there is a
juxtaposition of these mountain views with moorland on the headland itself and they set
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each other off to striking visual effect; Tarbat Ness and the long low, flat peninsula past
Portmahomack and as far west as Inver is a popular tourist area and a significant part of
the part of the Highland heritage.

A SLA here would offer protection from developments which create unacceptable impacts
on the amenity and heritage resource, and would assist with protection from wind turbine
proposals as they would represent significant and unacceptable visual impacts to the
amenity and heritage.

Tarbat Community Council (00323) - Tarbat Community Council seeks inclusion of new
Special Landscape Area for Tarbat Ness covering the triangle of land between Tarbat
Ness, Portmahomack and Rockfield for the following reasons: the headland at Tarbat
Ness and the Tarbat Ness lighthouse are one of the most important parts of natural and
built heritage of Scotland; the views from here - with the Moray coast to the south and the
mountains of Sutherland and Caithness to the north; the headland itself with attractive
moorland falling away towards the sea; there is a diversity of habitats, including several
species of migrating birds and the internationally famous bottlenosed dolphins; and the
approaches to Tarbat Ness are important and attractive parts of that heritage in their own
right.

A SLA would offer protection from developments which create unacceptable impacts on
the amenity and heritage resource, and would assist with the following: housing pressures
and the need to ensure that their mass, location and numbers do not create unacceptable
Impacts; and wind turbine proposals as they would represent an alien and unacceptable
impact here.

Modifications sought by those submitting representations:

General

North of Scotland MC, Scottish Wildlife Trust (04180) - Seeks suitable protection from the
environmental implications of industrial use of the Whiteness site (assumed) which lies
within an SLA and seeks expansion of SLAs wherever possible as an adjunct to the green
network concept.

Nigg and Shandwick Community Council (00313) - Seeks SLA policy to preclude all
development.

Drynachan, Lochindorb and Dava Moors SLA

Strathdearn Community Council (00908) - Strathdearn Community Council seeks
amendment of the SLA boundary to include the areas from Ruthven through Balvraid to
the summit of Carn nam bain-tigherna.

Strathdearn Against Windfarm Developments (01012) - Seeks amendment of the SLA
boundary: to include areas close to Glen Kirk.

Grantown-on-Spey & Vicinity Community Council (04248) - Seeks amendment of the SLA
boundary to include area between A939 and A940 including Cairn Duhie.
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Save our Dava (04501) - Seeks amendment of the SLA boundary to follow the route of the
minor public road until its connection to the A939.

Sutors of Cromarty, Rosemarkie and Fort George SLA

James Grant (00920), Scorrielea Self Catering (01042), Gordon Grant (00981) - Seeks
amendment of the SLA boundary to extend it up to the A832 between Fortrose and
Rosemarkie.

James Grant (00920) - Seeks amendment of the boundary to exclude land that is being
developed for housing development at the Ness Gap.

Loch Ness and Duntelchaig SLA

Inverness West Community Council (00005) - Inverness West Community Council seek
expansion to the Loch Ness and Duntelchaig Special Landscape Area (SLA) to include the
whole Abriachan and Caiplich plateau, the head of Glenconvinth, the area around the
small lochs west of the A833 at Culnakirk and an area south of Urquhart Bay.

Suggested new SLA

Tain & Easter Ross Civic Trust (04361) - Tain and Easter Ross Community Council seeks
inclusion of new Special Landscape Area for Tarbat Ness.

Tarbat Community Council (00323) - Tarbat Community Council seeks inclusion of new
Special Landscape Area for Tarbat Ness covering the triangle of land between Tarbat
Ness, Portmahomack and Rockfield.

Summary of responses (including reasons) by planning authority:

General

North of Scotland MC, Scottish Wildlife Trust (04180), Nigg and Shandwick Community
Council (00313) - It is inappropriate to preclude against all development within a SLA, and
the policy protection lies within the Highland-wide Local Development Plan (HwWLDP)
rather than the individual area Local Development Plans so that the Council has a
consistent policy for the Highlands. Suitable policy protection of SLAs is provided in the
HwLDP policy 57 Natural, Built and Cultural Heritage which balances heritage interests
with economic consideration. This balance reflects the level of importance of any heritage
interest and its particular sensitivities with the economic benefit that could be derived from
any development proposal. Our development management officers find this planning
balance when assessing the considerations of any planning application. Therefore the
Council considers that there should be no modification to the Plan.

With regard to the suggestion that SLA boundaries should be expanded as an adjunct to
the Green Network concept these have different purposes and any proposed expansions
to the SLAs should follow the methodology set out below.

Expansions/contractions to SLAs and how they have been considered

Specific consideration was given to each suggestion made; however there are some
general considerations that are applicable for all the responses suggesting expansions to
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the Special Landscape Areas and these are covered below before specific consideration
IS given to each individually.

If the Council rejects a suggested expansion to a SLA it is not saying that there are no
landscape sensitivities within these areas. Sometimes the area suggested as an
expansion is important to the setting of the SLA. However including the setting within the
SLA is a buffer approach and this is something that Scottish Planning Policy (SPP)
discourages. The policy protection for the SLAs within the HWLDP policy 57 [CD1, Policy
57, Page 109 - 111] ensures that the amenity and heritage resource of the SLA is
protected and this means that developments that are within the setting of the SLA and/or
interrupt key views into/out of a SLA could be considered to have an unacceptable impact
on the amenity and heritage resource of the SLA. This ensures an appropriate tailored
protection is given to the SLA which includes consideration of the specifics of the
development proposal and the specifics of the particular SLA qualities and any key views
into or out of the SLA rather than using a basic blanket buffer.

When considering proposed expansions to the SLAs (Special Landscape Areas) it is
important to consider whether the SLA boundary needs minor adjustment to better reflect
the landform so that it does not inadvertently sever a landscape feature. It is also
important to consider how the proposed expansions compare with landscapes within the
existing SLA to establish whether the proposed expansion would enclose an area of
similar landscape. This means considering how these landscapes are described and the
gualities that are attributed to them within the SLA citations, and then comparing this to
the landscape within the proposed expansion. It also means referring to the Landscape
Character Assessment to see how these proposed areas compare in terms of their
Landscape Character Types (LCT) to those within the SLA boundary (the Landscape
Character Assessment being a standard system for identifying, describing, classifying and
mapping the variety of landscapes which helps explain what makes landscapes different
from each other).

Looking at reasons beyond these as a basis for changing the SLA boundaries could
undermine the criteria used to identify them, and would likely lead to the need for a
complete review revisiting the identification of SLAs across Highland. This would also
involve revision of the citations. However the original methodology used for SLA
selection/identification was challenged through HWLDP Examination and the Reporter
supported the current SLAs subject to the Council considering any boundary amendments
through the Area Local Development Plans [THC SLA General/1 Pages ].

Drynachan, Lochindorb and Dava Moors SLA

Strathdearn Community Council (00908), Strathdearn Against Windfarm Developments
(01012), Grantown-on-Spey & Vicinity Community Council (04248), Save our Dava
(04501) - Please refer to the section above on Expansions/Contractions to Special
Landscape

Areas as this explains the methodology for how these options have been assessed by the
Council. However in terms of specific consideration of the proposed amendments the
following is the assessment made.

Regarding land sought within the SLA boundary at Glen Kirk/Ruthven and Balvraid it is
noted that a 20 turbine windfarm development at Moy Estate (on the northern part of this
proposed expansion) was approved on appeal by Scottish Government in March 2012 [
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THC, SLA, Drynachan, Lochindorb and Dava Moors SLA/1, Pages1-9, Appeal decision
notice for Moy wind farml].

The area includes an area of plantation forestry, Carn nan Eag, Tom na Slaite as well as
Ruthven itself. At Drynachan the glen is steep sided, but within the Balvraid area sought
for expansion to the SLA there is a change in character as the glen becomes more open.
There is a relevant special quality that indicates why this area is not be included within the
SLA, and it is, “A narrow, deep section of the Findhorn river valley at Streen offers
enclosed and intimate relief in contrast to the elevated and exposed moorland.” The
Balvraid area differs from this quality as it is a more open glen and there is also a change
in land cover with substantial areas of the plantation forestry [CD7, Page 136].

In terms of Landscape Character Type the proposed expansion lies within Rolling Uplands
and although there are small areas of this Landscape Character Type at the western
edges of the existing SLA [THC SLA , Drynachan, Lochindorb and Dava Moors SLA/2,
Map from Inverness District landscape character assessment] it is not one of the dominant
Landscape Character Types within the SLA and to include such a large additional area of
this Landscape Character Type could change the overall character of the SLA.

Also the SNH response to the Alternative Sites and Land Uses consultation agreed with
the rationale for not extending the SLA here [THC SLA, Drynachan, Lochindorb and Dava
Moors/3 SLA, SNH response to the Alternative Sites and Land Uses consultation] SNH
Response to Alternative Sites and Land Uses consultation. Therefore the Council
considers that the Drynachan, Lochindorb and Dava Moors SLA boundary in the Plan
should not be modified to enclose this proposed expansion.

Regarding expansion of the SLA boundary up to the B9007 between the junction north of
Dulsie Bridge to the junction east of Little Aitnoch there is merit in this change as it
provides a recognisable physical boundary and better respects the old military route.
Therefore the Council would support this change should the Reporters wish to recommend
this.

Regarding land sought within the SLA boundary between A939 and A940 it is considered
that there is a change in landscape character north of the A939 and therefore the existing
SLA boundary here is appropriate. Therefore the Council considers that the Drynachan,
Lochindorb and Dava Moors SLA boundary in the Plan should not be modified in this
location.

Sutors of Cromarty, Rosemarkie and Fort George (SLA)

James Grant (00920), Scorrielea Self Catering (01042), Gordon Grant (00981)

This SLA is defined by the edge of the coastal strip (the Hard Coastal Shore LCT) [THC
SLA, Sutors of Cromarty, Rosemarkie and Fort George SLA/1, Map from the Inner Moray
Firth landscape character assessment] and the only landward areas that are identified
within the SLA boundary are at the end of headlands and promontories (Fort George,
Fortrose and at the Sutors).

The proposed expansions would extend the SLA boundary to include landward areas that
are not on headlands or promontories and this would fundamentally change the
characteristics of this SLA. To extend the boundary to take in the hillside between Fortrose
and Avoch would also take the SLA into different Landscape Character Types, ones which
are not present within the current SLA boundary.
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This proposal would take in a very different landscape from that within the SLA and
therefore is not supported. In response to the Alternative Sites and Land Uses
consultation SNH agreed with the Council's rationale for not including this area as an
expansion to this SLA [THC SLA, Sutors of Cromarty, Rosemarkie and Fort George
SLA/2, SNH Response to Alternative Sites and Land Uses consultation]. Accordingly the
Council considers it that we should continue to exclude this suggested expansion area
from the Sutors of Cromarty, Rosemarkie and Fort George SLA boundary.

With regard to the proposed contraction of the Sutors of Cromarty, Rosemarkie and Fort
George SLA boundary to exclude the Ness Gap site, the current boundary follows the
coastal strip and takes in Chanonry point peninsula. Therefore the Council considers that
the Sutors of Cromarty, Rosemarkie and Fort George SLA boundary should continue
without modification.

Loch Ness and Duntelchaig SLA

Inverness West Community Council (00005) - Please refer to the section above on
Expansions/Contractions to Special Landscape.

Areas as this explains the methodology for how these options have been assessed by the
Council.

However in terms of specific consideration of this suggestion the following is the
assessment made. The citation for this SLA mentions the special qualities of the
contrasting intimate plateau (the Duntelchaig and Ashie area) as being, “An undulating
moorland plateau of rocky knolls flanked by small-scale woods and forests, patches of
pastures and sporadic farmsteads, and interspersed with a sequence of tranquil lochs,
that creates an intimate mix of landscape elements of changing visual interest.” [CD7,
citation 20 Loch Ness and Duntelchaig SLA, Page 119].

The Abriachan/Glen Convinth/Culnakirk area does share some of the Key Landscape and
Visual Characteristics of the Ashie and Duntelchaig area which is already within the SLA.
However it does not have quite the same diversity, contrast and juxtaposition of landscape
elements and does not have the larger loch component to its landscape (only some
smaller lochs), and the areas of woodland are in larger blocks and they do not contain
much semi natural or ancient and long established woodland which is in contrast to the
prevalence of the smaller patches of higher amenity value woodland in the
Duntelchaig/Ashie area.

It is important to consider how the Inverness District Landscape Character Assessment
characterises these different areas. The Abriachan/Glen Convinth/Culnakirk area is mainly
within a LCT of rocky moorland plateau/or with woodland subset which is an open
landscape characterised by exposure and vast remote upland moor [THC SLA, Loch Ness
and Duntelchaig SLA/1, Page 41-42 - Inverness District landscape character assessment].

Whilst the Duntelchaig/Ashie area that the proposed expansion is being compared to has
two contrasting LCT juxtaposed. The Duntelchaig and Loch Ruthven area is within a
Farmed Wooded Foothills LCT which is characterised by low rocky hills, lower slopes with
woodland, and is interspersed with areas of rough and improved pasture with a contrast
between upper and lower slopes and between shelter and exposure. This LCT has
constantly changing views of enclosed spaces framed by trees/crags. [THC SLA, Loch
Ness and Duntelchaig SLA/2, Page 67-78 - Inverness District landscape character
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assessment] The Loch Ashie area lies in a Flat Moorland Plateau with Woodland LCT
which is characterised by flat undulating openness and plantation forestry although in this
case much of this is long established of plantation origin. [THC SLA, Loch Ness and
Duntelchaig SLA/3, Page - Inverness District landscape character assessment] However
the Flat Moorland Plateau LCT is a small area within the SLA and is juxtaposed with the
Farmed Wooded Foothills Landscape Character Type of Duntelchaig providing contrasts
and visual interest. [THC SLA, Loch Ness and Duntelchaig SLA/4 SLA, Map from
Inverness District landscape character assessment]

Therefore the Inverness District Landscape Character Assessment helps clarify the
characteristics and qualities of these two areas and it is clear that they differ in key ways
from each other, and importantly in ways that pick up on the SLA citation’s special
gualities.

The Loch Laide area was identified in the Drumnadrochit and Fort Augustus Local Plan of
1991 as a recommendation to designate as an AGLV. However when reviewing and
rationalising these areas through the Highland Structure Plan adopted 2001, this area was
not considered to meet the criteria used for their identification, being such a small area
and having been identified more for improving visitor facilities here than for protecting the
landscape.

In summary it is considered that the proposed areas are not similar enough in character or
guality to landscapes within the existing SLA to merit its inclusion within the SLA. In
response to the Alternative Sites and Land Uses consultation SNH agreed with the
Council's rationale for not including the areas suggested or recommended as an
expansion to this SLA. [THC SLA, Loch Ness and Duntelchaig SLA/5 SLA, Page , SNH
Response to Alternative Sites and Land Uses consultation]. Therefore the Council
considers that these expansion options should not be included within the SLA. However
the Abriachan/Glen Convinth/Culnakirk area is important to the setting of the SLA, and
offers some key views into the SLA, so this will affect development potential within this
area.

Suggested new Special Landscape Area

Tain & Easter Ross Civic Trust (04361); Tarbat Community Council (00323) - The
consultation on the SLAs through the IMFLDP Main Issues Report was on relatively minor
adjustments to boundaries of existing SLAs to ensure they enclosed areas of similar
landscape and/or to ensure that the boundary did not inadvertently sever a landscape
feature. The consultation was not on identifying new SLAs or whether any existing SLAs
should be removed. The original methodology used for SLAs selection/identification was
challenged through Highland-wide Local Development Plan (HwLDP) Examination and the
Reporter supported the current SLAs, subject to the Council considering any boundary
amendments through the Area Local Development Plans. It would be a significant piece of
work to re-evaluate SLAs across Highland and possibly identify new criteria and scoring
for their identification. However this is unnecessary given our confidence in the existing
SLAs and the conclusions of the HWLDP Examination on this issue. [THC SLA General/l
Pages - Extract from HWLDP Examination Report]. Therefore the Council considers that
there should be no new SLAs identified in this Plan.
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Reporter’s conclusions:

General

1. In considering proposed amendments or additions to the boundaries of special
landscape areas, a number of general matters require to be borne in mind. Firstly,
paragraph 197 of Scottish Planning Policy describes what the purposes of such local
landscape designations should be. These comprise safeguarding landscapes which are
important or particularly valued locally or regionally, promoting understanding and
awareness of local landscapes, or safeguarding and promoting important local settings for
outdoor recreation and tourism. Paragraph 196 confirms that buffer zones are not to be
established around designated areas.

2. The Inner Moray Firth area in general is characterised by landscapes that would be
considered to be high quality in national terms. However, Scottish Planning Policy is clear
that the purpose of the designation is pick out those areas of particular local value. The
value of a policy aimed at protecting special areas is diminished if it is applied too widely.
In these circumstances it should not be seen as surprising if some areas excluded from
special landscape areas are nevertheless of a high landscape quality.

3. Secondly, | note that development plan policy regarding special landscape areas is
contained in the Highland-wide Local Development Plan at Policy 57. The role of the
Inner Moray Firth plan is to review the boundaries of these areas, which were initially
identified in earlier plans and reviewed through the Assessment of Highland Special
Landscape Areas document. As the Assessment of Highland Special Landscape Areas
does not appear to have the status of supplementary guidance, the local development
plans have an important role in establishing the boundaries of these areas within the
development plan.

4. Thirdly I note that the Assessment of Highland Special Landscape Areas document
was prepared by professional landscape architects with the involvement of Scottish
Natural Heritage, and has been subject to public consultation and amendment. For these
reasons, and from my own reading of the document | consider that the assessment
constitutes a robust and comprehensive piece of analysis.

5. Regarding development in special landscape areas, it would not be reasonable to rule
this out altogether. The special landscape area concept is not intended to preclude
development: the test given in Policy 57 of the Highland-wide Local Development Plan is
for there not to be an unacceptable impact on the resource. Thus there is no inherent
contradiction in designating Whiteness as both part of a special landscape area and an
industrial site. When development proposals come forward at Whiteness, | would expect
special consideration to be given to minimising adverse landscape impacts. No change is
required to the plan.

Drynachan, Lochindorb and Dava Moors SLA

6. Three potential additions to this special landscape area are suggested. Firstly
regarding land in the Ruthven/Balvraid area, | accept that the suggested extension area
is highly visible from the important tourist route of the A9. However | agree with the
council that the broad strath character of this area differs markedly from the open
expansive moorland that characterises most of the rest of the special landscape area, and

36




PROPOSED INNER MORAY FIRTH LOCAL DEVELOPMENT PLAN

the unpopulated narrow valley of the River Findhorn south west of Streens. For this
reason, and the reasons set out above, | therefore conclude that on balance no
amendment should be made.

7. Regarding the relatively minor suggested amendment in the Hill of Aitnoch area, the
council accepts that this change would result in the boundary following a recognisable
physical feature and respecting the old military route. | see no reason to disagree and
therefore recommend that this change be made.

8. Regarding the inclusion of land between the A939 and the A940, no reasons have
been given supporting this change. Given the apparent robustness of the Assessment of
Special Landscape Areas document, | see no reason to deviate from its findings in
respect of this area.

Sutors of Cromarty, Rosemarkie and Fort George SLA

9. Representations seek the inclusion of all land between Rosemarkie, Fortrose and the
A832 within the special landscape area. The only part of this area that appears to be
currently excluded is a small area largely within the built-up area of Fortrose and facing
the Inner Moray Firth. This small piece of land has a different character from the special
landscape area, which is mainly undeveloped and focussed on the outer Moray Firth. |
therefore conclude that no change is required.

10. Regarding the proposed exclusion of the Ness Gap housing site, | consider that
Chanonry point is an important feature of the special landscape area, which should be
included in its entirety. No change is therefore required.

Loch Ness and Duntelchaig SLA

11. The proposed extensions to the north of Loch Ness have some merit, and the
decision to include the Ashie and Duntelchaig area in the special landscape area, but not
the Abriachan/Glen Covinth/Culnakirk area is finely balanced. The areas differ somewhat
in character, but both are attractive areas of landscape offering a contrast to the major
feature of Loch Ness itself. In particular | find that the area of small lochs west of the
A833 is of striking natural beauty and particularly prominent to car-bound visitors.
However | agree that, in the main, the upland area north of Loch Ness is more
characterised by commercial conifer plantations than the area to the south-east of the
loch.

12. However | do not find the differences or similarities between these two areas
particularly relevant to their inclusion within the special landscape area. Of more
significance is their intrinsic value and the role they may play in providing an important
contrast with the landscape around Loch Ness itself.

13. There are inevitably marginal decisions to be made as to which areas to include
within designations, and which to leave out, but | note above that a disadvantage of
drawing boundaries too widely could be to devalue the concept. The key landscape
feature in this area is Loch Ness itself and its immediate environs, which clearly warrant
the protection of this designation. If anything it is the inclusion of the Ashie and
Duntelchaig area which represents an inconsistency, given that much of this area is not
visually linked to Loch Ness, rather than the non-inclusion of the Abriachan/Glen
Covinth/Culnakirk area. Overall and on balance | therefore consider that an insufficient
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case has been made for the expansion of the special landscape area, and conclude that
no change is required.

Suggested New SLA at Tarbat Ness

14. Tarbat Ness offers an impressive sense of expansiveness and remoteness.
However much of the interior of the headland consists of relatively featureless agricultural
land. While there are attractive views towards the hills of Sutherland to the north and the
Grampians to the south, these are unrelated to the intrinsic landscape qualities of the
headland itself.

15. | am satisfied that the council has been through a robust process to identify the
special landscape areas which are designated in the proposed plan. A sufficiently strong
case has not been made that Tarbat Ness is of such high landscape quality as to warrant
inclusion among these designations. For these reasons, and the general reasons
outlined above, | conclude that no change is required.

Reporter’'s recommendations:

It is recommended that the Drynachan, Lochindorb and Dava Moors Special Landscape
Area in the vicinity of Hill of Aitnoch be extended north approximately one kilometre so
that the boundary follows the minor road linking the B9007 and the A939.
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Issue 4 Hinterland Boundary
Development plan Reporter:
reference: (Para 2.7, Page 12) Stephen Hall

Body or person(s) submitting a representation raising the issue (including
reference number):

Ardross Community Council (00267) Nicola Vestey (04029)

Ferintosh Community Council (00284) lain Riddle (04071)

Nigg And Shandwick Community Council lan Allsopp (04124)

(00313) Jonathan Wynne Evans (04184)
The Royal Burgh of Tain Community Neil Oram (04185)

Council (00322) Sandra Fraser (04232)

Tarbat Community Council (00323) Aulikki Butt (04253)

Strathdearn Community Council (00908) Tain & Easter Ross Civic Trust (04361)
Angus Mackenzie (00992) Mikko Takala (04380)

Floris Greenlaw (01206) Alison Strange (04395)

Friends of the Earth Inverness (01208) Mavis and Tom Elliott (04472)
Glenurquhart Community Council (01641) Andrew Currie (04493)

James Vestey (04028)

Provision of the
development plan
to which the issue
relates:

Hinterland

Planning authority’s summary of the representation(s):

General
Support

(00267) - Support the newly drawn hinterland map and boundary, now including
Stittenham which in recent years has come under development pressure for commuter
based housing, on both sides of the B89176.

Nicola Vestey (04029), lain Riddle (04071), Mikko Takala (04380), Alison Strange
(04395), Aulikki Butt (04253), James Vestey (04028) - Support the inclusion of Bunloit into
the hinterland for a variety of reasons; the Bunloit road is, narrow, hazardous and of poor
construction. The road rises approx. 1,000 feet up a steep hill with 9 sharp bends and poor
visibility, few passing places and recurrent problems with drainage, flooding, snow and
icing. Further traffic generated by increased housing will inevitably impact on the safety of
this road. [04253 and 04380, HC-GEN1and 2, Road condition and flooding material and
photographs]

Further inappropriate development along the Bunloit Road, which is in a Special
Landscape Area, will adversely affect the character and public views over the surrounding
countryside and Loch Ness, including the experience of those using the Great Glen Way
and popularity as a tourist destination and potentially the employment related to it.
Attraction depends on the unspoilt location, views and access to rural activities, including
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bird watching, walking, horse riding etc.

Development has harmed the habitats of, and led to a decline in Slavonian Grebe, Black
Grouse, Great Crested Newts, Badgers and Pine Martens etc.; further construction will
increase disturbance, drainage issues and pollution of nesting sites and predation by
household pets.

lan Allsopp (04124) - Support the plan to increase the Hinterland to the south of Kiltarlity.
Increased housing demand expected around the Firth over the coming years makes it
essential that new developments are appropriate and given the full scrutiny that this extra
protection affords. Developments that bring benefits to the local communities should
obviously be supported this extra layer of planning protection, schemes that have no merit
will be given the examination they deserve.

Glenurquhart Community Council (01641) - Support the proposal to extend the hinterland
to encompass all of Bunloit. This is an important part of our community and has been
subject to a number of ad-hoc planning applications in recent years. Inclusion in the
hinterland will help ensure development is appropriate.

Sandra Fraser (04232) - Support Bunloit’s inclusion into the Hinterland. Bunloit is a unique
landscape with many protected wild animals and plants. Bunloit's water can be in short
supply at times. The road is not fit for purpose. It is about 5 miles long, single track, and
very steep with a lot of blind summits and bends.

Mavis and Tom Elliott (04472) - Supports extension at Bunloit but indicates concerns
relating to development at Bunloit these being water supply and traffic. Seriously
concerned about the lack of water from our source, which is a burn. Consider that the new
houses, recently given planning permission, will to lessen our supply of water. The lack of
provision of a water main and increasing planning permissions for housing will exacerbate
the situation. Other concern is the heavy amount of traffic on a road which is totally
unsuited to the size of vehicle that it now has to accommodate. Traffic often meets on the
road opposite our property and some of the wider vehicles have difficulty in avoiding the
ditch which runs in front of our house. Would like to see a water pipe put in and the ditch
covered over, to avoid vehicle getting stuck which has happened in the past. (Support
assumed)

Nigg And Shandwick Community Council (00313) - Note that the Hinterland boundary
around Nigg Yard at 6.6 of the Main Issues Report has been removed on map 3 page 10
of the Proposed Plan in accordance with our comments.

Ferintosh Community Council (00284) - Support the retention of ‘Hinterland’ designation
with its restrictive development policies and the rejection of Green Belt designation outside
the ‘local centre’ of Culbokie and the ‘other settlements’ of Easter Kinkell and Mulbuie.

Floris Greenlaw (01206) - Supports the amendments to the boundary, to include
Eskadale, made since the Main Issues Report.

General
Hinterland boundary around Tain

The Royal Burgh of Tain Community Council (00322) - Community Council wishes to
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continue with its strong objection to Policy 35 (Hinterland Areas) being applied within our
area and would ask its boundaries be redrawn in order to exclude the countryside around
Tain, and have this area re-designated Policy 36 (Development in the Wider Countryside).
The Hinterland Policy started out life with the intention of being applied to areas
considered to be under greatest pressure from development and from commuters working
in Inverness yet wishing to live in the rural areas. Effectively Inverness’s Green Belt Policy
and which has never been substantiated in any terms, neither conceptual, statistical nor
practical. We are told now it has evolved into Tain and Dornoch’s Green Belt, in effect.

The policy serves only to deny local families an opportunity to live in affordable housing
within their local area. It is a NIMBY policy with arbitrary boundaries and well past its ‘use
by date’, if it ever had one to begin with. The recent ‘relaxations’ have done nothing to give
it some relevance to the local community, only served to confuse and anger the public
even more. The Highland landscape had a tremendous capacity to accommodate
development and it is not being given the chance it deserves to prove that.

The policy has not so much protected the countryside around Tain but helped feed the
Inverness ‘black hole’ which has sucked the lifeblood out of the peripheries for far too
long. The Community Council wishes to see a Housing in the Countryside policy tailored
to Tain’s needs and not that of Inverness.

Hinterland boundary —Slochd Summit

Strathdearn Community Council (00908) - Welcome the Highland Council recognition of
the possibility in the future of extending this boundary up to the Slochd summit. Believe
this should be done now and included in this plan. Travel time on the A9 (T) south is much
faster than on other roads west and north of Inverness where the boundary extends much
further. It is not logical to restrict the southern boundary to Dalmagarry as demand for
housing in the wider countryside to the south around Tomatin will increase. We wish to
see development be encouraged to proceed in Tomatin as we have an acute shortage of
affordable and mid-price houses and a need to improve infrastructure. Extend the
boundary down to the Slochd Summit in a corridor fashion similar to that used for the A9
(T) north of the Cromarty Bridge and south west along the A82 past Drumnadrochit.

Hinterland boundary-Easter Ross Peninsula

Tain & Easter Ross Civic Trust (04361), Tarbat Community Council (00323) - Believes the
eastern part of the Easter Ross peninsula should be included within the Hinterland
boundary. Successive planning approvals for housing have been excessive, obscuring
scenic tourism views and reducing attractiveness for visitors and locals alike. Approvals
have encouraged ribbon development harming the character and social balance of rural
communities. Existing commuter pressure and that which will occur with the
encouragement of growth in employment in the area including Tain, Fearn, Fendom and
Nigg will bring with it further commuter pressures. Note that the whole of the Black Isle is
within the Hinterland and consider that the Easter Ross peninsula will be under similar
pressure and should have this same designation. At a minimum the area between Tain
and Portmahomack should be included in the Hinterland.

Tain & Easter Ross Civic Trust (04361), Tarbat Community Council (00323) - Concern
expressed at the amount of development in the open countryside along the roads in the
area. Particularly along the main road between Portmahomack and Tain (the B9165 and
B9174), the un-numbered road between Portmahomack and Rockfield, and increasingly
along the un-numbered road between Portmahomack and Tarbat Ness.
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Concerns about this ribbon development; does not encourage any sort of community life;
existing settlements miss out on residents who could enhance their community life and
their social balance; loss of the fine landscapes in the area and the magnificent and
unparalleled views of the Dornoch Firth and the Sutherland and Caithness coastline and
mountains.

Pressures for housing in rural areas will increase with the growth in employment
opportunites in the Ross-shire growth area. Consider that the review of the hinterland
boundary has not recognised that this area has increasingly become a commuter area for
all the large settlements in the inner Moray Firth including Inverness.

Hinterland boundary — delineation

Angus Mackenzie (00992) - The hinterland boundary cuts across land to the south and
east of this point and crosses it following a line between the top of the hill at NH667291
and the top of Brin rock at NH662295. This is an arbitrary line which cuts across fields
thus creating an arbitrary definition of the Hinterland at this point. The proposed change
follows existing boundaries in the form of a farm track, the B851, the road past Brin House
and the river Nairn. In this way fields are left entire, either within, or outside the hinterland
area.

Hinterland policy application
Jonathan Wynne Evans (04184)

In places the Hinterland proposed overlays the SLAs. The priority for any development
proposed in such overlay areas should be the SLA, and the existence of the Hinterland in
such areas should not be seen to undermine that in any way.

Neil Oram (04185) - Land at Goshem is already part of the Special Landscape Area any
future development must meet the criteria already proposed for such areas. At some
future date | may well wish to give the house here to my daughter who has learning
difficulties and build a new house for myself in the adjacent paddock. | would expect to
have to meet the SLA criteria in any such application. That land at Goshem should be
removed from the Proposal for the Hinterland.

Hinterland-Crofting

Friends of the Earth Inverness (01208) - Wish to see provision for new crofts with
appropriate housing seen as appropriate development for Hinterland.

Hinterland policy — Scotsburn/Lamington

Andrew Currie (04493) - This Plan seems to treat the hinterland as the “bits left over”
rather than as an aspect of the Plan critical to the overall development of the area.
Between Invergordon and Tain for example over half the area designated as “hinterland”
in map 3 is also designated as “growth area” and parts of the growth area overflow into the
hinterland of the designated “hinterland” suggesting that the designation is largely
meaningless and subject to ready abandonment.

This is evidenced by the experience of West Lamington. The 1991 Easter Ross Local Plan
allowed possibility of limited development for specific reasons e.g. land management
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purposes. The serious drainage problem was emphasised in the Plan.

Ross and Cromarty East Local Plan went out for public consultation but the Lamington
section was unfortunately advertised as a Scotsburn and as a consequence not
considered relevant to Lamington residents who did not raise any objections to the
inclusion of in-bye land. After adoption, applications for no fewer than 12 new houses
on/or adjacent to one croft of which 9 were on land added to the settlement development
area by the new Plan.

Additionally a recent study as identified the area between the Marybank Road and Fern
Hollow as “hinterland” containing a “housing group” suitable for infill or rounding off despite
a recent report from reputable consultants reinforcing the original assessment of the
drainage limitations.

Previous plans have given a clear impression that “housing groups” referred to a handful
of adjacent buildings (such as a substantial farmhouse and its ancillary buildings) and not
to a half mile collection of small groups of homes totalling 15 existing houses and 7
speculative planning permissions all likely to generate drainage problems if built.

Over less than 25 years, an area in a recognised settlement has changed from being
considered unsuitable for development to an area in the supposedly protected “hinterland”
awaiting proposals for infill or rounding off.

A distinctive feature of Easter Ross remains the scattered small groups of houses and
individual homes set in the countryside, often occupying settings only visible from
immediate vantage points, although developments permitted in recent years are by no
means matched to the established character of the area., most of this scattered rural
housing is in character, or at least shrouded by trees or landforms, and makes a positive
contribution to the scenic character of the area as enjoyed by both residents and visitors.

Recent Highland Council Planning Department consultations have stressed both the
undesirability of suburbanisation of the countryside and the current opportunity to guard
against this. At this time the negative impact of suburbanisation is growing because of
future transport priorities and of the implications for public expenditure arising from
increased amenity expectations.

A definition of “housing group” which embraces the likes of West Lamington is an open
backdoor to uncontrolled suburbanisation. The outcome can only be increased settlement
in locations which can neither be serviced by public transport, which are too remote for
active travel and which require public services which can only be provided at
disproportionate cost.

As no part of the Highlands is more at risk from suburbanisation than the Inner Moray Firth
a small section in the Proposed Plan should draw attention to this and a specific definition
of housing group should state clear limits in both numbers of existing and additional units
and in geographical scale of the group should be specifically stated. The importance of
“hinterland” in managing the danger of suburbanisation should also be reflected by maps,
such as map 3, clearly indicating the boundaries of hinterland with areas considered as
possibly suitable for development. These are of much greater significance that the
boundaries between “hinterland” and the wider countryside.
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Modifications sought by those submitting representations:

Hinterland boundary

Strathdearn Community Council (00908) - Extension to Inverness Hinterland boundary to
Slochd Summit.

lan Allsopp (04124), Jonathan Wynne Evans (04184) - Within the policy for the Hinterland
a stated presumption against development within any SLA.

Neil Oram (04185) - Removal of land at Goshem from the Proposal for the Hinterland.

Angus Mackenzie (00992) - Change to the hinterland boundary to through Mains of
Flichity (grid NH674293), then follow the track NNE to join the B851, then follow the B851
south west to the road junction at NH668295, then NNE to cross the river Nairn and follow
the NW bank of the river Nairn to join the existing boundary line.

Friends of the Earth Inverness (01208) - Change to Highland-wide Local Development
Plan policy and Housing in the Countryside and Siting and Design Guidance to
accommodate provision of new crofts.

The Royal Burgh of Tain Community Council (00322) - Change in Hinterland boundary to
exclude hinterland around Tain.

Tain & Easter Ross Civic Trust (04361), Tarbat Community Council (00323) — Modification
to hinterland to include area west of Tarbat Ness and east of Tain and to include whole of
Tarbat Community Council area.

Tain & Easter Ross Civic Trust (04361) - Expansion of boundary to enclose whole of
Easter Ross peninsula or at least the Tain to Portmahomack coastal area.

Summary of responses (including reasons) by planning authority:

Support noted

Ardross Community Council (00267), Nicola Vestey (04029), lain Riddle (04071), Mikko
Takala (04380), Alison Strange (04395), Aulikki Butt (04253), James Vestey (04028), lan
Allsopp (04124), Glenurquhart Community Council (01641), Sandra Fraser (04232), Mavis
and Tom Elliott (04472), Nigg And Shandwick Community Council (00313), Ferintosh
Community Council (00284), Floris Greenlaw (01206) - The Inner Moray Firth Local
Development Plan gave opportunity to re-assess and consult on the extent of the existing
hinterland around towns boundary that forms the spatial element of the Highland-wide
Local Development Plan Policy 35 Housing in the Countryside (Hinterland areas). The
previous extent of the boundary had been defined during the preparation of this Plan’s
predecessor Local Plans. The consultation on the boundary considered representations
from all parties which were considered alongside an evidence base relating to housing
pressures experienced in localities and also housing needs in these areas.

Of comments received during the consultation there was a balance of comments received
in respect of the proposed changes consulted on. Comment received differed between
those seeking further extensions to the boundary and those supporting the removal of
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policy control through contraction of the boundary.

General comments seeking a change to the policy itself are not the subject of
consideration in this consultation with the policy approach already established in the
Highland-wide Local Development Plan. In order, however, to clarify the current policy
position the Council maintains a two tier approach to identifying the potential for housing
development within the countryside.

1 Policy 35 Housing in the Countryside (Hinterland areas) applies to areas within the
hinterland around towns where housing development pressure in the countryside is
greater due to commuter demand and greater control is applied;

| Policy 36 Development in the Wider Countryside applies to more rural areas where
the levels of development are considered less of an issue and where a more
permissive approach to housing development applies.

[CD1: Highland wide Local Development Plan, Policy 35 and Policy 36, pages 86 and 87]

The hinterland boundary brings with it a greater degree of control over housing
development whereas contraction of the boundary will lessen the controls on the affected
area. In both policy approaches there is a focus on the siting and design of development
proposals.

The HWLDP and the associated supplementary guidance Housing in the Countryside and
Siting and Design Guidance [THC HC-GEN1, Housing in the Countryside and Siting and
Design Guidance, 2011] provides greater detail and guidance on opportunities for
development both in the hinterland and the wider countryside. This policy approach
alongside the various exceptions to the policy has seen an increase in house
development opportunities while also managing the environmental and visual impact of
development on the countryside asset of the area.

Hinterland boundary around Tain

The Royal Burgh of Tain Community Council (00322) - The Hinterland boundary and
associated Housing in the Countryside policy were developed in the Highland Structure
Plan 2001, using policy context in National Planning Policy Guidance 3: Land for Housing
and National Planning Policy Guidance 15: Rural Development. This represented a
response to increasing pressure on rural areas around towns for commuter housing. This
applied not only to pressures around Inverness but also the larger towns across the
Highland area including Tain. The boundaries reflected: levels of development pressure,
travel to work patterns, social and economic fragility, physical features, landscape, and
settlement distribution. Forthcoming local development plans will re-examine the
hinterland boundaries.

