Highland-wide Local Development Plan Examination

Hearing Session 1 - Tuesday 27 September 2011
Maclean Room, Eden Court Theatre, Inverness

REPORTERS’ FULLER DISCUSSION PROGRAMME

SCOPE

This hearing, as with the examination as a whole, is only to assess issues raised in
unresolved representations. It is not the task of the reporters to make the plan as
good as it can be. Only where parts of the plan are clearly inappropriate or
insufficient will the reporters recommend that the plan be modified.

Some parts of the plan may be carrying forward matters contained in the existing
development plan. Unless it is plain that circumstances have changed, the reporters
will not generally recommend modification of such matters.

All of these limitations on the scope of the examination should be kept in mind during
the hearing.

AGENDA ITEM 1

This item seeks to bring together representations about the clarity of the plan and its
role in making specific land allocations and its relationship to the existing local plans.

A number of documents are relevant, with the following likely to be of particular
significance. Parties may wish to refer to others.

National Planning Framework for Scotland 2

The Highland Structure Plan

Inverness Local Plan

Nairnshire Local Plan

Other existing local plans.

The A96 Growth Corridor Development Framework
Scottish Planning Policy

Chief Planner’s letter of 29 October 2010

Housing Need and Demand Assessment

Brief notes regarding some of the content of some of these documents are recorded
in the accompanying annex 1.

The Council’s response to reporters’ questions about the relationship between the
proposed plan and existing local plans is set out in annex 2.

The reporters wish to have parties’ views on the relationship between the existing
development plan and the proposed Highland-wide Local Development Plan, in
particular:

(a) The extent to which the plan is clear in its purpose of providing a strategic
overview as a successor to the Highland Structure Plan, and in the
structure of the plan itself.
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(b) Whether the plan has the right balance of site specific proposals relative to
the forthcoming area local development plans.

AGENDA ITEM 2

Leading from item 1, this will examine the overall spatial strategy in broad terms,
focussing on the specific area of the A96 corridor. The reporters will wish to examine
the benefit of concentrating on the A96 corridor in some detall, in contrast to other
areas that are being left to the forthcoming area local development plans. Some
representations have queried the relationship between the proposed plan and the
forthcoming area local development plans in terms of site allocations and the
reporters will wish to consider this issue.

AGENDA ITEM 3

Representations have been critical of the plan’s growth projections, and resulting
housing allocations, both in terms of them being too optimistic, especially in the
current financial climate, but also in not providing adequate deliverable building land.
Taking into account guidance in Scottish Planning Policy, the reporters will wish to
look at the figures in relation to the HNDA and the GROS projections. They will wish
to examine the translation of the agreed figures into the specific housing allocations
as reflected in table 1, and the extent to which this has been followed up in relation to
the A96 corridor. They will consider individual proposals in so far as they relate to
the representations made by those participating in the hearing under issues 85 and
86.
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ANNEX 1
EXISTING DOCUMENTS
National Planning Framework for Scotland 2

The National Planning Framework was published in June 2009. In it, Inverness is
one of nine strategic concentrations of economic activity (map 3, page 20). The
associated area extends east to Nairn. Key locations offering substantial strategic
growth potential include the Inverness to Nairn Corridor (paragraph 58). The
Inverness to Nairn Corridor is one of five places where major change is taking place.
The scale and complexity of the issues to be addressed means that co-ordinated
action is needed in the national interest (paragraph 185).

Highlands and Islands Enterprise considers that half-a-million is a realistic population
target for the Highlands and Islands, an increase of around 15% on the 2005
population in 2005 (paragraph 211). The Inverness City Vision is playing an
important role in guiding future development (paragraph 212).

The A96 corridor between Inverness and Nairn is the main focus of growth in the
Inner Moray Firth. Highland Council’'s A96 Corridor Development Framework
includes proposals designed to accommodate an additional 30,000 people in the
area over 35 years. These include significant expansion to the east of Inverness and
at Nairn, the creation of a new settlement at Tornagrain, and a residential and marina
development at Whiteness. The Government’s Strategic Transport Projects Review
identifies the need to dual the A96 between Inverness and Nairn and to provide a
new rail station, airport interchange and park-and-ride facilities at Dalcross. It also
identifies a package of improvements to the rail line (paragraph 214).

