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Table 1. Local Place Plan Requirements
Registration Requirement Where Found Additional Information

A copy of the finalised Local Place Plan (LPP). This document

Contact details for organisation Colin McDonogh, Secretary, TMSCC tmscc@btinternet.com

Core Content

A statement explaining how the Local Place Plan has regard to

National Planning Framework and Local Development Plan, Pages 4, 18, 19, 21,
how the proposals in the LPP align with, or differ from, the Vv 22,24,25,27,47
relevant policies in the LDP and why you consider the LDP and 48

should be amended in light of this

A map with a numbered legend showing where proposals 16 maps with a numbered legend are included. Appendices 2,3 and 4

Pages 29 - 44

for development or use of land or buildings are located are maps are showing settlement development boundary only.

Evidence of Compliance with the Requirements of Regulation 4

Records of when and to whom the Information Notice was The Information Notice was sent to Cllr Hugh Morrison, Cllr Marianne
sent Hutchison, Cllr Michael Baird, BASCC, and Durness CC.

Copies of additional documents as appropriate v Appendices 1 -7
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Introduction

Local Place Plans are a key mechanism for community engagement in the planning system, providing a bottom-up perspective that complements the strategic
direction set out in Local Development Plans. Under the Planning (Scotland) Act 2019, Local Place Plans are recognised as formal expressions of community
intent, and their integration into the development planning process is encouraged to ensure that local voices shape future land use and development.

This Local Place Plan (LPP) offers a spatial profile of the main settlement and larger townships of Tongue, Melness and Skerray focusing on community aspirations
and land use opportunities. Designed to guide development over the next 5 to 10 years, the Local Place Plan extends until approximately 2030.

Rooted in consultations with local residents and stakeholders, this plan reflects views gathered through previous research by North West 2045 (NW2045) and
Highlands and Islands Enterprise (HIE) in 2022 and community engagement in 2025. It addresses key issues highlighted by residents. It aims to preserve what we
value most about our community while shaping it for a better future.

The Plan is a statement of our aspirations that focuses on long-term strategic outcomes for the area and provides a basis to inform the Highland Local
Development Plan (HLDP) from a community perspective.

The Local Place Plan offers several recommendations for the Highland Council to consider as it develops the upcoming Highland Local Development Plan. These
recommendations reflect the aspirations and priorities of the local community and are intended to influence spatial planning decisions in alignment with national
and regional policy frameworks. We hope the Highland Council will find our recommendations, along with those from other communities, useful in shaping the
Highland Local Development Plan. This is a valuable opportunity to align planning policy across different levels to better address key issues affecting communities
throughout the Highlands, such as providing affordable housing for working people and improving access to services, facilities, and opportunities.

We would welcome the opportunity to discuss our suggestions further and look forward to hearing how the Highland Council intends to incorporate them.

Regard for NPF4

The Plan has regard for the National Planning Framework 4 (NPF4) specifically resonating with the NPF4 policies of Rural Housing and Rural Revitalisation and
relevant local development plans. Please see pages 18,19, 21, 22, 24, 25, 47 and 48 where our LPP proposals align with, or differ from, the relevant policies and
development proposals in NPF4 and relevant Local Development Plans. (Our LPP connects to Scotland’s National Performance Framework, focusing on improving
outcomes to improve wellbeing.)

Regard for Local Development Plan and Masterplan

The Plan has regard for the current Local Development Plan for the Local Place Plan Area which is comprised of two current adopted Local Development Plans,
the Highland-wide Local Development Plan (HwLDP) (2012) and the Caithness and Sutherland Local Development Plan (CaSPlan) (2018). It also has regard for the
previous Community Plan: Tongue, Melness and Skerray Community Plan (2019). The Local Place Plan builds on the consultation carried out for, and should be
seen as an update for, the Tongue, Melness and Skerray Masterplan (2022). As in the Masterplan, the present consultation highlights the need for allocated areas
for sustainable housing and to address the need for increased opportunities for commercial development and the creation of jobs.
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The key priorities set out in the LPP are therefore similar to those in the Masterplan. Several have specific spatial proposals which could be incorporated into the

HLDP:

Develop affordable new homes to meet local present need and future demand, to enable people to stay locally and to sustain our communities, while
ensuring that new housing is appropriately designed to fit the character of rural communities and surrounding landscape. The LPP identifies 13 sites
which could be allocated for new homes in the HLDP, located within existing settlement boundaries or located on individual crofts, promoting “local
living/20 Minute Neighbourhoods”

Future development of the area to promote local living. In this regard, alongside the identification of new homes to sustain the local population, the LPP
focuses on the provision of services and facilities in the local area. Spatial proposals identified which could be included in the HLDP include sites for a
childcare facility, Multi-Use Games Area (MUGA) and a children’s woodland activity area, proposals which would result in the area becoming a more
attractive place to live in the longer term.