The Council points out that around Tain, the boundary was subject to consultation during
preparation of the Ross and Cromarty East Local Plan. Comment between greater and
less restriction was balanced. Some reduction in areas of less development pressure
resulted. Moreover, housing groups with potential for further development were identified.
Since 2010, till March 2014 7 houses have been built in the hinterland area identified by
the Community Council, this does not appear a large number numerically, but represents
15% of all development in the Tain area over that period, including the settlement itself.
This demonstrates that in relation to overall development levels that the existing boundary
alongside the policy still maintains opportunity for development in the hinterland, whilst
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minimising impact on the rural landscape whilst also demonstrating the relative pressures
for housing development in the hinterland areas. The approach is consistent with the aims
of Scottish Planning Policy.

Hinterland boundary —Slochd Summit

Strathdearn Community Council (00908) - In respect of objection seeking an extension of
the hinterland boundary to the Slochd Summit and growing pressures around Tomatin the
Council consider the following issues. The area surrounding Tomatin has been subject to
pressure for proposals for housing in the areas surrounding the settlement. The lack of
adequate drainage in the village has led to a localised issue where development proposals
outwith the settlement are being brought forward. This issue does not appear to be driven
by an Inverness based commuter market at this time and investment in an adequate
sewerage solution for the settlement should reduce pressure for development in the
countryside around Tomatin. It is acknowledged, however, that improvements to the A9
(T) road will increase the potential for commuter based housing development. The Council
will continue to monitor development pressure on this basis with a view to a future review
of the hinterland boundaries. It is therefore considered that the expansion of the hinterland
boundary is not appropriate at this time.

Hinterland boundary-Easter Ross Peninsula

Tain & Easter Ross Civic Trust (04361), Tarbat Community Council (00323) - The
extension of the hinterland boundary to cover the northern part of the Fearn Peninsula
was sought. The current policy approach (HwWLDP and RACELP) had considered the area
would benefit from a more permissive approach to housing proposals in the countryside in
order to support existing services and facilities at risk from a declining population. The
approach has helped deliver an upturn in housing development to the area; however
concerns have been raised as to the visual impact of development that has taken place.
The Council’'s Supplementary Guidance: Housing in the Countryside and Siting and
Design provides guidance on issues to consider when developing proposals for housing
development in rural areas including considerations of design, the existing settlement
pattern, landscaping and scale of development.

Therefore, it is considered that an extension to the hinterland in this location is not
required and that the implementation of the Housing in the Countryside and Siting and
Design Supplementary Guidance (HIC SG) will address concerns about inappropriate
development in the area. It is therefore considered that the expansion of the hinterland
boundary is not appropriate.

Hinterland boundary — delineation

Angus Mackenzie (00992) - The boundary extent of the existing hinterland boundary
follows readily identifiable geographical features. It is not considered that the boundary
requires any further modification.

Hinterland policy application

Jonathan Wynne Evans (04184) - The two Highland-wide Local Development Plan policy
areas relating to Special Landscape Areas, Policy 61 Landscape [CD1: Highland wide
Local Development Plan, Policy 61, page 115] and Policy 35 Housing in the Countryside
(Hinterland areas) seek to maintain and minimise the impact of development on the
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landscape and as such can be viewed as complementary in that respect and do not
present any issues of policy conflict.

Neil Oram (04185) - As indicated above the two policies are complementary but have
different origins in policy terms and are not interchangeable in terms of what they are
designed to achieve. The Housing in the Countryside (Hinterland areas) policy of the
HwLDP provides opportunity for development subject to compliance with the Housing in
the Countryside and Siting and Design Supplementary Guidance.

Hinterland-Crofting

Friends of the Earth Inverness (01208) - The Supplementary Guidance: Housing in the
Countryside and Siting and Design Guidance sets the various exceptions for development
opportunity in the area. Potential exist for the development of new crofting townships that
offer a wider community benefit, support is not given for individual croft applications unless
they can meet criteria specified in the Supplementary Guidance.

Hinterland policy — Scotsburn/Lamington

Andrew Currie (04493) - The hinterland policy application extends to areas within the
defined boundary and lie outwith defined development areas. The growth area indicates
the spatial strategy of the area, generally, but more specifically to the allocated
settlements and employment areas. This recognises and supports the continued market
for employment supporting the oil industry primarily through inspection, repair and
maintenance work, but also through the growing capacity at Nigg, Invergordon and
Deephaven to accommodate a wider range of activities relating to construction, research
and development in the renewable energy sector.

The Ross & Cromarty East Local Plan defines Scotsburn [CD3: Ross and Cromarty East
Local Plan, Written Statement page 36, Map booklet page 11] as a small rural settlement
and as such development proposals were not subject to consideration under the Housing
in the Countryside policy. The Inner Moray Firth Proposed Local Development Plan does
not identify these smaller rural settlements specifically and those such as
Scotsburn\Lamington will fall to be assessed under HWLDP Policy 35 Housing in the
Countryside (Hinterland areas). Development proposals will be assessed against this
policy and its associated Supplementary Guidance. The SG sets out the areas where
potential development opportunities lie and where exceptions apply. This approach allows
flexibility to accommodate housing development in pressured rural areas in line with
Scottish Governments desire to see the availability for housing development in rural areas.
Decisions will also be informed by the recent housing capacity study undertaken for the
area and identifies areas where potential infill and rounding off of existing groups exist.
Potential for development in these areas will need to adequately address other issues
such provision of appropriate infrastructure and services including drainage. The Housing
in the Countryside and Siting and Design Guidance alongside any specific housing
capacity studies are intended to allow a level of development in pressured rural areas
while minimising impacts on the countryside.

The HIiC SG allows the identification of housing groups through a criteria based approach
set out in the document rather than seeking to identify every opportunity for development
over an extensive geographic area.
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Accordingly, the Council believes the Hinterland boundary should be retained without
modification.

Reporter’s conclusions:

Preliminary Matters

1. Policy towards development in hinterland areas is covered in Policy 35 of the
Highland-wide Local Development Plan. The Highland-wide plan also identified the
boundary of the hinterland areas, but explicitly commented that these would be reviewed
through the preparation of the area local development plans. Therefore matters
connected to the policy that should apply in hinterland areas are outwith the scope of this
examination, but matters raised regarding the location of the boundary of the hinterland
are discussed further below.

2. As described in paragraph 2.7 of the proposed plan, the hinterland designation is
used to limit housing development on unallocated sites in areas of greatest commuter
pressure. It is not intended as a tool to restrict development for other purposes, such as
in areas of particular scenic quality or with inadequate infrastructure provision. Other
policy tools address these matters. The main consideration therefore in deciding whether
an area should be included in the hinterland is the level of commuter pressure.

Hinterland boundary around Tain/Fearn peninsula

3. One representation seeks the removal of the hinterland designation around Tain:
others seek its extension west of Tain towards Portmahomack and Tarbat Ness. Given
Tain’s location on the A9 and its inclusion within the Ross-shire Growth Area, the town
can be expected to be a focus for development pressure. In the interests of a plan-led
system, it is sensible for this pressure to be directed to the best locations rather than
proceeding in an uncoordinated way. Indeed the plan proposes significant allocations in
Tain to meet the demand for housing land. Beyond these allocations, | therefore agree
that it is wise to maintain a level of restraint around Tain through the use of the hinterland

policy.

4. Inthe Fearn peninsula to the east of Tain there is generally little evidence on the
ground of excessive sporadic or modern development. This indicates that there is
currently no imperative to extend the hinterland designation across the peninsula as a
whole. However in the area between Tain and Inver, modern suburban development is
more apparent, including some examples of poor design. It may be that this smaller area
would benefit from hinterland status, but | am conscious that this specific idea has not
been subject to public consultation. It is also the case that it would take some further
study to arrive at the most appropriate robust boundary in this area. | therefore conclude
that a possible extension of the hinterland area between Tain and Inver is a matter the
council could consider further with a view to consulting on such a change when the plan is
reviewed.

Hinterland boundary north of Slochd Summit

5. The council explains above its reasoning as to why housing proposals are emerging in
the countryside around Tomatin, but it also accepts the risk of more commuter-based
pressure in the future. Given the relatively short travel time from Tomatin to Inverness,

48




PROPOSED INNER MORAY FIRTH LOCAL DEVELOPMENT PLAN

the existence of such pressures, either now or in the future after the upgrading of the A9,
seems likely. But again | am conscious that this specific idea has not been subject to
public consultation. It is also the case that it would take some further study to arrive at the
most appropriate robust boundary in this area. | therefore conclude that a possible
extension of the hinterland area towards Slochd summit is a matter the council could
consider further with a view to consulting on such a change when the plan is reviewed.

Hinterland boundary in Strathnairn

6. The boundary amendments sought by Angus Mackenzie may have some merit, but
are of a level of detail that could not be readily illustrated on Map 3 of the plan, which is of
a small scale with little background mapping. Map 3 is clearly intended to show the broad
extent of the hinterland, but not a detailed boundary down to the level of precise field
boundaries. | therefore conclude it would be of no practical effect to recommend a
change in this area.

7. It may be that this matter can be considered through the review of the Highland-wide
Local Development Plan, which includes a slightly more detailed proposals map.

Hinterland boundary at Goshem

8. The argument given for removing this land from the hinterland is that it already forms
part of a special landscape area. This overlap in designations occurs in several parts of

the plan area. As the two designations have different purposes, and different policy tests
apply to them, this situation is justifiable. No change to the plan is required.

Policy Matters

9. As stated above, the policies to be applied in the hinterland area and special
landscape areas are set out in the Highland-wide Local Development Plan, and not in the
Inner Moray Firth plan. Consideration of the relative weight to give to these two
designations is therefore beyond the scope of this examination.

10. Additionally, policies on crofting are contained in the Highland-wide Local
Development Plan and not the Inner Moray Firth plan. Consideration of whether new
crofts are appropriate in hinterland areas is therefore beyond the scope of this
examination.

11. Matters connected to housing policies within the hinterland, wider countryside and
the treatment of housing groups are similarly covered by policies in the Highland-wide
Local Development Plan or the Housing in the Countryside and Siting and Design
Guidance.

12. The role of the hinterland in protecting pressured areas of the countryside from
suburbanisation is already clearly stated in paragraph 2.7 of the proposed plan. Itis not
surprising that many of the areas identified as hinterland are also within growth areas, as
these are the areas where demand for development is greatest. However there is no
suggestion that all land within the broadly defined growth areas is suitable for
development. Indeed, in these areas, the hinterland policy has a crucial role to play in
directing development to the most appropriate locations, generally allocated sites.

13. No modifications in relation to these policy matters are required.
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Reporter’'s recommendations:

No modifications.
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Issue 5 Policy 1: Promoting and Protecting City and Town Centres

Development plan
reference:

Reporter:

Paras. 2.8-2.9 Pages 12-13) Trevor Croft

Body or person(s) submitting a representation raising the issue (including
reference number):

Dr Donald Boyd, Westhill Community Hercules Unit Trust (04398)
Council (00324) F&C REIT Asset Management (04407)
Brian Stewart (00993) Asda Stores Limited (04443)

Munro Construction Highland Ltd (01235)

Provision of the
development plan
to which the issue
relates:

Policy 1 Promoting and Protecting City and Town Centres

Planning authority’s summary of the representation(s):

F&C REIT Asset Management (04407) - Supports Plan's Town Centres First principle in
particular that this principle should be in relation to all footfall generating proposals and not
only retail and leisure proposals because the City centre should be protected from out of
town retail developments. Also welcomes the proposal by the Council to establish
Inverness City Centre as a ‘Priority Action Area’, and the proposal to review the City
Centre Development Brief because this will attract potential developers and investors.

Dr Donald Boyd, Westhill Community Council (00324) - Seeks new Community Policy
because: areas of Inverness are more like building sites with few local amenities in terms
of shops, medical surgeries, pharmacies, churches and community halls than real
neighbourhoods; such a policy would require developers and the Council to build
communities and foster community relationships and involvement in terms of buildings,
amenities and road infrastructure, and; such a policy would create a sense of place and
community with cohesion and balance.

Brian Stewart (00993) - Disagrees that footfall generating developments should be
directed to the larger centres in the first instance because: it would be more equitable to
locate such developments where they can best serve - and create employment for - local
communities; towns such as Dingwall, Tain, Cromarty and Nairn may be more appropriate
locations for such development using this criterion than Inverness City Centre; centralising
all higher order facilities in Inverness will not achieve the Plan's aim of “maximising
acccessibility”; more dispersed provision of facilities will better meet the aim of “maximum
accessibility”; “suitable site” is not defined, and; district and neighbourhood centres are not
settlements and can never become such and should not be afforded the same status as
settlement centres.

Hercules Unit Trust (04398) - Seeks amendments because: “West Seafield Retail Park” is
better known and more accurately described by its trading name; a significance test of
impact and footfall should be added to be consistent with national planning policy, and;
“retail impact analysis” is a more accurate and accepted term for the report than “a
sequential assesment.”
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F&C REIT Asset Management (04407) - Supports principle behind policy but seeks
amendments because: more emphasis should be placed on the need to assess the impact
of new proposals outwith the City and Town Centres, and; its suggested wording would
further protect the City and Town centres. Welcomes that Inverness is located at the top of
the settlement hierarchy. Welcomes the inclusion of the statement that residential uses will
be encouraged within the upper floors of buildings within all of the centres as this will help
to create additional footfall and expenditure within the City Centre, which will in turn
improve the vitality and viability. Welcomes that this is first policy of the document,
emphasising the importance of the issue to the Council.

Asda Stores Limited (04443) - Believes that the Asda store at Tain should be included
within the hierarchy because: a planning permission in principle for retail development was
given in February 2011; planning permission for matters specified by conditions was
subsequently granted and the store opened in Autumn 2012; the wider neighbourhood
expansion the store serves is allocated as TN5 in the Proposed Plan; such a
neighbourhood centre would encourage the provision of more community and commercial
facilities in line with local aspirations and create a focused hub, and; it provides an
established service to the local community and should therefore have protected status
within retail policy.

Supports the allocation of the Inverness Slackbuie site and its immediate surrounding area
as an Inverness Neighbourhood Centre within the retail hierarchy because: planning
permission has been granted for a Class 1 foodstore with petrol filling station and a
number of ancillary retail units and the store opened in July 2012; the mixed use facilities
will provide a centre function for this growth area and will support the large-scale,
proposed additional housing in this part of Inverness; the Asda complex and the wider
permissions in the area for a medical centre and other commercial uses will provide a hub
and focus for community activity, and; such a hub should have protected status within
retail policy with recognition of its important contribution to the catchment population.

Munro Construction Highland Ltd (01235) - Seeks more land use flexibility for town centre
sites in particular at Invergordon High Street [01235/Policy 1/1, map of potential
development site] because: land is allocated within adopted local plan (site 3) ; the
success of the Ross-shire Growth Corridor depends upon supporting facilities and
accommodation; adopted plan site 3 offers opportunities to meet some of these needs in a
centrally located position with active travel options to some of Invergordon’s key
employment sites; services and facilities; the site lies within the Plan's Invergordon Town
Centre boundary and should therefore be suitable for mixed uses, and; application of
Policy 1's principles should mean that all uses which may add to the vitality of a town
centre should be considered positively and flexibly taking account of market conditions
and local demand.

Modifications sought by those submitting representations:

F&C REIT Asset Management (04407) - None — comment of support.
Dr Donald Boyd, Westhill Community Council (00324) - A new Community Policy.
Brian Stewart (00993) - Para 2.8 second sentence, delete “unless this plan identifies an

exception”. Para 2.8 fourth sentence, after 'Inverness City Centre” delete “in the first
instance” and insert “or a local/sub-regional centre”. Para 2.9 second sentence - delete

52




PROPOSED INNER MORAY FIRTH LOCAL DEVELOPMENT PLAN

entire sentence. Para 2.9 third sentence: add (here or elsewhere) some explanation of the
criteria by which the “scale” of development relative to a site will be judged (ie how will
proportionality or a suitable “match” be assessed. Policy 1: delete the word “Sequential”
and the entire second paragraph, “Proposals..... centre(s)”, for the reasons given above on
proportionality and compatibility and - see below - on “sequential’. Table 1: Delete
Inverness District Centres and Inverness Neighbourhood Centres.

Hercules Unit Trust (04398) - Tier 2 Centre - “West Seafield Retail Park” to be changed to
“Inverness Retail Park” Revised wording for the Policy 1: “The Council will not support any
proposal for development that is likely to have a significant adverse effect on the vitality
and viability of any of the centres listed below and highlighted on the maps in Section 4.
Developers of proposals that generate significant footfall should consider potential sites for
their development in a sequential manner working down the hierarchy of centres listed
below. If the Council considers that a proposal may result in a significant adverse impact
on the vitality and viability of any of these centres then the developer will be required to
produce a retail impact assessment.”

F&C REIT Asset Management (04407) - Amend text of Policy 1 to read as follows: ‘If the
Council considers that a proposal may result in an adverse impact upon the vitality and
viability of any of these centres then the developer will be required to produce an impact
assessment on a sequential basis. If this demonstrates an adverse impact then the
development proposal will not be supported.’

Asda Stores Limited (04443) - Inclusion in the hierarchy of a neighbourhood centre based
on the Asda store at Tain.

Munro Construction Highland Ltd (01235) - More land use flexibility for town centre sites.

Summary of responses (including reasons) by planning authority:

e All the comments of support are noted and welcomed.

e Policy 1 identifies, protects and promotes the further expansion of, a network of
commercial and community facility centres so that user and provider accessibility is
maximised. In developing neighbourhoods community cohesion and facilities will not
be there on day 1. In a perfect world of plentiful public finances then advanced
provision of all supporting infrastructure and facilities could be subsidised but in
current, real world circumstances such provision is impracticable. The Council and
other agencies can reasonably insist on certain advanced provision such as sewer
and road connections and even measures such as a subsidised public transport
connection but other facilities need to wait until certain development thresholds are
met so that provision becomes economic for the public and private sectors.

e The Council accepts that the Policy requires amendment to clarify that developers
need not look at potential sites within Inverness City Centre before sites within other
Plan area town centres. It is not the policy’s intention to force developers particularly
of small scale proposals to eliminate potential (sequentially preferable) sites within
Inverness City Centre before looking at sites within say Nairn Town Centre. However,
the policy’s intended sequential approach to developer site selection (as well as retail
impact assessment) should apply to the rest of the hierarchy. The Council would
support, if the Reporters were minded so to recommend, a modification that clarified
that the Plan area’s town centres are equivalent to Inverness City Centre in terms of
developer site selection. The second test of retail impact on any listed centre would
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remain so there would be a “safety net” to prevent the unlikely example a regional
shopping centre being promoted within Nairn Town Centre. Definition of the term
“suitable” has been subject to recent court debate and decision, and the Council would
suggest, if the Reporters see fit to recommend that a definition is necessary, that
suitable for the scale and type of development proposed would be the most
appropriate definition. The listed district and neighbourhood centres are established
and assist in the overall aim of maximising accessibility for users and providers and in
the larger urban areas offer vital active travel alternatives to car borne travel to the
relevant City/Town centre.

e The Council has tried to be factual and objective in its naming of sites and other
geographic locations within the Plan. Therefore commercial trade and locally known
nicknames have not been used. If the Reporters see fit to recommend such
modifications then the Council would support a significance test for retail impact but
not for footfall since Policy 1 has a two step approach. The first step is to encourage
developers, in site selection, to put City and town centres first for developments
generating any footfall. The second step is about retail impact assessment which
should have a significance test. The Council agrees that “retail impact analysis” is a
more accurate and accepted term for the report than “a sequential assesment” should
the Reporters see fit to recommend such a change.

e The policy already applies to proposals outwith the listed centres so no change is
required.

e Policy 1 does not list and therefore protect district and neighbourhood centres outwith
Inverness because the other settlements are not large enough in terms of geographic
area and population catchment to have district and neighbourhhod centres that could
assist in increasing accessibility. For example, Tain’s Asda is in a peripheral not a
central location, relies upon an element of passing, car borne travel and if it expanded
further may threaten the vitality and viability of Tain Town Centre to the detriment to
overall accessibility across that settlement.

e The suggested Invergordon site is within its town centre and therefore a suitable
mixed use proposal would be acceptable in principle under the terms of Policy 1.
Accordingly, the Council believes that no modification is necessary in respect of this
comment.

Reporter’s conclusions:

Dr Donald Boyd, Westhill Community Council (00324)

1. This representation makes a sensible point about the need to build communities. The
council is correct however in its statement that it takes time to provide all the facilities that
are necessary to build neighbourhood community cohesion. Historically neighbourhoods
have developed over a period of time, with community facilities generally appearing once
there is a population base to support them. At one time, when movement was restricted
because of limited transport and finance, and facilities, including employment, were locally
based, these would have developed on a small scale within local communities.
Development thresholds are now much larger, and | agree with the council that the
provision of many facilities must wait until these have been reached. No modification is
required.
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Brian Stewart (00993), Hercules Unit Trust (04398), F&C REIT Asset Management
(04407)

2. The council accepts the basic issue that the policy is wrong in proposing that potential
developers should look first at Inverness city centre for development sites. For one thing
it would effectively contradict the plan’s policy of designating growth areas in which
development is to be promoted. The council recommends that a modification be made to
clarify this.

3. | detect that there is some misunderstanding of each other’s position between the
council and representee 00993. To resolve this | sent a further information request to the
council asking for revised wording to the policy and supporting paragraphs as necessatry.
The representee was then able to respond and provided a constructive reply. Concerns
remain over the use of the word ‘hierarchy’ and ‘sequential’, and the inclusion of the
Inverness ‘District Centres’ (as described in the plan) within the policy. | think it is helpful
in resolving these issues to look at Scottish Planning Policy (SPP). This is an up to date
statement of Government policy guidance on planning matters and carries significant
weight.

4. SPP sets out at paragraph 60 policy principles that should be used in development
plans, the first being that they should apply a town centre first policy. This is stated
clearly in the second sentence of plan paragraph 2.8, and for this reason | consider this
sentence should be retained. | do not believe there is any difference between the council
and representee on this point.

5. Paragraph 61 states that plans should identify a network of centres that is likely to
include city centres, town centres, local centres, and commercial centres (my italics). It
adds that these may be organised in a hierarchy. | consider that the settlement hierarchy
as described and shown on Map 3 and in the table under Policy 1 follows this guidance.

6. Paragraph 63 states that: ‘Plans should identify as commerical centres those centres
which have a more specific focus on retailing and/or leisure uses, such as shopping
centres......... retail parks and factory outlet centres’. | consider that this is exactly what
the plan is doing in identifying the Inverness District Centres, and for this reason they
should be retained in the plan. To bring them into line with SPP, and meet some of the
criticism that they are not centres as such, they should be renamed “Inverness
(Commercial Centres)”. This acknowledges that Inverness is the settlement, and the
centres’ locations within this. In this respect | accept the council’s view that the retail
parks should retain their site or geographical location name rather than their commercial
trade name.

7. With regard to the term ‘sequential’ this arises from SPP paragraph 68, which states
that development plans should adopt a sequential town centre first approach when
planning for uses that generate significant footfall. This equates to the approach spelt out
in the second sentence of paragraph 2.8, which is another reason for retaining it. That
said | am minded to exclude the wording ‘unless this plan identifies an exception’ in that
sentence. In saying this | am persuaded by the representee 00993’'s comment that this
could amount to a ‘u-turn’ on the part of the council. In addition no exception within the
plan has been drawn to my attention. In the event that a proposal did come forward that
is contrary to the policy it would be open to a developer to argue the case for a departure
from the development plan justified by other material considerations.
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8. Sequential also applies within individual settlements, rather than between settlements
within the overall hierarchy. This has been recognised by the council in its proposal for
two new sentences to replace the first sentence in the second paragraph of Policy 1.
These also refer to site suitability in terms of the scale and type of development proposed,
and as to how appropriate this is to the hierarchail scale and function of the centre within
which it is proposed. | have no difficulty with this modification, which | believe to be in line
with the overall thrust of SPP.

9. | accept the council’s view, however, in response to representations, that the use of
the term ‘sequential assessment’ is wrong in paragraph 2 of the policy, and that it should
read “retail impact assessment”.

10. Taking all these points into account | have considered carefully the matters raised in
representations and the council’s responses, and recommend a number of modifications
to address these.

Asda Stores Limited (04443)

11. 1 agree with the council that none of the settlements outwith Inverness are large
enough in terms of geographic area and population catchment to have district and
neighbourhood centres that could assist in increasing accessibility. The Asda store in
Tain now appears well established, but | agree with the council that its expansion beyond
this could threaten the vitality and viability of the town centre. No modification is needed.

Munro Construction Highland Ltd (01235)

12. Proposed Policy 1 sets out the circumstances within which proposals can be
supported within settlements in the plan area. Invergordon is designated as a second tier
town centre, with only Inverness being in the top tier. There is thus a strong likelihood of
suitable mixed uses being supported. In this context ‘suitable’ is now defined in my
modification below as suitable in terms of scale and type of development. As a second
tier settlement | would expect Invergordon to be appropriate for a fairly wide range of
activities. In these circumstances | do not see any need for a specific site designation.
No modification is needed.

Reporter’'s recommendations:

It is recommended that;

1. Inthe second sentence of paragraph 2.8: ‘unless this Plan identifies an exception’ be
deleted;

2. Inthe second paragraph of Policy 1 the first sentence be deleted and replaced with:
“Developers of proposals that generate footfall (visits by the general public) should
consider sites that are suitable, in terms of the scale and type of development proposed,
within those centres listed below. Developers should also consider how appropriate the
scale and type of their proposed development is to the hierarchical scale and function of
the centre within which it is proposed.”

3. Inthe original second sentence ‘sequential’ be deleted and replaced with “retail
impact”.
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4.

For the avoidance of doubt the second paragraph of Policy 1 now reads:

“Developers of proposals that generate footfall (visits by the general public) should
consider sites that are suitable, in terms of the scale and type of development
proposed, within those centres listed below. Developers should also consider how
appropriate the scale and type of their proposed development is to the hierarchical
scale and function of the centre within which it is proposed. If the Council considers
that a proposal may result in an impact on the vitality and viability of any of these
centres then the developer will be required to produce a retail impact assessment. If
this demonstrated an adverse impact then the development proposal will not be
supported.”

In the table under Policy 1, in the column headed ‘Settlement’, ‘Inverness District

Centres’ be deleted and replaced with: “Inverness (Commercial Centres)”.
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Issue 6 Policy 3: Other Settlements

Development plan
reference:

Reporter:

Para. 2.26 Pages 17-18 Stephen Hall

Body or person(s) submitting a representation raising the issue (including
reference number):

Highland Housing Alliance (00202) Kilmuir & Logie Easter Community Council
Ferintosh Community Council (00284) (01727)

Nigg & Shandwick Community Council Peter Christie (02212)

(00313) Blueprint Architecture & Design Ltd (03128)
Tarbat Community Council (00323) Bell Ingram (04337)

Balnagown Estate (00964) Tain & Easter Ross Civic Trust (04361)
Munro Construction Highland Ltd (01235) Donald Fraser (04551)

Provision of the
development plan
to which the issue
relates:

Policy 3: Other Settlements

Planning authority’s summary of the representation(s):

Peter Christie (02212) - Seeks better contents pages because anyone interested in the
smaller, other settlements will find it difficult to find the Plan content that is relevant to
them.

Balnagown Estate (00964) - Seeks reallocation of adopted local plan site and settlement
boundary because: Scottish Planning Policy (para 73) urges authorities to allocate
sufficient, effective housing land to provide a choice of sites in terms of scale location and
type, and to provide certainty to all participants in the planning process as to where future
development is likely to occur; site was a significant element of the Ross and Cromarty
East Local Plan land supply and strategy for this area; it remains within the Plan's Ross-
shire Growth Area where growth is encouraged and employment opportunities are/will be;
a planning application has been lodged for the site, previous constraints are in the process
of being overcome and a positive decision is expected in Spring 2014; any permission
would be significant and should be reflected in the Plan's text and mapping; site is
identified within the Housing Land Audit 2010 as being an “effective site without planning
permission” and is therefore part of the “established land supply”; proposal should not be
judged against the Council's countryside policies; it was identified as a preferred site at
Main Issues Report stage; only 4 parties made comment on this site option and only one
was adverse (from Network Rail) and the safety issues it raised relating to the Delny
Crossing have been well documented in Rail Accident Investigation Branch reports as pre-
existing, and improvements necessary in the absence of this development; the safety
issue can be mitigated by the imposition of temporary speed restrictions pending the
installation (by Network Rail) of a permanent solution; the rail crossing is an important
feature locally and its closure would be very regrettable; alternative improvements to the
crossing could come forward as a result of this proposal which would require to be agreed
with Network Rail; constructive dialogue is being held with Network Rail to resolve its
objection to the application, and; a positive, specific Plan reference will provide the
confidence for investment decisions to be made. Site plan supplied [00964/Policy 3/1].
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Nigg & Shandwick Community Council (00313) - Seeks clarification because: Pitcalnie is
not a single place; the wider parish was known as Nigg; Pitcalnie should not be identified
for growth (assumed), and; the Plan's countryside policies should apply to the wider Nigg
parish including Pitcalnie (assumed).

Highland Housing Alliance (00202) - Seeks pro development reference to site in its
ownership at Mount High on the Black Isle because it could help deliver affordable
housing (assumed).

Blueprint Architecture & Design Ltd (03128) - Requests specific, pro-development Plan
coverage for Kildary because: site has no ownership constraint; planning permission
already granted for 24 houses on adjoining land, and; it will be more difficult to obtain
planning permission if the settlement has no boundary or the land is outwith any defined
boundary. Site plan supplied [03128/Policy 3/1-2].

Bell Ingram (04337) - Seeks reintroduction of positive, specific Plan content for Marybank
because: owner will make land available and it is therefore effective; site is allocated in
Ross and Cromarty East Local Plan (As Continued in Force) (April 2012) as a 2.7 hectare
expansion of the settlement for up to 25 houses; the principal infrastructure constraint is
being addressed by the provision of a new waste water treatment works by Scottish
Water; the local community support the need to meet demand for housing; the site is
within the Council’s latest Housing Land Audit 2010; plans to develop the site have only
been delayed by the downturn in the housing market which is now showing improvement;
a criteria based approach would provide less certainty for the landowner, any future
potential developer and the community; a mapped based approach to all settlements
which identifies suitable development within or adjacent to existing settlements would
better reflect the requirements of national planning policy (SPP para.14); relying on a large
proportion of the land supply within windfall sites is a less certain way of matching supply
and demand and ensuring a sufficient and effective housing land supply; the aim of
streamlining the Plan should not compromise good planning practice, and; small
settlement allocations add choice to the location and type of sites in accordance with
national planning policy (SPP paras. 70— 76).

Ferintosh Community Council (00284) - Seeks policy proviso because: there is uncertainty
whether Mulbuie School will suffer a declining school roll or if it will continue to
accommodate children as an overflow from the growth of the Ross-shire corridor.

Munro Construction Highland Ltd (01235) - Seeks more pro-development Plan references
to land at Rhicullen/Newmore because: it lies within the Plan's Ross-shire Growth Corridor
which has significant existing and future employment potential; land is conveniently
located within active travel range of a local primary school and with easy access to key
employment sites; growth at Rhicullen/Newmore will support the adjacent Newmore
primary school, which is understood to have spare capacity; utilising this capacity makes
sense in terms of sustainability and Best Value in the provision of Council services; in
bullet point 2 of Policy 3 it is not clear whether or not strong similarity will be a positive or
negative factor in this assessment; the spacing, scale and density of new development
should be led by placemaking principles which are already set out in other Highland wide
development plan policies; its land is far closer to employment centres than
Portmahomack and Hill of Fearn which are listed in para 3.12; Barbaravile doesn't have its
own school, and; the other settlements listed in para 3.12 are of similar sizes and
functions to Rhicullen/Newmore.
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Tarbat Community Council (00323) - Seeks specific Plan content for Portmahomack
because: a settlement area has always featured in and been defined by past approved
plans, including the Ross and Cromarty East Local Plan still in force; specific boundaries
and text give context and strategy and some certainty as to what proposed developments
should and should not be approved; detail was supplied including site preferences in the
Main Issues Report; this Main Issues Report was presented at a local public meeting and
many residents made comments including Tarbat Community Council who made specific
comments on it; previous plans were produced using a transparent and reasonably
democratic process; they gave clarity and legitimacy to planning decisions taken in
accordance with them; no justification has been given for dropping Portmahomack
between MIR stage and now; individual planning officers and councillors will be given too
much influence in the decision maiking process leading to inconsistencies, anomalies and
uncertainty; undemocratic; there is huge pressure for development in the countryside
around Portmahomack and the absence of a defined settlement is bound to exacerbate
this, and; the Ross-shire Growth Area will increase this pressure.

Kilmuir & Logie Easter Community Council (01727) - Opposes development because: land
at Mull Hall has poor ground conditions; larger expansion of Barbaraville will have an
adverse impact on the usage of the Delny Railway Crossing meaning that the crossing
would have to be closed and traffic redirected either to the dangerous Tomich Junction or
over the inadequate Garty Bridge; inadequate demand for new build houses in
Barbaraville as evidenced by unsold properties; inadequate capacity and safety of B817
from Invergordon to Kildary and A9 to Nigg which will only get worse with economic
expansion; Lamington Policy Assessment and Capacity Study is an important planning
document and should be referenced; linking communities by footpaths will improve
pedestrian safety and have health benefits (good example - the Dalmore to Invergordon
footpath), and; a new pattern of school provision will lead to a different pattern of safer
routes to school - new routes should be safe and accessible. Supports expansion of
Kildary particularly for leisure or recreational use and “other site” at Wester Tarbat which
has good pedestrian and public transport connections. Plan incomplete without a definitive
Crofting Land Map and details of the land's usage because this is vital to housing in the
countryside planning application decisions.

Tain & Easter Ross Civic Trust (04361) - Objects to lack of detailed Plan coverage for
Portmahomack because: it was included both in the Call for Sites stage and in the Main
Issues Report; the lack of a boundary creates uncertainty and makes planning decisions,
particularly those relating to the fringe of the village, largely dependent on the judgement
of the particular planning officers, rather than on policies which have been democratically
and transparently adopted; ribbon development between Tain and Portmahomack will be
more likely; ad hoc development such as around the farm of Seafield will be more likely
between the village of Portmahomack and Rockfield.

Donald Fraser (04551) - Supports aims of policy and suggests a particular proposal at
Mulbuie would be compliant because: Mulbuie is a scattered rural community centered
around the Village Hall and Mulbuie Primary School; these facilities not only serve as the
heart of rural life for the primary age and nursery children attending, but also sustain a
wider community with meeting facilities for recreation and social gatherings; further limited
housing would help sustain and expand the community; a proposal could also deliver a
designated area of recreational ground close by the existing nucleus, for the benefit of
both the local school and the wider community; suggests particular expansion site north of
the Memorial, between the residences of Suil Beinne and Allandown, bounded by fences
on all sides, and amounting to approximately 5.5 acres; believes this would help to form a
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more cohesive settlement close to the existing hub and would not place any undue
pressure on the existing infrastructure; foul drainage could be by mounded system, and,;
the policy will prevent rural vitality being lost to larger towns and cities.

Modifications sought by those submitting representations:

Peter Christie (02212) - Addition of Other Settlements and its policy to contents pages of
Plan.

Balnagown Estate (00964) - Reinstatement of settlement boundary for Barbaraville, and
housing allocation 9(b), as shown in the adopted Ross and Cromarty East Local Plan with
revised details to reflect planning application reference 08/00253/OUTSU (site
plan/illustrative layout attached) awaiting determination.

Nigg & Shandwick Community Council (00313) - Clarification of the Council's
interpretation of the settlement boundary of Pitcalnie.

Highland Housing Alliance (00202) - Seeks pro development reference to site in its
ownership at Mount High on the Black Isle.

Blueprint Architecture & Design Limited (03128) - Requests that Plan include a specific
inset map and text for Kildary including its development land (details supplied) as an
allocation enclosed within a defined settlement boundary.

Bell Ingram (04337) - Reinstatement of detailed provsions for Marybank as shown in the
adopted Ross and Cromarty East Local Plan .

Ferintosh Community Council (00284) - Seeks a policy proviso that new development
proposals are only supported by the policy provided that (if the settlement has a school as
its only facility) the school requires extra pupils at the time of any development proposal.

Munro Construction Highland Ltd (01235) - Seeks more pro development Plan references
to land at Rhicullen/Newmore. At para 3.12 as a small community where development will
be supported in pursuit of the Ross-shire Growth Area Strategy. Second bullet point:
Highland wide Local Development Plan policies Policy 28 ‘Sustainable Design’ and Policy
29 ‘Design Quality and Placemaking’ should be cross referenced through an additional
bullet point which should state that they will be used to determine the most appropriate
form and density of development at Other Settlements, with design statements and master
plans justifying proposals.

Tarbat Community Council (00323) - Settlement map and text for Portmahomack as per
Main Issues Report. An additional developer requirement would be added in terms of
widening of Tarbatness Road.

Kilmuir & Logie Easter Community Council (01727) - All the open land bordering the B817
from Mull Hall to Polnicol safeguarded from built development. Explicit reference that no
more than 30 houses will be permitted in the expansion of Barbaraville. Lamington Policy
Assessment and Capacity Study should be referenced in the Plan. References to
footway/footpath improvements between small communities that have no other form of
safe, non car connection. Amendments (unspecified) to take account of the School
Estates Review. Addition of a definitive Crofting Land Map and details of the land's usage.

61




PROPOSED INNER MORAY FIRTH LOCAL DEVELOPMENT PLAN

Tain & Easter Ross Civic Trust (04361) - Reintroduction of Portmahomack village chapter
with mapped settlement development area and suitable policy text.

Donald Fraser (04551) - More explicit support for a particular expansion proposal at
Mulbuie (assumed).