The Inverness to Nairn Corridor is identified as one of six areas where co-ordinated
action is needed to support economic development, regeneration and the harnessing
of marine energy resources (paragraph 238).

The Highland Structure Plan

The Highland Structure Plan was approved in 2001. Part of the spatial strategy is to
build on growth, particularly in Inverness (1.6.2, first bullet point) and, within the Inner
Moray Firth, to encourage a shift in the pattern of development, with a degree of
decentralisation from Inverness, particularly to the smaller towns (1.6.2, second bullet
point). Development diversion is directed to, amongst other places, Culloden and
Nairn (figure 7, page 17).

Inverness Local Plan

Included in the adopted Inverness Local Plan are proposals for some of the land at
East Inverness (map 6 on page 37 of the proposed Highland-wide Local
Development Plan). These existing proposals are described on pages 31 to 36 of
the Written Statement of the Inverness Local Plan, and include retailing (7), campus
development (8(vii)), business (9, 11 and 12) and park-and-ride (32).

The A96 Growth Corridor Development Framework

The Framework was approved by the Council in 2007 and is being treated as
supplementary planning guidance. The Framework describes proposals that will,
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over the next 35 years, provide accommodation for around 30,000 people in 16,500
homes. There is reference to potential for over 20,000 jobs (Summary).

Excluding water and sewerage, around £326m of strategic infrastructure investment
is required, 46% public, 54% private. The latter is to be raised through a
development funding protocol (Summary).

The strategy takes forward:

e planning for population growth of 20-30,000 people over the next 30-50 years;

e anew settlement of 10,000 located south of Inverness Airport to be developed
post-2011,

e anew community/resort at Whiteness for around 3,000 people;

e growth of existing smaller settlements, as allocated in the relevant
development plans, accommodating up to 3,000 people; and

e review of the scope for long-term development at Nairn and Inverness East,
incorporating transport improvements (including dualling of the A96) and a
strategy to enhance landscape/heritage features supplemented by
recreational facilities.

For the East Inverness Framework, critical matters are by-passing Raigmore junction
and delivery of a new university campus. There would be an additional 3,471
dwellings, a population growth of 7,250, 3,750 new jobs and 55,000 square metres of
campus development.

Specific proposals are set out for a number of settlements, some large such as
Tornagrain, and others more limited growth. Proposals also include the expansion of
Dalcross airport, including an airport business park.

Scottish Planning Policy

Scottish Planning Policy was published in 2010. It contains Government policy on a
wide range of planning topics. As new housing is a major component of the overall
development proposal for the A96 corridor, the Housing section (paragraph 66
onwards) is particularly relevant.

Chief Planner’s letter of 29 October 2010

This letter refers to the changed economic climate and reminds local authority
planners of the need to maintain no less than a five-year supply of effective housing
land to ensure a continuing generous supply of land for housing. (See paragraph 75
of Scottish Planning Policy.) It also advises that, where a planning authority has a
five-year supply of effective housing land but the impediment to development is
availability of mortgages or low level of demand from purchasers, there will be little if
anything to be gained by releasing additional sites.

Housing Need and Demand Assessment
The Council has produced a Housing Need and Demand Assessment. This
Assessment is considered to be robust and credible (letter dated 9 April 2010 from

the Scottish Government). The approach used in preparing the Assessment is thus
not expected to be questioned (paragraph 67 of Scottish Planning Policy).
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THE HIGHLAND COUNCIL

HIGHLAND wide LOCAL DEVELOPMENT PLAN EXAMINATION:

STATEMENT OF FURTHER INFORMATION

SUPERSEDED ELEMENTS OF OLD LOCAL PLANS

The following statement sets out The Highland Council’s (THC) interpretation of the
evidence pertinent to this issue. THC wishes to refer to the following documents in
this statement. All these documents are linked via the Council’'s web-site at
http://www.highland.gov.uk/yourenvironment/planning/developmentplans/

References to documents are shown in the text as follows, [THC 1]. Quotes from
documents are shown as follows, “extract”.