Support and participate in a review of commercial assets to identify resources that have spare capacity that can be repurposed. Several sites have been
identified in consultation with local landowners and businesses.

To promote “local living/20 Minute Neighbourhoods” through the creation of local jobs.

Promote opportunities for new industries including through improvements in local infrastructure.

To mitigate climate change through the promotion of new, low carbon industries in the community.

Other suggestions from the consultation exercise which were not linked to any particular sites in the area but which align with NPF4 policies for example Policy
15 local living/20 minutes neighbourhoods, Policy 24 - roll-out of digital infrastructure and Policy 23 - providing opportunities for exercise were as follows:

Improved transport links

Improved broadband

Improved mobile phone coverage

Safe dog walking areas

More paths

Community growing areas

Natural burial grounds

Hub for visiting services eg vet, hairdresser

Developing a local hotel which is currently up for sale as a community owned premises

The Local place Plan supports community action, providing evidence for funding bids and buildson existing achievements and opportunities for sustainable
development.

The development of any of the proposals depend on many factors including available funds, resources, and further engagement. It is acknowledged that
consultation and agreement with land and property owners is a prerequisite for any development on their land or property.
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The Local Place Plan covers the whole-of the Community Council Area,which is bounded to the west by the Mhoine, to the south fy Ben Hope and
Ben Loyal, to-the east by the River Borgie and to the north by the North Atlantic Coast.

" 'There is a distance by road of approximately 28km from West Strathen south to Tongue and east to Modsary and Skerray,;and then south to

Borgie. The residents of eachtownship identified the “settlement development boundary” of their individual settlementsto place them within
the Local Living and Rural Development context and with regard to the principle of Local Living.
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All three areas have their own Village Halls. Tongue has a
Community Health and Wellbeing Hub, the Kyle Centre, owned
and run on behalf of the community by North Coast Connection, a
registered charity. The Kyle Centre is available for hire both
privately and by community groups. The local Community
Transport organisation, Transport for Tongue Ltd, also has its base
in Tongue. The area has a strong voluntary sector: both these
organisations have evolved as the community responded to the
loss of social care services in the area and the lack of public
transport respectively. The nearest train station is in Lairg, 36
miles from Tongue. The nearest major town is Inverness which is
over 90 miles from Talmine.

The area has a strong Gaelic heritage which is reflected in many of
the place names of the area. Of the total population at the last
census, almost 9% have some skills in Gaelic, which is significantly
higher than the Scottish average.

The Area-wide map (figure 1) also shows the areas covered by
each of the detailed settlement Insert Maps which were displayed
as part of the community consultation events.

Tongue

This is the largest of the three communities in terms of population
compared with Melness and Skerray, has a clearly defined “town
centre” and is where the health centre and local primary school
are located. Two of the biggest hotels in the region are in Tongue.
The Tongue Hotel is owned by Highland Coast Hotels Ltd. and is a
part of what the group describes as its “Collection”. The Ben
Loyal Hotel is independent and privately owned, while Lundies
House is operated as a luxury boutique hotel by Wildland Ltd who
are a large landowner to the south and west of the community
council area. Wildland Ltd have also financed the retention of
the local shop and attached Post Office. Tongue is emerging as a
centre for Wildland’s development in both leisure and tourism.

The village of Tongue lies within the Tongue Estate, which is privately owned by the Sutherland family. Tongue Grazings Committee

Tongue, Melness &
Skerray Local Place
Plan Boundary

23

% 1
ﬁ.ﬁ;\,

L] Community Council Boundary

o 5 10 kmy
Contains 0% Data & Crown copyright and database rights 20265 N |
- Figure 1

also covers Rhitongue, Scullomie, Blandy, Dalcharn, Strathtongue and Coldbackie, to the east of the village.
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Melness

Melness identifies as a large crofting community and the crofting land, excluding private dwellings with appropriate title deeds, is owned by the Melness Crofters
Estate (MCE). The village consists of 15 townships including West Strathen, Achininver, East Strathen , Midfield, Portvasgo, Achnahuaigh, Talmine, Midtown,
Skinnet and Achuvoldrach. There are approximately 48 croft tenants and 5 bought crofts and approximately 8 active crofters. There is one Grazings Committee,
and one common grazing. Melness has a community Centre, a Post Office and shop.