Summary of responses (including reasons) by planning authority:

e The Plan, in line with the Scottish Government’s promoted, proportionate approach to
planning issues, includes policy coverage proportionate to the scale and development
pressure likely to be implemented in the list of other settlements. They merit reference
on Map 3 which sets out the detailed Plan strategy and their own general policy but no
more if modern development plans are to be streamlined documents that concentrate
on key areas of land use change. Accordingly, the Council believes that the policy
should not be modified in respect of this comment.

e An adopted local plan allocation is still a benefit to the respondent if it progresses its
application in the short term. Moreover, Policy 3 is still supportive of suitable proposals
and Barbaraville is a listed settlement. The respondent has had many years to
progress its proposal and could still do so. There are many other (arguably better
located) housing sites allocated within the Plan and they provide an adequate
guantitative supply and qualitative range of sites within the Ross-shire Growth Corridor
so there is no exceptional justification for promoting Barbaraville up the settlement
hierarchy. Accordingly, the Council believes that the policy should not be modified in
respect of this comment.

e Pitcalnie is the location of the facility (the hall) that could be underpinned by further
limited development. Policy 3's wording only supports development proportionate to
the settlement’s existing size, pattern and constraints. Accordingly, the Council
believes that the policy should not be modified in respect of this comment.

e Mount High is a housing in the countryside housing group of former forestry
commission houses with no community or commercial facilities and no tradition of
settlement even functioning on a wider parish basis. Accordingly, the Council believes
that the policy should not be modified in respect of this comment.

e Policy 3 is supportive of suitable proposals and Milton of Kildary is a listed settlement.
There are many other (arguably better located) housing sites allocated within the Plan
and they provide an adequate quantitative supply and qualitative range of sites within
the Ross-shire Growth Corridor so there is no exceptional justification for promoting
Kildary up the settlement hierarchy. The tourism element of the proposal would be
judged against the general policies of the Highland wide Local Development Plan
(HWLDP) and appears from the details supplied to be likely to be in accord with those
policies. Accordingly, the Council believes that the policy should not be modified in
respect of this comment.

e An adopted local plan allocation is still a benefit to the respondent if it progresses its
application in the short term. Moreover, Policy 3 is still supportive of suitable proposals
and Marybank is a listed settlement. The respondent has had many years to progress
its proposal and could still do so. There are many other (arguably better located)
housing sites allocated within the Plan and they provide an adequate quantitative
supply and qualitative range of sites within the Ross-shire Growth Corridor so there is
no exceptional justification for promoting Marybank up the settlement hierarchy.
Accordingly, the Council believes that the policy should not be modified in respect of
this comment.

e The Council believes in response to Ferintosh Community Council’s views and the
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comments received from pro-development parties that the current policy wording is
too open ended and offers inadequate certainty to local residents and developers. A
more tightly worded policy, outlined below, is suggested for the Reporters’
consideration should they agree that change is necessary. The suggested
amendments should reduce current uncertainty about the lack of a settlement
boundary and how the Council will judge whether a development will underpin a local
facility or not. The very smallest settlements particularly those based on a facility
serving a dispersed rural parish rather than a nuclear grouping of development are
suggested for deletion given the uncertainty in judging their boundaries and whether
more dispersed development would or would not underpin facilities.

2.26

While the Plan focuses the majority of its growth on larger settlements in the area, there are a number of smaller
settlements where the Council believes further limited development is appropriate and this erceuragementof
furthertimited development may help sustain one or more local facilities that function as a hub for the local
community sueh-as-theltocal (primary school, e+ village hall or other well used community venue). These settlements
are listed below and shown on Map 3, and Policy 3 outlines the criteria to guide development in these locations.

Policy 3 Other Settlements

Development proposals within, rounding-off or consolidating adjeining the settlements listed below mustaddress
therelevanteriteria-listed-below-to-be-supperted—Propesals will be assessed against the extent to which they:

likely to help sustain that faC|I|t|es in that settlement
° are compatible similar in terms of its use, spacing, seale character and density with e development within
er—adjmmng that existing settlement—me%dmgem&@e#aﬁe&e#%m&pee#e%%eﬁ#&eﬂﬁyﬁewes

° can utilise spare, eX|st|ng capacity in the infrastructure network (educatlon roads, other transport, water,
sewerage etc.) within erclesete that settlement or new/improved infrastructure could be provided in a cost
efficient manner;

° avoid a net loss of amenity / recreational areas significant to the wider local community; and

° would result in an adverse impact on any other locally important heritage feature (which may include a
war memorial, burial ground, important public viewpoint/vista or open space).

Abriachan, Advie, Ardross, Balnain, Barbaraville, Bunrehrew, Cannich, Ereachy, Cullicudden, Daviot, Dochgarroch,
Easter Kinkell, Farr, Ferness, Foyers, Garve, Gorthleck, Hill of Fearn, Inver, Kildary, Inverarnie, Invermoriston, kieey,
Kilmorack, Marybank, Milton of Kildary, Mulbuie, Pitcalnie (Nigg), Portmahomack, Reselis, Rhicullen / Newmore,
Struy, Tomich (By Cannich), Whitebridge.

Proposals which demonstrate overall conformity with the above criteria will be in accordance with this policy.

e Policy 3 is supportive of suitable proposals and Rhicullen/Newmore is a listed
settlement. There are many other (arguably better located) housing sites allocated
within the Plan and they provide an adequate quantitative supply and qualitative range
of sites within the Ross-shire Growth Corridor so there is no exceptional justification
for promoting Rhicullen/Newmore up the settlement hierarchy. As the respondent
states, their proposal complies with many of the criteria within Policy 3 which will be in
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its favour. Accordingly, the Council believes that the policy should not be modified in
respect of this comment.

e Portmahomack is a comparatively large and distinct village but is located on the
periphery of the Plan area and experiences very low levels of developer interest. The
Plan’s primary purpose is to manage and direct development pressure to the most
socially efficient locations. Therefore it should concentrate on where development
pressure is greatest and where, appropriately, it can be encouraged. Portmahomack is
not in need of regeneration, has environmental constraints and is too far from
employment centres to be subject to significant development pressure. The Council
has adequate criteria based policy coverage within the HWLDP and in Policy 3 to
assess and judge housing in the coutryside proposals and those on the margins of
Portmahomack. Accordingly, the Council believes that the policy should not be
modified in respect of this comment.

e See above regarding Barbaraville and Kildary comments. See Vision and Spatial
Strategy and General Comments Schedule 4s regarding the practicability of active
travel connections in rural areas and the Council’'s consideration of crofting land
quality.

e As stated above, it is suggested for the Reporters’ consideration that the very smallest
settlements particularly those based on a facility serving a dispersed rural parish
rather than a nuclear grouping of development such as Mulbuie with its primary school
should be deleted given the uncertainty in judging their boundaries and whether more
dispersed development would or would not underpin facilities. This would leave the
developer’s proposal to be judged against the Council’s housing in the countryside
policies which may still be supportive of some, more limited, development

Reporter’s conclusions:

Policy issues

1. Policy 3 represents a change in approach from previous plans whereby smaller
settlements are no longer individually mapped and minor allocations and settlement
boundaries are no longer individually defined. Rather, Policy 3 contains a set of criteria
against which any proposals that emerge in small settlements will be assessed. While
this new approach will reduce the level of certainty afforded by the previous settlement-
by-settlement approach, it will also increase the flexibility by which the council can
respond to emerging development proposals.

2. Paragraph 79 of Circular 6/2013: Development Planning calls for local development
plans to be concise and map-based. The approach followed in Policy 3 has increased the
succinctness of the plan at the expense of a loss of map-based content. Paragraph 120
of Scottish Planning Policy expects local development plans to allocate a range of sites to
meet the housing land requirement in full. However paragraph 117 also allows for a
contribution from windfall sites. The approach followed in Policy 3 may be expected to
result in a relatively higher reliance on windfall development at the expense of allocated
sites.

3. Overall | consider that the old and new approaches each have their distinct
advantages and disadvantages. But | conclude that the general approach followed in
Policy 3 is not contrary to government policy. It would in any event be beyond the scope
of this examination to introduce detailed maps for all minor settlements, given the number
of potentially contentious issues that could arise, and the fact that people have not had
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any opportunity to make representations on this material.

4. Concerns are expressed that Policy 3 should not allow for development in
circumstances when the local school has no spare capacity. In my view this eventuality is
covered by the fourth criterion of the proposed policy relating to the extent to which a
proposal could utilise spare existing capacity in the infrastructure (including education)
network or provide improved infrastructure in a cost efficient manner. | therefore consider
that no modification is required.

5. Munro Construction (Highland) Ltd suggest criterion 2 of the policy requires
clarification and cross-referencing to design policies in the Highland-wide Local
Development Plan. In my view it is reasonably clear that criterion 2 is seeking for there to
be a similarity between the spacing, scale and density of existing and new development.

6. While design policies in the Highland-wide plan will certainly be of relevance to
proposals, it is not necessary to make specific cross-references whenever this is the
case. There will be a large number of policies that could potentially be cross-referenced
in this way, and many locations in the plan where such cross-references could potentially
be inserted. Such an approach would produce a bulkier, less readable document. In
considering development proposals the development plan needs to be read as a whole,
including in this case both tiers of local development plan. Chapter 1 of the proposed
plan clearly explains the relationship between the Highland-wide and Inner Moray Firth
plans and the purposes of each document. | believe this is the appropriate way of
referring to the Highland-wide plan, and therefore do not support further cross-
referencing.

7. Regarding crofting land, this matter is dealt with primarily in the Highland-wide Local
Development Plan, rather than the proposed Inner Moray Firth plan which is concerned
mainly with identifying sites for development.

8. Regarding the importance of linking settlements better by footpaths, | note that the
Highland-wide Local Development Plan identifies the Inverness to Nairn and Ross-shire
growth areas as green networks. Policy 74 of the Highland-wide plan pledges that the
council will develop more detailed green networks. Policy 56 states that the council will
have regard to the relevant core paths plan. Paragraph 3.15 of the proposed Inner Moray
Firth plan includes ‘establishing a framework to maintain and enhance the green network
of the area’ within the strategy for the Ross-shire growth area. The matter of rural
footpaths is therefore already covered to some extent in the development plan. While the
Inner Moray Firth Plan might have been an opportunity to provide more detail on this
matter, | am content that it can be addressed adequately through such documents as the
core paths plan and supplementary guidance.

9. Peter Christie seeks the referencing ‘other settlements’ on the contents page of the
plan. | agree that it is not particularly easy for a reader interested in a particular small
settlement to navigate their way to the part of the plan that discusses these. However the
contents page does logically reflect the overall structure of the plan and would be
disrupted by inserting a reference to this particular policy. Overall | do not consider it
essential to make a modification.

10. In their response to the representations, the council has suggested that quite a
significant reworking of Policy 3 might be appropriate, including removing a number of
smaller settlements from the list at the end of the policy. Regulation 21 of the Town and
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Country Planning (Development Planning) Regulations 2008 limits the scope of
examinations to the assessment of issues raised in unresolved representations. | am
conscious that the amended list of settlements has not been subject to consultation.
There may well be parties who were satisfied with the content of the proposed plan
because of the inclusion of these settlements in this policy. For instance Ferintosh
Community Council and Donald Fraser support the inclusion of Mulbuie, and there is no
representation seeking the removal of this settlement. In these circumstances | am not
convinced that it falls would fall within the scope of the examination for me to remove
these settlements from the policy.

11. Similarly, while many of the proposed changes to the wording of the policy have
merit, in the main they do not arise from comments made by representees. Overall |
therefore conclude that Policy 3 should remain unchanged.

Site specific issues

12. Mounthigh — The Highland Housing Alliance representation referring to a site at
Mounthigh appears to support the plan as written. It is also stated that the site concerned
already has planning permission. No modification is therefore required.

13. Pitcalnie — The council has explained their reasoning for using the more specific term
of Pitcalnie, rather than Nigg. There are a number of small groupings of houses in the
Nigg/Pitcalnie area, of which Pitcalnie itself is perhaps the largest, containing a
community hall and a small modern housing development. Given that a purpose of this
policy is to direct development to settlements rather than the wider countryside, | accept
that Pitcalnie is the appropriate term to use.

14. Portmahomack — Tarbat Community Council and Tain & Easter Ross Civic Trust are
concerned at the lack of a separate map for Portmahomack. It is the case that
Portmahomack is at least as large as various other villages that do have their own maps
in the proposed plan. It appears that the council has not included a specific map
(including defining a settlement development area) for Portmahomack at least in part
because it has no specific development proposals for the village. However the maps in
the plan serve a number of other purposes including identifying open spaces to be
protected and offering greater certainty as to where infill or ‘rounding-off’ development is
likely to be acceptable.

15. Given the size of Portmahomack | believe it would have been preferable for a
separate narrative and map for the village to have been included in chapter 4 of the plan.
| have therefore considered the possibility of incorporating the map shown in the main
issues report. However doing this would have necessitated decisions regarding the
various development opportunities around the village. The merits or otherwise of these
sites are not before this examination, and yet excluding them from the development area
would preclude their development to a greater extent than if the village remains covered
by Policy 3. On balance | consider that although desirable it is not essential for a
separate Portmahomack map to be included in this iteration of the plan, given the
absence of positive development proposals. Because of this, and the difficulty associated
with my introducing a suitable new map at this late stage in the process, | conclude that
no modification is required. However | consider that this is a matter that the council may
wish to revisit when the plan is reviewed.
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16. Barbaraville — Barbaraville falls within the East Ross Housing Market Area, where
the council has confirmed, in response to a further information request associated with
Issue 2, that a 527 house surplus exists in the housing land supply. There is therefore no
imperative quantitative need to identify additional land in this part of the plan area. While
the history of development plan allocations and planning applications on the land north of
the village indicates that there may be development potential in this area, it is clear from
the representation that rail safety issues remain to be resolved. | am also not convinced
that a development of the scale proposed would serve to preserve the character of
Barbaraville or is necessary to secure the retention of local facilities. | therefore consider
that it would not be desirable to identify the land north of the village as a development
site. Any proposals that do emerge may still be assessed against the criteria set out in
Policy 3.

17. Barbaraville is currently a small village of a scale not generally afforded a separate
narrative and map in the proposed plan, particularly if the council is not positively
promoting a development. To maintain a consistent approach through the plan I therefore
consider that it should continue to be covered by Policy 3 and not by a map and narrative
in chapter 4.

18. Kilmuir and Logie Easter Community Council seek for an area of land at Barbaraville
to be protected from development and the overall expansion of the village to be limited to
30 houses. Given my conclusion above that no detailed map for Barbaraville should be
introduced into the plan it is not possible to protect particular sites from development.
However the general terms of the fifth criterion of Policy 3 do serve to resist proposals
involving a loss of amenity or recreational areas. Similarly, criterion 3 serves to resist
development that would harm the character of the community. Regarding the call for the
plan to address issues to do with speed limits in this area, this is a matter that can more
appropriately be considered by the council’s transportation service than through the
development plan.

19. Rhicullen/Newmore — Rhicullen/Newmore falls within the East Ross Housing Market
Area, where the council has confirmed, in response to a further information request
associated with Issue 2, that a 527 house surplus exists in the housing land supply.
There is therefore no imperative quantitative need to promote additional development in
this part of the plan area. While the settlement is located close to the A9 and within the
Ross-shire growth area, it is very small scale and so would not necessarily be suitable for
significant development. In these circumstance | do not believe it to be necessary or
particularly useful to highlight this settlement in paragraph 3.12 of the plan as being a
community where housing development is particularly supported. As the council states,
Policy 3 still offers a reasonably positive policy framework within which to consider
appropriate proposals.

20. Kildary — Kildary falls within the East Ross Housing Market Area, where the council
has confirmed, in response to a further information request associated with Issue 2, that a
527 house surplus exists in the housing land supply. There is therefore no imperative
guantitative need to identify additional land in this part of the plan area.

21. Kildary is currently a small village of a scale not generally afforded a separate
narrative and map in the proposed plan, particularly if the council is not positively
promoting a development. To maintain a consistent approach through the plan | therefore
consider that Kildary should continue to be covered by Policy 3 and not by a map and
narrative in Chapter 4. The representee’s concerns that future proposals will be
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prejudiced by being deemed to be ‘outside the development boundary’ are unfounded, as
no settlement boundary will exist for this village. Rather, proposals will fall to be assessed
against the criteria set out in Policy 3, which offer some support for well-conceived
schemes.

22. Regarding Kilmuir and Logie Easter Community Council’s support for sites at Kildary
and Wester Tarbat, | consider these can be adequately assessed against the criteria set
out in Policy 3.

23. Mulbuie — Donald Fraser’s representation referring to a site at Mulbuie appears to
support the plan as written. The merits of the site can be fully explored at the time of any
planning application through the application of the criteria set out in Policy 3.

Reporter’'s recommendations:

No modifications.
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Policy 4: Water and Waste Water Infrastructure in the

Issue 7 )
Inverness to Nairn Growth Area

Development plan
reference:

Reporter:

Para. 3.9 Page 21 Trevor Croft

Body or person(s) submitting a representation raising the issue (including
reference number):

Scottish Water (00396) Friends of the Earth Inverness (01208)

Provision of the
development plan | Policy 4: Water and Waste Water Infrastructure in the Inverness to
to which the issue | Nairn Growth Area

relates:

Planning authority’s summary of the representation(s):

Scottish Water (00396) - Regards policy as unnecessary because: this is a business as
usual activity for Scottish Water; it is strictly regulated in its activities in terms of impact on
Scotland's natural environment, and; it already has to undertake its own assessments prior
to works including a Habitats Regulation Assessment.

Friends of the Earth Inverness (01208) - Seeks sewerage requirement because anaerobic
digestion of sewage is now the cheapest form of energy as costs for disposal are also
saved and this technology does not seem to be implemented in Highland yet at all.

Modifications sought by those submitting representations:

Scottish Water (00396) - Potential addition to this section or removal to reflect that
Scottish Water does this as a matter of course through its every day business. e.g after
the words 'Scottish Water' insert a full stop and new para. Insert “Scottish Water will
continue to work closely with its Regulators and other Agencies as part of its daily
operations, to ensure no adverse effects impact on the integrity of these sites.” ...Policies

Friends of the Earth Inverness (01208) - Plan requirement that all new sewage works
should include anaerobic digestion and old ones should be converted to this.

Summary of responses (including reasons) by planning authority:

e This policy replicates (and will eventually substitute for) policy coverage within the
Highland wide Local Development Plan (HWLDP) [CD 1, Policy 9, Pages 36-37] that
was requested by Scottish Environment Protection Agency (SEPA) and Scottish
Natural Heritage and endorsed through that Plan’s Examination process [THC/Policy
4/1, Pages 44-54]

e Accordingly, the Council believes that the policy does not require modification but the
additional sentence suggested by Scottish Water is factual and non material, and
would therefore be acceptable to the Council if the Reporters see fit to recommend it.

e Although an interesting topic with an indirect climate change implication, it is not for
the Council or its development plans to prescribe for Scottish Water the method of
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sewage treatment it should use. SEPA and the Scottish Government have the primary
responsibility to assess and oversee the environmental implications of Scottish
Water’s activities. The choice of sewage treatment technology within a waste water
treatment plant would not be material to the outcome of any waste water treatment
plant planning application if the standard of treated effluent with the proposed
technology was acceptable to SEPA and the Council. Accordingly, the Council
believes that the policy should be retained without modification.

Reporter’s conclusions:

Scottish Water (00396)

1. 1do not accept that the policy is unnecessary as water supply and waste water
treatment are essential infrastructure requirements to enable development to take place.

| accept that provision of this is a normal activity for Scottish Water, and that it has its own
regulatory systems. These do not alleviate the need for such provision to be recognised
in the policy, and in this case the references in the policy to requirements under the
(Natura) Special Protection Area legislation are correct.

2. The proposed modification, accepted by the council, provides greater certainty over
the role of Scottish Water, and | agree that this is a sensible addition.

Friends of the Earth Inverness (01208)

3. | agree with the council that it is not the role of the proposed plan to propose the type
of technology to be used at sewage treatment plants. This is a matter for Scottish Water
working with the Scottish Government and SEPA. No modification is required.

4. In addition to the representations listed above, | note that A de Joux (representation
04261) has also proposed an addition to Policy 4 relating to alternative waste treatment
systems. This raises issues similar to those put forward by Friends of the Earth. The
council’'s comments regarding that representation, and my response above, are also
relevant, with the additional comment that allocated sites referred to in Policy 4 could
have public systems using local treatment plants employing viable alternative treatment
systems, so the use of such systems is not precluded by the policy. Again this would be a
matter for Scottish Water and other agencies and no modification is required.

Reporter’'s recommendations:

It is recommended that, in paragraph 3.9, on page 21 of the proposed plan, in the second
sentence, after the words 'Scottish Water' a full stop be inserted and the rest of the
sentence be deleted. Add a new third sentence: “Scottish Water will continue to work
closely with its Regulators and other Agencies as part of its daily operations, to ensure no
adverse effects impact on the integrity of these sites.”
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Policy 5: Development within the Water Catchment of Loch

Bl e Flemington

Development plan
reference:

Reporter:

Para. “3.10” Page 22 Trevor Croft

Body or person(s) submitting a representation raising the issue (including
reference number):

Scottish Water (00396) Mary Harrison (04247)
Cathy Stafford (00511)

Provision of the
development plan Policy 5 Development Within the Water Catchment of Loch
to which the issue | Flemington

relates:

Planning authority’s summary of the representation(s):

Cathy Stafford (00511) - Objects to current wording and suggests a more comprehensive
justification and policy because: of the importance of the loch in ecological terms; the
related large, braided eskers and one of the longest continuous esker systems in the
country that remains essentially unmodified by sand and gravel extraction is vulnerable to
groundwater pollution; it should address pollution caused by landscaping works
particularly in the vicinity of the Croy Burn; tighter phasing of development will allow better
long term monitoring of water quality in the loch and the restoration of the Croy Burn; algal
blooms also pose a health risk to the public, and; award winning mitigation work is already
ongoing and the site can be promoted as best practice in the protection of freshwater. Also
asserts that Kildrummie Kames SSSI should be a special landscape area.

Seeks a clearer map so Plan users know to what land area and to which settlements the
policy applies.

Scottish Water (00396) - Seeks Plan clarification of source of effluent to make it clear that
Scottish Water do not have any waste water assets in the area surrounding the loch and
that any pollution is not as a result of a public asset.

Requests deletion of mains sewerage phrase because: there are no public waste water
assets in close proximity to the Loch Flemington Catchment, and; it would be more
prudent to emphasise the the upgrading of an existing private septic tank to adoptable
Scottish Water standards to allow for the future possibility of connection to public
sewerage proposed as part of any major A96 corridor developments.

Mary Harrison (04247) - Supports policy as addressing potential effects of development on
water quality.

Modifications sought by those submitting representations:

Cathy Stafford (00511) - Para. 3.8 amended as follows:‘Loch Flemington is designated as
a Special Protection Area (SPA: 79/409/EEC) situated within the Kildrummie Kames Site
of Special Scientific Interest, (SSSI). It is a small, shallow loch with no surface outflow,
which is fed by both groundwater and the Croy burn; the burn being the only surface water
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input. It has suffered from persistent phosphorus enrichment which has caused major
ecological decline. However, Loch Flemington has recently been the subject of a novel
and experimental lake management approach with the primary goal of improving water
guality conditions. Active monitoring of the Loch’s ecosystem is continuing, alongside the
consideration of options for the restoration of the Croy Burn. The Kildrummie Kames (also
known as the Flemington Kames or more properly, as the Flemington Eskers) are said to
be (‘Geological Conservation Review’) “...probably the best example of large, braided
eskers and one of the longest continuous esker systems in the country that remains
essentially unmodified by sand and gravel extraction.”. Eskers in general are ‘extremely to
highly’ vulnerable to groundwater pollution due to the porosity of the sand and gravel.'
Policy 5 amended as follows: 'The Council will produce, in close collaboration with the
relevant experts, Supplementary Guidance to ensure that no development proposed,
within the water catchment of Loch Flemington, gives rise to pollution which is to the
detriment of the past and future measures to improve the ecological recovery of Loch
Flemington. All such development proposals must comply with this Supplementary
Guidance following adoption of this guidance. The guiding principles and objectives for
such guidance will be: 1 To safeguard the water quality of Loch Flemington; water quality
which is vital to its habitat value for Slavonian Grebes and therefore its Special Protection
Area status; 2 To ensure no increase in phosphorus discharge within sewage effluent
entering the loch and originating from development within the catchment; 3 To ensure no
increase in phosphorus entering the loch as a result of soil disturbance due to
development, including soft landscaping, in the viscinity of the Croy burn; 4 To ensure no
increase in phosphorus entering the loch as a result of soil disturbance due to
development in the areas known to be part of the Kildrummie Kames esker system; 5
Phasing of development and housing numbers to take into account timescales required for
both the effective long term monitoring of water quality in the loch and the restoration of
the Croy Burn; 6 To achieve point 2 above; to ensure all development proposals
incorporate suitable phosphorus mitigation. Acceptable mitigation will be defined and
include diversion of foul water outwith the catchment, connection to adequate mains
sewerage facilities, or an upgrade of an existing septic tank within the catchment to a
higher standard of treatment; 7 To provide detailed guidance to applicants on how relevant
applications ill be processed, conditioned and these conditions enforced.' Inclusion of a
much clearer map showing the Loch Flemington groundwater catchment.

Scottish Water (00396) - Suggests in para. 3.8 that “originating from the surrounding area”
be replaced with “from individual private waste water treatment arrangements in the
vicinity of the loch.”

Removal of third bullet phrase 'connection to adequate mains sewerage facilities'.

Mary Harrison (04247) - None — comment of support.

Summary of responses (including reasons) by planning authority:

e Although informative, the level of suggested Plan content is wholly disproportionate to
the level of development presure expected within the Loch’s groundwater catchment.
Nevertheless, the intended Supplementary Guidance (SG) could incorporate some of
this detail and is a more appropriate place to reference such material. There will be a
further round of public consultation on the SG at which time these specific comments
can be given fuller consideration. The Special Landscape Area (SLA) Schedule 4
explains that the boundaries of existing SLAs not new areas were debated through the
Plan process. In any event, the SSSI designation carries a higher degree of Plan
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protection from development than an SLA so the requested change is unnecessary if
the respondent’s aim is simply to protect the area from development. The SG will
contain a more detailed mapped boundary within which the policy will apply. One is
not supplied within the Plan because the Scottish Environment Protection Agency
(SEPA) and Scottish Natural Heritage (SNH) who have joined with the Council in
drafting an early draft of the SG, have yet to define an exact boundary of the
groundwater catchment of the Loch. The Council accepts that an exact boundary is
needed for the policy to be workable for development management purposes.

e The Council would support the first clarification suggested by Scottish Water should
the Reporters see fit to recommend it. However, Croy waste water treatment plant
does lie within the groundwater catchment of the Loch but discharges its treated
effluent to a watercourse outwith it and is not therefore part of the existing problem but
could provide part of the solution if its sewered area and capacity is expanded.

e Support for policy noted and welcomed.

Reporter’s conclusions:

Cathy Stafford (00511)

1. I note the council’'s comment that the proposed change to paragraph 3.8 is
disproportionate to the level of development pressure expected within the ground water
catchment of Loch Flemington. It is also disproportionate to the level of detail expected in
a local development plan, which should read fluently without undue material that is readily
available elsewhere and would be expected to be taken into account in any development
proposals. The designation of the loch as site of special scientific interest is an example
in this particular case.

2. That said | agree with the council that it would be appropriate for some of the detail to
be included in the supplementary guidance, where there is greater flexibility for specific
information to be included. It will also be subject to public consultation. Policy 5 provides
a sound development plan framework for the preparation of the guidance. | understand,
however, the concern about effluent that may arise from soil disturbance within the
catchment, which is not specifically referred to in the proposed plan. This could be dealt
with by minor modifications to sub-paragraph 2 of the policy.

3. The council also accepts that an accurate map showing the boundary of the
catchment should be included with the guidance. | see from the comments that such a
map is not yet available. The indication of the catchment as shown on map 5 is
appropriate, as this is diagrammatic, but | accept that a detailed boundary should be
included in the guidance. This does not require a specific comment in the proposed plan.

4. No further modifications are required in relation to this issue.

Scottish Water (00396)

5. The council has accepted the proposed modification to paragraph 3.8. | agree with
this as it provides a more specific description of the causes of the effluent.

6. The reference in sub-paragraph 3 of policy 5 to the potential connection to mains
sewerage facilities should remain as it is not a specific requirement, but one of three
potential options. | accept the council’s point that circumstances could change in the
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future. No further modification is required.

Reporter’'s recommendations:

It is recommended that:

1. In sub-paragraph 2 of policy 5, after the word ‘sewage’ insert the words “or other”, and
after ‘development’ insert “including any soil disturbance,”. Sub-paragraph 2 now reads:

“To ensure no increase in phosphorous discharge within sewage or other effluent
entering the loch and originating from development, including any soil disturbance,
within the catchment.

2. In the second sentence of paragraph 3.8 on page 22 of the proposed plan delete
‘originating from development in the surrounding area’ and replace with “from individual
private waste water treatment arrangements in the vicinity of the loch.” The second
sentence now reads:

“At present the water quality in the Loch is poor due to the level of sewage effluent
entering the loch from individual private waste water treatment arrangements in the
vicinity of the loch.”

Note: In the proposed plan paragraph 3.10 is wrongly numbered 3.8. This, and the
following paragraphs to the end of the section should be re-numbered.
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Issue 9 Strategy for Growth Areas: Chapter 3
Developmentplan | . o1 3 (Paras. 3.1-3.20, Pages 19-27) | Reporter:
reference: P - 9-179.20, Fag Stephen Hall

Body or person(s) submitting a representation raising the issue (including
reference number):

Knockbain Community Council (00303) Hugh MacKay (04053)

Dr Donald Boyd & Westhill Community Brian Lynch (04085)

Council (00324) Alistair de Joux (04261)

Nairn West Community Council (00365) Highlands & Islands Enterprise (04280)
Highland Small Communities Housing Trust | F&C REIT Asset Management (04407)
(00430) IABP Ltd (04410)

C Stafford (00511) Moray Estates Development Company Ltd
Brian Stewart (00993) (04412)

Wm Morton Gillespie (01010) Homes for Scotland (04448)

Friends of the Earth Inverness (01208) Scottish Council for Development & Industry
Scotia Homes, Barratt East Scotland & (04485)

Robertson Homes (01310) Andrew Currie (04493)

Neil Hornsby, Highlands & Islands Green Tain & Easter Ross Civic Trust (04361)
Party (01923)

Provision of the
development plan
to which the issue
relates:

Chapter 3 Strategy for Growth

Planning authority’s summary of the representation(s):

Hugh MacKay (04053) - Seeks road/traffic improvements because: there will be a possible
increase of 1,500 to the annual average daily flow on the B9009/B9091/B9006 caused by
developments at Cawdor and Croy; this increased flow will exceed the capacity of these
routes; at peak time Inshes Roundabout exceeds its design capacity with existing flow;
other routes are already becoming rat runs such as the old A9 Drumossie Brae and Milton
of Leys distributor; the opening of the UHI Campus will increase traffic and exacerbate
these current pinch points; other pressure will be added from Nairn; housing in the
countryside developments and from expansion at Sunnyside; A96 to SDR flows increase
congestion over Inshes Roundabout and should be accommodated in a different way;
West Link will only increase congestion at Inshes Roundabout, and; rural (particularly
elderly) residents should be able to access City facilities and cheaper grocery prices
quickly and easily and not be hampered by congestion (because they don't have active
travel options and alternatives to private car travel are impracticable).

Seeks a more sustainable Plan strategy because: too much development is promoted
across (scarce within Highland) good agricultural land, which is vital to local production of
food which minimises unnecessary travel and energy consumption; more marginal
agricultural land is available and should be built on; the footprint of new development can
be minimised - e.g. on alignment widening of the A96; lack of evidence of demand for
additional jobs, people and facilities along the Inverness - Nairn Corridor; major industrial
employment should go to Nigg and Invergordon which both have deep water ports, and,;
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imported foodstuffs where necessary should come by smaller containerised ships to local
ports not by long distance road or rail from major ports.

Brian Stewart (00993) - Seeks amendments for the following reasons. Para 3.1: because
the housing figures need to distinguish between Inverness, Tornagrain, and other
locations in the A96 Corridor, and to clarify the adjustments (eg windfall, backlog etc);
bullet 4 deletion because the “engine” assumption, just like “trickle-down” theory, is
dubious and unproven and an inappropriate basis for regional development planning. Para
3.2: because the importance of tourism to the local economy is unquestionable, and likely
to grow and development must therefore take full account of this. Para 3.2 (final
sentence): deletion because unproven, unprovable, unjustified and unnecessary. Para 3.5:
[first bullet] because allocating land does not 'create jobs', commercial investment and
business expansion provide jobs. Para 3.5 [second bullet]: because extensive allocation
for housing will degrade the “attractive environment” which is assumed to be the principal
reason for housing demand. A balance thus has to be struck, and the scale of housing
limited to ensure that the effect on that environment is not disproportionate or detrimental.
Para 3.6: the additional bullet proposed is self explanatory and reflects the need for
development to be balanced with respect for the existing natural environment. Para 3.7:
the proposed amendment is self-explanatory. Para 3.8: also self-explanatory and
designed to ensure an appropriate balance between development and environmental
priorities.

Brian Lynch (04085) - Seeks more details of how when and where new employment will
be created because; without these jobs the projected housing growth is excessive and
may do irrevrsible harm; the public may believe the Council's vision if there is more
justification for the envisaged employment growth; the figures are optimistic given the UK
economy is still in recovery; major employers will not make a formal commitment to the
Highlands with doubts about independence; North Sea investment and employment has
peaked and is declining; Nigg will be assembling not manufacturing; air routes to
Inverness are declining; existing job vacancies are poorly paid; the job forecasts are
unrealistic; increased dependence on service sector jobs is not healthy for the long term
future of the Highland economy, and; construction jobs are transient.

C Stafford (00511) - Objects to West Link reference because: a local housebuilder
believes the road is unnecessary to activate its housing land at Ness-side; regional and
national policy states Inverness’ long term growth should be in the A96 Growth Corridor;
the new UHI campus at Beechwood would provide a better (more accessible to new
development areas) location for any sports hub than Torvean which is adjacent to existing
facilities; new facilities should be located to maximise their active travel accessibility not
new roads built to compensate for them being put in inaccessible locations; new leisure
facilities should be mainstream not specialist, and; active travel accessible facilities and
new housing built close to them will attract people with families to Inverness and reduce
emissions. Requests stronger rail halt reference because: it is vital to the success of the
Council’s vision for expansion in the A96 Corridor; Council accepts its importance in its
transport modelling report listing it as a planned intervention necessary to mitigate against
development pressures, including pressures on the Raigmore Interchange and the A96
itself; report envisages that the halt will be operational by 2021; rail halt at Dalcross was
accepted by the STPR, and; large planning permissions for development in the A96
Corridor have already been granted and this development is predicated around the
infrastructure improvements to the A96, the rail line and the building of a rail halt at
Dalcross.
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Dr Donald Boyd and Westhill Community Council (00324) - Seeks an additional road
access to the Campus because it would: improve road safety on the A9 (southbound)
carriageway; relieve traffic congestion; improve the entrance to the University of the
Highlands for buses, distant travellers and commuters and visually to its most prestigious
building; not need to be from the A9 carriageway itself but from an extension of the
Raigmore Interchange to A9 slip road, and; relieve pressure on the already congested
Raigmore Interchange. Seeks a specific provision for a Beechwood / Inverness Ralil
Shuttle and Halt because the case for this facility is strong, and growing stronger,
particularly with the recent planning application for student accommodation at Rose Street,
Inverness.

Neil Hornsby, Highlands & Islands Green Party (01923) - Seeks change of strategy to
direct growth to established centres rather than large greenfield allocations because: Plan
has started to recognise that consolidation is more desirable and practicable than rapid
expansion in the A96 Corridor; the East Inverness and Tornagrain developments will
displace growth that could otherwise be accommodated in established settlements in the
rest of Highland; the established parts of Inverness are crying out for investment; west
Moray settlements and Nairn could accommodate the housing that would otherwise be
built at East Inverness and this would help rejuvenate settlements badly affected by
defence spending cuts; of irreversible loss of good farmland and greenspace, and; need to
retain green lung spaces between settlements.

Highlands & Islands Enterprise (04280) - Welcomes Plan’s growth strategy but suggests
some amendments because: the Inner Moray Firth is the most populous of the eight HIE
operating areas and is the key economic driver for the Highlands and Islands; sufficient,
well located sites must be allocated and safeguarded from competing uses for the key
growth sectors of Energy, Sustainable Tourism, Life Sciences, Finance and Business
Services, Food and Drink, Universities and Creative Industries; these sites must be free of
major constraints in terms of access, flooding or contamination because these place the
Highlands at a competitive disadvantage in attracting inward investment; the Inverness to
Nairn and Ross-shire Growth Areas are suitably located but should contain more detail of
the timing of developments to give the document more weight as a marketing proposal for
the area to present to inward investors looking for confidence in the region; for example
Inverness Airport Business Park/Tornagrain has a possibly unique set of attributes as a
masterplanned business park with airside access, permitted rail halt and an SSCI
exemplar new community co-ordinated in one place; similarly the Nigg and Whiteness
sites feature prominently in the National Renewables Infrastructure Plan (N-RIP) as two of
only four sites in Scotland suitable for integrated manufacture of offshore wind turbines,
based on the sites’ physical attributes; the Inverness Campus project’s role as a key
economic and regeneration driver and how it relates to other potential development sites
in the East Inverness and A96 Corridor should be reaffirmed; the major industrial land
allocations at Delny and Highland Deephaven should be included in the East Ross Growth
Corridor rather than tucked away in the Invergordon and Evanton sections respectively;
there are no specific proposals for the Delny site and therefore the notes on oil spill
contingency and ballast water transfer should not be included; the Plan should support an
update of the Inner Moray Firth Ports and Sites Review, and; housing allocations are well
located to accommodate the expected future workforce.

Wm Morton Gillespie (01010) - Seeks significant reduction in Nairn’s housing
requirements and allocations because: growth and the Plan should be employment not
housing led (evidenced by the expansion of Nairn to provide housing following the
establishment of the McDermott’s construction yard in 1972); without local employment
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there will be an increase in commuting and therefore an increased adverse environmental
impact; inadequate existing road infrastructure to accommodate a further 1,900 houses
and consequently any future development will be constrained by the provision and timing
of a Nairn by-pass and the upgrading of the A96 trunk road; the Plan states that the
allocated new town at Tornagrain “has the potential to meet the medium to long term
housing requirement for the area stretching from Inverness to Nairn” and therefore no
medium to long term housing land is required in Nairn, and; long term completion rates are
a better indication of realistic demand and fluctuations in the housing market.

Highland Small Communities Housing Trust (00430) - Seeks a more flexible policy
approach to affordable housing developments because allocated sites within settlements
are not always available in terms of ownership and communities should have their housing
needs met locally (assumed).

Alistair de Joux (04261) - Seeks more emphasis on sustainable travel because the Plan is
a vital mechanism for promoting and ensuring the sustainability of future development in a
pivotal part of the Highland Council area and beyond.

Knockbain Community Council (00303) - Knockbain Community Council seek amendment
to para 3.19 because: The original policy (undefined) was not to have any brown tourist
signs advertising this route in order to avoid tourist buses coming through Munlochy; there
is still a voluntary ban on lorries carrying timber coming through the village, and; the
school bus to Fortrose Academy has had to use the route via Tore since a double decker
bus ended up in a field at Bogallan. Para 3.20 because: the main issue for cyclists and
walkers en route from North Kessock to Cromarty using current paths and roads is the
route between the Munlochy War Memorial (near Littleburn Bridge and Munlochy Church.

Alistair de Joux (04261) - Seeks enhanced references in regard to sustainability because:
the Plan should promote sustainability; the major employment sites such as Whiteness
should be linked to the urban housing areas by A96 Corridor cycle path / network proposal
to promote active travel; developer contributions should be sought for cycle infrastructure
as well as paths, public transport and roads, and; Policy 4 should allow the option of
sustainable waste water solutions such as artificial wetlands and use of waste water in
growing biomass provided they enhance or are neutral in terms of the quality of the water
environment.