THC 1: Highland wide Local Development Plan: Proposed Plan: September 2010
THC 10:  Adopted Inverness Local Plan: March 2006

THC 11:  Adopted Nairnshire Local Plan: December 2000

THC 12:  Adopted Ross and Cromarty East Local Plan: February 2007

THC 13:  Adopted Sutherland Local Plan: June 2010

THC 14:  Adopted Caithness Local Plan: September 2002

THC 15:  Adopted West Highland and Islands Local Plan: September 2010

THC 16:  Adopted Wester Ross Local Plan: February 2007

THC 17:  Adopted Badenoch and Strathspey Local Plan: September 1997

1.

11

1.2

1.3

Background

The Reporters have sought greater clarity from THC as to whether (and if so
which parts of) the old local plans within Highland will be superseded or
retained when the Highland wide Local Development Plan (HWLDP) is
constituted. There is no doubt or dispute that the Highland Structure Plan
March 2001 will be superseded in its entirety.

THC sets out its response below (within that providing the three particular
items of further information sought by the Reporters) on the assumptions that:

o there will no wholesale changes (for example deletions of whole
policies) to the content of the HWLDP Proposed Plan draft following
Examination, and,;

o that the supplementary guidance issued in connection with the HWLDP
will be adopted and clear the Ministerial “veto” period without similar
wholesale changes.

THC wishes to retain parts of its old local plans pending preparation and
constitution of its three “area” local development plans for Highland. These will
fill in the “local detail” for almost all parts of Highland. THC is discussing with
the Scottish Government the procedural mechanism to achieve this aim. Our
discussion with Scottish Government is ongoing and THC will provide the
Reporters with further information when we are in a position to do so but we
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14

2.1

2.2

2.3

2.4

3.1

do not currently envisage the formal direction being required until at or just
before the Intention to Adopt draft of the HWLDP.

The information provided in this response to the Reporters therefore sets out
THC's current thinking about which parts of the existing local plans should be
retained, but on the basis of the above would be checked and if necessary
amended in the light of any Reporter-recommended modifications to the
HwLDP before submission by the Council of any request to Scottish Ministers
for a direction in respect of retention.

General Approach

THC agrees that clarification would be beneficial. As a general principle, it
wishes to retain the “local detail” from its old local plans unless more
comprehensive and/or up to date policy is available through the HWLDP and
its associated supplementary guidance. It also wishes to ensure that no gaps
in, duplication of, or conflict between policy coverage will exist.

To achieve a logical and consistent approach, THC suggests that the HwLDP
should supersede the old local plans in terms of their general policies plus all
other policies, allocations and map notations that specifically apply within the
boundaries of the allocations delineated on Maps 1 to 24 inclusive of the
HwLDP [as listed on page 3 of THC1].

Two exceptions to this approach should apply. Policy 3 of the HWLDP, City
Centre Development and Policy 6, Muirtown and South Kessock cross
reference and rely upon the provisions of the adopted Inverness Local Plan for
their application. However, both are also important to the HWLDP strategy of
consolidating the City of Inverness. Accordingly, THC believes both plans
should have force concurrently for these geographic areas. However, if the
Reporters believe that only one plan should provide site-specific
policy/proposal information in respect of each site, then THC suggests that in
this instance the Inverness Local Plan be relied upon for the site detail and the
following changes be made to the HWLDP:

o The City Centre specific allocation be removed from Map 1 and that
Map 3 be deleted in its entirety;

o Paragraphs 9.7.1, 9.8.1, 9.15.1 and 9.16.1 be retained but downgraded
to supporting text not policy;

o Textual references to the maps be deleted;
o A web link to the relevant provisions of the Inverness Local Plan is
added.

THC is therefore currently minded to retain the eight old local plans (THC 10-
17) with the exception of those parts identified in Section 3 below.

Detailed Response
Within the Adopted Inverness Local Plan [THC 10] the following material

should be superseded by the HWLDP and its associated supplementary
guidance.
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Written Statement

Pages 1-28 inclusive except the Settlement Policies table on Page 23
and its related emboldened text in para. 1.49 on Page 22

Chapter 2: Policies 7,13 and 8(v) as they relate to land within the
Longman Core allocation as delineated on Map 1 of the HWLDP
Chapter 2: Policies 8(iv), 32, 41(vi), and 42 as they relate to land within
the Longman Landfill Site allocation as delineated on Map 2 of the
HwLDP