Skerray Tongue, Me lness &

Skerray is the smallest of the three communities in terms of

population. There are approximately 26 crofting households across Skerray StrHCtu res DF

the two townships of Skerray and Borgie. The townships include . -fu.
Modsary, Strathan, Skerray, Lamigo, Torroy, Tubeg, Clashaidy, Slg nl IEH I'ICE

Achnabat, Achtoty, Torrisdale, Aird, Strathenbeg and Borgie. This
community is part of the Tongue Estate with the vast majority of the
land area being subject to crofting tenure. Skerray and Borgie have
their own Grazings Committees. The local hotel, The Borgie Lodge
Hotel is privately owned. The Post Office in Skerray closed earlier this
year.

Structures of Significance

There are over 384 Historic Environment Scotland
recognised sites including 123 scheduled
monuments and the structures within the area that
are of particular significance to the community are:

Caisteal Bharraich (Castle Varrich)

Tongue House

Dun Mhaigh broch

Melness Mill

Piers & Slipways at Tongue, Scullomie, Skerray and Talmine
Melness House

Mhoine House

Melness Barrrow

St. Andrews Church

[ PP Boundary
— Road
012 3 4 5km
H = =




Designated Areas

Tongue, Melness and Skerray Community Council has an area of approximately 42,573ha of which 33,480ha (78.6%) are areas with one or more designation
(Table 2). These designations are Sites of Scientific Interest and National Scenic Areas designated by NatureScot and Scenic Landscape Areas designated by
Highland Council and National Trust of Scotland Conservation Agreements. Part of the UNESCO Flow Country World Heritage site (FCWHS) is within the
community council area and is also included in the map: Tongue is a key location in the FCWHS with its proximity to A'Mhoine - the long stretch of bog between
the Kyle of Tongue to the east and Loch Hope to the west. A small section of the community council area lies within the UNESCO North West Highlands Geopark
but the whole community council area is a gateway area to the Geopark.

Tongue, Melness & Skerray

Table 2. List of Designated Sites within Tongue, Melness and Skerray
Community Council Area.

Area in Tongue

Designated Location Type |Total Area (ha)

NSA 24,496
— AMhone | o |
SSS| 135
| BadnaGallaig | o | |

Sssl 3,028 1,251
| BenHuig  [EER e e
Sssl 4,339 4,339

| Cama'Mhadaich [ ool oo ]
Sssl 1,142 1,142

| EileannanRon | o | o |

SsS| 48 48

| Loch Meadie Peatlands | ---l | ool ] oo
SsS| 3,169 2

| WestBorge | o | ol .
SsS| 34 33 R W

SLA 5,999 1,657 “ . " :
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The classification of Highland Fragile Communities has been carried out using the Highland Fragile Communities Tool, which assesses 2011 Data
Zones based on four key criteria: population, dependency ratio, employment, and housing.




The Tongue, Melness & Skerray Community Council area is partially covered by two Data Zones:

e Sutherland North and West — 02 (Tongue & Bettyhill), which meets the Fragile Community Generous Criteria.
e Sutherland North and West — 03 (Durness & Hope), which meets the Fragile Community Strict Criteria.

It is important to note that the Data Zone Sutherland North and West — 02 also includes parts of the Bettyhill, Strathnaver and Altnaharra Community Council
area, which has experienced a population increase between 2011 and 2022.

However, demographic analysis of the Tongue, Melness & Skerray Community Council area reveals a regressive or negative growth population pyramid (Figure
3), indicating a high dependency ratio and declining working-age population.

—
16 - 24 l.
T

Popalatian

iy Gl

40 ] A0 10

Figure 3

B females [l rales

In light of these demographic challenges and the classification of the relevant Data Zones, we respectfully request that the Tongue, Melness & Skerray

Community Council be formally recognised as a Fragile Community.
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Community Engagement

The community engagement carried out for the Local Place Plan built on previous work carried out by NW2045 and by HIE in the creation of the
Masterplan for Tongue, Melness and Skerray.

Information leaflets (Appendix 1) were distributed to local residents in the summer of 2025 to support the aim of gathering community input on
the future development of the local area. Maps and materials outlining the areas within the community council area were made available at
various local venues, where residents could view the maps and share their thoughts and contribute suggestions.




Community members were also invited to participate by completing a survey, which was accessible both in hard copy and online, via a QR code and direct links
provided in the leaflet and on social media. Additionally, individuals had the option to request a face to face or telephone discussion to share their views in more

detail. All responses were treated as confidential.