Nairn West Community Council (00365) - Seeks additional and suitable Plan references to
walking and cycling paths that access the wider countryside and coastal fringe because:
the general requirements to promote modal shift (in transport) and access to the
environment (for recreation/amenity) are identified at all levels of national and local
planning; the delivery/completion of the Inverness-Nairn Coastal Path is specifically
highlighted in NPF3, linking the Loch Ness Way with the existing Moray Firth Coastal trail;
it is also included in the Highland Council's Green network plans associated with the A96
Corridor Framework [00365/Strategy for Growth Areas/1]; these other policies should be
cross referenced; a more explicit timetabled reference will help with delivery, and; the
delivery of these paths should not be dependent upon other housing or industrial
development and should be funded separately by the Council.

Neil Hornsby, Highlands & Islands Green Party (01923) - Welcomes some transport
provisions of Plan but requests more specific active travel content because: Council has
sole or lead responsibility for some issues not covered; over-emphasis on road schemes,
and; not in keeping with Council's Carbon Clever agenda.
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Moray Estates Development Company Ltd (04412) - Seeks explicit Plan reference to
Dalcross rail halt because it is a vital element of the infrastructure provision required to
support development in the Inverness to Nairn Growth Corridor, it already has a planning
permission, and the Plan should recognise and reinforce its status within the identified
timeframe of 2014-2019.

IABP Ltd (04410) - Seeks additional Plan content to prioritise employment land at
Inverness Airport Business Park (IABP) because it: has longstanding support and
allocation in Highland Council’'s development plans as a strategic employment site; is
widely recognised as one of the key drivers for the A96 Growth Corridor; will make a major
contribution to attracting inward investment to the region; will benefit the economic
prosperity of existing and future generations in Inverness and the Highlands; has already
been subject to a comprehensive, sustainable masterplanning approach of the highest
design quality which will optimise integration with nearby developments including
expansion of the Airport and the proposed new town of Tornagrain; provides an
opportunity to create a multi-modal transport gateway to the Highland region, combining
road, rail and air, and; is an important catalyst for growth at the airport.

Homes for Scotland (04448) - Seeks more Plan detail on developer contributions towards
infrastructure because: present Plan content insufficient to inform landowners and
developers what infrastructure may be needed and at what cost to them and when; Plan
does not use work previously carried out on costing infrastructure for the A96 Corridor;
Scottish Planning Policy and local plan inquiry outcomes suggest that development plans
should contain sufficient information on developer contributions required to make
developers’ proposals acceptable in planning terms (Midlothian Council was required by
the Reporter there to produce further information on infrastructure requirements prior to
adoption of the Plan, East Ayrshire Council was required by the Reporters to include more
detail in the Plan itself or in accompanying settlement statements); Supplementary
Guidance should only provide details of how contributions would be calculated, secured
and paid; “may be required” doesn’t even indicate whether a contribution is required or
not; developers need to carry out a meaningful financial appraisal of a site before
considering its purchase; lack of certainty inhibits the effectiveness of sites, and; the
Reporter amended East Ayrshire Local Plan is a model of policy wording for this topic.

Andrew Currie (04493) - Disputes Plan’s growth assumptions and strategy because:
growth should be new jobs not new housing led; employment and the best employees will
be attracted if Highland’s environment is protected and promoted; existing Highland
residents will have their quality of life reduced by an influx of people if they don’t have
suitable employment, and; the Plan offers insufficient protection of Highland’s built and
natural heritage and this heritage may be prejudiced by excessive growth.

Friends of the Earth Inverness (01208) - Seeks more sustainability focused Plan content
because: local food production will reduce unnecessary travel; there are thousands of
empty homes in Highland and this existing resource should be utilised ahead of greenfield
sites, and; co-housing will engender a better sense of community and local co-operation.
Provide web links to Empty Homes Scottish Government Government report and to
wikipedia definition of co-housing.

Scottish Council for Development & Industry (04485) - Requests more Plan emphasis on
delivery of Inverness to Nairn Growth Area because: the A96 corridor offers the greatest
opportunity to meet the region’s population growth and to provide the space needed to
attract new and expand existing businesses; upgrading the A96 and enhancing the rail
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connectivity between Inverness and Aberdeen is key to the success of this growth area;
Inverness Airport Business Park and a new town at Tornagrain offers a major opportunity
to meet population and business growth needs; a new station at Dalcross will offer real
integration into the rail network helping to promote modal shift as growth is realised; the
Inverness East Link needs a clear timetable for delivery to unlock the development land
around it; the completion of the canal and river crossing will unblock the city centre and
allow better travel flow around Inverness. Supports Ross-Shire Growth Area as an
industrial heart of the Highland economy and efforts to bring brownfield land back into
productive use.

Highlights the need for clarity on the route of the A96 and supports a new station at
Dalcross.

IABP Ltd (04410) - Seeks explicit Plan support for Dalcross rail halt because: it is a vital
element of the infrastructure provision required in the Inverness to Nairn Growth Corridor;
the rail halt and park and ride already have planning permission, and; the Plan should
recognise this status and reinforce the commitment to their delivery within the identified
timeframe of 2014-2019. Seeks mapped reference to Dalcross rail halt because it is a key
element of the planned infrastructure upgrades for the Inverness to Nairn Growth Area
and other road and rail improvements are shown on Map 1.

Moray Estates Development Company Ltd (04412) - Seeks mapped reference to Dalcross
rail halt because it: is a key element of the planned infrastructure upgrades for the
Inverness to Nairn Growth Area; benefits from full planning permission, and; has a
commitment from Government for its delivery during the Plan period.

Scotia Homes, Barratt East Scotland & Robertson Homes (01310) - Supports paragraphs
3.1, 3.2, 3.5 and 3.6 because they emphasise that the Nairn South expansion site is
compliant with the Plan’s vision and strategy in terms of being within the Inverness to
Nairn Growth Area, in an attractive environment, close to where facilities already exist,
and safeguards greenspace and green networks.

Dr Donald Boyd & Westhill Community Council (00324) - Objects to principle of an East
Link road because: no business case justification for it in trunk or local roads terms;
Transport Scotland have conceded that there was little traffic travelling between the A96
and the A9 (South); the proposed West link will not create additional for an East Link; any
form of link road will cut a swathe through the area earmarked for the proposed East
Inverness District Park in the Plan; it will also unnecessarily confine the already restricted
Beechwood campus and its potential for expansion, and; Transport Scotland should
redirect its investment to more needed projects such as the upgrade of the Raigmore
Interchange.

F&C REIT Asset Management (04407) - Welcomes Plan's promotion of investment in
infrastructure because Inverness is remote in relation to the other cities of Scotland and
requires significant investment to keep it competitive.

Tain & Easter Ross Civic Trust (04361) - Supports Plan proposals for Fearn Aerodrome,
the Fendom, and the Seaboard Villages.

80




PROPOSED INNER MORAY FIRTH LOCAL DEVELOPMENT PLAN

Modifications sought by those submitting representations:

Hugh MacKay (04053) - Plan requirements for traffic management/carriageway
improvements on the B9009/B9091/B9006 including Inshes Roundabout.

Plan strategy changes to safeguard better agricultural land to encourage local food
production and to minimise transportation of foodstuffs by road.

Brian Stewart (00993) - Para 3.1: amend 18,350 figure to give breakdown by location;
delete fourth bullet; fifth bullet, delete “accessible”, insert “an appropriate range of”;
second sentence, after 'assets,’ delete “and by improving” and insert “preserving and
promoting the unique natural environment and recreational amenities, and prioritising
tourism as the key driver of the local economy. Appropriate development will improve
residents...etc”. Para 3.2: delete final sentence. Para 3.5: delete 'jobs’, insert “investment”
or “enterprises”; in second bullet, insert “Limited” before “allocations”. Para 3.6: add
second bullet “Proactive policies to protect and preserve existing natural environmental
assets including open spaces, coastline and beaches, recreational amenities, and
viewpoints/vistas”. Para 3.7: add new penultimate sentence: “A Nairn-Inverness Coastal
path, and substantial expansion of the cycle route-network throughout the IMF area, is
required to promote active travel, to encourage modal shift, and to offer improved
amenities to residents and visitors”. Para 3.8: delete “There are proposals for” and insert
“Throughout the area, protection of wild land, coastal environments and beaches, and
riversides will be given priority equal to, or greater than....

Brian Lynch (04085) - More Plan content to explain and justify how new jobs will be
created specifically how many jobs, of what type and when they will be created.

C Stafford (00511) - Deletion of sentence in paragraph 3.7, “The West Link, which will join
the Southern Distributor road to the A82, is required to relieve traffic congestion in the city
centre and open up land allocated for development”. Also, amendment of last sentence of
para. 3.7 to read: ‘A rail halt at Dalcross is a key component of the infrastructure required
to facilitate any significant expansion in the A96 Corridor.’

Dr Donald Boyd & Westhill Community Council (00324) - A Plan requirement for an
additional road access to the Inverness UHI Campus at Beechwood within para 3.7 and
allocation IN80. A Plan requirement for a Beechwood/Inverness Rail Shuttle and Halt
within allocation IN80.

Neil Hornsby, Highlands & Islands Green Party (01923) - Change of strategy to remove all
significant greenfield sites such as East Inverness and Tornagrain.

Highlands & Islands Enterprise (04280) - Confirmation that all allocated employment sites
are effective and safeguarded from competing uses particularly housing. More detail on
key employment sites (see summary).

Wm Morton Gillespie (01010) - Reduction in Nairn’s housing requirements to align with
long term past completion rates and to reflect that Nairn’s medium and long term housing
requirements will be met at Tornagrain. Insertion of Plan proviso that any housing
development should be dependent upon increased local employment.

Highland Small Communities Housing Trust (00430) - Affordable housing developments
should be treated as an exception to the Hinterland policy and affordable development
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sites outwith settlements should be permissible if village alternatives are not effective for
example at Tomatin (assumed).

Alistair de Joux (04261) - Transport Paragraph 2.20: add : “Improving both public transport
and non-motorised transport networks (cycling and walking) can be of assistance in
achieving the Plan's sustainable development objectives, alleviate congestion on those
parts of the highways network close to or within cycling distance to the largest settlements
provide, provide greater overall capacity within set funding constraints by diverting a
proportion of private travel in those areas to more cheaply provided cycle and pedestrian
paths, and in doing so possibly free up highways funding to improve road provision in
more remote parts of Highland, where cycling and walking do not represent such a viable
alternative in the more densely populated areas covered by this Plan.” Paragraph 2.21:
add at the end of the paragraph, after the seven bullet points, “Future projects could
provide additional non-motorised transport infrastructure, for example: - dedicated cycle
path provision as part of the A96 corridor improvements; - further dedicated cycle and
walking path provision in and between settlements and urban extensions, particularly
where these are for 50 dwellings or 100 new jobs or more.” Alternatively, these two bullet
points could be included as additional points within the main list of seven points, if these
projects have already been identified.

Knockbain Community Council (00303) - Knockbain Community Council seek: para. 3.19
clarification that until the referenced improvements to the “Munlochy Junction” on the A9
are implemeneted that the brown tourist signs will be removed; and para. 3.20 the Core
path reference should say between North Kessock and Avoch;

Alistair de Joux (04261) - Paragraph 3.2: Add as the penultimate sentence in this
paragraph: “Development will have achieved high and even exemplary standards of
sustainability, including a significant modal shift to more sustainable forms of transport
and, where new settlement / urban extensions have been built, building design and layout
are to the highest standards of sustainability.”

Paragraph 3.7: Following the final sentence, add: “The Plan will promote and support the
significant modal shift to more sustainable forms of transport that will include incorporating
the Dalcross rail halt into evolving plans for Tornagrain, Inverness Airport and their
surroundings, along with incorporation of cycle plans into the A96 corridor linking
Inverness, Tornagrain, Nairn and beyond.”

Policy 4: add into the first sentence, after (...Sewerage (Scotland) Act 1988): “... unless it
is robustly and conclusively demonstrated that a more viable local alternative exists, such
as connection to small scale and / or local treatment facilities, artificial wetlands or
biomass growing.”

Nairn West Community Council (00365) - An additional paragraph between or after paras.
3.7 and 3.8 which identifies the importance of, and the requirement for, creating and
expanding a network of walking and cycling paths throughout the IMF area both as an
integral part of transport infrastructure and as a recreational amenity. A priority within this
is the delivery of the Coastal Path/Trail between Inverness and Nairn. A suitable additional
paragraph on p48 and similarly on p63 or 64 setting out the strategy for creating a Coastal
Path integrated with active travel and recreational amenity policies.

Neil Hornsby, Highlands & Islands Green Party (01923) - A dedicated cycle/footpath
network programme, at least for the main population centres in the short term, and
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allocation of funding for this programme. (Inverness) Park and Ride scheme to be
introduced as soon as possible.

Moray Estates Development Company Ltd (04412) - Amend the final sentence of
paragraph 3.7 as follows: “A new rail halt at Dalcross will serve Tornagrain, the Airport and
adjacent Business Park. It is programmed within the 2014-2019 period.” Amend Map 5 to
indicate the permitted Park and Ride at Dalcross.

IABP Ltd (04410) - Add two bullet points to Section 3.5 as follows: “Prioritise and support
the delivery of IABP as the key employment allocation within the Inverness-Nairn growth
area” and “New office, industry and warehousing development should be located in the
designated employment areas, unless it can be demonstrated that insufficient employment
land is available.”

Homes for Scotland (04448) - Inclusion of appropriate and comprehensive policy on
developer contributions to state: “Where a development, either on its own or in association
with other developments, will place additional demands on community facilities or
infrastructure that would necessitate new facilities or exacerbate deficiencies in existing
provision, the Council will require the developer to meet or contribute to the cost of
providing or improving such infrastructure or facilities. Contributions will relate to the
development concerned, including in nature, scale and kind. Contributions sought under
this policy will be waived or reduced only in exceptional circumstances — for example,
where a developer demonstrates that there are exceptional costs or where viability is
threatened, where a development would bring particular economic, social or
environmental benefits or where it constitutes enabling development. In addition,
developers will require to meet the costs of providing the site servicing infrastructure
necessary for their development.” Inclusion of site specific details of infrastructure
requirements. Inclusion of costed infrastructure requirements within the Action
Programme.

Andrew Currie (04493) - A reduced scale of growth (assumed). Quality of life
enhancements such as remote from carriageway, safe, active travel routes and built
heritage features should be mapped.

Friends of the Earth Inverness (01208) - Plan content amended to re-set development
priorities to: favour re-use of empty houses and buildings; protect prime farm land; allow
all local communities to have access to allotments or similar community growing space,
and; encourage communal housing schemes (shared facilities, management, priorities
etc.).

Scottish Council for Development & Industry (04485) - Firmer, early timetabling for A96
dualling, rail enhancements, West Link and East Link. More clarity on the A96
improvements route.

IABP Ltd (04410) - Amend the final sentence of paragraph 3.7 as follows: “A new rail halt
at Dalcross will serve Tornagrain, the Airport and adjacent Business Park.” Amend Map 5
to indicate the permitted Park and Ride at Dalcross. Update Map 1 to show the proposed
rail halt at Dalcross.

Moray Estates Development Company Ltd (04412) - Update Map 1 to show the proposed
rail halt at Dalcross.
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Scotia Homes, Barratt East Scotland & Robertson Homes (01310) - None — comment of
support.

Dr Donald Boyd & Westhill Community Council (00324) - Deletion of all Plan references to
an “East Link” road connecting the A9 with the A96 (Inverness to Nairn Growth Area Para
3.7; IN8O; IN82; IN83) and replaced with “proposals for improving the roundabout at
Raigmore Interchange for A96 to A9 traffic”.

F&C REIT Asset Management (04407) - None — comment of support.

Tain & Easter Ross Civic Trust (04361) - None — comment of support.

Summary of responses (including reasons) by planning authority:

e Itis not a Plan priority to offer good private car accessibility between rural residents
and higher order City retail facilities that can offer cheaper grocery prices. Such
accessibility would promote unnecessary travel. Many people choose to live in small
rural villages but accept the downside of a rural lifestyle which is often poorer
accessibility to higher order infrastructure and commercial/community facilities. Online
ordering of groceries can offer reduced prices and travel. Notwithstanding the above,
the Council and Transport Scotland are progressing schemes for the respective local
and trunk road networks east of the City of Inverness. These will include Council
improvements to Inshes Roundabout and related routes and Transport Scotland
dualling of the A96 and its connection to the A9 at Inshes. Once completed, these will
improve the respondent’s accessibility to the City’s facilities. Accordingly, the Council
believes that the Plan should be retained without modification in respect of this
comment.

e See General Comments and Vision and Strategy Schedules 4s regarding the growth
projections, unavoidable loss of agricultural land, the Plan’s strategy of concentrating
the majority of development on mixed use allocations within settlements and the
Council’s support for allotments for local food production. More marginal agricultural
land often has other constraints such as poorer ground conditions, poorer
microclimate, remoteness from settlements, distance from facilities and infrastructure
and landscape sensitivity. For example, the moorland surrounding Inverness is not
suitable for development because of a combination of altitude, gradient, crofting
interests, landscape prominence, woodland cover, built heritage constraints (e.g.
Culloden Battlefield), inadequate infrastructure capacity and distance from existing
facilities. It is understood that the Scottish Government has committed to a 200m “on
existing alignment “ dualling corridor for the A9 and may do the same for the A96 but
this matter is outwith the Council’s and Plan’s control. The Plan promotes and allocates
for major employment growth at Nigg and Invergordon with associated housing
allocations within the Ross-shire Growth Area. Although the concept of food miles and
their carbon impact is an important issue, it is outwith the Plan’s scope to enforce a
modal shift in freight traffic from road to sea.The Plan supports the expansion of all of
the area’s ports for harbour related activity and increased freight use of the Caledonian
Canal. Accordingly, the Council believes that the Plan should be retained without
modification in respect of this comment.

e Scottish Government guidance requires planning authorities to analyse housing supply
and demand at housing market area level. Sub area and settlement level population
projections and housing requirements are more unreliable because there are more
assumptions required and variables at those levels. See also the Guiding and
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Delivering Schedule 4. The Plan’s strategy is a reaffirmation of that already tested
through the Highland wide Local Development Plan (HWLDP) process including its
Examination. The A96 growth corridor concept has also been supported, in principle,
within successive national planning frameworks and has multi public agency support.
Agencies such as Scottish Water and Transport Scotland are directing their capital
programmes to faciltate its growth. Although important, the tourism sector offers
employment that is seasonal in nature and can fluctuate markedly with up and down
turns in national economies and foreign currency exchange rates. It would not be
prudent to set a Plan strategy with an overriding priority of environmental protection.
Highland is neither just a retirement home for migrants nor just an outdoor, recreational
playground for tourists. The Council accepts that allocating, servicing and safeguarding
employment land in locations with competitive advantage and complementary housing
land where new employees will want to live, is only one part of attracting new jobs but
as much as the Plan can achieve. Accordingly, the Council believes that the Plan
should be retained without modification in respect of this comment.

Predicting the future of the Scottish and UK economies is very uncertain and therefore
the Plan’s strategy should not be based upon such predictions. Instead the Plan should
do all it can to promote Highland and in particular the Inner Moray Firth and make sure
that there are no unreasonable constraints to employment growth should it materialise.
As stated above, this means allocating, servicing and safeguarding the right sites in the
right locations for the right uses. The Council believes it has done that. The Inverness
to Nairn and Ross-shire Growth Areas are where existing employers are expanding,
where new employers wish to locate, where new employees wish to live, where
accessibility to markets and facilities is greatest, where public agencies are directing
their capital programme investment, and where physical and environmental constraints
are fewer than elsewhere in Highland. If the employment growth does not materialise
then most of the housing growth will not either. There is no significant downside to
allocating a generous supply of both employment and housing land. Indeed there is an
upside of, other things being equal, land prices being lower and choice greater.
Accordingly, the Council believes that the Plan should be retained without modification
in respect of this comment.

See Inverness Schedule 4s regarding the West Link road scheme and sports hub
proposals at Beechwood and Torvean. The scheme has a full planning permission and
the two sports hubs planning permission in principle. West Link’s primary purpose is to
increase the efficiency of cross City movements. It will allow the completion of the
City’s peripheral, long allocated neighbourhoods without an unacceptable increase in
radial and City Centre congestion. It will also improve active travel and other
accessibility to existing and proposed recreational facilities at Torvean and the Bught.
Accordingly, the Council believes that the Plan should be retained without modification
in respect of this comment.

The Dalcross Rail Halt is mentioned 3 times within the Plan, within the strategy and
within the Tornagrain and Croy settlement sections. It has also been granted a
previous planning permssion. However, the Council would be content if the Reporters
were to recommend additional Plan references to it.

The campus benefits from a planning permission that details its road access
arrangements and these are part complete and part under construction. However,
Transport Scotland will announce in May 2014, its proposals to improve A9 to A96
connectivity which will include measures that will assist in improving connectivity to the
campus and relieve congestion on the surrounding trunk road network. The
Beechwood to Inverness City Centre rail shuttle will lengthen longer distance
commuter journey times on the Kingussie route and would therefore be detrimental to
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its relative modal shift attractiveness. Similarly, a rail halt for Beechwood which already
has an active travel connection to the City Centre being improved via the completed
“Golden Bridge” over the A9 and proposed Millburn cycleway (plus a regular bus
service) will not offer any significant modal shift advantage. Accordingly, the Council
believes that the Plan should be retained without modification in respect of this
comment.

The Plan’s strategy does concentrate the majority of new development within
settlement boundaries. Town and village “cramming” would be an inappropriate
strategy in that those living in central areas still need accessibility to green and other
open spaces. Regeneration sites are allocated in many settlements subject to heritage
and other constraints. Some development sites on the margins of existing settlements
are inevitable if regeneration sites are limited and “cramming” is recognised as
undesirable. Tornagrain is an exception to this strategy but will be a properly planned
new settlement with an element of self containment and self sufficiency, lies close to
the airport and its employment area, is close to the A96 trunk road improvement
scheme, is close to a planned rail halt, and will accommodate and concentrate
development pressure that would otherwise be dispersed to the surrounding
countryside or other inappropriate locations. Accordingly, the Council believes that the
Plan should be retained without modification in respect of this comment.

The support for the Plan’s strategy is noted and welcomed. Highlands and Islands
Enterprise’s (HIE) comments accord with the Council’'s approach and justification.
Adding a more detailed timetable would not be appropriate without more certainty over
project timescales. Update of the Plan’s accompanying Action Programme would be a
more suitable avenue for providing such a timetable when key dates are known. The
Plan is a statutory planning document not simply a marketing brochure. The Delny site
requirements are precautionary and may not be applicable. However, the Council
would be content if the Reporters were to recommend additional Plan references as
sought by HIE.

See Council responses above in relation to a generous housing and employment land
supply. See Nairn and Guiding and Delivering Schedule 4s in terms of the adequacy of
Nairn allocations. The Plan’s strategy, in line with the HWLDP and national planning
framework, is to promote economic growth by providing the correct conditions for that
growth. A strategy of simply projecting forward past trends may not help achieve this
growth.

The desire of affordable housing agencies to have their developments treated as an
exception to normal planning policy is not supported other than the housing in the
countryside policy exception that already exists within the HWLDP. Even this exception
is tempered to the degree that registered social landlords must undertake a sequential
testing of sites to prove that (a) suitable site(s) are not available within the adjoining
settlement(s). Accordingly, the Council believes that the Plan should be retained
without modification in respect of this comment.

Reduction of unnecessary private car borne travel is integral to the Plan’s strategy and
the type, size and location of its allocations. Accordingly, the Council believes that the
Plan should be retained without modification in respect of this comment.

The Munlochy A9 junction is a Transport Scotland responsibility but is recognised by
the Council and Plan as a pressure point. The number and capacity of Black Isle
development allocations has been set relatively low (compared to the Plan’s 2 growth
areas) because of the Isle’s limited road capacity and other constraints. Tourist route
definition and signage is outwith the Plan’s remit. Paragraphs 3.18 to 3.20 do not
attempt to list every necessary improvement just the major ones. The Council accepts
that the Littleburn/Littlemill bridge section has width and alignment issues but its
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improvement presents technical and financial challenges and some argue that it
provides a traffic calming feature close to the village entrance. Accordingly, the Council
believes that the Plan should be retained without modification in respect of this
comment.

See above and Vision and Spatial Strategy Schedule 4 in terms of the Plan’s
promotion of sustainable development and the challenges in creating a network of rural
commuter cycle routes. The dualling of the A96 may create an opportunity to use
sections of the “old road” as a cycleway. Moreover, the surrounding B and unclassified
roads should continue to be lightly trafficked and will continue to offer a network of on-
road routes. Seeking developer contributions toward creation of a dispersed new
network rather than resolution of a specific (often existing) constraint created (or made
worse) by a particular development, is problematic. The Council and Plan cannot and
should not dictate the method of sewage treatment to Scottish Water. The standard of
the treated effluent is a material planning consideration and the odour and other
impacts of any chosen method but not the method itself. These matters are the domain
of the Scottish Environment Protection Agency (SEPA) and Scottish Government who
oversee other aspects of Scottish Water’s environmental performance. Accordingly,
the Council believes that the Plan should be retained without modification in respect of
this comment.

The Plan includes active travel issues and measures where relevant to the
management of new development — i.e. where developer contributions may reasonably
be sought and where new routes and connections to existing routes may be
necessary. Wider, measures are incorporated within the Green Networks
Supplementary Guidance, the Council's Core Path Plans, SUSTRANS national cycle
route plans and other agency material. Accordingly, the Council believes that the Plan
should be retained without modification in respect of this comment.

See above regarding Dalcross Rail Halt and the Council’'s acquiescence to a bolstered
reference should the Reporters see fit to recommend such.

See Inverness Airport Business Park Schedule 4 for suggested enhancement of
reference to airport in line with national development status within the latest National
Planning Framework. The Council accepts all the arguments made by the respondent.
However, this site should not be prioritised ahead of other employment allocations.
Hopefully, its competitive locational advantages will make it a primary search area for
employers.

The Council’s suite of Supplementary Guidance provides very detailed guidance
(including financial sums payable) on relevant issues. Together these provide an
adequate framework for developers to calculate what their “liabilities” may be for any
given quantum of development in any particular location. The Council also offers an
award winning major applications pre-application advice service that can offer more
detailed advice on likely developer contributions when a developer has firmed up on
what it wishes to propose and where. Accordingly, the Council believes that the Plan
should be retained without modification in respect of this comment.

See above and Vision and Spatial Strategy Schedule 4 regarding growth assumptions.
The Council believes the Plan, other guidance and legislation provide sufficient
protection of the area’s heritage. With current (and likely future) public finance
restrictions affecting the number of affordable housing units constructed a significant
influx of unemployed people is unlikely. Accordingly, the Council believes that the Plan
should be retained without modification in respect of this comment.

See above and Vision and Spatial Strategy Schedule 4 regarding local food
production, sustainability and brownfield ahead of greenfield sites. Homes can be
vacant for several reasons such as natural turnover of the stock, owner’s attitudes and
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poor condition. Not all of these can be resolved by the Council and its Plan. The
Council’s HWLDP, the Plan and related suite of Supplementary Guidance contain
policies supportive of infill, refurbishment and redevelopment of vacant or underutilised
land and property. Communal housing is more about how people co-operate and
organise themselves rather than a “top-down” allocation of land. If a subsidised land
price is sought then co-housing groups should make their case to the relevant housing
agencies to access the 25% of all housing sites that must be safeguarded for
affordable provision. Accordingly, the Council believes that the Plan should be retained
without modification in respect of this comment.

e The support for the Plan’s Growth Areas is welcomed and noted. Transport Scotland is
due to announce plans for A9 to A96 connectivity improvements in May 2014.

e Scottish Ministers are due to announce a chosen route for the A96 improvement by the
end of 2014. Support for Dalcross Station noted and welcomed.

e See above re Dalcross Station. The Council would support further Plan reference(s) to
it should the Reporters see fit to recommend such.

e See Nairn Schedule 4 regarding the town’s expansion areas.

e Transport Scotland’s announcement in May 2014 will look at different solutions to
those previously proposed in easing trunk road network congestion on the east side of
Inverness. However, it is understood that these will neither require any fundamental re-
think of the Plan’s strategy nor its allocations.

e The stated support for the Plan’s investment in infrastructure is noted and welcomed.

e Support for Plan proposals for Fearn Aerodrome, the Fendom, and the Seaboard
Villages is noted and welcomed.

Reporter’s conclusions:

Roadsl/traffic

1. The level of growth promoted by the proposed plan will clearly have significant traffic
implications. Transport Scotland and the council recognise that traffic congestion issues
exist in the Inshes area, including at Culloden Road and the Inshes Roundabout. A
number of major initiatives are underway which have or will consider these issues and
may be expected to go some way towards meeting increased transport demand in a
suitable and cost effective way. These initiatives include the West Link, linking the
Southern Distributor Road with the A82, the dualling of the A96, the A9/A96 Connections
Study, and the Inshes Junction Improvements project. All these initiatives appear to be
progressing in a way that takes account of development proposals in the wider Inverness
area. In conclusion it is clear that the council is taking some action to address the traffic
impacts of the development promoted in the proposed plan, and | have not seen any
compelling evidence to demonstrate that this action will be insufficient to provide a
workable solution.

2. The West Link road scheme now has planning permission, and the principle of a road
link in this broad location was established in the Inverness Local Plan and the Highland-
wide Local Development Plan. The evidence before me does not indicate that there have
been any changes in circumstance of such significance as to warrant revisiting the
principle of this scheme. Given that this is a major proposal of city-wide importance, |
consider it appropriate to retain the reference to it in paragraph 3.7 of the plan.

3. Inresponse to a further information request, Transport Scotland confirmed that it
intends to announce a preferred route for the ‘East Link’, connecting the A9 at Inshes and
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the A96 at Smithton, in 2015. It is therefore reasonably certain that this scheme will
materialise at some point, though it may yet be subject to a public inquiry in due course.
However, given this status | am content that it is appropriate to retain the reference to the
scheme in paragraph 3.7 of the plan.

4. With the exception of the West Link, the timing of the major road infrastructure
schemes in the Inverness to Nairn Growth Area is largely controlled by Transport
Scotland. It would not therefore be appropriate to include text in the plan committing the
council to a particular timescale for the delivery of these schemes. The up-to-date
position with regard to these matters can be included in the action programme.

5. Detailed traffic management and parking measures are a matter primarily for the
council’s transportation service, which | would not expect to see covered in detail in the
local development plan unless closely associated with particular development proposals.

6. Wider suggestions about alternative methods of shipping goods are beyond the scope
of the plan and this examination.

7. The location of brown tourist signs is not a matter covered by the planning system,
and road width/ alignment issues in Munlochy are more appropriately addressed by the
council as roads authority than through the local development plan.

Rail

8. The Dalcross station/interchange features as one of the listed major transport projects
at paragraph 2.21 of the proposed plan, as part of the strategy for the Inverness to Nairn
Growth Area at paragraph 3.3, and is already shown on map 5. It is identified on page 36
of the adopted Highland-wide local development plan. The interchange is clearly a
reasonably significant component of the council’s spatial strategy for this part of the plan
area. However the reference to the ‘potential’ for a rail halt at Dalcross in paragraph 3.7
is somewhat weaker than references in some other parts of the plan, where the rail halt is
described as a ‘proposal’. While it is not clear to me that the rail halt is necessarily
essential in order for development in this area to proceed successfully, a proposal is a
firmer statement of positive intent than merely referring to a potential. | consider it
appropriate to be consistent through the plan, and to describe the rail halt as a ‘proposal’.
| therefore recommend a modification accordingly. In doing so | note that, just like a
housing proposal, this does not convey any certainty of delivery.

Active travel

9. Several representees comment on a perceived lack of focus on sustainability and
active travel in the strategy sections of the plan. Paragraph 270 of Scottish Planning
Policy identifies the policy principles that should underpin sustainable transport, including
reducing the need to travel, providing safe and convenient opportunities for walking and
cycling and enabling the integration of transport modes. Paragraph 273 states that plans
should identify active travel networks and promote sustainable travel modes in the
following order of priority: walking, cycling, public transport, cars. However, chapter 3 of
the proposed plan appears to give greater emphasis to road and rail proposals than to
active travel, particularly in the Inverness to Nairn Growth Area.

10. Itis likely to be the case that a number of road infrastructure schemes will need to be
delivered in order for the development aspirations of the plan to be fulfilled. However it is
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equally the case that development will be unsuccessful if it is not linked into an effective
and attractive active travel network. The council appears to have proposals to link its
major growth areas by enhanced walking and cycle routes, some of which are described
in their response above and others highlighted by representees. However these are not
described in the proposed plan, in contrast to its road and rail proposals. | consider the
delivery of these routes to be integral to the success of the A96 growth corridor, and
therefore wholly relevant to the content of the plan. The impression must not be given
that active travel is a lower priority than motorised modes.

11. |therefore consider it appropriate to recommend additional text to the Inverness to
Nairn growth area strategy section of the plan in order to go some way towards
redressing the balance between transport modes. However | consider that this is an area
that the council could usefully include more detail on, as part of their wider green network
proposals, in the next iteration of the plan.

12. 1 have not considered it appropriate to pick out the coastal path in the text of the plan
as this appears to be just one of a number of proposals and opportunities in the corridor.

13. The fifth bullet of paragraph 3.1 of the proposed plan includes a statement that
services and facilities should be accessible. This statement is acceptable and no reasons
for the suggested change (to refer to the range of services) have been offered by the
representee. | conclude that no change is required.

Agricultural Land

14. Paragraph 80 of Scottish Planning Policy maintains the longstanding national policy
to resist development on prime agricultural land except where this is essential. Much land
in the Inner Moray Firth area is of prime agricultural quality, and some of this is allocated
for development in the proposed plan. The need for, and overall level of, this
development has largely been agreed through the Highland-wide Local Development Plan
process. The principle of many of the individual sites has also been accepted through the
Highland-wide plan or in earlier local plans. Where new sites are identified in the Inner
Moray Firth plan, and agricultural land is a significant issue that has been raised in
representations, this is discussed under the relevant issue. But in general | accept the
position of the council that a demonstrable need for development can justify losses of
prime land where there are no alternatives, or alternative sites have other serious
shortcomings. However | would expect the council to consider agricultural land quality as
an important component of any site selection process.

15. Regarding sustainable food production more generally, | note that the plan identifies
a number of sites suitable for new allotments, including sites IN26, IN56 and IN87.
Overall, while | am sympathetic to the concerns raised by representees regarding
sustainable food production, | do not believe these justify wholesale changes to the
strategy of the plan.

Distribution and volume of growth

16. The principle of developing significant areas of land in the A96 corridor, including at
Tornagrain and Ashton Farm, was established through the adoption of the Highland-wide
Local Development Plan. Because the Highland-wide plan is not a strategic development
plan, there is no legal requirement for the Inner Moray Firth plan to be consistent with it.
Therefore it would have been possible for the council to have revisited the principle of
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some of the allocations made in the Highland-wide plan through the Inner Moray Firth
plan preparation process. However the council’s clear intention is that the Highland-wide
plan should act as an overarching strategy document with the area local development
plans providing mainly site specific detail.

17. Section 16(3) of the Town and Country Planning (Scotland) Act 1997 (as amended)
allows for different local development plans to be prepared for different purposes for the
same area of land. The two-tier pattern of local development plan coverage that Highland
Council have chosen to adopt is a unique approach in Scotland, but one that can perhaps
be justified given the unusually large size of Highland Council’s area.

18. Once issues have been debated and resolved through one local development plan
process, it would not serve either the certainty or the democratic accountability that the
planning system aims to deliver for these decisions to be revisited within a short time
frame through the subsequent examination of another complementary plan covering the
same area. | am therefore content to proceed on the basis that overarching strategic
matters, including the most significant land allocations properly fell to be resolved through
the Highland-wide Local Development Plan process. | further conclude that in the context
of this current examination it is not helpful to revisit the principle of decisions that have
been taken through the Highland-wide plan, unless circumstances have clearly and
significantly changed. In reaching this conclusion | am mindful that the Highland-wide
plan was adopted in April 2012 and so may be regarded as being up-to-date with regard
to most matters.

19. Morton Gillespie is concerned about the imbalance between housing growth and
employment provision in Nairn. Housing land requirements are discussed at Issue 2, but
the overall allocation of growth to Nairn was largely established in the Highland-wide
Local Development Plan. Specific allocations in Nairn are discussed at Issue 19.
However, | agree with the representee that it is usually good planning practice to seek to
identify housing sites close to employment locations. In this context, looking beyond
Nairn itself, | note the major business and industry allocations relatively nearby at
Whiteness and Inverness Airport Business Park. Overall | therefore consider that there is
a reasonable balance between business and employment allocations in the eastern part
of the Inverness to Nairn growth area.

20. The housing numbers in the plan are further explained in paragraphs 2.10 and 2.11,
and individual site capacities are given in chapter 4. There is therefore no need to
provide such a break-down in paragraph 3.1.

21. Inthe context of this aspirational section of the plan, the reference in paragraph 3.2
to growth in the Inverness to Nairn corridor dispersing benefits more widely is acceptable.
This sentence describes what the council hopes will happen and will work to achieve, and
so remains relevant even if such benefits have not been demonstrable in the past.

22. It would not be appropriate to alter the second bullet of paragraph 3.5 to refer to
‘limited’ allocations of land, as some of the allocations made in the plan (many of which
have been established in earlier plans, such as Tornagrain) are quite large scale.

Employment

23. Regarding how well the proposed plan’s expectations of significant employment
growth are justified, | note that paragraphs 4.18 to 4.21 of the proposed plan give a fair
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amount of detail on the locations and sectors where growth is hoped to occur. For
instance references are made to life sciences and to offshore renewables. Paragraph
101 of Scottish Planning Policy requires local development plans to allocate a range of
sites for business, though this should be informed by relevant economic strategies.
Overall | accept the council’'s argument that the main role of the development plan in this
area is to ensure that a range of attractive, suitable and effective sites are available. Itis
for other economic strategies to provide the main focus on the particular sectors where
there is potential for growth and on the range of levers for delivering that growth.

24. Highlands and Islands Enterprise’s general impression that poorer quality land has
been identified for economic as opposed to housing uses is not supported by detailed
evidence or examples, and | therefore decline to make any modifications relating to this
point. It also seeks more detail on the timing of development, but | consider that it would
be difficult and potentially misleading to attempt to predict the delivery times of the
proposals in a plan that is intended to remain in place and relevant for some years. |
agree with the council that the action programme is a better vehicle for carrying detailed
programming information.