Chapter 2: Policies 7, 10, 16, 20, 31, 41(v), 42 and 85 as they relate to
land within the Inshes Raigmore allocation as delineated on Map 4 of
the HWLDP

Chapter 2: Policies 7, 15(i), 22, 23, 29, 38(iv), 42, 46 and 70(i) as they
relate to land within the Charleston and Ness-side allocations as
delineated on Map 5 of the HWLDP

Chapter 2: Policies 7, 8(vii), 9, 11, 12, 17, 19, 22, 23, 28, 31, 32, 33, 34,
41(v), 42, 44, 46, 101, 107 and 109(i) as they relate to land within all of
the respective East Inverness allocations as delineated on Map 6 of the
HwLDP

Chapter 3: Policy 1 and Chapter 4 as it relates to land within the
Tornagrain allocation as delineated on Map 7 of the HWLDP

Chapter 3: Policy 6 as it relates to land within the Whiteness allocation
as delineated on Map 8 of the HWLDP

Chapter 6

Chapter 9: Policies 11 and 12 as they relate to land within the Ardersier
allocations as delineated on Map 12 of the HWLDP

Chapter 10: Policy 11 as it relates to land within the Croy allocation as
delineated on Map 10 of the HWLDP

Chapter 20: Policy 6 as it relates to land within the Culloden Moor
allocation as delineated on Map 11 of the HWLDP

Chapter 23: Policy 2

Pages 103-107 and 111-115 inclusive.

Inset Maps

City of Inverness Inset: all allocations, notations and referencing within
the allocations delineated on Maps 1, 2, 4, 5, 6, 7, 8, 10, 11 and 12 of
the HWLDP

City of Inverness Inset: all Background Policies notations and
referencing

Insets Booklet: all Background Policies notations and referencing
Insets Booklet: the Ardersier Fabrication Yard Inset in its entirety
Insets Booklet: the Tornagrain Inset in its entirety

Insets Booklet: Ardersier Inset: all allocations, notations and referencing
within the allocations delineated on Map12 (Ardersier) of the HWLDP
Insets Booklet: Croy Inset: all allocations, notations and referencing
within the allocation delineated on Map10 (Croy) of the HWLDP

Insets Booklet: Culloden Moor Inset: all allocations, notations and
referencing within the allocation delineated on Map11 (Culloden Moor)
of the HWLDP.

Proposals Map

All Background Policies notations and referencing

Page 7 of 12



3.2

3.3

All Hinterland/Housing in the Countryside and Housing Group notations
and references

The General Policy 19 (Culloden Battlefield) notation and referencing
The Ardersier and Tornagrain Inset notations and referencing.

Within the Adopted Nairnshire Local Plan [THC 11] the following material
should be superseded.

Written Statement

Pages 1-24 inclusive except the Settlements Policies (S1-S7) on Page
17 and Chapter 3: Policy 4 Delnies Business / Tourism allocation
Chapter 4: Nairn: Policies S3, S4, S5, S6, 11(a), 12(b), 13, 16(ii), 22(b),
22(c), 22(e), 22(f), 22(q), 22(i), 22(j), 22(k), 22(l), 27(a), 27(b) and
Actions 17, 20, 25 and 28 as they relate to land within all of the
respective Nairn allocations as delineated on Map 9 of the HWLDP
Chapter 6: Cawdor: all policies except Policy 3(a) which lies outwith the
Cawdor allocation delineated on Map 13 of the HWLDP.

Chapters 4-11 inclusive: all references to the general ENV
(environment) Policies and Structure Plan General Development
Control Policies

Local Plans General Policies Annex and Appendix 1: Structure Plan
General Development Control Policies and all references to these
documents.

Inset Maps

Nairn Inset: all allocations, notations and referencing within all of the
allocations delineated on Map 9 (Nairn) of the HWLDP

Insets Booklet: all general ENV (environment) Policies notations and
referencing

Insets Booklet: Cawdor: all allocations, notations and referencing within
the allocation delineated on Map13 (Cawdor) of the HWLDP

Proposals Map

All general ENV (environment) Policies notations and referencing
All Housing in the Countryside, Housing Group, Resource Based
Opportunity, notations and references

All Landward Area Policies and Actions notations and references
except Policy 4 (Delnies).