Considerable efforts were therefore made to ensure engagement from all areas and sections of the community. For example, the maps were displayed for several
weeks at Skerray Hall and conversations held with those coming into the hall for a well-attended weekly community cafe. The maps were also displayed at
Melness Hall and at the Kyle Centre in Tongue. This enabled members of the community attending events at the Kyle Centre such as the weekly meet and eat, bi-
monthly fellowship services, numerous community group meetings and parents of children attending the weekly After School Club were able to view the maps

and make comments and suggestions.

At a public consultation event held on 25th September at the Kyle
Centre, proposals which had been suggested in the surveys were
added to the maps and those attending were encouraged to give
their feedback and make further suggestions. An artist’s impression
of the proposed MUGA and development proposals from Melness
Crofter’s Estate were also displayed at the event. The maps and
drawings were then made available at the local Harvest Festival on
27th September with representatives from the community council
present to invite further comment.

Fifty online and paper survey responses were received, equivalent
to responses of over 11% of the population of the community
council area, but a significant number of those who came along to
events where the maps were displayed, and made suggestions, said
they had not completed a survey, therefore the actual level of
engagement was considerably higher than this.

Meetings were also held with stakeholders such as local
landowners, businesses and key individuals. The community
council is very grateful to the neighbouring landowners who
engaged with the Local Place Plan in identifying a considerable
number of sites for possible housing or economic development.
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Community Infrastructure Issues

The frequency of the issues arising from the community survey is illustrated in the Word Cloud (Figure 4) and the top issues tabulated below
(Table 3).
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Figure 4
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Table 3. Responses to LPP Questionnaire for Infrastructure Improvements It can be seen that the highest percentage responses were received for priorities
which were also highlighted in the Masterplan: housing, transport, sport and

% Rate Response leisure and childcare. Local Place Plans focus on potential areas where new

| 1ability of | t housi 26% developments can be placed within the community. The infrastructure issues of
ncrease avaliaoliity of low cost housing ° the location for potential housing, sport and leisure facilities and better parking

Expansion of public Transport Services _ and signage are addressed in subsequent sections.

Nearer sport and leisure facilities

More diverse childcare options _

Better traffic Mgmt including Parking & Signage

Improved Broad Band 4%

Localised food production _

Retirement Village 4%
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We support the construction‘of new homes:in.appropriate locations, built to
environmentally sustainable standards. The community faces significant challenges due to
an aging population and declining school enrolment, which threaten'its long-term
sustainability. As previously identified (Tongue, Melness and Skerray Community Plan
2019) there remains an-urgent need for various types of _h0U§'jng'tQ.a'ttra_cf new residents
to Tongue, Melness and Skerray, which will boost the local populafion and meet the
forecasted requirements of staff for new developments.such as the new carefacility.and
Hope Lodge.




The questionnaire asked, if housing is an issue, what types of housing would _ _ ) ) )
people like to see developed. Of fifty respondents, 98% responded positively to If you believe housi Ng IS an Issue In your area, what

the development of new housing with 49% identifying housing for young families - : o
as the clear priority. Similarly, 76% of respondents identified that low-cost t‘_y’[]E'S of |"IDLI5Iﬂg would I'I::Elu like to see dEUElDﬂEd '

housing is a priority. Don't know

20 47

Affordable Housing

The 2022 Census noted that within the Civil Parish of Tongue boundary, of all the

resident households, 22% of the houses were rented, of which 14% were social Accessible 1 bed

rented accommodation (Figure 5). The amount of rented accommodation is less 1% |

than the average for the Highland Council area. 2/3/4 bed
49%

Tongue Parish 2022 Highland Council 2022

Rent Fres P Free

R

Private Aentex
1%

Figure 6
Potential Housing plots in Tongue, Melness and Skerray

The Local Place Plan consultation identified 13 potential plots of land for
housing with a cumulative area of 9.33ha within the settlements. The area
and location of each of these plots and their alignment with current policies
are listed in Table 4.