25. There are various other plan amendments sought by Highlands and Islands
Enterprise with which the council is content. | agree that the additional narrative on the
Nigg site would provide useful further context for this development within the plan, and
accordingly | recommend a suitable modification. | consider the importance of Inverness
Campus is already adequately highlighted at paragraph 3.1 of the proposed plan.
Regarding Whiteness, suitable references to the National Renewables Infrastructure Plan
already exist at paragraph 4.21 of the proposed plan, and no further change is required.

26. Regarding Delny, this 150 hectare industrial proposal is of a significant scale but is
effectively located at Invergordon, which already features prominently in the text of the
proposed plan as a centre for economic development opportunities. The Highland
Deephaven proposal already features in the introductory and strategy paragraphs of the
Ross-shire part of the Strategy chapter of the plan (paragraphs 3.9, 3.11 and 3.13), and in
the introduction to the Ross-shire growth area section (paragraph 4.24). | therefore
consider that no further references to these proposals are required.

27. Regarding Inverness Airport Business Park, this is clearly a highly significant
economic development location. In response to a further information request, the council
suggested the inclusion of some additional text to highlight its national importance. With
some small additions this addition is supported by the representee. | see no reason not to
support these changes, and recommend a modification accordingly.

28. The description of Inverness in paragraph 3.1 as the ‘engine’ of the wider Highland
economy is acceptable in this visionary and strategic part of the plan looking ahead to
2031.

29. Paragraph 3.2 already refers to the Inverness to Nairn growth corridor becoming a
better place to visit. Paragraph 4.20 is devoted to tourism. In the light of this, further
references to tourism in paragraph 3.2, though they would not have been out-of-place, are
not essential.

30. | agree that allocations of land do not in themselves directly provide jobs, as implied
by paragraph 3.5. But the meaning of the sentence, regarding where employment land
should be located, is clear. No modification is required.
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Developer Contributions/Delivery

31. Regarding developer contributions, Circular 6/2013: Development Planning states
that the items for which developer contributions will be sought, and the circumstances
where they will be sought, should be set out in local development plans and not only in
supplementary guidance. Circular 3/2012: Planning Obligations and Good Neighbour
Agreements also states that broad principles, including items for which contributions will
be sought and the occasions when they will be sought should be set out in the local
development plan.

32. In Highland, the headline policy on developer contributions is included in the
Highland-wide Local Development Plan, as Policy 31. This policy includes such
provisions as contributions only being sought where development creates a need for
services, facilities or infrastructure; contributions being fair and reasonable and
proportionate to the scale and kind of the development; and a flexibility in approach in
difficult economic circumstances. The supporting text to this policy provides a list of
potential items where the council may seek developer contributions, which appears to
include the main common uses for this mechanism, together with a broad indication of
how need will be assessed. While this policy is not the subject of this examination, it
would appear to contain most of the features that Homes for Scotland seeks.

33. Given the two-tier approach to local development planning in Highland, it would be
unnecessary and confusing to include separate policies on the same topic in both the
Highland-wide and Inner Moray Firth plans. | therefore conclude that there is no need to
insert such a policy into the Inner Moray Firth plan.

34. Regarding contributions towards cycle infrastructure, developer contributions are
covered by Policy 31 of the Highland-wide Local Development Plan. The supporting text
to this policy mentions transportation as an example of where contributions may be
sought, but does not single out cycling or any other particular mode. | consider this is an
appropriate level of detail for a local development plan to enter into. Further detail is
provided in supplementary guidance. No modification to the proposed plan is required.

Affordable Housing

35. Regarding the call for affordable housing providers to have greater flexibility to
develop on unallocated sites, | consider this concern is largely addressed by Policy 35 of
the Highland-wide Local Development Plan. This allows for affordable housing
development in the countryside provided this is required to meet a demonstrable local
need. | therefore conclude no change is required to the proposed plan.

36. | agree that efforts to get more empty homes into use are important, and that
achieving this should lessen the need to build new houses in the future. However most of
the tools available, such as tax and housing policy, fall outwith the scope of the planning
system. Co-housing can be a valuable form of tenure for some people, and is likely to fall
within the definition of affordable housing given in Scottish Planning Policy. The policies
in the Highland-wide Local Development Plan that support affordable housing, and the
allocations of suitable sites in the Inner Moray Firth plan should therefore provide an
opportunity for groups wishing to pursue a co-housing project to access suitable land.
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Miscellaneous

37. The environmental concepts conveyed by Brian Stewart’s suggested addition to
paragraph 3.6, while including more detail, are largely already covered by the existing
wording. While some aspects such as views are not currently included, this is intended to
be a brief strategic section of the plan. More detailed policies on environmental protection
are contained in the Highland-wide Local Development Plan.

38. Andrew Currie believes the plan should place greater emphasis on quality of life
issues. The proposed plan needs to be read in conjunction with the adopted Highland-
wide Local Development Plan, which contains many of the environmental protection and
placemaking policies that should serve to secure and safeguard quality in the built and
natural environment. The Inner Moray Firth plan is intended to be more focussed on the
local area and deal with site specifics. | agree that a sense of creating a quality living
environment in the new developments promoted by the plan does not emerge very
strongly from the strategy for growth areas contained in chapter 3. However a wholesale
recasting of this part of the plan to focus on placemaking and quality of life would be a
major undertaking that is not practical within the confines of this examination. On balance
| am content that the references that do exist, for instance to the green network, are
adequate enough for no modification to be required.

39. The introduction of text relating to environmental protection is not necessary in
paragraph 3.8 because the purpose of this paragraph is to describe the strategy for
recreational provision.

40. Comments relating to Policy 4 (Water and Waste Water Infrastructure) are dealt with
under Issue 7.

Reporter’'s recommendations:

It is recommended that:

1. A new sentence be added after the first sentence of paragraph 4.24 to read: “Nigg
features in the National Renewables Infrastructure Plan as one of only four sites in
Scotland suitable for integrated manufacture of offshore wind turbines.”

2. The 6" bullet of paragraph 3.1 be amended to read: “Significant investment in major
infrastructure including West Link and improvement of the A9, A96 and active travel
network.”

3. An additional bullet be added at the end of paragraph 3.3 to read: “An improved active
travel network.”

4. The final sentence of paragraph 3.7 be amended to read: “In support of a significant
modal shift to more sustainable forms of transport, a rail halt is proposed at Dalcross to

serve Tornagrain, the Airport and adjacent Business Park, and cycle and walking routes
will be incorporated into the development of the Growth Area.”

5. The words “A masterplan for ...” be deleted from the start of paragraph 4.19, and
replaced with: “National Planning Framework 3 has identified the need for strategic airport
enhancement at Inverness Airport as a national development priority. This supports the
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Council’'s strategy for growth and improved connectivity in the Inverness to Nairn area as
well as the wider Plan area. The potential for growth of Inverness Airport has also been
enhanced by the emerging developments at the adjacent Inverness Airport Business
Park. A masterplan for this key strategic employment site, which encompasses ...".
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Issue 10 City of Inverness General and Central

Development plan | (Paras. 4.1-4.4, Pages 29-30) and (Paras. Reporter:

reference:

4.5-4.8, Pages 35-38)

Stephen Hall

Body or person(s) submitting a representation raising the issue (including

reference number):

Sport Scotland (02087)

Dr Donald Boyd, Westhill Community
Council (00324)

Highland & Islands Green Party (00491)
Scottish Environment Protection Agency
(SEPA) (00523)

Scottish Prison Service (00662)

Roger Reed (00965)

Inverness Harbour Trust (01196)
Friends of the Earth Inverness (01208)
Muirtown Community Council (01612)
Chrissie Lacey (01716)

lan Carus (02037)

Defence Infrastructure Organisation
(03156)

Forbes Fraser (04021)

Robert Preece (04054)

Scottish Wildlife Trust (04180)
Cromarty Firth Port Authority (04218)
James Alexander (04249)

Maggie Dove (04262)

Inverness College (04320)

Lochardil & Drummond Community Council
(04353)

Social Housing Providers in Highland
(04381)

Scottish Futures Trust (04386)

F&C REIT Asset Management (04407)
Scottish Provincial Press Ltd (04416)
Soudley Research (04444)

Virginia Macnaughton (04457)
Scottish Council for Development &
Industry (04485)

Provision of the
development plan
to which the issue
relates:

district

Inverness general, cross City issues, Central Inverness urban

Planning authority’s summary of the representation(s):

City General

Sport Scotland (02087) - There is a significant amount of new development proposed in
the Plan and therefore it should take account of the results of the Inverness pitches

review.

Central Inverness General

Dr Donald Boyd, Westhill Community Council (00324) - Objects to the Longman area in
general and the former landfill area in particular being allocated for industrial uses and in
particular for waste management uses because: of lack of public consultation on this
issue; no business case is supplied to justify the need for such uses; adverse visual and
landscape impact on coastal seaboard as the Longman area is central to all gateway
approach views to Inverness; the land would better provide a public links; adverse visual
impact on views from proposed Inverness-Nairn Coast Trail long distance footpath, and; of
potential safety risks from landfill gas emissions.

Highlands Small Communities Housing Trust (04381) - Seeks new housing allocation at
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Carnac Crescent, Craigton Avenue and at Capel Inch because they would provide
additional opportunities to develop housing and contribute to regeneration of this area of
the City and would also provide for a greater level of passive surveillance of the Nature
Reserve.

F&C REIT Asset Management (04407) - Supports Plan's city centre content because: it
will help achieve a consolidated and vibrant City; it emphasises the use of brownfield land
and vacant buildings, and; it supports diversification of uses and enhancement of civic
spaces.

Scottish Council for Development & Industry (04485) - Supports Plan's role in allocating
sites for the relocation of public sector developments such as the prison, courts and
council headquarters.

Chrissie Lacey (01716) - Requests new allocation because it would: enable an improved
architectural design of the railway station entrance; provide a green, civic space; provide
greater public parking; retain retail floorspace, and; suitable one way vehicular access can
be provided.

IN2 Porterfield Prison

James Alexander (04249) - Opposes nature of current allocation because: housing
numbers are an overdevelopment of the site; inadequate capacity of local access roads
and other utilities; of adverse impact on neighbours amenity; of the need for more public
open space in this part of the City, and; of the precedent a poorly designed development
would have in this historic core of Inverness within the expanded Conservation Area.

Virginia Macnaughton (04457) - Requests additional developer requirements because:
expert conservation architect input required on materials, form of development and its
compatability with the conservation area; adjoining gardens are an important characteristic
of the conservation area, and; sandstone in walls would be a valuable and rare source of
local stone to repair buildings within the conservation area.

Scottish Prison Service (00662) - Supports re-use of existing prison site for housing
because: it complies with Council’'s development strategy for Central Inverness; re-use of
brownfield site; potentially surplus site; will aid regeneration; will encourage efficient
relocation of existing use, and; turnover of sites healthy and will allow the City to diversify
its role and adapt to changing market trends and opportunities. However requests no
specific housing capacity because: developer requirement for masterplanning approach
sufficient and an appropriate figure will evolve through that process once all site specific
matters are understood and addressed; happy to work with Council to produce a
masterplan for the site; housing types should be left flexible to respond to need and
demand, and; historic value of prison accepted but formal listing inappropriate as this may
affect viability of regeneration.

IN3 Hedgefield House

Forbes Fraser (04021) - Requests set-back of new development from Sunnybank property
boundaries because this would safeguard neighbour amenity and adjoining woodland. Not
objecting in principle to development or to 40 unit density.

Robert Preece (04054) - Opposes current capacity and developer requirements because:
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the proposed density would most likely mean the loss of existing woodland; inadequate
junction (visibility/safety issues) with and capacity of Culduthel Road; junction incapable of
adequate improvement; Muirfield Road access would require major improvement, and; of
adverse impact on site's historical significance as a war memorial and hostel.

IN4 Land at Inverness College

Scottish Futures Trust (04386) - Requests addition of retail uses because: the Council's
approved planning policies supports retail uses as part of a mix in this Longman core area,
the site will soon become surplus and available for redevelopment; the site sits within the
Inverness City Centre boundary as defined within the Proposed Plan and the
corresponding Policy 1 encourages retail and other uses within this area; several other
central Inverness sites specifically reference retail uses as acceptable, and; the option of
retail use would allow greater flexibility in terms of marketing the site and achieving
relocation and beneficial redevelopment.

Inverness College (04320) - Requests addition of retail uses because: the Council's
approved planning policies supports retail uses as part of a mix in this Longman core area;
the site will soon become surplus and available for redevelopment; the site sits within the
Inverness City Centre boundary as defined within the Proposed Plan and the
corresponding Policy 1 encourages retail and other uses within this area; several other
central Inverness sites specifically reference retail uses as acceptable, and; the option of
retail use would allow greater flexibility in terms of marketing the site and achieving
relocation and beneficial redevelopment.

IN6 Bridge St

James Alexander (04249) - Opposes any development, redevelopment or refurbishment
of Town House because of its historical and townscape significance.

IN7 Cameron Barracks

Defence Infrastructure Organisation (03156) - Notes and welcomes flexibility of mixed use
allocation. Acknowledges site's constraints and developer requirements. Clarifies that in
the next 5 years the site will not be surplus in terms of its current, primary, training centre
role. Longer term its release will be dependent upon a wider MOD review.

Lochardil & Drummond Community Council (04353) - Opposes scale of development
envisaged because: of historic significance of barracks that may be compromised; the
importance of the grass parade square to the setting of the listed buildings, and; of the
loss of a tourist attraction.

IN8 Former Longman Landfill

Scottish Prison Service (00662) - Supports allocation but suggests the list of acceptable
uses be modified and expanded to include “Class 8A Secure residential institutions”
because: the site is a leading candidate to accommodate the new HMP Highland prison;
initial work has demonstrated the feasibility of the site for a prison and further work is
ongoing; the site achieves a set-back from existing residential areas; good public transport
and other connections are available or could be created; the allocation already supports
non-residential institutions; a specific use class is available for prison use; the site's
development would remediate / contain contamination and bring such land back into
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beneficial use in line with the Plan's strategy; prison use is compatible with the other uses
proposed in the Plan; the Scottish Prison Service agrees with a masterplanning and
placemaking approach to the site, and; the prison will be a significant investment in the
Inverness area in terms of employment and construction activity.

Soudley Research (04444) - Requests widening of acceptable uses mix because: site will
be more commercially viable; remediation will happen sooner (within the Plan period); it
will create a more attractive waterfront, and; such uses would be more compatible with
proposed adjoining uses.

Roger Reed (00965) - Objects to any built development on sites IN13 and IN8 because:
the area is currently attractive greenspace at a key visual gateway to the City; it could be
used as a public links; of the adverse visual impact of industrial development; suitable
alternative sites exist for the uses proposed, and; inadequate road network capacity.

IN9 Land to South and East of Inverness Harbour Marina

SEPA (00523) - Objects to allocation unless evidence in the form of a flood risk
assessment is supplied prior to the allocation's confirmation within the development plan.
The results of this assessment must demonstrate the site's conformity with Scottish
Planning Policy.

Scottish Provincial Press Ltd (04416) - Objects to principle of development on allocation
because: of adverse impact on existing businesses at this location; of lack of integration
with existing uses; insufficient detail on phasing and floorspaces of units to be permitted,;
of adverse noise and air pollution and impact of industrial uses on neighbouring occupiers;
inadequate local road capacity particularly for industrial vehicles; of adverse visual impact
at this important waterfront location; of the need for and uncertainty of land reclamation; it
was not preferred at Main Issues Report stage for good environmental reasons, and; the
economic significance of existing businesses and what a harmful impact on them would
mean for the local economy.

F&C REIT Asset Management (04407) - Requests amendment to footnote because this
would ensure that the City Centre continues to receive the protection it requires.

Inverness Harbour Trust (01196) - Objects to existing allocation because: it does reflect
the long term economic potential of the harbour and adjoining waterfront; Architecture and
Design Scotland and the local community are generally supportive of the Trust's
proposals; it does not allow the masterplanning of this wider area; it does not promote the
development of the harbour as a regional transport gateway; the constrained site
boundary does not allow for the efficient reconfiguration and expansion of the harbour and
the potential for cruise liner berthing / trade and hotel/marina based tourism; a larger site
would allow urban scale mixed uses and a vibrant place which in turn would attract other
investment; the larger site has unique characteristics in terms of its size, waterfront
location and proximity to the city centre; the larger proposal has explicit support in the
Inner Moray Firth Major Ports and Sites Strategy 2006 and implicit support in the Highland
wide Local Development Plan; a larger, critical mass proposal will draw in further
investment and uplift local land values making further development more viable; only half
of the Inverness Harbour Trust's estate is allocated hampering the overall viability of their
proposal; no evidence is provided by the Council to prove adverse environmental effects
and these should not be assumed; overall viability depends upon changing the industrial
image of the area and creating a new vibrant high density waterfront quarter; a larger
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proposal gives the opportunity to create a spectacular new cityscape; new and enhanced
pedestrian connections can be created to link to the city centre and across the river via a
pedestrian bridge because of the Trust's ownership; wider proposal not fully considered by
Planning Committee; further feasibility and masterplanning work cannot be undertaken on
a piecemeal basis; a larger development will be more likely to promote regeneration of the
wider city in line with Council policy objectives including the mutliply deprived South
Kessock area which is adjacent; certainty is required to make long term investment
decisions; the Trust already has wide ranging harbour authority powers; environmental
compliance is subject to separate statutory tests and processes and should not therefore
be used as a reason to negatively pre-judge the principle of a wider site; no evidence has
been produced to reject the wider site in principle; it is not cost efficient to develop a
seawall in phases; residential development is essential to the viability and critical mass of
the proposed development; other UK towns and cities have successfully regenerated their
waterfronts with commercial and residential uses; residential uses are more likely to be
flats than family homes; safer routes to school could be created such as a river bridge to
Merkinch, distances are no longer than in many other city neighbourhoods and many trips
will be accompanied; the land use mix could include local community facilities and better
public transport connections; the site has a unique competitive advantage of being close
to a city centre, on a riverfront and seafront, and at a tourist gateway; Harbout Trust's
previous submissions misrepresented; the future of the harbour is not as a conventional
industrial port; the most recent significant phase of the harbour development has
happened without adverse envirinemntal impact; development would be outwith the HSE
buffers; the Highland wide Local Development Plan promotes the principle of harbour
expansion; the City should be reunited with its waterfront; self financing regeneration
schemes depend upon uplifting land values with commercial and resdiential uses; land
east of the Kessock Bridge is attractive to the cruise-ship sector and avoids the bridge
pinch-point; the Trust can reinvest the proceeds from a successful commercial expansion
into the development of port facilities which will also favour existing industrial users;
Trust's proposals will create a place of high architectural quality; it complies with the
Inverness City Vision, and; there will be close community involvement.

Scottish Council for Development & Industry (04485) - Believes there are opportunities for
residential properties near to the Marina because it will better connect the area with the
city centre and there are adequate industrial allocations elsewhere.

Cromarty Firth Port Authority (04218) - Object to the lack of information on the
development of Inverness Marina/Waterfront.

IN13 Former Longman Landfill

Roger Reed (00965) - Objects to any built development on sites IN13 and IN8 because:
the area is currently attractive greenspace at a key visual gateway to the City; it could be
used as a public links; of the adverse visual impact of industrial development; suitable
alternative sites exist for the uses proposed, and; inadequate road network capacity.

Scottish Wildlife Trust (04180) - Seeks retention of as much as possible of this natural
space as a green area on the edge of the city. This would ameliorate any threat to the
Inner Moray Firth SPA and Ramsar commitments mentioned in the Plan.

Highland & Islands Green Party (00491) - Opposes incinerator on site because: of fear
over potential adverse health impact from emissions; availability of cleaner technology
such as anaerobic digestion; Black Isle in path of prevailing wind blown pollution;
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cumulative adverse impact when combined with Invergordon facility, and; of lack of
consultation to date on proposal and need for prior public inquiry.

lan Carus (02037) - Opposes incinerator on site because: of fear over potential adverse
health impact from emissions; Black Isle in path of prevailing wind blown pollution, and; of
lack of consultation to date on proposal and need for prior public inquiry.

Muirtown Community Council (01612) - Opposes energy from waste facility use for this
site because: such facilities can malfunction; of adverse visual impact, and; of the
availability of more suitable, visually enclosed alternatives closeby such as Daviot Quarry.
Believes land is more suitable for a travelling persons site in preference to site IN25 (no
reasons stated).

Maggie Dove (04262) - Opposes waste incinerator facility being provided anywhere in
Plan area because: other more environmentally acceptable waste management solutions
are available and may be undermined by incineration of part of the waste stream, and; of
air pollution risks which could seriously impact on human health in a populous area of the
Highlands.

Friends of the Earth Inverness (01208) - Seeks exclusion of incinerator as a waste facility
option because: it would reduce the impetus to re-cycle and release pollutants such as
dioxins, and; other more sustainable alternatives exist such as a landfill gas recovery
facility and an anaerobic digester.

Soudley Research (04444) - Requests widening of acceptable uses mix because: site will
be more commercially viable; remediation will happen sooner (within the Plan period); it
will create a more attractive waterfront, and; such uses would be more compatible with
proposed adjoining uses.

Modifications sought by those submitting representations:

City General

Sport Scotland (02087) - Amendments to take account of the results of the Inverness
pitches review (unspecified).

Central Inverness General

Sites/Policies Not Previously Consulted On

Highlands Small Communities Housing Trust (04381) - New housing allocations on areas:
north and west of Carnac Crescent between Carnac Crescent and the Merkinch Nature
Reserve; area of former garden ground to the West of Craigton Avenue, and; of land
between the River Ness and Anderson Street, Inverness known locally as The Capel Inch.

Dr Donald Boyd, Westhill Community Council (00324) - Exclusion of industrial use and in
particular waste management facility use from all Longman allocations. A new Gateway
Policy to safeguard the visual quality and ensure the wider planning of key
arrival/departure points in Inverness and beyond. Public consultation on the future land
use planning of these gateway sites/areas and the Longman landfill area in particular
(assumed).
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Chrissie Lacey (01716) - A new mixed use allocation encompassing Station Square and
the premises currently occupied by Sports direact and TK Max. This site to have public
greenspace within Station Square, car parking at ground floor level on the balance of the
site and retail development above, and one way vehicular access between Academy
Street and Strothers Lane.

IN2 Porterfield Prison

Virginia Macnaughton (04457) - Additional developer requirements: Council's conservation
architect should agree Development Brief; no compulsory purchase to be used to acquire
local garden ground for road widening; re-use of stone from walls surrounding prison;

Scottish Prison Service (00662) - Deletion of housing capacity figure. Deletion of housing
suitable for the elderly reference.

James Alexander (04249) - Reduction in housing capacity and density of site, change to
mixed use, greater proportion of public open space, creation of city square, and highest
standard of townscape quality looking at linkages to adjoining development sites at
Viewhill House, the Masonic Club and the associated car parks.

IN3 Hedgefield House

Forbes Fraser (04021) - Additional developer requirement to set built development back
30 metres from Sunnybank Road property boundaries and specific woodland safeguard
for trees bordering Sunnybank Road (assumed).

Robert Preece (04054) - Reduction (undefined) of housing capacity of site and additional
developer requirement to recognise need to safeguard and respect war memorial role of
site and listed building.

IN4 Land at Inverness College

Inverness College (04320) - Addition of retail (food and non-food) to list of acceptable mix
of land uses.

Scottish Futures Trust (04386) - Addition of retail (food and non-food) to list of acceptable
mix of land uses.

IN6 Bridge St

James Alexander (04249) - Removal of Town House from allocation or explicit refence
that its fabric will be unaltered in any way (assumed).

IN7 Cameron Barracks

Defence Infrastructure Organisation (03156) - Retention of flexible mixed use allocation
but recognition that site not surplus to MOD requirements in short term (assumed).

Lochardil & Drummond Community Council (04353) - Reduction in scale of development.
Additional developer requirement to safeguard grass parade square.
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IN8 Former Longman Landfill

Scottish Prison Service (00662) - Addition to list of acceptable uses of “Class 8A Secure
residential institutions”.

Roger Reed (00965) - Deletion of sites IN13 and IN8 and the land they cover safeguarded
from development by a replacement, cherished greenspace notation (assumed).

Soudley Research (04444) - Addition of business, retail and tourism/leisure to acceptable
mix of uses.

IN9 Land to South and East of Inverness Harbour Marina

SEPA (00523) - Deletion of allocation unless suitable evidence supplied.

Inverness Harbour Trust (01196) - Expanded harbour/waterfront allocation and more
diverse mix of uses. Specifically, Plan to be amended as follows: Site: IN9 “Land at
Inverness Waterfront; Area (ha): 29.0; Uses: tourism, retail, leisure, business, residential
and harbour uses Requirements: scale, composition and extent of development to be
determined by a masterplan to be informed by appropriate engineering, conservation,
environmental and market evidence as required to satisfy statutory requirements”. City
Proposals Map should be adjusted accordingly to enclose all Trust's ownership.
Corresponding changes to the Inverness to Nairn Growth Area “vision” and “strategy”, viz.
at para. 3.1 (second bullet) add “Inverness waterfront”; and at para. 3.5 (a third bullet) add
“allocations of land for new jobs and houses, including by transforming Inverness
waterfront into a vibrant mixed-use urban quarter as a new place for living, work and
leisure able to deliver strategic economic development”.

Scottish Council for Development & Industry (04485) - Housing should be added to mix of
acceptable uses (assumed).

F&C REIT Asset Management (04407) - Amendment to footnote qualification last
sentence to read “; For example, a dine-in restaurant would be acceptable, a bulky goods
warehouse, large foodstore or high street retailer would not.”

Scottish Provincial Press Ltd (04416) - Removal of allocation from Plan.

Cromarty Firth Port Authority (04218) - Provision of more information for Nigg and
Inverness Marina/Waterfront in line with those provided for other port developments.

IN13 Former Longman Landfill

Roger Reed (00965) - Deletion of sites IN13 and IN8 and the land they cover safeguarded
from development by a replacement, cherished greenspace notation (assumed).

Soudley Research (04444) - Addition of business, retail and tourism/leisure to acceptable
mix of uses.

Maggie Dove (04262) - Deletion of references to incineration or energy from waste as a
possible or preferred method of waste management and a stated preference for more
environmentally acceptable alternatives (assumed).
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Muirtown Community Council (01612) - Deletion of reference to energy from waste and
addition of use as travelling persons site.

Scottish Wildlife Trust (04180) - Seeks retention of as much as possible of this natural
space as a green area on the edge of the city.

Highland & Islands Green Party (00491) - Deletion of energy from waste facility option for
site.

lan Carus (02037) - Deletion of energy from waste facility option for site (assumed).

Friends of the Earth Inverness (01208) - Clarification of energy from waste facility as
‘energy from waste excluding incineration'.

Summary of responses (including reasons) by planning authority:

City General

The Inverness sports pitches review is relevant to particular larger allocations and in
particular the 2 sports hub proposals at the Beechwood campus and Torvean. However,
given this planned provision, there is no additional deficiency that requires a cross City
strategy response. Accordingly, the Council believes the Plan should be retained without
modification.

Central Inverness General

e Longman Landfill - see also IN8 and IN13 below. The site benefits from an adopted
2012 Highland wide Local Development Plan (HwWLDP) allocation for uses similar to
those proposed within the Plan [CD 1, Policy 5, Pages 28-29]. The HWLDP process
involved several rounds of public consultation and its own Examination process
[THC/IN ColG&C General/1, Extract of HWLDP Report of Examination, Pages 17-22].

e The land comprises a former landfill site most of which is still licensed by the Scottish
Environment Protection Agency (SEPA). The Council’'s (and SEPA’s) approach is to
seek to retain former waste management use sites as potential sites or at least search
areas for future waste management facilities. The site’s visual prominence is accepted
but existing A9 and A96 mature roadside planting screens much of the site from these
viewpoints. Much of the the licensed area of the site has residual landfill gas levels
which preclude most forms of development and certainly preclude safe, unrestricted
public access. However, the Plan promotes - longer term — the creation of a public
links on the firth front, a bird watching nature reserve on land south east of the Mill
Burn, and built development kept closer to the A9 where residual landfill gas levels are
far lower. Accordingly, the Council believes the Plan should be retained without
modification.

e The stated support for the Plan’s approach to the City Centre and public sector offices
relocation is noted and welcomed.

New Sites Previously Consulted On
These sites have been previously considered but were not favoured for positive and

explicit housing allocations because of coastal (more frequent than 1 in 200 year) flood
risk and loss of greenspace. However, land (comprising a 40m buffer strip) to the rear of
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housing at South Kessock was excluded from the local nature reserve to allow for future
access and other improvements. This land was therefore not safeguarded as cherished
greenspace within the Plan. The greespace and flood risk issues remain so it would not be
prudent to allocate positively for housing development. Limited infill or rounding off
potential may exist but should be tested as an exceptional departure from the
development plan. Accordingly, the Council believes the Plan should be retained without
modification.

New Sites Not Previously Consulted On

The suggested proposals have some planning merit (particularly in terms of potential
affordable housing provision and creation of a enhanced civic space) but have been
lodged too late in this Plan’s process to be considered. The Plan is at an advanced stage
and has already included two opportunities for landowner/developer submissions via the
Call for Sites stage in 2011 and responses to the Main Issues Report in 2012. The
respondents did not lodge comment at these times despite extensive publicity. The new
Plan led process in Scotland relies upon early and effective consideration of the
environmental effects of development plan proposals and, in a similar way, an early and
effective opportunity for the public and other potentially prejudiced parties to be able to
lodge comments on development sites. The Plan allocates adequate and effective
alternative land for the uses suggested and therefore there is no overriding and
exceptional need to introduce a new allocation at this late stage in the Plan’s process.
Applications can still be considered as departures to the development plan should the
identified needs become more pressing. The Plan is also on a 5 year review cycle so a
fresh Call for Sites stage is likely to commence in 2/3 years time. Accordingly, the Council
believes the Plan should be retained without modification.

IN2 Porterfield Prison

30 dwellings per hectare is a typical density for an edge of City Centre site and mirrors the
density of the adjoining Hill neighbourhood and the intensity to which the existing prison
site has been developed. There are no infrastructure capacity issues other than the local
road network a solution to which must be assessed through the proposed supplementary
guidance. However, widening of adjoining, narrow roads is feasible as is a connection to a
one way section of Old Edinburgh Road. Neighbours’ amenity is already compromised by
high walls and the close proximity of a prison use and a net betterment is likely to result
from the site’s appropriate redevelopment. It may be possible to deliver an element of
public open space within the site perhaps as a central garden but the site size is
constrained. Built heritage issues are already referenced within the Plan’s text and can be
specified further through the proposed supplementary guidance. The owner’s support is
noted but the request for a more flexible (assumed increased) density would not be
appropriate given the site’s built heritage and access constraints. Accordingly, the Council
believes the allocation should be retained without modification.

IN3 Hedgefield House

The planning permissions issued to date do not support any built development on the
boundary with the Sunnybank Road properties because of the intervening mature
woodland. A planning permission was issued in February 2014 [THC/IN3/1, Planning
Permission Decision Notice & Plan] which details agreed access upgrades within the site
and its connection to both Culduthel Road and Muirfield Road. Woodland loss has been
minimised. The former war memorial garden area is undefined but thought to lie to the
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front (west) of the main building and is not affected by the permitted development save a
very minor incursion by extended parking.

IN4 Land at Inverness College

The HWLDP allocation that covers this site and a wider area makes explicit mention of
retail use within the acceptable mix [CD 1, Policy 4, Page 27] and the City Centre
boundary (identified under Policy 1 of the Plan) encloses the site. Therefore it would be
appropriate to add retail to the list of acceptable uses should the Reporters be minded to
recommend such a modification. However, the site should not be developed exclusively
for retail development and it is not the Plan’s role to finance the relocation of the college.

IN6 Bridge St

The City Centre Development Brief [THC/IN6/1] does not envisage any redevelopment of
the Town House. Accordingly, the Council believes the allocation should be retained
without modification.

IN7 Cameron Barracks

The owner’s support for the Plan content is noted and welcomed. Despite the clarification
that the site is not surplus in the short term it would still be prudent to retain the allocation
given its scale and potential significance. The objector’s concerns are addressed through
existing Plan requirements. Accordingly, the Council believes the allocation should be
retained without modification.

IN8 Former Longman Landfill

e The site benefits from an adopted 2012 Highland wide Local Development Plan
(HWLDP) allocation for uses similar to those proposed within the Plan. The land
comprises a former landfill site most of which is still licensed by the Scottish
Environment Protection Agency (SEPA). The Council’'s (and SEPA’s) approach is to
seek to retain former waste management use sites as potential sites or at least search
areas for future waste management facilities. The site’s visual prominence is accepted
although existing A9 and A96 mature roadside planting screens much of the site from
these viewpoints. Much of the the licensed area of the site has residual landfill gas
levels which preclude most forms of development and certainly preclude safe,
unrestricted public access. However, the Plan promotes - longer term — the creation of
a public links on the firth front, a bird watching nature reserve on land south east of the
Mill Burn, and built development kept closer to the A9 where residual landfill gas levels
are far lower. There is a dearth rather than a surplus of Class 5 industrial land and
units within Inverness and the wider Plan area. Currently, the A9 / A82 junction does
impose a constraint to any significant development proposal but Transport Scotland
are scheduled (in May 2014) to announce plans for its upgrade to full grade
separation. [THC/IN8/1: A9/A96 Connections Study].

e The Council notes and is supportive of the prison service proposal at this location
provided it helps overcome constraints to the development of this site and the wider
Longman landfill area.

e The other potential developer’s request for an open ended commitment on uses would
be inappropriate to the site’s constraints and location.

e Accordingly, the Council would be content if the Reporters were to consider the
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inclusion of Class 8A use and an additional developer requirement to seek a high
standard of architectural design quality.

IN9 Land to South and East of Inverness Harbour Marina

e The Inverness Harbour Trust’'s expansion plans are supported to the degree that they
are compatible with the wider public interest. The port’s role as an employment and
distribution centre is recognised and endorsed. Even the Trust’s desire to diversify its
use mix beyond harbour related functions is accepted but only to the degree that it
does not prejudice a sensible pattern of land use and the environment. The Trust’'s
request that all its foreshore landholding be allocated for an open-ended mix of future
uses is unreasonable.

e There are too many environmental risks in “writing a blank cheque” for foreshore
development in this area as evidenced by comments received from the statutory
agencies and local groups at Main Issues Report and Proposed Plan stage. The
following concerns are valid: flood risk; water quality impact; possible adverse impact
on existing public access at Carnac Point; noise, vibration and sailing impacts on
adjoining bird and dolphin interests; potential other species adverse impacts; proven
connectivity between the land and European designations; impact on coastal
processes; irreversible inter-tidal habitat loss; and impact on the existing sewage
overflow outfall.

e The Plan now has a statutory 5 year cycle and the current site size represents a
suitable 5 year supply of land for uses proposed by the Trust given the current
property market and availability of allocated alternatives for the uses proposed.
Flexibility on uses would be appropriate but excluding unrestricted Class 1 retail and
housing accommodation suitable for school age occupants. The Trust is not promoting
a genuine new City neighbourhood centred around a primary school and other
facilities. As such, food supermarkets or other retail uses more appropriate to the City
Centre, and housing that generates school age children wishing to walk to a distant
school through a working harbour and industrial estate would not be appropriate.
Conversely, a mix of leisure and tourist uses of high quality architectural design that
gains a competitive advantage from a waterfront location — i.e. wouldn’t normally be
found in a conventional retail warehouse park — may be appropriate. Future
development plans will consider favourably further allocations if this initial phase is
seen as a success in regenerating the waterfront.

e Developer requirements address relevant issues including high quality architectural
design. A more serpentine seaward boundary may be more appropriate both visually
and in terms of a managed realignment of the inter-tidal area but this is best assessed
at planning application stage. A flood risk assessment has been undertaken for the
adjoining Longman landfill area and this should not be an insurmountable issue for the
IN9 boundary given the small loss of flood storage compared to the volume of the
wider firth.

e Objectors have exaggerated the visual, noise, air quality and traffic impacts on
adjoining uses. This is an industrial estate and working harbour albeit the Council
agrees that its seaward edge should be enhanced wherever possible. Transport
Scotland will soon announce plans for the grade separated upgrade of the A9/A82
junction (see above).

e The constraints affecting the wider foreshore area do not justify a wider allocation
even though the Council accepts this would give greater certainty to the Trust in
masterplanning and seeking funding. The Council’'s approved development plan does
not promote allocations that would change the role of this location from working
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harbour and industrial estate to a “quayside urban neighbourhood or quarter”. Some
expansion and use diversification is appropriate but not so it prejudices the City’s
centre and its established residential neighbourhood structure. Although interesting,
the costs of cruise liner berthing and a retractable river pedestrian bridge will be
significant and may raise significant environmental and operational challenges. For
example, attracting cruise liners would depend upon a new breakwater and dredging
channels within the Inverness Firth with its multiple environmental designations and
constraints.

e Accordingly, the Council believes the allocation should be retained without
modification.

IN13 Former Longman Landfill

The site benefits from an adopted 2012 Highland wide Local Development Plan (HwWLDP)
allocation for uses similar to those proposed within the Plan. The HWLDP process involved
several rounds of public consultation and its own Examination process. The land
comprises a former landfill site most of which is still licensed by the Scottish Environment
Protection Agency (SEPA). The Council's (and SEPA’s) approach is to seek to retain
former waste management use sites as potential sites or at least search areas for future
waste management facilities. The site’s visual prominence is accepted but existing A9 and
A96 mature roadside planting screens much of the site from these viewpoints. Much of the
the licensed area of the site has residual landfill gas levels which preclude most forms of
development and certainly preclude safe, unrestricted public access. However, the Plan
promotes - longer term — the creation of a public links on the firth front, a bird watching
nature reserve on land south east of the Mill Burn, and built development kept closer to
the A9 where residual landfill gas levels are far lower. There is a dearth rather than a
surplus of Class 5 industrial land and units within Inverness and the wider Plan area.
Currently, the A9/A82 junction does impose a constraint to any significant development
proposal but Transport Scotland are scheduled (in May 2014) to announce plans for its
upgrade to full grade separation. The Energy from Waste facility is not a firm proposal
simply an optional use of part of the site. It may not be needed if an alternative is
progressed at Invergordon or if the amount of residual landfill waste in Highland continues
to fall to a level that is uneconomic to process locally. The other potential developer’s
request for an open ended commitment on uses would be inappropriate to the site’'s
constraints and location. Accordingly, the Council believes the allocation should be
retained without modification.

Reporter’s conclusions:

City General

1. Sportscotland’s comment relates to the timing of the completion of the Inverness
pitches review. This document does not form part of the local development plan, and it is
beyond the scope of this examination to make recommendations about the timing of its
completion. While the pitches review is doubtless an important piece of work, | have not
seen any evidence that its potential influence on the plan would be so significant as to
warrant a delay to the plan’s adoption. No modification is therefore required.