Within the Adopted Ross and Cromarty East Local Plan [THC 12] the
following material should be superseded.

Written Statement

Chapters 1-4 inclusive on Pages 1-26 inclusive

Chapter 5: General Policies: except the first sentence and the section
setting out the Settlement Policies on Page 27

Chapter 6: Landward Area: with the exception of the following
policies/paragraphs: 4 — 30 inclusive (various settlements); 34 Highland
Deephaven; 35 Alness Point Business Park; 36 Delny; 40 Fendom; 41
Fearn Airfield; 42 Hilton of Cadboll; 43 Balmuchy; 45 Ardross; 46 Fettes
by Kilcoy; 47 Tarvie; 48 former PoW camp; 49 Rhives Steading; 50
Ardross; 51 Nigg; 52 Fearn; 73 Tain bombing range: but with all general
policy cross references for all retained policies deleted.
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3.4

3.5

o Appendix | except the part defining the Settlement Policies
Appendices IIl and IV
o Glossary

Inset Maps

o All Inset Maps: all Background Policies notations and referencing

o All notations and references of policies indicated above as being
superseded, except for the boundaries of settlements (to which HWLDP
Settlement Development Area policy and other general policies will

apply)
o Insets Booklet: Nigg Point Inset
o Insets Booklet: ‘Spatial Elements of the Strategy’ map

Proposals Map

o All Background Policies notations and referencing

o All notations and references of policies indicated above as being
superseded, except for the boundaries of settlements (to which HWLDP
Settlement Development Area policy and other general policies will

apply)

o All Hinterland/Housing in the Countryside and Housing Group notations
and references

o The Nigg Point Inset notation and referencing.

Within the Adopted Sutherland Local Plan [THC 13] the following material
should be superseded.

Written Statement

o Chapter 3: Plan Objectives

o Chapter 4: Section A: Key Forecasts

o Chapter 5: General Policies except the Land Allocations section on
Page 33 and Policy 17: Commerce, in so far as that policy sets the local
retail hierarchy

o Pages 56-71 inclusive (Appendices)

Inset Maps

o All Inset Maps: all Heritage, Wider Countryside and Hinterland general
policies notations and referencing including all background mapping on
Pages 49 to 77 inclusive

Proposals Map
o All Heritage, Wider Countryside and Hinterland general policies
notations and referencing.

Within the Adopted Caithness Local Plan [THC 14] the following material
should be superseded.

Written Statement

o Chapters 1 and 2 on Pages 1 to 16 inclusive (and Strategy Map on un-
numbered page between Pages 16 and 17)

o Chapter 3: General Policies: Primary Policies PP1-PP4 and heading

o Chapter 4: Landward Area with the exception of the following: 5(c)
Dunnet in so far as it relates to specific identified development sites; 8
Mill and Mains of Forss; 13 is so far as it relates to specific identified
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3.6

development land at Mey; 16 and 17 Thrumster; 20 Dunnet: 22 John O’
Groats; 23 Dounreay (as it provides context for relevant content in the
HwLDP); 24 Oil and Gas; 25 Murkle Bay; 26 Forss; 32 Gills Bay; 33
Georgemas; 39 Former Mill at Westerdale.

Chapter 5: Castletown except the allocation at East of Stangergill Burn
covered by Policy 15(a)

Appendices I, II, IX and the Glossary

References in Appendices Il to VIII inclusive to supporting policies and
standards (the Local Plans General Policies Annex)

The Local Plans General Policies Annex (although it arguably never
formed part of the statutory Caithness Local Plan)

Inset Maps

All Primary Policies notations and referencing

All notations and references of policies indicated above as being
superseded, except for the boundaries of settlements (to which HWLDP
Settlement Development Area policy and other general policies will
apply)

Map Booklet: Hinterland/ Countryside Around Towns maps on pages 32
and 33, in so far as they indicate hinterland areas in respect of housing
in the countryside policy

Inset 5 Castletown except the allocation at East of Stangergill Burn
covered by Policy 15(a)

Proposals Map

All Primary Policies notations and referencing

All notations and references of policies indicated above as being
superseded, except for the boundaries of settlements (to which HWLDP
Settlement Development Area policy and other general policies will
apply)

All Housing Group notations and references

The Castletown Inset notation and referencing

Within the Adopted West Highland and Islands Local Plan [THC 15] the
following material should be superseded.