These proposals align with several NPF4 Policies including Policy 9 -
Figure 5 sustainable reuse of brownfield land including vacant and derelict land and
buildings; Policy 15 - contributes to local living: within settlement boundary
areas thus giving consideration to existing settlement pattern; Policy 16 - improves affordability and choice and addresses identified gap in provision; Policy 17 -
supports and sustains existing fragile communities and supports identified local housing outcomes, reuses vacant building, re-instates a former dwelling house
and Policy 29 - Proposals relate well to the existing settlements and would allow residents ease of access to local facilities.
The proposals also align with the Highland Local Development Plan (HLDP) vision and the Highland Outcome Improvement Plan (HOIP) framework.
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Table 4. List of Potential Housing Plots in Tongue, Melness and Skerray

1.42 TG02

East side of A836, extending from 42 Braetongue south to Radio Station

Tongue 10 Wildland proposal

East Strathen, Midfield, Portvasgo & Achnahuaigh 1 . North of 1 Achnahauigh

Nurse’s old house

Midtown & Skinnet 2

Airdtorrisdale & Torrisdale 1




Services and Facilities -

A

Potential Locgtions




| TONGUE COMMU NITY GROUP

T

SPOIRT & FITHESS

Figure 7

The local Place Plan process identified 12 sites which could be developed in line with the following NPF4 policies: Policy 11- Rural Development (supporting
a sustainable community childcare is considered as being a positive contribution to community resilience); Policy 14- Supporting Health Wellbeing and
Equality: Policy 15 - local living and 20-minute neighbourhood; Policy 18 - contributes to infrastructure; Policy 21 - Community wealth building (the MUGA
will create good quality provision for play, outdoor recreation and relaxation for people of all ages); Policy 23 - proposal will have a positive effect on health
through providing opportunities for exercise; Policy 25 - Community wealth building, improving community resilience, increasing spending within
communities and supporting community led proposals; Policy 27- Infrastructure and Services and Policy 30 - LDPs should support the recovery, growth and

long-term resilience of the tourism sector. The spatial strategy should identify suitable locations that reflect opportunities for tourism development by
taking full account of the needs of communities, visitors, the industry and the environment.
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Table 4. List of potential locations for services and facilities

Map and Approx
Item Number area (ha)

Multi Use Games Area (MUGA) adjacent to Tongue Primary NPF4 Policies 14, 15, 21, 30
School Also aligns HOIP Community Safety and Resilience outcome.

NPF4 Policy 23
Tongue Extension of Cockle path Aligns with HLDP vision and HOIP Mental Health and Wellbeing
outcome

Location, comments Alignment with policies

Tongue 7 1.19

Tongue 9

Tongue Upgrade parking for Kyle Centre NPF4 Policies 15 and 25

Tongue Mains
4

NPF4 Policy 23
Dalcharn 1 Upgrade Loch Cormaic track Aligns with HLDP vision and HOIP Mental Health and Wellbeing

outcome

Talmine 6 0.1 Upgrade parking at Talmine Bay Picnic Area NPF4 Policy 30

Achnabat & Upgrading of Skerray Hall, improve provision for parking and o
0.15 . > . NPF4 Policies 15 and 25
Achtoty 1 increase provision of community cafe
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We encourage business and landowners to maximize development opportunities by reviewing their land assets throughout the community.
Industries that may provide opportunities for Tongue, Melness and Skerray in the future are both offshore e.g. piers and marine facilities, and
onshore e.g. space hub support facilities, community and hospitality facilities, and renewable energy.
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We welcome the support for rural economic activity, including traditional crofting and other developments that create local employment. We also support efforts
to encourage economic innovation and diversification where they respect the unique character of our rural communities.

The Local Place Plan process identified 17 sites that may have underutilized capacity, some of which might be repurposed for new commercial opportunities. The
proposals align with the following NPF4 Policies: Policy 1 - LDPs must address the global climate emergency and nature crisis by ensuring the spatial strategy will
reduce emissions; Policy 10 - Support the blue economy and contribute to the economy or wellbeing of communities whose livelihood depend on marine or
coastal activities; Policy 11 - Encourage, promote and facilitate all forms of renewable energy development onshore and offshore; Policy 14 - The spatial strategy
should be underpinned by the six qualities of successful places; Policy 15 - Contributes to local living including, consideration will be given to existing settlement
pattern, and the level and quality of interconnectivity of the proposed development; Policy 18 - Proposal contributes to necessary infrastructure; Policy 25 -
Community wealth building. Aligns with and has regard to the stated policy outcome to seek to bring forward “local economic development that focuses on
community and place benefits as a central and primary consideration — to support local employment and supply chains”; Policy 26 - LDPs should allocate
sufficient land for business and industry. This allocation should take account of local economic strategies and support broader objectives of delivering a low
carbon and net zero economic recovery, and a fairer and more inclusive wellbeing economy; Policy 29 - supports rural economic development which contributes
to the viability, sustainability and diversity of rural communities and local rural economy, including: farms, crofts, woodland crofts or other land use or local food
production; Policy 30 - LDPs should support the recovery, growth and long-term resilience of the tourism sector, new or extended tourist facilities or
accommodation, including caravan and camping sites, in locations identified in the LDP, reuse of existing buildings for farming and diversification through
hospitality will be supported and Policy 31 - LDPs should recognise and support opportunities for jobs and investment in the creative sector, culture, heritage and
the arts.