Land at Carnac Crescent, Craigton Avenue and Capel Inch

2. A map of the land in this area that is being sought as new housing allocations was
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submitted by the Highlands Small Communities Housing Trust following a further
information request. The land north and west of Carnac Crescent is included within the
Inverness settlement development area and not in any protective open space allocation.
Development proposals may therefore be considered under Policy 34 of the Highland-
wide Local Development Plan, which sets a reasonably supportive policy context, subject
to compliance with other policies in the plan. However, due to the proximity of the local
nature reserve, and the council’s evidence that flood risk issues exist, it is not clear cut
that housing development would be appropriate on this site. | therefore conclude that a
positive housing allocation would not be appropriate. The potential suitability of parts of
this land for development can be adequately considered through the development
management policies of the Highland-wide plan.

3. The land between Craigton Avenue and Carnac Crescent is described by the
representee as former garden ground, but appears to have a public open space function.
As such the site provides a valuable amenity to the wider housing estate. The northern
section would also be difficult to develop in a satisfactory manner due to its narrowness.
While | accept that the site could provide an addition to the land supply for affordable
housing, | have seen no evidence that the need for such development land is so strong as
to outweigh the benefits to the amenity of the area of retaining this land as open space. |
therefore support the allocation of this land as open space and conclude that no
modification to the plan is required.

4. The land at Capel Inch is partially in use as a children’s play area, and partially
required for the construction of flood defence works. Following completion of these
works, | consider that its reversion to greenspace would be a positive outcome given the
relative lack of greenspace in this part of the city. The site also has value as one of the
only areas of riverside greenspace in northern Inverness. For these reasons | support the
allocation of this land as open space and conclude that no modification is required.

5. Note that these sites are actually located in West Inverness, but are dealt with here to
be consistent with the schedule 4 forms as submitted by the Highland Council.

Station Square

6. The suggestion that the square in front of the main station entrance in Inverness could
be relandscaped may have a great deal of merit. However the character of this plan does
not lend itself to the discussion of detailed public realm improvements such as this. Such
matters may be better covered in supplementary guidance or other council strategies. |
therefore conclude that no modification to the plan is required.

IN2 Porterfield Prison

7. The suitability of the Porterfield Prison site for housing development following the
relocation of the prison use is not disputed. Regarding the density of development,
paragraph 2.12 of the proposed plan confirms that the capacities given for each site are
intended to be indicative, and that a different capacity may ultimately prove acceptable
subject to detailed design. | consider that the capacity figure gives a useful indication of
the type of development that will emerge and the contribution the site is likely to make
towards overall housing targets. A capacity figure has been included for every other
housing allocation in the proposed plan. In these circumstances | consider that it would
inappropriate to omit such a figure for this site.

109




PROPOSED INNER MORAY FIRTH LOCAL DEVELOPMENT PLAN

8. The council has set out its methodology for arriving at site capacities in its Housing
Land Requirement Background Paper. | agree with the council that a density of 30
dwellings per hectare is appropriate for this central and accessible site. While this density
may be slightly higher than nearby areas, it is not dramatically so, and would still allow for
a terraced form of development as found in neighbouring streets.

9. The requirements for a masterplan/development brief and widened roads are already
captured in the proposed plan. There is no indication that private garden ground would
be required to achieve the latter. Reference is also made to the built heritage value of the
existing buildings, but not to the need to ensure that any development integrates
successfully with the surrounding area. | consider this to be an important matter given the
site’s location within a conservation area and close proximity to existing traditional
buildings. | therefore recommend an additional reference be included in the plan to cover
this aspect.

10. 1do not interpret the requirement for the masterplan/ development brief to address
accommodation suitable for the elderly as necessarily requiring all the housing to be
suitable for the elderly. | consider that the requirements of the plan would be satisfied by
a proportion of the accommodation being suitable for the elderly, but recommend a small
modification to clarify this point.

IN3 Hedgefield House

11. The conversion of Hedgefield House and the development of some additional
housing is not opposed in principle. A planning permission for the conversion of the listed
building into nine flats exists and appears to be being implemented. | agree with the
representee that achieving an overall capacity of 40 on the site may be challenging if
mature trees are to be retained, the amenity of neighbouring property maintained, and the
setting of Hedgefield House protected. However | have no evidence with which to
propose any alternative capacity. Instead | recommend including some additional text in
the requirements section for this site, in order to ensure that these matters are properly
addressed, and also to address the need to protect the amenity of neighbouring property.
A consequence of this may be that ultimately it will only be possible to develop fewer than
40 dwellings on this site.

12. The historical interest of the site as a former war memorial may well be a matter that
could be a consideration in the design of the new development. However it appears that
there are few physical remains illustrating this history, and so | am not convinced that any
requirements relating to this matter need be included in the plan. The need for an
improved access from Culduthel Road is already adequately covered in the proposed
plan.

IN4 Land at Inverness College

13. Representees seek the addition of retail to the list of identified uses for this site. The
proposed plan identifies the Inverness College building as falling within Inverness town
centre. However the site is located some distance from the main retail frontages and
shopping centres of the city centre. A walk of around 500 metres is required from the
main part of the site to the nearest significant city centre retail activity. This walk includes
using an underpass under the A82 and a long elevated section alongside this dual
carriageway. For these reasons, retail development at the Inverness College site would
appear unlikely to foster significant linked shopping trips with the rest of the city centre.
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Rather, the location on the A82 might be expected to appeal to a car dependent form of
retailing that could undermine, rather than support retail activity in the heart of the city
centre.

14. Any proposal for retail use would fall to be determined against Policy 40-1 of the
Highland-wide Local Development Plan. This requires new retail development in town
centres to maintain or enhance the quality of the existing centre and consolidate
traditional high streets. Despite the town centre location, it is not clear that retail
development at the Inverness College site would necessarily conform with this policy.
Indeed it appears to me that the site is better suited for other town centre uses, such as
the business, community and leisure uses mentioned in the proposed plan. | therefore
conclude that the list of uses for which the site is positively allocated should not be
extended to include retail. Should any retail proposal emerge, this can be determined
against the policies of the development plan.

ING6 Bridge Street

15. The representee questions whether the Town House building should be included
within this allocation. The council confirms that no redevelopment of the Town House is
envisaged. | consider that the inclusion of the Town House within the allocation is slightly
misleading if no development of it is intended. While | appreciate that this matter is
clarified in the Inverness City Centre Development Brief, which is referenced in the
proposed plan, | nevertheless conclude that the clarity of the plan would be improved by
removing the Town House building from allocation IN6. | consequently recommend this
change.

IN7 Cameron Barracks

16. Lochardil and Drummond Community Council seeks explicit protection for the parade
square within this complex. The proposed plan contains a requirement for the council to
agree a masterplan/ development brief for the site. Thus the council would retain a
significant level of control over the evolution of any design for new development at this
site.

17. The masterplan/ development brief is to address impact on the listed building and its
setting. It may well be that the parade ground will prove to be an important part of the
setting for the listed building, given their clear relationship in functional and design terms.
However the exact areas that need to be kept clear of development can be considered in
detail through the masterplan/ development brief preparation process. In conclusion, |
consider that the valid concerns of the representee can be adequately addressed through
the masterplan/development brief process.

IN8/IN13 Former Longman Landfill

18. The Former Longman Landfill site was allocated in the adopted Highland-wide Local
Development Plan for mixed use development. Policy 5 of that plan states that the
council favours a range of uses including waste management including energy from
waste, and commercial and industrial uses. The policy goes on to say that the potential
for other uses including retail and residential will be examined.

19. At paragraphs 16 to 18 of my conclusions at Issue 9, | conclude that it is not helpful
to revisit the principle of decisions that have been taken through the Highland-wide Local
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Development Plan, unless circumstances have clearly and significantly changed. | have
seen no strong evidence of any significant change in circumstance at the Former
Longman Landfill site, with the possible exception of an increased likelihood of investment
in improvements to the Longman road junction. | therefore treat the principle of
redevelopment at this location, including for energy from waste development, as being
established.

20. | understand that concerns exist about certain energy from waste processes. Insofar
as these relate to health concerns, these can, to a significant degree, be addressed
through regulatory regimes outside the planning system.

21. The Scottish Prison Service seeks the inclusion of reference to use class 8A, secure
residential institutions, among the listed uses for allocation IN8. The proposed plan
currently lists ‘non-residential institutional’ among the proposed uses, a description that
would not appear to apply to prison development. However, in response to a further
information request, the Service stated that “after detailed examination it is not considered
that [the Longman] site will be taken any further forward for a potential HMP Highland”.

22. ltis apparent from the council’s and the Scottish Prison Service’s responses to
further information requests that the Service’s potential interest in developing a prison at
the former Longman Landfill site has been in the public domain for some time. However
this possibility has not been directly referenced in the development plan documents
issued by the council for public consultation. Therefore the public’s views have not been
specifically sought about this possibility. In these circumstances | am reluctant to
incorporate such a significant proposal in the plan at this late stage.

23. In any event, given the apparent fact that the Scottish Prison Service is no longer
interested in developing a prison on this site, an allocation for this use at this location
does not appear to be necessary. | therefore conclude that no change is required to the
plan regarding this matter.

24. 1 note the call for the list of potential uses at this site to be extended to incorporate
business, retail and tourism/leisure uses. Business is already listed in the proposed plan
as an acceptable use for site IN8. Regarding retail and commercial leisure, this is an out-
of-centre and potentially car-dependent location for such uses. | have seen no
persuasive evidence, for instance regarding unmet demand, an absence of opportunities
in existing centres, or sustainable transport options, that would lead me to conclude that
this site should be allocated for retail or commercial leisure development.

25. The council has also demonstrated, in response to a further information request, that
there is relatively little general industrial land available for development in Inverness. The
IN13 site therefore forms an important part of the industrial land supply which would be
undermined if competing uses were to be supported on the site.

26. Regarding concerns about the potential impact of development on natural heritage
interests, | am content that these matters are adequately covered in the proposed plan.
In particular | note the references to woodland retention and the avoidance of any adverse
effect on the integrity of the Inner Moray Firth Special Protection Area and Ramsar site.

27. Regarding the suggestion that the site would be better utilised for travelling people, |
note that the proposed plan already lists ‘temporary stop site for travellers’ among the
identified uses for site IN8.
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IN9 Land to South and East of Inverness Harbour Marina

28. Inverness Harbour Trust seeks an expanded allocation, involving the reclamation of
additional areas of foreshore west of the River Ness, north-east of the existing marina,
and west of Kessock Bridge. It also seeks the inclusion of residential among the
proposed uses for the site. Conversely a number of concerns have been expressed
about the current, more modest allocation in the proposed plan, including flood risk. The
impact on habitats interests may also be expected to be a significant consideration given
the proximity of international designations.

29. The Trust argues that their preferred expanded allocation (equating approximately to
their landholding) would provide the scale and confidence regarding future potential to
justify and secure investment. It would enable a comprehensive placemaking package to
be designed, which would be preferable to an incremental sequential release of different
land parcels in later local development plans. The Trust also argues that in practical
terms it is necessary to construct a single sea wall enclosing the entire area of
development potential rather than expecting the Trust to enclose individual development
areas on a piecemeal basis.

30. The Trust can largely pursue its development aspirations for harbour related
development by means of a harbour revision order, without the need for express planning
permission. However planning permission would be required for non-harbour related
development such as for retail, residential or other business uses. In any event, the local
development plan should ideally describe the major development proposals in the plan
area in order to give a rounded picture of expected development activity and so as to
properly consider cumulative impacts. If the port is to expand, it would therefore be
preferable for this to be described in the local development plan.

31. Inits response to a further information request, SEPA accepts that it is likely to be
possible to address the risk of flooding to the site itself with significant landraising. Nor is
SEPA concerned about the potential loss of flood plain storage, as this would be
negligible in comparison to the volume of the sea. However SEPA is concerned to ensure
that the development adjoins land which is outwith the functional flood plain so that safe
access and egress is available. Another consideration is any watercourses or piped
discharges at the shoreline which will be lost due to land gain.

32. Paragraph 88 of Scottish Planning Policy states that development plans should
confirm that new development that would require new defences against ... coastal
flooding (as must be the case here given that IN9 incorporates areas of existing
foreshore) will not be supported except where there is a clear justification for a departure
from the general policy to avoid development in areas at risk. In this case | am satisfied
that the requirement to expand the port operations at Inverness Harbour could constitute
a sufficient justification for such a departure because it is likely that such expansion could
only take place through additional land take. However it is not clear from the evidence
presented to the examination how much new land would be required for port-related
activity. Nor is it clear which part of the Trust’'s proposed allocation would be required for
port operations as opposed to other commercial or residential development.

33. The case for a departure from national policy to allow non-port activity to be
developed on reclaimed land is less clear. The concept of a vibrant new waterfront mixed
use neighbourhood is certainly attractive. Inverness’s northern waterfront provides a
dramatic setting that might well prove attractive to developers and ultimately deliver
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commercial activity, homes and high quality placemaking to the wider benefit of the city
and region. | agree that Inverness does not currently capitalise as much as it could on its
seafront location. However | am not convinced how much additional land take is
necessarily required in order to deliver this concept, particularly given the undeveloped
land and lower value uses that currently occupy waterfront locations in this area.

34. It appears that the council has not prepared a strategic flood risk assessment in
support of the proposed plan. Nor has a site specific flood risk assessment yet been
prepared for the current or proposed allocation. The Trust argues that flooding matters
can be addressed through a flood risk assessment at the planning application stage.
However it does not serve the certainty the development plan should be aiming to achieve
to include allocations where there is significant uncertainty about deliverability.

35. The Trust argues that a piecemeal release of the foreshore in this area (perhaps
over several plan cycles) would not allow for a cost effective construction of a new sea
wall around the eventual development area. While the land west of the River Ness would
presumably need to be separately protected, | accept this argument has validity insofar as
it relates to land east of the River Ness. If the vision of releasing significantly more land in
this area than indicated in the current proposed plan were robustly established, then it
would probably be preferable for the full extent of the long term potential to be indicated in
the relevant local development plan as opposed to making incremental releases over a
series of plans.

36. On balance, | consider that while the concept advanced by the Trust is in many ways
attractive, it has not been sufficiently justified, particularly in terms of flood risk, to enable
me to confidently support it, either in the form envisaged by the Trust or the more modest
form included in the proposed plan. This would be a significant development for the city
of Inverness and the wider region, but there is not currently sufficient clarity as to what is
proposed. Nor have the flooding, environmental and other implications of the
development yet been sufficiently investigated. | therefore consider that the concept
requires some further development, particularly relating to the matters raised in
representations to this examination, before it can be confidently included in the local
development plan. This is an area that the Trust and the council can profitably work on, in
collaboration with environmental agencies and local stakeholders, in the period ahead of
the preparation of the next local development plan.

37. | therefore recommend that the part of the IN9 site consisting of undeveloped
foreshore be removed from the allocation, but additional text be included in the
requirements for this site to refer to the potential of adjoining areas of foreshore.

38. In reaching this view | am conscious that the Trust may have shorter term needs to
make progress on securing additional land for its port-related activities. If this is the case,
this expansion can be pursued via a harbour revision order. While it would not be ideal to
promote a harbour expansion without an allocation in the local development plan, |
consider this preferable to including the proposals in the plan at this time, when these are
not, in my view, sufficiently clear or justified.

39. The proposed extended allocation abuts or is in close proximity to the Moray Firth
Special Area of Conservation and the Inner Moray Firth Special Protection Area. Scottish
Natural Heritage advises (in response to a further information request) that reclamation
works would have a potential likely significant effect on the bottlenose dolphin qualifying
interest of the SAC and on the species for which the SPA is designated. Scottish Natural
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Heritage also notes possible effects on seals and otters.

40. The proposed extended allocation has not yet been subject to appropriate
assessment as part of the habitats regulation appraisal of the proposed local development
plan. In its email of 21 November 2014, Scottish Natural Heritage itemises a number of
topics where additional information would need to be gathered in order to properly inform
such an appropriate assessment. While it might theoretically be possible to carry out an
appropriate assessment prior to the adoption of the local development plan, in practical
terms this would be difficult given the lack of detail that exists about the proposed
development and its potential impacts. | consider it would be far preferable to consider
these matters alongside the preparation of more comprehensive development proposals
for this area in the period ahead of the preparation of the next local development plan.

41. Regarding the addition of residential to the list of proposed uses, | agree that
housing can often contribute to a successful mix of uses in urban waterfront
redevelopment schemes. The potential to include an element of residential use can be
considered further as the development potential of the wider area, including the foreshore,
Is investigated more fully ahead of the next local development plan. However the amount
of undeveloped land contained within the reduced IN9 allocation that | recommend is
relatively small. | consider that this land does not, on its own, have sufficient scale to
warrant the inclusion of housing in the development mix because this would undermine
the likelihood of delivering the business, industrial, tourism and retail/ leisure uses the
council seeks. The site is also distant from other residential areas and from many of the
complementary facilities and services that support housing use, such as schools and
convenience shops. Such facilities would be more difficult to economically provide, or
provide access to, on this scale of site. | therefore conclude that residential should not be
included in the mix of uses in this local development plan.

42. The suggested new references to this development in the vision and strategy
sections of the plan are unnecessary given my conclusion that the larger development
should not be included in this iteration of the plan.

43. Other matters that have been raised, including industrial noise, impact on existing
businesses, retail impact, transport implications, visual impact and air quality can also be
considered more fully in the period ahead of the preparation of the next local development
plan. | do not consider that these matters are likely to constitute a serious concern insofar
as they relate to the relatively small area of undeveloped land within the reduced IN9
allocation that | recommend.

Reporter’'s recommendations:

It is recommended that;

1. Within the requirements for Site IN2, the phrase “built heritage value of existing
buildings; accommodation suitable for the elderly” be replaced with “built heritage value of
existing buildings and the surrounding area; the provision of a proportion of
accommodation suitable for the elderly”.

2. The final sentence in the requirements section for Site IN3 be replaced with: “This
should address: preserving the Category B Listed Building and its setting; minimising loss
of policy woodland and garden; protection of amenity of neighbouring property;
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improvement of access from Culduthel Road.”
3. The area of the historic Town House building be removed from allocation IN6.

4. The eastern part of Site IN9 (currently consisting of undeveloped foreshore) be
deleted from the plan; the site area on page 37 be amended accordingly; and the first
sentence of the requirements for site IN9 be amended to read: “Developer to prepare
masterplan/development brief for this area, and potentially adjoining areas of foreshore, in
consultation with environmental agencies and other stakeholders, to be agreed with the
Council who may adopt this as supplementary guidance.”
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Issue 11 West Inverness

Development plan
reference:

(Paras. 4.9-4.12, Pages 38-41)

Reporter:
Stephen Hall

Body or person(s) submitting a representation raising the issue (including

reference number):

Highland Housing Alliance (00202)
Muirtown Community Council (00309)
Scottish Environment Protection Agency
(SEPA) (00523)

Scottish Canals (00655)

Roger Reed (00965)

Ballifeary Community Council (01143)
Muirtown Community Council (01612)
Chrissie Lacey (01716)

Titanic Museum (01976)

Sport Scotland (02087)

Inverness Rowing Club (02203)
Bridget Mackenzie (03930)

Paul Shirley (03951)

Andrew Black (03985)

Monica MacDonald (03987)

Marty Davis (03994)

Victor Attwood (04004)

Peter Gilmour (04034)

Margaret Fraser (04091)

Margaret Murray (04162)

Stewart Thain (04200)

Rhea Frame (04231)

Sandra Middleton (04316)
Woodland Trust (04364)

Wendy Skinner (04370)

David Smith (04373)

Highland Small Communities Housing
Trust (04381)

Andrew Whitty (04394)

Glenhaven Ventures (04428)
Janice Margos (04449)

Murdo MacLennan (04450)

Michael Chell (04465)

Scottish Council for Development &
Industry (SCDI) (04485)

Paul Gallagher (04490)

Provision of the
development plan
to which the issue
relates:

West Inverness urban district

Planning authority’s summary of the representation(s):

General

Scottish Canals (00655) - Requests additional Plan references because: the Canal is an
ideal surface water drainage receptor for constrained urban sites that cannot provide
sufficient on-site SUDS; canal-side developments that benefit from that location in terms of
amenity and value should contribute to the provision and maintenance of canal-side

facilities.

Muirtown Community Council (00309)

e IN19 Objects because: of community opposition; not suitable for housing; poor ground
conditions; inadequate road capacity; traffic safety issues of speeding and inadequate
visibility at junctions; adverse impact on built heritage, and; inadequate other

supporting infrastructure.

¢ IN20 Requests enforcement of extant permission conditions on community woodland

and road improvements.

e |IN21 Opposes canal-side housing (no reason). Requests retention of all public access

117




PROPOSED INNER MORAY FIRTH LOCAL DEVELOPMENT PLAN

routes because well used and land safeguard for second canal crossing because this
is a key City congestion pinchpoint.

e IN22 Opposes because of loss of high paid jobs close to and therefore trade for ailing
City Centre

e IN23 Opposes because of loss of high paid jobs close to and therefore trade for ailing
City Centre

e IN24 Objects because development dependent on West Link road scheme and this
scheme is flawed and will be rejected at public local inquiry.

e IN25 Objects to temporary stop site for travellers use option because: incompatible
with business and tourism; adverse impact on tourist gateway, and; better that quarry
is a centre for recreation.

¢ IN29 Requests firmer Council action to enforce transfer (lease/sale) to community
ownership.

e IN13 Objects to energy from waste facility because: site too prominent; too close to
city centre and campus; of increase in HGV traffic, and; better site at Daviot quarry.

New Sites Not Previously Consulted On

Glenhaven Ventures (04428) - Seeks new housing site [04428/IN West General/l1, Site
Plan for Proposed Development at Leachkin Brae] [04428/IN West General/2, Layout Plan
for Proposed Development at Leachkin Brae] because: surplus to agricultural unit; a
natural, small infill site; of opportunity to create a new woodland over one third of site and
therefore a generally enhanced landscape; this area of hillside already covered with
sporadic development; houses will be sited below the 125m contour; existing infrastructure
is available; it will extend recreational access; meets housing need; it will better define the
City boundary; it will deliver affordable housing; it will increase biodiversity; it lies within an
area of urban fringe not true countryside and is characterised by relatively dense, sporadic
housing; the site is close and is connected to public transport and active travel networks; it
offers the prospect of cohesive, properly serviced and laid out development; the existing
substandard junction with Leachkin Brae will be closed off and a standards compliant new
one created off the side road, and; the development will not skyline.

IN15 West of Brude’s Hill

Peter Gilmour (04034) - Objects to any variation in the planning status of the site because:
the housebuilder's track record in completing the earlier phases has been poor; the
Council's enforcement of existing planning conditions should be followed through;
previously committed landscaping and play area provision should not be lost, and; any
variation or new application may delay completion of the site to the detriment of existing
householder amenity.

IN18 Glendoe Terrace

Highland Housing Alliance (00202) - Owner supports site's identification for housing
development.

Muirtown Community Council (01612) - Prefers retail to housing use because: retail park
Is declining and its retention is vital; community support for continuation of retail facility,
and; wider area can be revitalised for commerce via promotion and enhancement.
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IN19 Clachnaharry Quarry

Marty Davis (03994) - Urges that site's development should be dependent upon wider
traffic safety improvements for the Clachnaharry area because: accidents have occurred
and are likely to continue to occur at this blind corner; local residents are already
campaigning for traffic calming measures including a speed limit reduction, and; the
visibility at this and other junctions may be substandard for a 30mph road.

Requests additional developer contributions because all developers should contribute to
local infrastructure.

Margaret Fraser (04091) - Objects to housing use and would prefer community use
because: the quarry is presently a haven for protected and other species; Clachnaharry
has a conservation area, and; more flats would ruin the character of the village.

David Smith (04373) - Opposes development of site because: of potential adverse impact
on protected and other species incluing red squirrel; of loss of biodiversity/habitat; of loss
of woodland; of its historic connection with the scheduled canal and other built heritage via
the stone extracted and used locally; new development unlikely to be in keeping with the
conservation area and other adjoining built heritage, and; existing local traffic congestion,
corner visibility and safety issues would be exacerbated and successful mitigation is
unlikely because of the need for on street parking, driver behaviour not respecting reduced
speed limits and the constrained road width and alignment.

Sandra Middleton (04316) - Requests reduced capacity, tighter design control and
additional developer contributions because: of potential loss of residential amenity; density
should be appropriate to the site and adjacent conservation area and to ensure that
impact on the infrastructure of the village in terms of roads, pavements, parking, public
transport infrastructure etc. is minimised and enhanced; the site is highly visible at the
entrance of the historic Clachnaharry village both from the road and from the canal; of the
possible adverse impact on the setting of the conservation area; of the need to not repeat
the mistakes and adverse impact of the flatted development on the former caravan sales
site; existing village infrastructure networks already at capacity, and; road, pavement,
public transport, safer routes to school and service vehicle capacities are particularly
strained and current safety issues will be exacerbated by further development. A reduced
development capacity may be supported but only if it delivers net betterment to the wider
village in particular in terms of traffic management, pedestrian safety and resident parking.

Wendy Skinner (04370) - Objects because: housing not likely to be in keeping with the
historic, stone buildings adjoining; poor precedent set by housing on former caravan sales
site which has a widespread adverse visual impact and dominates the village skyline; of
adverse impact on wildlife/habitat, and loss of woodland.

Scottish Canals (00655) - Supports because it will form part of the wider masterplanning
for the Muirtown Basin area.

Muirtown Community Council (01612) - Objects to housing because: overdevelopment;
loss of small village character; of inadequate local road capacity and difficulty in increasing
it, and; adverse impact on species and habitat which could provide a village asset.

Michael Chell (04465) - Objects to allocation because: of poor and impossible to improve
visibility on A862, and; traffic safety issues for existing residents. Land to rear of quarry
has high biodiversity value as woodland habitat. Opposes inappropriate, over
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development of site because of the potential adverse impact on the setting of the high
quality built heritage closeby including five listed properties.

Janice Margos (04449) - Opposes new build housing because: poor precedent set by
former caravan sales site development which overlooks other buildings; contrary to Plan's
aims of preserving built heritage and character; inappropriate to scale of other
development in village; adverse impact on conservation area, and; adverse impact on
setting of three listed buildings closeby. Objects to housing use and suggests Telford
memorial space because: the habitat value of the site should be safeguarded and
enhanced by new tree planting; it could be a unique, well used but low key tourist facility;
impossible to create adequate visibility at the junction with the A862; adverse impact on
the setting of the listed buildings closeby; inadequate primary school capacity, and; rear of
site has poor ground conditions.

Murdo MacLennan (04450) - Opposes new housing development because: of potential
adverse impact on conservation area, listed buildings and other built heritage; poor and
impossible to improve to standards visibility at site's access point, and; recent accident
record for A862 at this location.

Titanic Museum (01976) - Requests re-allocation for police, fire and ambulance station
because it will improve emergency vehicle response times to the west side of Inverness
and the Aird area by minimising the impact of the canal and railway bridge pinch points.
Visibility problems could be resolved via a lights controlled junction.

IN20 Westercraigs

Highland Housing Alliance (00202); Highland Small Communities Housing Trust (04381) -
Support allocation but request that further development should be allowed prior to Stage 2
of West Link (canal crossing).

IN21 Muirtown Basin

Bridget Mackenzie (03930) - Objects to any development at Muirtown Basin because: the
Basin is a unique asset in terms of its beauty and historical significance; it should be kept
as a haven of peace and tranquility sheltered from wind and traffic noise; it is adjacent to
the Merkinch Nature Reserve with its abundance of rare wildlife; it is very well used by
tourists and locals for recreation, and; surrounding trees would be felled.

Roger Reed (00965) - Believes a second canal crossing road bridge is required because:
the single swing-bridge and local road system is already inadequate at busy times for
present day traffic, and; the further expansion of the City is inevitable including along the
A862 to Beauly. The Basin's development should not stymie the feasibility of an additional
canal crossing.

Rhea Frame (04231) - Opposes several aspects of potential development because: of
insufficient detail to judge potential adverse impacts; inadequate local road capacity and
risk of traffic safety issues particularly at the A862 / King Brude Road junction; of potential
loss of tranquil character of area, and; adverse impact on local heritage which is important
to tourists and locals. Development should be limited to vacant and underutilised buildings
such as the former BandQ.
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Scottish Canals (00655) - Supports allocation but requests increased housing capacity
because: the exact number should be determined through a more detailed masterplanning
process and partnership working; the site is a key regeneration site for the City, and; a
higher number may be necessary to make a suitable wider scheme viable.

Titanic Museum (01976) - Opposes business and housing uses at Basin because: site
better developed for alternative community, tourism and leisure uses; Basin is unique and
development should reflect its character, and; quantity of housing unclear.

Opposes housing development close to Titanic Museum property because of adverse
impact on key tourism asset and its potential for expansion which should be assisted by
Council and Scottish Canals via funding, improved access and parking because it would
help regenerate Inverness and its city centre. Opposes floating offices because of their
potential adverse heritage impact. Commercial development will yield a long term rental
income rather than a one off capital receipt in the land being sold off for housing. Also
opposes housing because of: loss of woodland, and loss of amenity for residents and
tourists. Also opposes sports centre within former BandQ building.

Muirtown Community Council (01612) - Supports better canal crossing but opposes
housing development because: a better canal crossing is vital to regeneration of this
locality and land should be safeguarded for it; the Basin is unique and has historical
significance, and; land should be retained and safeguarded to enhance existing
recreational useage.

Janice Margos (04449) - Reduced scale of new build development because: Basin and
sea locks should be given special heritage status; new shops would undermine Inverness
City Centre; need to preserve public views across the Basin from the A862; potential
adverse impact on high quality built heritage and Telford legacy; potential adverse impact
on views from footpath network around Basin; potential flood risk and lack of insurance
cover, and; inadequate primary school capacity.

IN22 Highland Council HO

Monica MacDonald (03987) - Requests that part of site be reserved for self build or small
local building contractor housing plots because: there is an unmet need and demand for
such plot provision across Inverness; the plots need not be bigger than standard
affordable housing plots; young, local first time buyers would find this a more affordable
option; the plots would allow smaller retirement homes to be built freeing up larger
properties; with the lack of alternatives in the Ballifeary and Dalneigh area this would allow
local people to stay within their neighbourhood; purpose built retirement homes could be
designed to be suitable for the elderly which is easier than adaptation of older properties;
this would break the monopoly of the volume housebuilders; this would reduce the price of
urban infill plots which are artificially inflated by their scarcity to a price which makes self
build uncompetitive compared to purchasing from volume builders, and; this would provide
more suitable housing choices.

Ballifeary Community Council (01143) - Objects to site because: relocation of existing
headquarters office and its occupiers would be of detriment to city centre traders;
refurbishment of the existing office buildings is technically feasible and can be achieved at
lower cost than relocation; alternative housing use would add to traffic congestion which in
turn generates air and noise pollution; of potential loss of footpath that provides a safer
route for parents and children going to and from the local schools than Glenurquhart Road
with its traffic congestion and safety issues; of inadequate water and sewerage
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infrastructure, and; of the lack of a proper evidenced based justification for relocating the
public offices.

Margaret Murray (04162) - Requests further Plan detail because: insufficient information
has been provided to make an informed comment and to assess possible adverse
Impacts; more than single storey buildings would not be in keeping with existing,
neighbouring development on Bishops Road and may result in overlooking of
neighbouring gardens; fear of property depreciation, and; fear that relocation of the
Council offices to an out of city centre location would be inconvenient for the majority of
Council customers.

Andrew Whitty (04394) - Objects to housing use option because: site better suited to
public, tourist and recreation uses as it is central to the city and there is a lack of such
facilities elsewhere, and; no more housing is needed within the city centre as densities are
already too high.

IN23 UHI Institute, Riverside Gardens

Victor Attwood (04004) - Wishes to be kept informed of development proposals for the site
in particular when detailed plans are available as site is within the view from his property.

IN24 Torvean & Ness-side (Northern part)

Andrew Black (03985) - Objects to development between Torvean Quarry and former
Craig Dunain Hospital because: of destruction of Yellow Hammer and Sky Lark nesting
sites as well as habitat hunting ground for Kestrel, Sparrowhawk, Tony Owl and Red Kite;
these species are in decline at the UK level, and; of adverse visual impact on key tourist
views. Compensatory, conserved habitat must be safeguarded and provided if
development is allowed.

Stewart Thain (04200) - Requests more Plan detail because: there is insufficient clarity for
neighbours to assess if and how they will be affected; potential concerns about loss of
privacy if the new houses are too close to the back of 55/57 Millerton Avenue, and;fear of
worsening surface water drainage flooding which was exacerbated during the upslope
Robertson development at Westercraigs.

Inverness Rowing Club (02203) - Seeks a more positive and explicit commitment to
support improved and extended facilities for rowing at Torvean because: the Club feels it
is threatened and blighted by the West Link Road scheme; the Club is working with the
rugby and golf clubs to have a joint approach to enhancement of all facilities; the absence
of such support will continue a long period of uncertainty which has blighted the Club's
ability to forward plan and attract funding for new/expended facilities; the Council has
offered enhancement of all sporting facilities not just like for like replacement; the recent
Charrette resulted in a consensus to establish a sports hub at Torvean, and; a detailed
specification of facilities to be provided is required to progress further feasibility and
funding work.

Scottish Canals (00655) - Requests additional requirements because Plan should have
more explicit support for enhancing the visitor experience at a key tourist gateway at
Torvean.
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Paul Gallagher (04490) - Complains that the Plan contains insufficient detail to make
meaningful comment. Concerned about the loss of existing greenspace and the lack of
plans for more public greenspace.

SCDI (04485) - Supports early completion of West Link road project.

IN25 Torvean Quarry

Muirtown Community Council (01612) - Opposes traveller use at quarry because: a better
site is available at the Longman landfill; of adverse impact on the key, scenic tourist
gateway; adverse impact on existing and proposed recreational facilities and; business
and tourism uses more suitable.

Woodland Trust (04364) - Seeks better woodland safeguards because ancient woodland:
has a high conservation value because of its biodiversity; is scarce; is finite; is worthy of
further study, and; is protected from development.

Sport Scotland (02087) - Requests safeguard for existing quarry uses because:
Sportscotland's 2008 policy statement “Out There” identifies disused quarries as more
suitable for noisy sporting uses because they are not under pressure from alternative
development /uses, and; introducing new uses may undermine the qualities of the quarry
for motorbike use and/or create complaints about this use from new occupiers/users.

IN26 West of Hawthorn Drive

Paul Shirley (03951) - Seeks clarification and reassurance that uses proposed will not
result in anti social behaviour and/or crime because as neighbour fearful of these effects
and shed broken into three times before.

IN28 Inverness High School

Chrissie Lacey (01716) - Opposes commercial or housing development because: vital to
keep existing greenspace but perhaps with better landscaping; site only suitable for
educational or cultural use such as art gallery/museum, and; ideal for cultural use with
good walking and public transport links to city centre and close to areas of deprivation
which it could revitalise.

IN29 Dunain Woodland

Woodland Trust (04364) - Supports allocation and its expansion because ancient
woodland: has a high conservation value because of its biodiversity; is scarce; is finite; is
worthy of further study, and; is protected from development.

Muirtown Community Council (01612) - Supports allocation but urges tighter control to
ensure it is safeguarded from other uses because: used and loved by local community for
recreation and education; community investment to date, and; of its wildlife value.

IN30 Carse Industrial Estate

SEPA (00523) - Objects unless Council confirms via suitable assessment that adequate
flood protection embankments are in place to protect the site from flooding.
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SCDI (04485) - Recognises the opportunities that are presented around the Muirtown
Basin and welcomes plans to redevelop buildings around the area and take advantage of
this prime location.

Titanic Museum (01976) - Different acceptable land uses because this land should be part
of the wider Muirtown Basin masterplan area.

Modifications sought by those submitting representations:

General

Scottish Canals (00655) - Additional Plan references: to encourage developers to consider
utilising the canal as a receptor for surface water discharge and as a potential heating /
cooling source for adjoining developments, and; to require developers to contribute
towards the upgrading of canal-side areas or facilities such as moorings which
developments ultimately will take advantage of and gain benefit from in terms of amenity
and value.

Muirtown Community Council (00309)

e IN19 Deletion of allocation.

e IN20 Firmer developer requirement to enforce previous permsions conditions in
respect of road improvements and community woodland.

e IN21 Deletion of housing as land use option. Firmer developer requirements for all

public access routes retention and land safeguard for second canal crossing.

IN22 Deletion of allocation.

IN23 Deletion of allocation.

IN24 Deletion of allocation.

IN25 Deletion of temporary stop site for travellers use option.

IN29 Firmer developer requirement to enforce transfer (lease/sale) to community

ownership.

e IN13 Deletion of energy from waste facility option.

New Sites Not Previously Consulted On

Glenhaven Ventures (04428) - New housing allocation at Woodside with a net additional
capacity of 14 units and additional woodland. Suggested text: “Site : IN 20 Woodside
Croft, Leachkin Road Area(ha): 3.6 Housing Capacity : 15 Requirements: Landscape plan
focussed on woodland establishment and management. Access.”

IN15 West of Brude’s Hill

Peter Gilmour (04034) - Explicit statement that the Council will not seek to change or vary
the extant planning permission for the site and ensure early and correct completion of the
existing permitted development (assumed).

IN18 Glendoe Terrace

Highland Housing Alliance (00202) - None — comment of support.

Muirtown Community Council (01612) - Change of use to retail.
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IN19 Clachnaharry Quarry

Scottish Canals (00655) - None — comment of support.

David Smith (04373) - Deletion of allocation and replacement with cherished greenspace
notation.

Muirtown Community Council (01612) - Deletion of housing allocation and replacement
with cherished greenspace notation.

Michael Chell (04465) - Deletion of housing allocation and safeguard of the woodland area
at the rear of quarry
(assumed).

Titanic Museum (01976) - Site re-allocated for combined police, fire and ambulance
station.

Janice Margos (04449) - Deletion of new build component of housing allocation and
replacement with memorial space and garden dedicated to Thomas Telford at frontage,
additional planting in the middle and the rear fenced off for wildlife. Clachnaharry House to
be converted into flats.

Wendy Skinner (04370) - Deletion of housing allocation and replacement with a cherished
greenspace notation.

Sandra Middleton (04316) - Housing capacity should be reduced from 16 to 8 Design
requirements should be more explicit e.g. terraced one and a half or two storey properties
in keeping with the village. Additional requirements for village and public transport
infrastructure, cycleways, and parking provision for residents of the development and
neighbouring properties impacted by it.

Murdo MacLennan (04450) - Rear part of site to be safeguarded for wildlife and front part
for seating and garden area.

Marty Davis (03994) - Additional developer requirement for the Council in conjunction with
any development to consider wider traffic management measures for the Clachnaharry
area including speed limit reduction, lights controlled crossing(s) and mini roundabout.
Additional developer requirement to contribute to public infrastructure in the Clachnaharry
area - specifically public parking spaces, children's play areas, gardens and perhaps a
pedestrian crossing over the A862.