Written Statement

Chapter 4: Plan Objectives

Chapter 5: Lochaber: Section A: Key Forecasts

Chapter 6: Skye and Lochalsh: Section A: Key Forecasts

Chapter 7: General Policies except the Land Allocations section on
page 33 and Policy 16: Commerce, in so far as that policy sets the local
retail hierarchy

Chapter 8: Fort William Policy B6

Chapter 9: Portree Policy 11

Pages 83-97 inclusive (Appendices)

Inset Maps

All Inset Maps: all Heritage, Wider Countryside and Hinterland general
policies notations and referencing including all background mapping on
Pages 165 to 193 inclusive
Inset 30: Fort William: Allocation B6 and its notation
Inset 183: Portree: Allocation 11 and its notation
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3.7

3.8

3.9

Proposals Map
o All Heritage, Wider Countryside and Hinterland general policies
notations and referencing.

Within the Adopted Wester Ross Local Plan [THC 16] the following material
should be superseded.

Written Statement

o Chapters 1-8 inclusive on Pages 1-11 inclusive

o Chapter 9: General Policies except Policy 4: Other Development
Considerations, in so far as that policy indicates under “8. Development
factors” that developers must take account of the details set out in the
Proposals Maps.

o Appendices 1-3 inclusive, the Glossary and the Background Mapping
Booklet

Inset Maps

o All Inset Maps: all Countryside (including heritage and “no local

designation” areas) general policies notations and referencing and all
general policies wording

Proposals Map

o All Countryside (including heritage and “no local designation” areas)
general policies notations and referencing and all general policies
wording except Policy 4: Other Development Considerations, in so far
as that policy indicates under “8. Development factors” that developers
must take account of the details set out in the Proposals Maps.

Within the Adopted Badenoch and Strathspey Local Plan [THC 17] the
following material should be superseded. It should be noted that the vast
majority of the Badenoch and Strathspey Plan area is now outwith the HWLDP
boundary and has already been superseded by the Adopted Cairngorms
National Park Local Plan October 2010 (albeit this Plan is currently subject to
a legal challenge) and by the West Highland and Islands Local Plan (see
paragraph 3.6 above). This leaves a small area on the northern fringe of the
former district.
Written Statement
o All except Chapter 2: Landward: paragraph 2.2.6 in so far as it relates
to Tormore distillery and Chapter 3: Grantown-on-Spey: Advie village
section on page 28

Proposal Map Insets

o All except the Tormore distillery industry/business allocation on Inset:
Strategy Landward: Sheet 1 and Settlement Inset 3 in so far as it
relates to Advie.

With respect to all eight local plans identified above it should be noted that
parts of the local plans to be retained may contain cross-references to parts of
the local plans or to the Structure Plan which are to be superseded. Clearly
such cross-references will no longer be operative and the retained parts of the
local plans should be read alongside the HWLDP and its associated
Supplementary Guidance.
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4.1

4.2

Conclusion

THC believes the list in section 3 above, which could be included as an
appendix to the HWLDP, will offer sufficient and useful clarification of what will
comprise the Council's development plan post constitution and adoption of
connected supplementary guidance. In addition, the electronic version of each
of the eight local plans referred to (THC 10-17) on the Council’'s website could
have an explanatory front cover note attached to it, based on the contents of
that HWLDP appendix. The same notes could be attached to any paper copies
of those eight local plans subsequently provided by the Council and to any
paper copies of those eight local plans held for public reference by the
Council’s Planning Offices, Public Libraries and Service Points. With respect
to the Council’s intention that the proposals mapping of heritage features and
wider countryside areas in the HWLDP should supersede similar proposals
mapping in the eight Local Plans, it may be noted that the online version of the
HwLDP enables the user to ‘zoom in’ on those features and areas and hence
view them on a map base at a scale larger than that of the paper version of
the Proposals Map. Moreover the online version will be updated as new
features are added - for example new natural heritage designations.

It should be noted that the list in section 3 may need to be amended to accord
with any post Examination modifications (as referred to in paragraphs 1.3 and
1.4 above). This will only be done to ensure that no gaps in, duplication of, or
conflict between policy coverage will exist.
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