Table 5 lists these development opportunities.

Table 5. Economic Development Opportunities

Map and Item Number Approx Area (ha) Alignment with NPF4 Policies

Tongue Mains 2

Tongue Mains 3 Tongue Mains sawmill and yard NPF4 Policies 25 and 29

Ribigill

Scullomie 1 Scullomie Pier NPF4 Policies 10, 25 and 29

East Strathen, Midfield, Portsvago &
Achnahuaigh 2

Melness Community Centre | Development as a community asset NPF4 Policies 14, 15, 25 and 30
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Upgrade Melness ELT to 3-phase to enable
Talmine 7 economic activity currently limited by lack of NPF4 Policies 18, 25, 29 and 30
3-phase

Melness church- adaptive reuse of the o
) e . ! . NPF4 Policies 14, 15, ,21, 25, 30 and
Talmine 9 . building as a mixed community hub in -
community lead ownership

Talmine 10

Melness Crofters Estate 1 Loch A'Mhuilinn potential hydro scheme NPF4 Policies 1, 11 and 29

Melness Crofters Estate 2

Potential future economic development o
Melness Crofters Estate 3 499.49 . NPF4 Policies 11 and 26
opportunity

Melness Crofters Estate 4
Lamigo, Torroy, Tubeg & Clashaidy 1 _ Skerray pier and slipway NPF4 Policy 25

Lamigo, Torroy, Tubeg & Clashaidy

Page 25



,."..f'. y _ {1 _','

|
.

a \¢/1
i,fj“ ’m,f}‘ _ffﬂ;”f g’ T /A

J;w o

The natural environment is extremely important to our community and support was expressed for the protection of certain areas which are
important for local wildlife, especially plants, and as greenspace providing wellbeing benefits for the community: Along with many wildflowers,
the area chosen has species which are on the Scottish Biodiversity List.




Table 6. Natural Environment

Map and item number

Location, comments Area of Common Grazing where flora growth occurs

Alignment with NPF4 policies
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Tongue

Housing Development Opportunities

o TGO03 (as identified in CaS Plan) has consent to construct care home and housing.
9 TGO2 (as identified in CaS Plan) opportunity for housing.

o East of Loyal Terrace opportunity for housing.

o Braetongue opportunity for housing.

@ Burr’s - opportunity for housing (Wildland proposal)

Services and Facilities

a Multi Use Games Area development opportunity.

9 School children woodland activity area development opportunity.

@ Suggest upgrade signage at A838/U1631 junction.

Parking for Kyle Centre.
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Tongue
Mains

Housing Development Opportunities

South of Eastwood potential housing
development opportunity.

Development Opportunities

Tongue Pier, slipways & shed
development opportunity.

e Tongue Mains sawmill and yard
redevelopment opportunity.

a Signage for Shore Road to advise road is
not suitable for large vehicles/mobile
homes.
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Scullomie

Development Opportunities

Scullomie Pier development
opportunity
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Dalcharn

Development Opportunities

Upgrade Loch Cormaic track
opportunity



West
Strathen &
Achininver

Development Opportunities

Economic opportunity access - see
Melness Crofters Map
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East Strathen,
Midfield,
Portvasgo &
Achnahuaigh

Housing Development Opportunities

o Achnahuaigh housing development
opportunity.

Development Opportunities

0 Crofting community storage facility.



Talmine

Housing Development Opportunities

West of Joeseph Mackay Coart
affordable housing project.

0 Teachers Old House for housing.

9 Nurses Old House for housing.

e Site proposed for housing/commercial.
Services and Facilities

@ Reconfigure parking.

@ Re-open Toilets.

Development Opportunities

e Cala Sona as centre for economic activity.

e Upgrade Talmine Pier to enable
economic opportunity for marine &
supporting businesses.

Develop Talmine Pier to enable econmic
oppportunity for marine & supporting
businesses.