Margaret Fraser (04091) - Deletion of housing allocation and replacement with
greenspace (assumed).

IN20 Westercraigs

Highland Small Communities Housing Trust (04381), Highland Housing Alliance (00202) -
Relaxation of roads requirement to allow for development prior to the river and canal
crossings.
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IN21 Muirtown Basin

Muirtown Community Council (01612) - Requirement for a better canal crossing. Deletion
of housing use option.

Scottish Canals (00655) - Increased (undefined) housing capacity.

Janice Margos (04449) - Acceptable new build development limited to a
heritage/tearoom/conference centre on the Carse side (most sensibly on the BandQ site)
of the Basin similar to the Falkirk Wheel centre.

Titanic Museum (01976) - Deletion of housing and business use options. An exact and low
housing capacity or better deletion of housing and offices land use options. Limit
acceptable uses to tourism, community and leisure only.

Bridget Mackenzie (03930) - Deletion of allocation and embargo on any development
around Muirtown Basin.

Roger Reed (00965) - Additional site requirement and safeguard for a second road bridge
across the Caledonian Canal.

Rhea Frame (04231) - Additional safeguards to protect the social balance of the local
community and the capacity of the local road network in particular that of the A862 / King
Brude Road junction.

IN22 Highland Council HO

Andrew Whitty (04394) - Removal of housing use option.

Margaret Murray (04162) - More detail of the development likely to be supported on the
site. Clarification of whether Plan text means 50 homes and/or 50 businesses.

Ballifeary Community Council (01143) - Deletion of allocation as first preference. Second
preference, two additional developer requirements: retention of existing woodland and
green spaces, and; retention of footpath route through the site.

Monica MacDonald (03987) - Additional developer requirement that site should include a
proportion of self build or small local building contractor housing plots.

IN23 UHI Institute, Riverside Gardens

Victor Attwood (04004) - None sought.

IN24 Torvean & Ness-side (Northern part)

Scottish Canals (00655) - Additional developer requirements to better recognise
pedestrian/cycling/tourism and canal needs at the interface of West Link and the
Caledonian Canal. In particular: a new canal basin; a 5th leg off Torvean roundabout;
better all user access along and to the canal corridor, and; making Torvean a Scenic
Tourist Route location (assumed).
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Inverness Rowing Club (02203) - Amend wording of 5th bullet of paragraph 4.9 to read:-
“Land for enhanced recreational and sporting facilities at Torvean comprising improved
and extended facilities for rowing, a better golf course, additional sports pitches, changing
and meeting facilities and trails.” Additional Action Programme entry to state:- “Site IN24 -
Torvean - Improved and extended facilities for sports and recreation, including the
provision of appropriate clubhouse/boathouse accommodation - Scottish Canals, Highland
Council and other interested parties.”

Stewart Thain (04200) - More Plan detail on the nature of development to be supported on
the site.

SCDI (04485) - None — comment of support.

Paul Gallagher (04490) - More detail on uses and layout. A greater proportion of
retained/new greenspace (assumed).

Andrew Black (03985) - Plan provision for compensatory, conserved habitat if
development is allowed.

IN25 Torvean Quarry

Sport Scotland (02087) - Additional developer requirement for a Recreational Access
Management Plan to ensure that existing recreational uses of the quarry (in particular
motorcyclist use) are not prejudiced by any new development.

Muirtown Community Council (01612) - Deletion of temporary stop site for travellers as
use option for Torvean quarry and addition of it for site IN13.

Woodland Trust (04364) - Developer requirement that access improvements must avoid
loss of any woodland. Trees close and within this site should be part of IN29 community
woodland alloction.

IN26 West of Hawthorn Drive

Paul Shirley (03951) - Explicit exclusion of uses that generate people congregating at
night and consequent likelihood of anti social behaviour and/or crime (assumed).

IN28 Inverness High School

Chrissie Lacey (01716) - Site should be safeguarded for cultural/educational use only.

IN29 Dunain Woodland

Woodland Trust (04364) - Expansion of site to include ancient woodland bordering
Torvean Quarry.

Muirtown Community Council (01612) - Firmer requirement to promote community control
over land.

IN30 Carse Industrial Estate

SCDI (04485) - None — comment of support.
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Titanic Museum (01976) - A replacement community, tourism and/or leisure mixed use
allocation.

SEPA (00523) - Deletion of allocation unless a prior to confirmation of allocation
assessment, confirms that suitable flood defences are in place.

Summary of responses (including reasons) by planning authority:

General

Scottish Canals - The suggested additional references are interesting but do not sit well
within the Plan format. The first is a welcome offer of an outlet for surface water and the
second a general and undefined developer contribution requirement. Accordingly, the
Council believes the Plan should be retained without modification.

Muirtown Community Council

e The community council’s opposition to almost every Plan proposal within their
boundary is unhelpful and may not be representative of all views in the area. Individual
site responses are given in detail below but the Council responds to the main points
made as follows.

e Road improvements are being progressed at Westercraigs and have been reduced at
the request of Scottish Natural Heritage because of woodland impact. Transfer of
landownership to the community woodland group can only reasonably be done via
negotation not by compulsory purchase coercion.

e Opposition in principle to canalside housing is unreasonable. Continued public access
to the canal network walking routes is a Plan requirement for the affected sites and an
aim of Scottish Canals.

e An additional canal crossing at Muirtown although desirable is not likely to have a
positive cost benefit ratio and presents considerable technical and environmental
challenges.

e Allocations IN22 and IN23 propose replacement employment uses and the jobs would
be relocated within rather than lost to the City.

e IN24 benefits from statutorily adopted supplementary guidance [THC/IN West
General/l, Adopted Torvean and Ness-side Development Brief, All] and the West Link
[THC/IN West General/2, West Link Planning Permission Decision Notice] and its
accompanying sports facility package [THC/IN West General/3: Torvean Sports Hub
Etc Planning Permission Decision Notice] from a planning permission. A public local
inquiry is likely into West Link but will be a compulsory purchase one concerned
largely with matters of impact on particular landowners.

e The Council believes it is appropriate for it to identify potential temporary stop sites for
the gypsy traveller communities. This is in recognition of the need to better manage
the effects of unauthorised encampments throughout Highland. Potential sites were
selected by housing and planning officials at Main Issues Report stage on the basis of
their good major road connectivity, previous use by gypsy traveller communities, and
where it was understood that there may be a landowner willing to release the site for
this purpose. The site or sites were to be designed to provide only temporary facilities
in terms of safe road access, on-site waste management storage and collection and a
water main connection. Torvean Quarry is owned by the Council and although at
present there is no specific Council capital programme commitment for stop site
provision the Plan allows for their medium to longer term provision as an option rather
than as a definite proposal. Most respondents that expressed a site preference
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supported this site and the other retained option at Longman (IN8). The community’s
desire to contain trial and quad bike usage within the quarry is noted and accepted
and addressed by developer requirement. The site is visually contained and large
enough to achieve separation of uses within it. The Central Inverness schedule
responds to matters raised in relation to IN13.

New Sites Not Previously Consulted On

The suggested proposal has little planning merit other than some additional planting and
has been lodged too late in this Plan’s process to be considered. The Plan is at an
advanced stage and has already included two opportunities for landowner/developer
submissions via the Call for Sites stage in 2011 and responses to the Main Issues Report
in 2012. The respondent did not lodge comment at these times despite extensive publicity.
The new Plan led process in Scotland relies upon early and effective consideration of the
environmental effects of development plan proposals and, in a similar way, an early and
effective opportunity for the public and other potentially prejudiced parties to be able to
lodge comments on development sites. The Plan allocates adequate and effective
alternative land for the uses suggested and therefore there is no overriding and
exceptional need to introduce a new allocation at this late stage in the Plan’s process.
Applications can still be considered as departures to the development plan. The Plan is
also on a 5 year review cycle so a fresh Call for Sites stage is likely to commence in 2/3
years time. Accordingly, the Council believes the Plan should be retained without
modification.

IN15 West of Brude’'s Hill

The Plan does not promote any change to the previous planning permssion requirements.
Any necessary enforcement is a matter for the development management process.
Accordingly, the Council believes the allocation should be retained without modification.

IN18 Glendoe Terrace

Owner’s support noted and welcomed. The Telford Street Retail Park has several vacant
units caused by a shift in retail activity across the City towards the developing
neighbourhoods south and east of the older core of the settlement. Given the physical,
recreational and infrastructure constraints to development west of the River Ness, it would
not be appropriate to seek to expand the retail park boundary. Instead the Council is
concentrating on retaining and attracting new operators within the existing boundary and
linking other tourism based development at the Muirtown Basin.

IN19 Clachnaharry Quarry

e Scottish Canals are promoting the site for housing development because it is surplus
to canal related use, is on the opposite side of an A road to the Muirtown Basin where
canal related tourism facilities would more appropriately be sited and is a natural
urban infill opportunity being enclosed and previously developed. The Council agrees
with some of these assertions but recognises that it should only be developed with
appropriate safeguards which are listed within the Plan text particularly in terms of
road access improvements and setbacks from woodland and the shading effect of the
quarry wall.

e The Council accepts that the A862 has capacity and road safety challenges through
Clachnaharry village. However, opinions differ as to whether on street parking, blind
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corners and traffic lights improve safety as traffic calming features or not (by altering
driver behaviour). Moreover, road widening is impracticable without property
acquisition and may be detrimental to the character of the conservation area (as may
other traffic calming street furniture). In any event it is unreasonable to insist on a
developer funded improvement not related in scale and kind to the impact of the
development proposed. The Council agrees that the site’s access should be improved
and it may be appropriate to seek a partial contribution to wider traffic management
measures and more arguably a land safeguard for general needs parking but not to
wholesale improvements to the wider local road network. Similarly, other respondents’
requests for contributions to other community infrastructure are unjustified.

e The Plan wording safeguards the woodland habitat within the site and a set-back from
it securing any unproven species interest there may be. However, the Council would
be content if the Reporters were to recommend an additional species survey
requirement for the allocation.

e The site lies outwith the conservation area and is not visually linked to it, will not affect
the setting of any listed building and is only glimpsed from key public viewpoints.
However, the Council would be content if the Reporters were to recommend an
additional high quality of architectural design quality requirement for the allocation.

e There is no capacity issue at Muirtown Primary School — it is currently at 76% of its
design capacity and projected to peak at 86% with planned housing growth and other
expected roll changes. The site is not large enough and its access not suitable for a
police, fire and ambulance station although it is agreed that a lights controlled junction
would resolve visibility issues.

e Given the above, it is suggested for the Reporters’ consideration that the site could be
merged with IN21 Muirtown Basin as a single mixed use allocation so that traffic
management, parking, architectural design, housing potential and tourism facility
issues can be assessed for both sites through the same masterplanning process.

IN20 Westercraigs

The request for unrestricted development prior to a canal crossing is unreasonable given
that the extant permission already allows considerable development prior to stage 2 of
West Link, that further development beyond this threshold would increase canal queuing
times to the detriment of local and tourist traffic flows and further inhibit emergency vehicle
response times to locations west of the canal, and that other more suitable and allocated
housing sites are available elsewhere within the City. Accordingly, the Council believes the
allocation should be retained without modification.

IN21 Muirtown Basin

The Muirtown Basin has been identified in successive development plans for further
development as part of a regeneration objective to uplift this part of the City which lies
adjacent to neighbourhood’s experiencing multiple deprivation issues. The Basin and its
margins are allocated for mixed use development within the 2012 adopted Highland wide
Local Development Plan. The referenced masterplan is in preparation and will be adopted
as statutory supplementary guidance to the HWLDP and (in time the Plan). The former
B&Q is included within the Basin boundary because it is contiguous to it and is the
optimum access route to it. It is hoped to promote business leisure and tourism uses but
housing will be important to the viability of mixed use development. It is accepted that
protection of the physical fabric and setting of the scheduled monument is vital and this is
addressed by developer requirement. The site is a bustling canal corridor flanked by urban
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development not a haven of peace and tranquility sheltered from wind and traffic noise.
The Council would be content if the Reporters were to recommend an additional
requirement to safeguard existing woodland. An additional canal crossing at Muirtown
although desirable is not likely to have a positive cost benefit ratio and presents
considerable technical and environmental challenges. More detail will be set out within the
masterplan referred to above which is being consulted on during 2014. Local road
capacity is limited but the allocation is longstanding and redevelopment of vacant sites
offers opportunities to effect improvements. The former B&Q building will be the principle
development site (if and when released) and canal related tourism development will be the
primary use. The site’s housing capacity figure has been set low to reflect this and the
Council sees no current justification to increase it. Class 1 retail is not listed as an
acceptable use and the poor peformance of the adjoining retail park indicates a lack of
market demand for such. The masterplan will address potential impacts on adjoining
properties and minimise them. It is not incumbent on the Council or any other public
agency to support the expansion of any particular private enterprise. It is very unlikely that
the masterplan or any developer would promote a sports centre within the former B&Q
building. Other than the potential additional woodland reference the Council believes the
allocation should be retained without modification.

IN22 Highland Council HO

The site benefits from a 2006 adopted Inverness Local Plan allocation for mixed use
development and the Plan rolls this forward with minor amendment. Any redevelopment is
predicated on the Council making a decision to relocate part or all of its heaquarters
functions. Any relocation may be to another City Centre location so economic and
customer net detriment may not occur. The Council buildings are a considerable traffic
generator as an origin and destination of peak time trips so its relocation would be likely to
result in a net betterment to the local road network. There is no water and sewerage
capacity constraint at this location. Although the Council is conducting a review of all its
Inverness buildings with a view to rationalisation, no consensus or conclusion has
emerged to date. The Council believes that the Plan text is adequate in explaining that any
redevelopment proposal would be of mixed use not solely housing but should also
reference concerns expressed by respondents. Additional requirements are suggested for
the Reporters consideration in terms of: woodland retention and set-back; pedestrian
access route retention; self build housing component; compatibility with character of
adjoining development.

IN23 UHI Institute, Riverside Gardens

The respondent lives adjacent to the site and would be neighbour notified of any planning
application. Accordingly, the Council believes the allocation should be retained without
modification.

IN24 Torvean & Ness-side (Northern part)

The flatter, worked out area of Torvean quarry benefits from an employment allocation
within the 2006 adopted Inverness Local Plan and the area covered by IN24 benefits from
statutorily adopted supplementary guidance for a variety of uses. The development plan
policies and proposed uses for the land between the former Craig Dunain hospital and the
guarry are a mixture of cemetery extension, reconfigured golf course and retained
community woodland all of which should provide a variety of habitats for a variety of
species. The reconfigured golf course will create additional wetlands and woodland. A
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limited housing development is proposed adjacent to that existing at Golf View Road. No
precise detail is known for the housing layout to the rear of Millerton Avenue but the
approved indicative masterplan suggests some public open space set-back and the need
for large surface water drainage devices. The slope and ground conditions in this area
pose considerable surface water drainage challenges. Steeply sloping land with an
impervious clay soil cap means that within curtilage soakaway drainage is restricted and
therefore large surface water drainage devices are required such as the one below the
recent Robertson’s housing development. The masterplan allows for similar provision and
it is planned to channel excess waters into the proposed, reconfigured golf course to
assist in the creation of water features. Inverness Rowing Club’s demands were
considered and to a degree responded to through the supplementary guidance
consultation process and the processing and decision on the West Link road scheme
planning application. They will achieve net betterment in terms of road access
arrangements and no net detriment in terms of berthing and their operational use of the
canal. Their claims of blight are exaggerated, the road does not have any direct impact on
their clubhouse or berthing. A previous road alignment did but this was abandoned in
2008/9. A sports hub planning application was approved by the Council in April 2014 and
offers the prospects of enhanced facilities but local clubs and the Council have yet to
commit to the detail of these. The approved supplementary guidance and West Link
planning application contains tourist enhancement proposals for the Torvean gateway.
Significant additional tourist development is dependent upon a 5™ leg off the new Torvean
Roundabout which has been allowed for in its design but will not be constructed initially.
The approved supplementary guidance endorses the retention and enhancement of most
existing greenspace including the new sports hub, reconfigured golf course and cemetery
extension all with public access. Support for completion of West Link is welcomed. A
potential minor change to the IN24 site boundary (Central and West Inverness Inset Map)
would be the exclusion of land currently used by the local American football club,
Inverness Blitz for their portakabin clubhouse and parking which the Council has now
agreed can be used by a local petanque club. The Reporters are asked to consider such a
reduction in the boundary of IN24. Otherwise, the Council believes the allocation should
be retained without modification.

IN25 Torvean Quarry

The Council believes it is appropriate for it to identify potential temporary stop sites for the
gypsy traveller communities. This is in recognition of the need to better manage the effects
of unauthorised encampments throughout Highland. Potential sites were selected by
housing and planning officials at Main Issues Report stage on the basis of their good
major road connectivity, previous use by gypsy traveller communities, and where it was
understood that there may be a landowner willing to release the site for this purpose. The
site or sites were to be designed to provide only temporary facilities in terms of safe road
access, on-site waste management storage and collection and a water main connection.
Torvean Quarry is owned by the Council and although at present there is no specific
Council capital programme commitment for stop site provision the Plan allows for their
medium to longer term provision as an option rather than as a definite proposal. Most
respondents that expressed a site preference supported this site and the other retained
option at Longman (IN8). Sport Scotland’s desire to retain trial and quad bike usage within
the quarry is noted and accepted and addressed by developer requirement. The site is
visually contained and large enough to achieve separation of uses within it but a
requirement for additional tree screening may be appropriate. The Central Inverness
schedule responds to matters raised in relation to IN13. No woodland loss would result
from development on the flatter, worked out area of the quarry which is the only portion of
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it suitable for built development given its geological SSSI status and landform.
Accordingly, the Council believes the allocation should be retained without modification
save consideration by the Reporters of an additional planting requirement to achieve
better screening between the site and A82(T), and to achieve better separation of uses
within the quarry.

IN26 West of Hawthorn Drive

The only development supported is retention and possible expansion of the existing
allotment and horticultural training facilities. These are not a likely source of anti-social
behaviour. Accordingly, the Council believes the allocation should be retained without
modification.

IN28 Inverness High School

Within the current Plan period, the Plan text specifically reserves the land for education
purposes only. Accordingly, the Council believes the allocation should be retained without
modification.

IN29 Dunain Woodland

The Plan text specifically reserves the land for the requested purposes only. Transfer of
ownership to a community group would be the optimum way to guarantee its protection
but it is impracticable to coerce this via compulsory purchase or other means. Accordingly,
the Council believes the allocation should be retained without modification.

IN30 Carse Industrial Estate

The land benefits from extant planning permissions for industrial developments. Despite
this a flood risk assessment requirement is listed and a reference that this may affect the
developable area. The issue of flood risk is clouded by a dispute between SEPA and the
Council as to whether the South Kessock causeway forms a suitable flood defence or not.
SEPA'’s position is based on an assertion that it does not. There is a dearth of Class 5
industrial land within Inverness and the wider Plan area and these uses are compatible
with those adjoining within what is an established industrial estate. Accordingly, the
Council believes the allocation should be retained without modification.

Reporter’s conclusions:

General

1. Scottish Canals suggests the possibility of canal-side developments using the canal
for the discharge of surface water and for heating/ cooling purposes. These are
interesting ideas that may well be worth pursuing further with the owners and developers
concerned. However there is no indication that these measures are necessary in order to
make the development of these sites acceptable. Therefore it would not be appropriate to
include these measures among the requirements for canal-side allocations.

2. Regarding the suggestion that developer contributions should be sought towards the
upgrading of canal-side areas and facilities, it is unlikely that such a requirement would
satisfy the tests for planning conditions set out in Circular 4/1998 or for planning
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obligations set out in Circular 3/2012. In particular there is no indication that such
upgrades are necessary to enable the developments to go ahead. | therefore conclude
that no modification should be made to the proposed plan.

Leachkin Brae

3. This steeply sloping area of overgrown grassland lies immediately to the west of the
existing built up area of Inverness. It forms a part of the wooded and agricultural slopes
that contribute strongly to the landscape setting of this part of the city. While some
sporadic development exists on these slopes, they retain a strongly rural character.
Urban development in this area rarely extends above the 100 metre contour line.
However, being on rising ground over 100 metres, the Leachkin Brae site is highly visible
from residential areas to the east. Its development would therefore have a negative
impact on the landscape setting of the south-western part of the city. Access would be
via Leachkin Brae, which is a steep single track road. It is likely that this would need
significant improvement in order to achieve a satisfactory access to the site.

4. 1 have concluded elsewhere that the proposed plan makes sufficient housing land
available. There is therefore no over-riding need to allocate this or any other additional
sites. | note the offer to associate new development with woodland planting, but do not
consider that this benefit is sufficient to outweigh the disadvantages of developing this
site. | conclude that there should be no modification to the plan.

IN15 — West of Brude's Hill

5. The representee is concerned about the slow delivery of this site and a perceived
non-compliance with conditions. The pace of any private development is not directly
controlled by the council or the development plan. If conditions associated with the
existing consent are not being complied with, this is a matter to take up with the council’s
enforcement service. As itis, the proposed plan explicitly states that development must
proceed in accordance with the extant consent. Any significant changes to the
development would require a fresh application. No modification is required to the plan.

IN18 — Glendoe Terrace

6. This is an area of vacant brownfield land bounded by existing housing to the west and
north, and a retail warehouse to the south. The representee seeks its allocation for retalil
as opposed to housing use. The existing retail park to the south contains a number of
vacant units, indicating to me that opportunities exist for new retailers wishing to locate in
this part of the city. The IN18 site is not included within the boundary of the district centre
as shown on the West Inverness proposals map. Housing use would be compatible with
neighbouring residential and open space uses. For all these reasons | conclude that
housing is an appropriate use for this area of land and that no modification to the plan is
required.

IN19 Clachnaharry Quarry

7. This overgrown former quarry site is well contained by the local topography, mature
trees to the rear and by neighbouring buildings. The main concern relating to its
proposed development is regarding access arrangements and road safety. The site is
located on an inside bend of the A862 Clachnaharry Road, and it was not immediately
apparent to me on my site inspection that a safe access could be formed to it without
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significant land take and/ or major road engineering or traffic management measures. |
therefore issued a further information request to the council and Scottish Canals (as
landowner) asking them to demonstrate how a safe access could practically be achieved.

8. Inresponse, the council’s transport engineer commented that visibility standards (90
metres in both directions from a 4.5 metre set back from the carriageway edge) could not
be achieved without altering a private garden to the west and demolishing adjacent
properties to the east. However he commented that a reduced set-back of 2.4 metres
might be acceptable for a site of this size. This would allow adequate visibility to be
achieved to the west, but still not to the east.

9. Given the substandard visibility, the council commented that any development would
need to be accompanied by proposals to reduce vehicle speeds on the A862. The
development framework document prepared by Scottish Canals for the Muirton — South
Kessock area also acknowledged the concerns that exist about vehicle speeds in this
area, and clearly linked the development of the quarry site with traffic calming measures
on the A862. Local concerns about traffic speeds are clear from many of the
representations received regarding this proposal. | therefore conclude that it is necessary
to add a requirement for this site relating to the implementation of a suitable scheme to
reduce vehicle speeds on the A862.

10. Both the council and Scottish Canals agree that achieving a satisfactory visibility
splay to the east of the access point would require a large part of the site frontage to
remain free of development or other obstruction. However the building layouts provided
by Scottish Canals indicate that this restriction does not preclude the development of a
satisfactory scheme on the site.

11. Other transport issues have been raised relating to footpath widths, parking in the
village, public transport provision and cycling facilities. These are matters of existing and
wider concern in Clachnaharry. However some feel these problems affect the suitability
of the quarry site for development, or would be exacerbated by the development. There
Is evidence that at least some of these concerns, for instance about the narrow or non-
existent footpaths in parts of the village, are valid. However no compelling evidence has
been submitted to demonstrate that the development of this relatively modest site would
make any of these existing problems significantly worse, and | do not consider that this is
likely to be the case.

12. Some representees are concerned about the wildlife value of the site, especially the
woodland area to rear. The quarry floor has naturally regenerated to some limited extent,
but | have seen nothing to indicate that it has such a level of importance for biodiversity as
to preclude its suitability for development. However | agree that the mature woodland
close to and on the rear wall of the quarry is a more important feature. The proposed plan
contains a requirement to set any development back from this woodland. | consider this
existing provision offers adequate protection to the most important natural feature of the
site.

13. Regarding the historic environment, while the site is outside the conservation area, |
accept that the wrong development could have a negative impact upon the conservation
area, nearby historic buildings and the wider character of this part of Inverness. However
| consider this emphasises the need for a high quality design, rather than that the site
should remain undeveloped. This matter can be suitably addressed through the
development management process. The council has suggested adding a requirement to
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the plan relating to the need for a high standard of architectural design. However given
that area-wide policies already exist in the Highland-wide plan requiring this, | do not
consider that such an addition is necessary.

14. Regarding the existing attractiveness of the site as open space, | find that the most
visually pleasing feature is the mature woodland, which will be protected. The quarry floor
presents an overgrown appearance that not all would find attractive. The site is not
accessible to the public. While the very openness of the site confers some aesthetic
value, | note the presence of other important open spaces nearby, most notably the
Muirtown Basin the east. For these reasons | do not consider the site to have such a
significant value as open greenspace as to warrant its protection from development.

15. The council’'s methodology for arriving at site capacities is set out in the Housing
Land Requirement Background Paper. | note the suggestion in papers submitted by
Scottish Canals that the site might be developed for 20-30 units. Site plans have also
been submitted illustrating various potential layouts. While not all these layouts appear to
comply with the requirements for the site, they do satisfy me that a capacity of 16 units, as
given in the proposed plan, is achievable. | therefore consider that this figure should
remain in the plan.

16. There is no evidence of any over-riding requirement for any of the suggested
alternative uses for the site, including as a memorial garden or a police and ambulance
station. However | do note that the idea of including a monument to Thomas Telford is
mentioned in the Muirtown and South Kessock charrette report. While this would not be a
reasonable requirement to incorporate in the plan, it may be an idea that Scottish Canals
will wish to pursue.

17. There is no authoritative evidence that a geological assessment is required for the
site, and in any event, the required setback from the wooded area would serve to
separate buildings from the quarry face.

18. Overall | am satisfied that it is sensible to allocate this well-contained infill site, and
that subject to the requirements set out in the plan (including the requirement relating to
reducing vehicle speeds) there are no insurmountable constraints connected to its
development.

19. The council has raised the possibility of merging this allocation into the neighbouring
mixed use IN21 allocation at Muirtown Basin. | am not attracted by this idea, which has
not been suggested by any representee. IN19 and IN21 are separated by a main road,
and the maintenance of a separate IN19 allocation allows for more detail to be included
about this site, which is affected by particular constraints.

IN20 Westercraigs

20. The restriction on the level of development allowed on this site prior to the opening of
the new road crossing over the canal appears to be a condition of the existing partly
implemented planning permission. An application to remove or amend this condition
would be required to change this. While it would be possible to delete the reference to
this matter in the plan, the council’'s evidence is that allowing this site to be built out prior
to the construction of the new link would have harmful effects on traffic movements. This
Is not disputed in the representation. In these circumstances | conclude that no
modification to the plan is required.
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21. The enforcement of conditions relating to the existing consent on this site is a matter
to take up with the council’'s enforcement service.

IN21 Muirtown Basin

22. Muirtown Basin and its margins forms a part of a larger Muirtown — South Kessock
mixed use allocation in the Highland-wide Local Development Plan. At paragraphs 16 to
18 of my conclusions at Issue 9, | conclude that it is not helpful to revisit the principle of
decisions that have been taken through the Highland-wide Local Development Plan,
unless circumstances have clearly and significantly changed. | have seen no strong
evidence of any significant change in circumstance at Muirtown Basin, with the possible
exception of the additional work that has been done in carrying out a charrette for the
wider area. | therefore treat the principle of mixed use development at this location as
being established.

23. Muirtown Basin is certainly a unique and highly attractive part of Inverness. It
represents a huge asset for the city. Any development here therefore needs to be
sensitively handled, and should serve to enhance rather than detract from the qualities of
the area. However opportunities undoubtedly exist for new development to make a
positive contribution to the attractiveness, character and vitality of the basin. For instance
the existing B&Q building fails to address the canal in any positive sense, and its
redevelopment for a mix of uses could, if well-designed, make an important contribution to
improving quality of place in this area. The proposed mix of business, community,
tourism, leisure and limited housing development appears to me appropriate for this urban
canal-side location. Such a mix of uses will contribute to a sense of vitality that should fit
well with the role of the basin as a point of arrival and departure at the northern terminus
of the Caledonian Canal.

24. The Inner Moray Firth plan provided an opportunity to include more detail on what
development is sought here than was provided in the Highland-wide plan. | agree that the
proposed broad brush allocation is potentially misleading in that it includes large areas
where it appears no significant development is proposed. In part this may be an accident
of timing. The council and Scottish Canals are pursuing a charrette and masterplanning
approach to determine the form that any new development will take, and the final results
of the latter are not available in time to inform the plan. Including the entire basin in the
allocation may also encourage a holistic approach to be taken to the planning of this area.
Therefore, while | agree that it would have been preferable to have included more detail in
the proposed plan, | accept that it is not possible to include this detail at this stage, and
that an allocation covering the whole basin is appropriate.

25. One patrticular concern relates to the existing woodland that provides part of the
setting of the basin. | agree that the trees around the basin make an important
contribution to the area’s attractive and tranquil character. The council is content to
include a requirement that existing woodland be safeguarded, and | agree that this would
be worthwhile. Such a requirement should limit the extent to which development could be
promoted on the south-west fringe of the basin.

26. Regarding the stated housing capacity of the site, it appears to me that the
proportion of the allocation area that is likely to prove suitable for new development will be
relatively small, given the environmental and heritage sensitivities of the site (including the
protection of existing woodland discussed above). Nevertheless it is likely that the site
could physically accommodate more than 30 homes, even if building were limited to areas
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of existing development such as the former B&Q and Texstyle premises. However it is
apparent from the council’s evidence that a priority for the site is the development of
business and canal-related tourism uses. Given that opportunities particularly to develop
canal-based tourism are so limited, it is understandable that the council should wish to
place limits on the extent to which competing uses can be developed.

27. A stated role for the housing component of the proposal is to ensure the overall
viability of the mixed use development. This mixed use concept would be undermined if
the level of housing development grew so large as to severely limit the land available for
uses which are a higher priority for the site. The exact amount of housing that will serve
to achieve the viability of the overall development and contribute in the best way to the
creation of a vibrant mixed use development may be expected to emerge from the
ongoing masterplanning process. But for the reasons outlined above, | am satisfied that it
Is appropriate for the number of houses stated in the plan to be relatively modest. In any
event, as stated in paragraph 2.12 of the proposed plan, the capacities given in the plan
are indicative and may be changed if detailed design work demonstrates efficient use of
land and a satisfactory site layout. Overall | conclude that the site capacity of 30 houses
Is appropriate and no change to the plan is required. This modest level of residential
development is unlikely to place a significant extra burden on school places, or have a
significant effect on the wider social balance of this part of the city.

28. Regarding the need for a new or improved canal crossing, this is one of the topics
where additional detail in the plan might have been useful. As things stand however, this
Is a matter that could usefully be explored in more depth in the upcoming masterplan/
development brief, including what can practically be achieved within the limited funds
available. For the time being, | am content that the existing requirement in the proposed
plan for there to be no net detriment to the local transport network including the King
Brude Road A862 road junctions adequately protects the interests of local people and
existing road users.

29. Regarding flood risk and ground conditions, | note there is no representation from
the Scottish Environment Protection Agency, or any other expert evidence to indicate that
flooding may be a problem on this site. Also, the main focus of new development appears
to be areas occupied by existing buildings, such as the former B&Q and Texstyle
premises. | therefore consider that no flood risk constraint has been demonstrated.

IN22 Highland Council Headquarters

30. This site formed part of a larger allocation in the Inverness Local Plan for cultural,
leisure and heritage uses, subject to the relocation of the Highland Council offices. To
some extent therefore the principle of a change of use on this site is established, although
not for business or housing uses.

31. Some representees oppose or query the principle of Highland Council relocating
their offices to another location. The question of whether some other site would suit the
needs of the council’'s customers, or serve the ongoing vitality of the city centre would be
much more to the fore were | considering such an alternative site. | am not. As itis, the
guestion of whether the council should relocate its offices is peripheral to my
consideration of what the plan should say about this site in the event of its becoming
surplus to the council’s requirements. | therefore decline to delete the allocation on the
basis that the council offices should necessarily remain where they are.

138




PROPOSED INNER MORAY FIRTH LOCAL DEVELOPMENT PLAN

32. Regarding whether housing is an appropriate new use for the site, | agree with the
council that traffic generation from 50 houses is likely to be less than from the existing
major office complex. Similarly | have no evidence that the drainage/ sewerage loads
would be any higher after a change of use from offices to housing and business. Indeed
redevelopment could offer an opportunity to introduce modern sustainable drainage
systems if these were required. Housing is the predominant use of surrounding areas to
the north, west and south of the site. | therefore conclude that housing would be an
appropriate use for the site, should it become available.

33. The council accepts that it would be worthwhile to introduce some further
requirements into the text of the plan in response to some of the concerns raised by
representees. These relate to: woodland retention and setback; pedestrian access route
retention; self-build housing component; and compatibility with the character of adjoining
development. | agree that it would improve the plan to include requirements along these
lines, which respond to valid concerns. | recommend a suitable form of words below.

34. As regards self-build housing, this term can be taken by some to mean householders
actively constructing houses themselves. The representee’s concern relates more to
making individual plots available for private sale. To a degree this is a general rather than
a site-specific concern, that could perhaps best be addressed through a policy in the
replacement Highland-wide Local Development Plan. But given that this is a council-
owned site, and therefore the council can retain more control over how the land is
disposed of, | accept that there is merit in including a reference to making individual plots
available among the development requirements.

35. Regarding whether the 50 homes are an alternative to business development, |
consider it is clear from the plan that both uses are envisaged. This is a mixed use
allocation, and elsewhere in the plan it appears that when several uses are listed the
intention is that all should form a part of a mix of uses. No modification is therefore
required regarding this point.

36. The effect of development on property values is not a material planning
consideration.

IN23 UHI Institute, Riverside Gardens

37. Regarding possible losses of jobs from this site, as for the council headquarters the
focus of the examination is whether this site would be suitable for the proposed new uses
should it become available for development. In any event, | note that replacement
employment uses are proposed. There is no suggestion that the proposed uses are
themselves unacceptable. | therefore conclude that no modification is required.

IN24 Torvean and Ness-side (Northern part)

38. This large (246 hectare) allocation to the south-west of Inverness comprises the
northern part of the area of the council’s adopted Torvean and Ness-side Development
Brief. The land covered by the IN24 designation was shown under a number of separate
allocations in the Inverness Local Plan for a number of uses including housing, golf
course and green wedge. In the Highland-wide Local Development Plan, areas in the
north-western part of IN24 were allocated for mixed uses. To some extent therefore the
principle of this allocation is established, but the way in which the proposals are illustrated
on the proposals map and described in the proposed plan are very different from earlier
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plans.

39. The proposed plan states the site’s uses will be 535 homes, business, retail, tourism
and community. It then points to the Torvean and Ness-side Development Brief to
provide more detail as to what is proposed. From this it is apparent that the majority of
IN24 is not proposed for built development but for open space uses, most notably a golf
course, cemetery extension and sports pitches.

40. The plan should be capable of being understood as a stand-alone document. While
the open space uses could potentially fall under the community description, overall |
consider that the plan, if taken in isolation, gives a misleading impression of what
development is proposed at IN24. A straightforward reading of the plan could indicate
that built development was proposed over the entirety of this area. The broad-brush
approach taken at IN24 is also at odds with the detailed nature of the allocations in some
other parts of the proposed plan.

41. Paragraph 139 of Circular 6/2013: Development Planning states that development
proposals of more than local impact should be included in the local development plan and
not in supplementary guidance. In this case | consider that the separate proposals for a
relocated golf course, sports hub (intended to serve the city as a whole), and 535 houses
are each of a level of significance that warrant inclusion individually in the plan itself. 1
therefore agree with Mr Gallagher’s representation (and the Sportscotland representation
catalogued under Issue 12, IN24) that the high level approach taken by the plan to this
land provides insufficient detail as to what is proposed, and recommend that the main
sports/ community uses are separated out from the IN24 allocation and shown instead as
separate community allocations.

42. In making this recommendation | note that the Torvean and Ness-side Development
Brief has itself been subject to public consultation and has been adopted by the council as
supplementary guidance. The separate proposals contained in the development brief
therefore already form a part of the development plan. My recommendation therefore
simply serves to ensure that these established proposals are appropriately represented in
the local development plan.

43. Inverness Rowing Club (together with Highland Rugby Club and Torvean Golf Club)
believe the proposed plan exhibits a lack of commitment to the sports aspects of the
vision for the Torvean area. As discussed above, | agree that the proposed wording for
site IN24 gives very little indication that sports use will in fact be the biggest component of
the allocation. My recommendation to separate out the most significant sports proposals
will go some way to redress this.

44. The Rowing Club also proposes an amended form of words for the fifth bullet point of
paragraph 4.9 of the proposed plan. The main practical additional proposed reference is
to ‘meeting facilities’. It is apparent from the Torvean and Ness-side Development Brief
that new clubhouses do form a part of what is proposed, so | agree that including ‘meeting
facilities’ will better capture what is intended here. | therefore recommend that these
words be incorporated into the plan.

45. Regarding opposition to the West Link road scheme, this matter is discussed in more
detail under issue 12, but | note here that this scheme now has the benefit of planning
permission. The Rowing Club has also submitted comments on the West Link road
scheme, but these appear to be directed at the detail of an earlier consultation on this
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proposal, and not at the conceptual line contained in the proposed plan. | therefore
recommend no modification relating to this proposal.

46. Changes to the action programme fall outwith the scope of this examination.

47. It may be that the vagueness of the current IN24 allocation contributed to the
concerns expressed about the loss of bird habitat between Torvean Quarry and Craig
Dunain hill. In fact this area is identified for golf course and cemetery uses in the Torvean
and Ness-side Development Brief. | have no detailed evidence on this matter, but |
expect that the effect of a change of use from farmland to a golf course or cemetery may
be expected to have differing impacts on different species of bird. However the main
concern of the representee appears to be that this area should remain as open green
space. As this is what is proposed, | conclude that no modification is required.

48. The council is clearly aware that surface water drainage presents a challenge for the
development of the land west of Millerton Avenue. However sufficient land appears to be
available for the creation of sustainable drainage systems, and | agree that the
topography would appear to allow for water to be channelled to the south of the site. The
detailed design of these features can be addressed at the development management
stage, but | am satisfied that drainage does not present such a significant constraint as to
render this land unsuitable for development in principle. More generally, the detailed
design and layout of new development in this area is not a matter | would expect to be
described in a local development plan.