9 Melness Church development
opportunity.

G Economic opportunity.
Natural Environment

@ Suggested flora of interest area.
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Housing Development Opportunities
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Services and Facilities

0 Extend Melness cemetery
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Melness
Crofters Estate

Development Opportunities

0 Loch A'Mhuilinn potential hydro.

9 Loch A'Mhuilinn potential energy hub.
9 Economic development opportunity.

6 Site for potential Science & Education Centre



Lamigo,
Torroy, Tubeg |
& Clashaidy |

Development Opportunities

o Skerray Pier & slipway

Skerray Campsite
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Achnabat
& Achtoty

Development Opportunities

Renovate and upgrade Skerray Hall
Increasing parking and provision for
community cafe.



Airdtorrisdale
& Torrisdale

Housing Development Opportunities

o Skerray Free Church possible housing
opportunity.

Airdtorrisdale
R Torrisdale

droposal
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Borgie

i Housing Development Opportunities

1
N

NE of 6 Borgie has consent for
construction for two afffordable homes.



By embedding the community’s vision within the statutory planning framework, these recommendations aim to support a more inclusive,
responsive, and place-based approach to development across Highland.

The Highland Local Development Plan must also align with the National Planning Framework 4 (NPF4), which sets out Scotland’s spatial strategy
and national planning policies. NPF4 places strong emphasis on sustainability, climate resilience, and the creation of 20-minute neighbourhoods -
principles that are echoed in the recommendations of this Local Place Plan.




Key Policy Interpretation of National Planning Framework 4 (NPF4)
Opportunities to strengthen NPF4 for fragile communities
Definition of Terms

Within the 33 Policies, NPF4 affords certain exemptions for “Fragile Communities” but does not provide a definition of “Fragile Communities”. The section of
“Fragile Communities” within this document provides evidence that the communities of the Tongue, Melness and Skerray Community Council area are “Fragile
Communities” and therefore should be afforded associated policy exemptions.

Small rural communities often depend on the voluntary sector to deliver essential infrastructure and development. While NPF4 sets out ambitious goals for
sustainable, inclusive growth, its policies and the subsequent local plans and supplementary guidance from The Highland Council can unintentionally create
barriers. While resources are limited and projects rely on volunteer effort, these requirements risk stalling progress rather than enabling it. The reality is that
small fragile communities face unique challenges: limited funding, small scale economies and a pressing need to retain population. Applying NPF4 and Highland
Council policies without recognising these constraints could undermine its own objectives of supporting rural resilience.

There is a strong case for introducing flexibility, allowing proportionate contributions and pragmatic approaches, so that these communities can deliver the
housing, services and infrastructure desperately needed while still aligning with the spirit of NPF4. Recognition by the policy makers of the unique issues
experienced by individual remote, rural and fragile communities needs to be highlighted and mitigated to create a process that will support development and
resilience in these areas. Examples for the Tongue Melness and Skerray Community Council area include Policy 5, 5c, 5d, Policy 15 and policy 17a and 17c(i) with
the reasoning for the request listed below.

Policy 5: Soils

According to NatureScot’s 2016 Carbon and Peat Map, carbon-rich soils (Classes 1-3 and 5) cover approximately 87.4% of the Tongue, Melness, and Skerray
Community Council area. Most settlements, which make up around 0.6% of the area, are unclassified but likely to contain high-carbon soils due to the region’s
climate.

Applying Policy 5 as currently written would significantly restrict development in this area, undermining efforts to support sustainable growth in these fragile
communities. We therefore request the following considerations:

Policy 5c¢ limiting development on carbon rich soils. Exempt Tongue, Melness & Skerray from restrictions on development in carbon-rich soils, recognizing their
status as “Fragile Communities”.

Policy 5d Requires detailed site-specific soil surveys for development on carbon-rich soils. Waive or simplify the requirement for detailed site-specific soil
surveys, which pose a financial and logistical burden. Instead, limit peat-related restrictions to structural foundation requirements.

Policy 15 Local Living and 20 minutes neighbourhoods

NPF4 states “In rural areas the approach to local living will be shaped by local context.” As the Tongue, Melness & Skerray communities are traditional crofting
communities with extended lateral layouts within the geography of the landscape, the communities have defined their settlement development boundary to
provide local context to all the townships. Although development could take place outwith the settlement boundaries it is expected that the planning process for
housing or other developments within settlement boundary areas would be straightforward.
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Policy 17 Rural Housing
Our community recognises that long-term sustainability depends on the delivery of new, affordable homes. We therefore request the following considerations:

Policy 17a) Development Proposals for new homes supports the reinstatement of a former dwelling or reuse of an existing building. Currently, new
homes are only supported if they reinstate former dwellings or reuse existing buildings, and only on sites identified in the Local Development Plan (LDP).
This approach does not reflect the needs of Fragile Communities like Tongue, Melness & Skerray, where flexibility is essential.