49. Scottish Canals calls for a detailed masterplan to be required for the area around the
proposed new canal basin. Clearly this important proposal (which is included in the
Torvean and Ness-side Development Brief) will require further work, including to consider
its viability and integration with the local transport network. However a development brief
is already in place for the wider area, and | am not convinced that a requirement for a
further piece of guidance need be included in the plan. While being worthwhile, it appears
to me that any further masterplanning specifically for the canal basin can proceed on a
non-statutory basis without requiring a specific reference in the plan.

50. The council has suggested a minor change to the IN24 boundary to remove land
used as a clubhouse and parking by the local american football club. This suggestion
does not appear to arise from any representation on the plan, and so it is beyond the

scope of the examination to consider this change.

IN25 Torvean Quarry

51. This site (which was unoccupied at the time of my site inspection) contains several
large open areas interspersed by vegetation of varying maturity. A certain amount of
dumping had taken place, and | consider it would be worthwhile for a beneficial use to be
found for the site.

52. Regarding the proposed use of the site as a temporary stop site for travellers, | note
that the site benefits from an access onto the main road, but is visually relatively well-
screened from the A82 and from surrounding areas by woodland and the topography of
the quarry. This screening could be improved further through additional tree planting as
proposed by the council. The former Longman Landfill site is also identified for a
temporary stop site, but | see no conflict in having two such proposals in the city. On this
basis | am satisfied that Torvean Quarry could be suitable as a temporary stop site,
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subject to an additional requirement for further tree screening.

53. Regarding woodland around the site, | agree this is a valuable feature worthy of
protection in the plan. | therefore recommend some additional wording to secure this.

54. It was apparent from my site inspection that the site is well used by trail motorcycles.
The continuation of this use is already referenced in the plan. If this use is to continue,
there must be some potential for conflict with the other proposed uses due to noise and
disturbance. | therefore consider that the preparation of a Recreational Access Plan
would be sensible and recommend this is added as a requirement into the plan.

IN26 West of Hawthorn Drive

55. The proposed horticultural uses for this site match those that currently exist. The
expressed concerns about anti-social behaviour are essentially a management issue that
does not fall to the development plan to address. No modification is required.

IN28 Inverness High School

56. Concerns are expressed about this site being redeveloped for a non-educational
use. However the proposed plan specifically safeguards the site for education, and on
this basis | conclude that the concerns appear to have been fully addressed in the plan.

IN29 Dunain Woodland

57. The community woodland allocation is supported, with suggestions this could be
extended, the lease or ownership obtained from the current owner, and the area protected
from development. The area of the allocation extends from Dunain Hill to the A82, but
does not include the strip of woodland along this road. Given the public access aspects
of the community woodland concept, it may not be appropriate to extend the designation
alongside the main road. Ownership is not a matter that can be controlled by the local
development plan. The plan states that the area is safeguarded for community woodland
use only. For these reasons | conclude that no modification is necessary.

IN30 Carse Industrial Estate

58. This site is an integral part of the Carse Industrial Estate and has an established
planning status as a business/ industry allocation in the existing Inverness Local Plan.
The council states that extant planning permissions are also in place. Some development
has already proceeded on the site and been occupied. In terms of flood risk, there is no
apparent difference between the allocated site and the remainder of the estate. However
the plan does already contain a requirement for a flood risk assessment, and notes that
the outcome of this might affect the developable site area. The Scottish Environment
Protection Agency has supplied no evidence to demonstrate that an unacceptable flood
risk exists on this site. The Titanic Museum has not indicated what alternative
designation it would wish to see. On the basis of all these considerations my conclusion
Is that the allocation should be retained.
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Reporter’'s recommendations:

It is recommended that:

1. Amend the fifth bullet point of paragraph 4.9 to read: “Land for enhanced recreational
and sporting facilities at Torvean comprising a better golf course, additional sports
pitches, changing and meeting facilities, and trails.”

2. The following words be added to the requirements for site IN19 Clachnaharry Quarry
after “A862;”: “implementation of a suitable scheme to reduce vehicle speeds on the
A862;”

3. Include the words “existing woodland” after “heritage features” among the
requirements for site IN21 Muirtown Basin;

4. The following words be added to the requirements for site IN22 Highland Council HQ:
“retention of existing mature trees and setback of development from these trees; retention
of existing pedestrian access routes through the site; the provision of a proportion of
individual housing development plots; compatibility with the character of adjoining
development.”

5. The areas identified for golf course/golf course or parkland use in the Torvean and
Ness-side Development Brief be separated out and identified as a separate community
allocation in the text of the plan and on the West Inverness map. Relevant site area to be
included. Uses to be given as golf course/ golf course or parkland and related facilities.
Requirements to read “Development in accordance with the Torvean and Ness-side
Development Brief”.

6. The areas identified for cemetery use in the Torvean and Ness-side Development
Brief be separated out and identified as a separate community allocation in the text of the
plan and on the West Inverness map. Relevant site area to be included. Uses to be
given as cemetery extension. Requirements to read “Development in accordance with
the Torvean and Ness-side Development Brief”.

7. The areas identified for sports use in the Torvean and Ness-side Development Brief
be separated out and identified as separate community allocations in the text of the plan
and on the West Inverness map. Relevant site areas to be included. Uses to be given as
sports pitches and related facilities. Requirements to read “Development in accordance
with the Torvean and Ness-side Development Brief”.

8. The following words be added at the end of the requirements for site IN25 Torvean
Quarry: “additional tree screening; protection of ancient woodland within and around the
site; preparation of a Recreational Access Management Plan.”
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(01254)

Pumford (01282)

Cole-Hamilton & Co Ltd (01573)
Inverness South Community Council
(01606)

Chrissie Lacey (01716)
Sportscotland (02087)

Derek Clunas (02209)

John Lister (02223)

George Boyd (03928)

Margaret Fraser (03931)

Robert Robertson (03933)

lain Watt (03938)

Kyrstn Calder (03939)

Highland Council Psychological Service
(03952)

Graham Calder (03954)

Brian Cameron (03965)

Karen Mcwilliam (03979)

George Moodie (04011)

Slioch Ltd (04015)

Robert Roberts (04020)

Dougal Macdougall (04035)

Alan Ogilvie (04038)

Mr G J And Mrs C H Innes (04039)
Fraser Morrison (04074)

Kevin Macdonald (04075)
Catherine Collins (04081)

Liam Dalgarno (04129)

lan Anderson (04132)

Clive Brook (04134)

Ruth Hunter (04147), (04148)
Avril Geddes (04170)
Alexander Johnston (04175)
Jonathan Croall (04177)
Jodi Sharpe (04186)

Kevin Macdonald (04196)
lan Bone (04197)

Kamila Baird (04203)
Lesley Blaikie (04210)
Jacqueline Dowd (04227)
Mark Esslemont (04229)
James Granger (04237)
Sandra Grant (04238)

Meg Gunn (04243)

Brian Guthrie (04244)

Lisa Handcock (04245)
Gavin Beaton (04251)

Dan Baraclough (04252)
Clare Buchanan (04254)
Murray Campbell (04255)
Braes of Balvonie HC Residents
Association (04256)

Eddie Fraser (04263)

Ann Czerniakiewicz (04265)
Seonaid Duncan (04268)
Douglas Johnston (04272)
Craig Henry (04273)
Kathleen Ledingham (04277)
George Ledingham (04279)
Yvonne Laird (04282)
Michael King (04284)

John Kirk (04285)

Caroline Fraser (04286)
Allan Macdonald (04288)
Linda Lyle (04290)

Lesley Mackay (04291)
John Machin (04294)
Kenneth Macdonald (04295)
Marc Macdonald (04296)
Sharon Mackay (04297)
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Chandrasekharan Badrakumar (04086)
Nigel Collins (04092)

Vanessa Mcleod (04122)

Nicola Macpherson (04302)

Peter Macpherson (04303)

Karen Macleod (04304)

Lindsay Macphee (04309)

Alan Young (04310)

David Mcintosh (04311)

Arlene Moodie (04312)

Nicola Morrison (04315)

Duncan Marshall (04318)

Anne Pollock (04333)

Donald Murray (04336)

Natalie Murray (04341)

Rona Quigley (04344)

Robert Rennie (04352)

Maria de la Torre, Lochardil & Drummond
Community Council (04353)
Woodland Trust (04364)

Barry Robins (04367)

Alison Tait (04377)

Mark Tait (04379)

Highland Small Communities Housing
Trust (04381)

Donna Macmillan (04299)

Murdo Macleod (04300)

S Tongue (04383)

John Walters (04390)

Jo & David Whillis (04393)

Scottish Widows Investment Partnership
Property Trust (04403)

F&C Reit Asset Management (04407)
Tulloch Homes Ltd (04415)

Joint Submission obo Mr & Mrs Grant +
Simpson Highview Ltd (04419)
Richard Tyser Overseas Settlement
(04431)

Tulloch Ltd (04433)

Muriel Munro (04455)

Elizabeth Rae (04459)

Murdo Gordon (04470)

Stephen Innes (04471)

John Watt (04504)

Mr & Mrs C Leonard (04508)
Thomas Stewart (04521)

Grant & Sharon Mackay (04526)
Alison Macrae (04549)

A Menzies (04555)

Dwynwen Hopcroft (03935)

Provision of the
development plan
to which the issue
relates:

South Inverness urban district

Planning authority’s summary of the representation(s):

General

Pumford (01282) - Welcomes Plan's retention of greenspace at Fairways and progress
with Inshes Park. However, requests additional primary school at Slackbuie because of
safety risks of crossing Southern Distributor Road and the need to encourage active travel

to school via a safer route.

Tulloch Ltd (04433) - Requests more flexibility in uses because: the allocation boundaries
don't match the permission boundaries; the allocations run contrary to the extant
permission for a care home; allocations are too prescriptive and therefore restrictive and
are based on dated permissions; a more flexible use mix will make the district centre more
viable and remove a prominent, vacant frontage site and other land that could become
long term waste grounds; of lack of sufficient retail demand in the area; the retail
component of the district centre is disproportionate to the neighbourhood size and
catchment served and should be reduced; the allocations prevent the prospects of a mix
of uses within a building for example flats over shops; the owner is prepared to provide a
mix of uses not just housing; a care home use is compatible with a district centre, and; the
market viability of any proposal is best tested via a masterplan not the Plan process.
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Pumford (01282) - Supports identification of burnsides as green corridors but wants flood
relief channel extension to A9 prior to any more large housing allocations.

Donna Macmillan (04299) - Opposes high density development within Inshes area
because: already inadequate local infrastructure particularly road network and schools;
developments speculative, and; of adverse impact on public amenity, greenspace and
wildlife.

Murdo Macleod (04300) - Objects because: of loss of valuable open space; loss of
residential amenity and privacy; of adverse impact on public safety, and; noise pollution.

Sandra Grant (04238) - Fewer houses and more amenities because: inadequate
amenities to support number of houses; already inadequate local road network capacity,
and; risk of flooding.

Woodland Trust (04364) - Seeks better woodland safeguards because ancient woodland:
has a high conservation value because of its biodiversity; is scarce; is finite; is
irreplaceable; is more susceptible to threats such as colonisation by non-native species; is
worthy of further study, and; is protected from development by national and Highland wide
planning policy.

Maria de la Torre, Lochardil & Drummond Community Council (04353) - Requests
reduced density and better, safer pedestrian connections because: of adverse impact on
woodland and amenity; possible increased flood risk, and; new neighbourhoods and a
new school will create different patterns of movement which should safe and good quality
routes.

Requests additional requirements because: of the need, and; to relieve congestion / safety
issues with existing school parking.

Chrissie Lacey (01716) - Seeks greater and better greenspace provision because this is
more beneficial to the health and well-being of the citizens than any built development.
Supports Council's cherished greenspace notation at Fairways Golf Course.

New Sites Previously Consulted On

Slioch Ltd (04015) - Objects to non-retention of housing site option because: Council
accepted it as a preferred option at Main Issues Report stage; it will provide local demand
to encourage the retention of existing and provision of new facilities at Milton of Leys; new
site will provide more housing choice in terms of location and housing type; site offers an
attractive outlook and has service connections closeby; objectors have exaggerated their
concerns and the Council has given their views disproportionate weight; potential ransoms
are an issue for landowner negotiation not a material planning consideration, and; site
complies with tests within Planning Advice Note PAN 2/2010 Affordable Housing and
Housing Land Audits.

Dereck Mackenzie (00678) - Requests reintroduction of site because: woodland, flooding,
badger and access constraints can be overcome; road access has been reserved through
the adjoining Parks farm development and could easily be connected; other road access
options are also available; woodland and badger issues are not subject to any
designations and can be addressed by detailed surveys and suitable mitigation at planning
application stage; the two watercourses are not mapped by SEPA as flood risk areas;
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there are no landscape designations or contamination issues affecting the site; the
Council's assessment of the site concedes that low density development is feasible within
the site and that access from Parks Farm could yield wider active travel benefits, and; the
site meets all the Scottish Government's effective land supply criteria and will therefore
contribute to the quantity and qualitative choice of housing sites available. Queries why
the site is outwith the Council's City boundary and undesignated.

Brian Grant (00769) - Objects to non-identification of site because: it was preferred by the
Council at Main Issues Report stage; insufficient information has been provided to justify
its exclusion; the site has an attractive outlook; it is reasonably close to the Milton of Leys
neighbourhood centre and will help sustain it; there is no evidence of an over-supply of
housing land in Inverness; site can be serviced; negotiation of ransom issues is a matter
between landowners, and; it will contribute to housing choice and complies with the
Government's effective housing land supply criteria in terms of being marketable,
available, serviceable and free of constraints.

IN24 Torvean & Ness-side (Southern part)

Edinburgh Woollen Mill Group - Holm Mills (01254) - Supports allocation and related Brief
because of its recognition of the existing retail and tourism use and its potential for
expansion.

Dougal Macdougall (04035) - Believes that West Link road alignment shown will not divert
traffic from city because it is too indirect even though it will serve the development area.
Concerned that there is inadequate sewerage capacity for the allocated development and
that a new sewage plant is needed for the city at Ardersier.

Halliday Fraser Munro (00428) - Supports allocation because: a critical part of the City's
housing land supply; already allocated for development in successive development plans;
it is in a thoroughly sustainable location, and; it will facilitate the delivery of the West Link
Road which is crucial to the functioning of the western side of the City.

lan Anderson (04132) - Opposes development because: of loss of greenspace; of loss of
amenity; it will be rejected at planning application stage anyway; of loss of wild land and
farmland; of longstanding use of area for informal recreation and wildlife exploration; of
loss of accessible countryside for neighbouring community, and; alternative parkland at
Torvean is not an adequate substitute as it is not accessible to Holm residents.

Cardrona Charitable Trust (00988) - Supports allocation of its land at Milton of Ness-side
but urges that site's development should not be delayed by West Link road scheme
because the related Development Brief has been adopted and it wishes to proceed to pre-
application soon.

Dr Donald Boyd, Westhill Community Council (00324) - Wants allocation reconsidered in
light of new West Link road options because: majority of public favour different West Link
solutions and these are cost competitive with the Council's West Link scheme which will
have an adverse impact on existing recreational areas, is not properly costed and funded,
does not deliver proven traffic benefits, has not followed a transparent decision making
procedure and may never cross the canal.

Sport Scotland (02087) - Requests a further, detailed, masterplan developer requirement
because: the sports clubs should be given a firmer, more detailed commitment to the new
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facilities they will enjoy, and; they and the wider public need to know how housing and
other development will integrate with these new facilities.

Woodland Trust (04364) - Seeks better woodland safeguards because ancient woodland:
has a high conservation value because of its biodiversity; is scarce; is finite; is
irreplaceable; is worthy of further study, and; is protected from development by national
and Highland wide planning policy.

Maria de la Torre, Lochardil and Drummond Community Council (04353) - Seeks
additional developer requirement regarding better connections because: safety of
schoolchildren will be very important in the layout of the new neighbourhoods; the existing
routes are already very well used by all types of users, and; the link to Dores is important
because it is a key tourist destination.

Derek Clunas (02209) - Supports Plan as written.

Burt Boulton Holdings Ltd (01209) - Burt Boulton Holdings Ltd (BBH) wishes to maximise
the developable portion and value of its landownership at Ness-side. It has also lodged
parallel objections to the associated West Link Road Scheme planning application and its
compulsory purchase orders. BBH is concerned about the construction stage effects that
the West Link road scheme will have on their land (and occupiers of buildings on that land)
and the consequential effect on the scope and form of development on the remainder of
their land. Also concerns over economic viability given the proposed level and unjustified
nature of planning gain contributions. BBH believes the earlier Charrette indicative
masterplan that showed very little open space and more housing development on its land
should have been followed through into statutory planning policy. BBH believes the
subsequent Torvean and Ness-side Development Brief shows an excessive and
unnecessary land take for road and drainage infrastructure. In particular, BBH believes the
Mill Lade roundabout is too large and doesn’t need 2 legs into the BBH owned land, that
there is no need for a distributor road through its landownership (the route may also
become a rat-run causing amenity issues), that any pedestrian/cyclist connection should
be minimised, and that the surface water and waste water infrastructure areas shown on
the Brief masterplan are excessive and have not been justified by any engineering study.
It believes its landholding would better be developed via separate accesses from Dores
Road (using the BBH existing access road) and a single West Link roundabout leg. It feels
the Brief masterplan also creates ransom problems. BBH believes that its landholding
does not need a distributor road connection through it because bus routes are available
along Dores Road and if necessary along West Link. The Council’'s approval of its own
Brief didn’t allow any independent hearing of objections to it. BBH believes it is taking an
excessive not equitable share of the funding and delivery of communal infrastructure
items. BBH disputes that varying densities is an effective mechanism for equalisation of
development costs and values across Ness-side because higher densities don't equal
higher value. BBH believes the Council should take a stronger lead in deciding who
develops and when. It also believes that the Council should produce a financial viability
appraisal to prove that sites can be developed economically given the balance of
development costs to development value — the Council has chosen to allocate the land so
should prove that it is effective. BBH also believes that operational access should be
maintained to its land north of West Link. It also believes that the Construction and
Environmental Management Plan is required to mitigate for operational impacts on
existing tenants during the construction phase of West Link.
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IN31 Ness Castle

Woodland Trust (04364) - Seeks better woodland safeguards because ancient woodland:
has a high conservation value because of its biodiversity; is scarce; is finite; is
irreplaceable; is more susceptible to threats such as colonisation by non-native species; is
worthy of further study, and; is protected from development by national and Highland wide
planning policy.

Richard Tyser Overseas Settlement (04431) - Supports allocation but requests factual
correction so that the figure for the playing field is consistent with the signed Section 75
Agreement which accompanied the planning permission reference no. 04/00585/OUTIN.

IN32 Knocknagael

Brian Cameron (03965) - Urges reconsideration of allocation because: loss of one of few
remaining greenspaces in the local area; lack of supporting community facilities; possible
adverse impact on Torbreck woodland, and; increase in traffic on local road network.

Margaret Fraser (03931) - Opposes built development because: loss of productive
agricultural land; loss of open countryside; adverse impact on wildlife; noise pollution;
increase in traffic; over development, and; safety of schoolchildren at Essich Road / SDR
junction.

Mr G J & Mrs C H Innes (04039) - Expresses concern that these open fields currently
hold water run-off from the Knocknagael hill slopes and any reduction in this storage
capacity is likely to adversely affect the Holm Dell housing area in terms of flooding.

Fraser Morrison (04074) - Opposes development because: already plans to build nearly
1000 houses closeby at Ness Castle; inadequate supporting infrastructure and not cost
efective to build more; previous planning application attracted local opposition and was
withdrawn; better left undeveloped or used entirety for community as allotments and / or
other community facility such as an all weather sports facility or similar as there is a lack of
sporting facilities in this part of the City; loss of quiet rural character, and; no local support
for development.

John Lister (02223) - Opposes any development because: Plan does not contain a
justification for it; if site is unsuitable for livestock and farm machinery access then it's also
unsuitable for construction traffic access; land is productive and should be offered to
another local farm unit; flood relief channel is untested and may breach and flood potential
housing site, and; Crofters Commission have not been open and transparent about their
reasons for declaring the land surplus to farming use.

Jodi Sharpe (04186) - Objects to housing development because: inadequate primary
school capacity and loss of recreational space if these were extended again; IRA
secondary school will have limited additional capacity for children from new housing; of
loss of greenspace; of adverse visual impact; displacement of protected and other
species; of loss of productive farmland, and; lack of justification for why land is surplus.

lan Bone (04197) - Objects to housing development because: of loss of prime farmland; of
loss of habitat and consequent adverse impact on protected and other species; better,
alternative housing sites (undefined), and; inadequate primary school capacity.
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Brian Guthrie (04244) - Objects because: of loss of good farmland; of loss or reduction in
green corridor linking Lochardil Woods to surrounding countryside, and; inadequate
primary and secondary school capacity.

Allan Macdonald (04288) - Opposes housing development because: of lack of detail on
actual housing layout; irreversible loss of prime farmland; inadequate provision of public
parkland/greenbelt, and; proximity to flood relief channel.

Yvonne Laird (04282) - Objects because: increase in traffic and consequent increased
safety risks to children's routes to school and cycling routes; inadequate primary school
capacity; disruption to and displacement of wildlife, and; more housing development will
eventually create more older housing which will create more deprived areas.

Marc Macdonald (04296) - Objects because developer of his property told him that next
field would not be developed.

Maria de la Torre, Lochardil and Drummond Community Council (04353) - Objects to built
development because: of loss of good quality agricultural land; of strength of community
opposition to previous application; allotments or retained farmland would be a more
productive use; of risk of flooding from relief channel over-topping to lower ground, and; of
loss of flood storage area and consequent increased risk to downslope housing areas.

Robert Rennie (04352) - Objects because of: extent of community opposition to previous
application; lack of developer consultation with local community; loss of good quality
agricultural land that is still cropped and is therefore not surplus; the need to cross
subsidise the related bull stud farm development is not relevant to a planning decision; the
relief channel could overtop and flood this lower ground; loss of flood storage which will
increase flood risk to adjoining existing houses downslope of the site; loss of woodland to
north of site; inadequate school capacity, and; better allocated housing site alternatives
available.

Elizabeth Rae (04459) - Seeks changes to mitigate impact of new development to:
eliminate overlooking of Essich Gardens properties taking account of difference in ground
levels; ensure no loss of privacy; ensure no loss of daylight, and; take account of some
neighbours living alone and being elderly.

John Watt (04504) - Objects because: the land is currently used for training prospective
young farmers, the field is near the farm and is an asset to the college; of loss of good
agricultural land; loss of feeding ground habitat and consequent adverse impact on
species in adjoining woodland; inadequate road capacity on Essich Road and at Southern
Distributor Road junction, and; adverse safety impact on pedestrian/cyclist routes to
school because there will be more traffic and there are insufficient controlled crossings.

Alan Ogilvie (04038) - Objects to inclusion and early phasing of site because: client has a
preferable site; Council previously stated there is no shortfall of effective housing land
within Inverness City and yet included this additional site; of loss of countryside character
and green wedge from adopted local plan; unfair on purchasers of houses at Culduthel
who thought they were buying houses on the urban edge; of public opposition to recent
planning application; client's land is better in terms of landscape containment and is not
part of working farm; site is obtrusive on open land between two housing areas; prejudicial
to marketability of long allocated sites; will use up limited spare capacity at local primary
schools; the Council is being unduly persuaded by a Government agency, and; the site
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would better be used for allotments and/or small agricultural units.

IN36 Morning Field Road/B861

Anne Pollock (04333) - Capacity too high because: overdevelopment of the space
available, and; need to safeguard land for access roads.

Duncan Marshall (04318) - Seeks deletion of site or greatly reduced capacity because:
site surrounded by roads; of increased congestion and parking problems;
overdevelopment; loss of open space; extra pressure on local facilities; lack of sufficient
detail to assess impacts, and; out of character with the area.

IN40 Parks Farm

Karen Mcwilliam (03979) - Supports unless existing permission not fully implemented
because fearful of loss of greenspace and loss of views/residential amenity.

Pumford (01282) - Objects to vehicular connection between Parks Farm and Druid Temple
because: General Wades Road well used by cyclists and walkers, and; houses and farms
to south of connection may have their access blocked off.

Inverness South Community Council (01606) - A connection to General Wades Road
would not be suitable because it is too narrow.

IN41 Thistle Road

Slioch Ltd (04015) - Requests that allocation matches details of extant, detailed
permission ref. 08/00255/FULIN which was issued on 28th July 2009 for 13 new houses
(including 4 affordable for which a Section 75 is in place). Comments that demolition of an
old steading has already been completed under this.

IN44 Inshes Small Holdings (north)

Chandrasekharan Badrakumar (04086) - Opposes development because: of loss of
greenspace; poor water pressure; inadequate water supply; flooding already occurs
downslope of the allocation and affects existing houses and development will make this
worse; local developer has not complied with previous planning requirements on drainage
matters; inadequate local road network in terms of its condition and maintenance, and; the
density proposed is too high and will exacerbate all these problems.

Meg Gunn (04243) - Seeks reduction in density and impact of development because:
stated capacity will lead to overdevelopment; previous appeal decision rejected; previous
planning permission refused; loss of rural character, and; new development should be
compatible in terms of density and height with that adjacent.

Linda Lyle (04290) - Requests reduced capacity because: site is rural in character;
proposed density (29 houses per hectare) is excessive; of existing surface water drainage
and water pressure problems in the area which will be exacerbated by further
development, and; better sites are available for higher density housing.

Jo & David Whillis (04393) - Seeks reduction in density and impact of development
because: developable area is far lower than stated in Plan because of woodland which is
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protected by Tree Preservation Order and need for surface water drainage devices; stated
capacity will lead to overdevelopment; previous appeal decision rejected development on
the basis of overdevelopment; previous planning permission refused; site lies next to
green wedge; loss of rural character, and; new development should be compatible in
terms of density and height with that adjacent.

John Machin (04294) - Seeks reduction in density and impact of development because:
density assumption is formulaic rather than related to particular site circumstances; the
allocation hectarage is larger than the appeal decision hectarage; developable area is far
lower than stated in Plan because of woodland which is protected by Tree Preservation
Order, the need for surface water drainage devices and the steepness of the slope; stated
capacity will lead to overdevelopment; previous appeal decision rejected development on
the basis of overdevelopment; previous planning permission refused; site lies next to
green wedge; loss of rural character, and; new development should be compatible in
terms of density and height with that adjacent.

Murray Campbell (04255) - Seeks reduction in density and impact of development
because: the allocation hectarage is larger than the appeal decision hectarage;
developable area is far lower than stated in Plan because of the steepness of the slope;
stated capacity will lead to overdevelopment, and; loss of rural character, residential
amenity and privacy.

Michael King (04284) - Seeks reduction in site capacity because: site area incorrect and
should read 4.6 hectares; parts of wider site not developable; previous appeal decision
considered the previous proposal an over development of the site; steepness of slope
should also the site's capacity, and; affordable, denser housing should be dispersed more
evenly across the site not concentrated on the northern edge.

Caroline Fraser (04286) - Seeks reduction because: overdevelopment of site, and;
existing surface water drainage problems will be exacerbated.

Eddie Fraser (04263) - Objects to development because: existing flooding from surface
water drainage problems will be exacerbated; fly tipping may have occurred on site and
may get worse with an increased risk of contamination; denser affordable housing blocks
will not be compatible with lower density housing adjacent on northern edge of site; land
could be left as open countryside as an amenity for the neighbourhood; inadequate
supporting infrastructure capacity, and; the site size is incorrect and should be 4.6
hectares and therefore a more acceptable capacity would be 92 dwellings but should be
even lower because the site is sloping.

IN45 Inshes Small Holdings (south)

Seonaid Duncan (04268) - Objects because: her family own, work and intend to continue
to work Inshes Farm; of loss of habitat and consequent adverse impact on protected and
other species; of support from Crofting Commission for continued working of
smallholdings/crofts; of recent flood events and consequent difficulty in getting house
insurance; inadequate existing drainage system; inadequate primary school and school
parking capacity, and; of increased air pollution.

IN46 Balvonie, Milton of Leys

lain Watt (03938) - Seeks exclusion of greenspace because: land is essential for the
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community to walk on and exercise the dogs; house sales details clearly marked area as
being greenspace; of loss of privacy/overlooking of occupants of Braes of Balonie and
Pinewood Drive; adverse impact on private views; construction work would be dangerous
in an area where many young children frequently play on the streets; adverse noise
impact; loss of quality of life, and; inadequate primary school capacity.

Braes of Balvonie HC Residents’ Association (04256) - Opposes current density because:
of loss of views from neighbouring, existing properties; new development should be
compatible with that adjacent, and; existing topography should be preserved.

Lindsay Macphee (04309) - Opposes any further housebuilding within the allocation
boundary because: no amenities for teenagers at present and increasing this age group
will add to existing anti-social behavious problems; loss of wildlife habitat; adverse impact
on protected and other species; unacceptable increase in traffic and parking pressue; loss
of quality of life, and; inadequate primary school capacity.

Woodland Trust (04364) - Seeks better woodland safeguards because ancient woodland:
has a high conservation value because of its biodiversity; is scarce; is finite; is
irreplaceable; is more susceptible to threats such as colonisation by non-native species; is
worthy of further study, and; is protected from development by national and Highland wide
planning policy.

Braes of Balvonie HC Residents’ Association (04256) - Urges that adjoining development
site has its own, adequate playspace provision because Braes of Balvonie play park is
being used by users from outwith the Housing Expo development leading to problems with
dog fouling, anti-social behaviour by unsupervised children and vandalism.

IN47 North East of Milton of Leys School

Robert Roberts (04020) - Objects to housing rather than community use because: latest
permissions do not support housing here; original masterplan envisaged a care home on
this land not mainstream housing; the appeal decision was only in favour of specialist not
mainstream housing; the Council have already approved a planning permission for a
community use on the site, and the owner/developer has not provided expected
community facilities elsewhere within the neighbourhood.

Catherine Collins (04081) - Reallocation necessary because: there is a deficiency of
community facilities for a neighbourhood of over 900 houses, and; there is already an
adequate supply of housing land and houses.

Ruth Hunter (04147) - Urges reallocation for community use because: this is what it was
originally zoned for; planning permission was granted for a community park on this land,
and; the charitable homes permission is unlikely to be implemented.

Jonathan Croall (04177) - Requests that allocation replicates previous district centre
permission because this is the correct planning history for the site and no housing
permission exists on this site.

Pumford (01282) - Objects to housing because: adequate housing allocated closeby and
elsewhere; Milton of Leys has a deficiency of community facilities, and; the appeal
decision was only in favour of very specialist housing.
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Inverness South Community Council (01606) - Opposes residential use because of
planning application history of site and content of Milton of Leys Development Brief which
both don’t support mainstream housing use. Also there is a deficiency of community
facilities within the neighbourhood compared to the number of houses built and planned.

IN48 Land at Housing Expo Site

Ruth Hunter (04148) - Opposes further housing development because of inadequate
primary school capacity. The currently planned extension is not sized to accommodate
any further, additional housing.

Kamila Baird (04203) - Objects because: of adverse visual impact; overdevelopment of
site; not likely to be in keeping with the adjacent Expo site; of loss of the only green space
on the estate; too close to woodland; adverse impact on protected and other species
especially badgers; better alternative uses such as community; Expo site still not finished;
excessive proportion of affordable housing in area, and; inadequate parking provision
already and this will be exacerbated by further development.

Braes of Balvonie HC Residents’ Association (04256) - Requests height restriction so
existing residents' views are not compromised by further development.

No development to commence on Phase 2 until Phase 1 complete because there are 3
incomplete houses at the top of the site, “Balvonie Terrace” which should be completed
and offered for sale, or simply offered for sale “as is”.

Requests additional design requirement because: Phase 2 houses should be in keeping
with the design principles for Phase 1; Phase 2 houses should not be similar to the poorly
designed houses within the rest of Milton of Leys; of adverse impact on residential
amenity, and; of perceived risk of property depreciation.

Requests reduced density because: Phase 1 development was too dense and has led to
parking problems, and; profitability shouldn't dictate the acceptable density of a site even
for afordable housing.

Dwynwen Hopcroft (03935) - Requests capacity reduction and architectural safeguards
because: Phase 1 is a leading example of design, sustainability, innovation and efficiency;
quality of life of existing residents would be significantly and adversely affected by high
density development adjoining; of adverse impact on community feeling; of noise pollution
and increased safety risk from increased traffic; of lack of parking provision, and; of
adverse impact on well established green and play area.

IN49 Bogbain (west)

Graham Calder (03954) - Objects to any built development because: area of great natural
beauty; used by locals and visitors for quiet recreation; loss of wildlife habitat; of noise and
disruption of building works; adverse impact on quiet residential amenity; inadequate
supporting facilities; better used for expanded foot and cycle path network which would
have health benefits, and; development likely to be speculative and of poor design.

Kyrstn Calder (03939) - Opposes any built development because: area well used for
informal recreation and could have even greater use with enhanced paths and other
facilities; loss of quality of life; loss of habitat; no alternative recreational facilities within
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Milton of Leys; current use supports healthy living agenda; no local housing need; loss of
quiet residential amenity, and; commercial uses such as a hotel no real benefit to local
residents.

George Moodie (04011) - Objects because: adjoining housing already provides a natural
city boundary; allocation cuts into Bogbain Wood which should be preserved and
enhanced as a recreational asset; loss of an area of outstanding natural beauty; loss of
habitat and displacement of wildlife including protected species; loss of woodland; loss of
well used by a variety of users footpaths; absence of alternative, formal recreational
facilities within the Milton of Leys neighbourhood; other better, allocated/permitted housing
sites; long construction phase disturbance; land behind Redwood Avenue prone to
flooding; more development will exacerbate current speeding problem of many vehicles
using the distributor road as a short cut to the A9 further increasing Milton of Leys
schoolchildren safety issues; inadequate primary school capacity and finite ability to
expand school site and class sizes, and; existing commercial area not developed so no
need for another area that would lie vacant.

Kevin Macdonald (04075) - Opposes built development because: poor ground conditions;
subject to flood risk and its development could cause increased flood risk to adjacent
existing properties; badger setts present and possible adverse impact on this protected
and other species; current use of the pond for educational trips, and; of the health benefits
of retaining a recreational area close to the City especially for youger people in line with
the health agenda promoted by schools and government;

Catherine Collins (04081) - Objects because: of loss of woodland habitat; of loss of scenic
quality of area, and; adverse landscape impact - all of which attracted residents to this
area in the first place. Loss of residential amenity.

Catherine Collins (04081) - Opposes development because: adverse impact on road
safety and parking; increased traffic on road network; increase in non porous hard
surfaces will increase the risk of fluvial and pluvial flooding; inadequate water and
sewerage capacity; of risk of contamination, and; adverse natural heritage impacts.

Nigel Collins (04092) - Objects to built development because: children and other
pedestrian safety issues of taking road access through Redwood Avenue; reduction in
quality of life; loss of a well used recreational area which is a scarce resource within Milton
of Leys; area should be a special landscape area because of the presence of several
species which would be affected by the loss of woodland and wetland habitat; inadequate
local play facilities; inadequate primary school capacity; poor ground conditions; existing
flood risk would be worsened; of loss of rural quality of life, and; that development would
breach an obvious existing city boundary.

Liam Dalgarno (04129) - Opposes development because: of loss of quality of life; of loss
of valuable open space; adverse impact on local wildlife; inadequate primary school
capacity, finite capacity of site to extend and undesirability of being educated in a large
primary school; unacceptable increase in traffic volume and traffic safety issues
particularly at the primary school; of loss of privacy and sunlight by development being at
a higher level; of exacerbation of existing flooding problems to the rear of Redwood
Avenue; loss of residential amenity; of noise pollution; loss of Bogbain Wood as a city
wide amenity which should be protected by the Council's natural heritage policies; used for
environmental education by local schools; of adverse impact on protected and other
species; other better, allocated housing sites closer to city centre, and; loss of scenic
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quality.

Ruth Hunter (04147) - Seeks reduction in development capacity because: of the need to
assess and then safeguard environmentally sensitive features such as the pond and
wetland from pollution and damage; of the need to safeguard some local, easily
accessible open space; the only vehicular access point is wholly inadequate; of adverse
impact on road safety from extra traffic generated by dense development, and; inadequate
primary school capacity.

Avril Geddes (04170) - Opposes development because: loss of scenic beauty spot; loss of
well used informal recreational area which is important to promoting healthy living;
adverse environmental impact; lack of local facilities; already adequate housing land, and,;
loss of woodland.

Jonathan Croall (04177) - Opposes any development on site because: the existing limit of
development is a natural city boundary; of loss of greenspace; the land is a well used
informal recreation area used by residents from across the city; of loss of habitat and
consequent adverse impact upon protected and other species; of loss of educational
asset; inadequate primary school capacity, and; adequate housing sites elsewhere.

Kevin Macdonald (04196) - Objects to development because: of loss of open countryside
green belt; of loss of habitat and consequent protected and other species adverse impact;
of adverse impact on views from key tourist footpath; of noise pollution; of loss of rural
character; of loss of well used informal recreation area, and; inadequate local road and
primary school capacity.

Pumford (01282) - Requests more explicit developer requirements to safeguard the
features that are enjoyed by locals.

Lesley Blaikie (04210) - Objects because: of loss of valuable and well used open space; of
loss of natural habitat contrary to Council policy which will have an adverse impact on
wildlife; of adverse visual impact; loss of residential amenity, and; loss of rural character.

Barry Robins (04367) - Objects to housing because: it breaches the natural southern limit
of the City and encroaches upon a genuine wilderness area; of loss of quality of life;
contrary to Council and national planning policies; of loss of residential amenity and rural
character; of loss of well used informal recreation area which is an asset to the wider City;
and; of lack of transparency in Plan's consultation process.

Rona Quigley (04344) - Objects because: of loss of habitat and consequent adverse
impact on protected and other species; contrary to Council and national planning policies;
of loss of woodland; of loss of residential amenity and rural character; of loss of well used
informal recreation area which is also used for environmental education purposes, and;
inadequate primary school capacity.

Nicola Morrison (04315) - Objects because: inadequate road capacity for existing
development and road safety will be further compromised by further development;
inadequate primary school capacity and finite ability to extend it; lack of supporting
commercial and community facilities; enterprises should be located at district centre site
rather than a vacant business / retail park created, and; a larger school will lower
educational standards.
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Kathleen Ledingham (04277) - Objects because: of loss of habitat and consequent
adverse impact on protected and other species; contrary to Council and national planning
policies; of loss of residential amenity and rural character, and; of loss of well used
informal recreation area.

Nicola Macpherson (04302) - Objects because: of loss of habitat and consequent adverse
impact on protected and other species; of loss of woodland; of loss of residential amenity,
privacy and rural character, and; of loss of well used informal recreation area which is also
used for environmental education purposes.

Peter Macpherson (04303) - Objects because: of loss of habitat and consequent adverse

impact on protected and other species; of loss of woodland; of loss of residential amenity,

privacy and rural character, and; of loss of well used informal recreation area w