Policy 17c)i provides support for “new homes in remote rural areas” where the building of new homes “supports and sustains existing fragile
communities”. This clause supports new homes in remote rural areas where development sustains “Fragile Communities”. Given the complex and
undulating landscape of our area, we ask that this support explicitly include infill and windfall sites, not just those listed in the LDP, to enable appropriate
housing growth.

The Scottish Human Rights Commission Report on Economic, Social and Cultural Rights in the Highlands and Islands has been accepted by the Scottish
Government. The report found that “The cost of renting, building, or purchasing a home in the Highlands and Islands is a significant barrier, particularly for young
people. Quality affordable social housing is not available in sufficient quantities to meet the region's needs”.

“In most areas of the Highlands and Islands, the lack of affordable housing was a central reason as to why young people were not able to return to their local
areas after leaving, for example, for education; or, why young people left their communities in the first place — no available housing for them. In some areas, the

lack of affordable housing was described as the single biggest issue contributing to depopulation, whereby the lack of housing meant that young people had no
option but to leave”.

These issues were highlighted in our community engagement.

Local businesses and organisations tasked with providing services in our community have consistently highlighted the lack of affordable housing for staff. This has
affected recruitment, as successful applicants are unable to take up the posts offered as they cannot find anywhere to live. This leaves posts in health and social
care unfilled, to the detriment of the care required by the most vulnerable members of our community, and leaves businesses struggling to meet existing
demand and completely unable to expand.

Our community therefore needs support to adapt the policies for rural contexts to ensure that the planning framework remains relevant, responsive, and
reflective of the current and future needs of our area.
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Next Steps

Our LPP has been completed as a collaborative exercise between a number of organisations who have come together with a shared interest in
creating conditions which facilitate the sustainable development of our community.




This Plan outlines community-originated proposals to improve the quality of life in the Tongue Community Council area and to support a cohesive community
which honours and celebrates the natural environment in which it is situated.

The development and delivery of the aspirations will require further exploration of the feasibility of these plans. Continued partnership working with a diverse
range of organisations and landowners will be key to bringing many of these proposals forward.

Support will be needed to secure funding to progress these proposals.

The community council is committed to encouraging future collaboration, for example, with The Highland Council, landowners, local businesses and community
groups to bring these proposals to fruition. At a local level, we have a Community Leaders Forum - an informal network of local organisations which meet on a
regular basis to share ideas and explore ways of joint working for the benefit of our community. Through this forum, funding for a development post - a
Masterplan Implementation Manager - has been secured to progress the priorities highlighted in the Masterplan. It is vital that further funding is available for a
development officer to work with key community stakeholders to deliver the aspirations of our community as highlighted in this Local Place Plan.
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Appendix 1: Local Place Plan Leaflet
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Appendix 2: Blandy & Strathtongue Proposal Map
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Appendix 3: Skerray Modsary Proposal Map
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Appendix 4: Strathan Skerray Proposal Map
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Appendix 5: Map Showing Inserts

Tongue, Melness &
Skerray Local Place
.| _Plan Insert Maps

i Lﬂhw ol W




Appendix 6: Information Notice

Information Notice for Community Councils

29.12.26

Dear Community Councils

I am contacting you on behalf of Tongue, Melness and Skerray Community Council. Our
local community has prepared a proposed Local Place Plan for Tongue, Melness and
Skerray.

We are legally required to send each Community Council whose area is wholly or partly
within our Local Place Plan area, or adjoins it, the information below. This is in order to
comply with Section 4 of the Town and Country Planning (Local Place Plans) (Scotland)
Regulations 2021. This email constitutes the jZnformation NoticelZlto local Community
Councils required by those Regulations.

This Information Notice is therefore being sent to the following Community Councils:
Bettyhill, Altnaharra and Strathnaver Community Council and Durness Community
Council.

1. Proposed Local Place Plan

The proposed Local Place Plan is attached.

2. Brief description of the content and purpose of the proposed Local Place Plan
The proposed Local Place Plan covers the area of Tongue, Melness and Skerray.

The proposed Local Place Plan contains proposals for housing, services and facilities and
development opportunities.

The purpose of our proposed Local Place Plan is to identify community strengths, needs,
areas for development and aspirations, in order to attract and guide funding and in order
to influence the new Highland LDP.

3. Information as to how and to whom any representations on the content of
the proposed Local Place Plan should be made and the date by which they
should be made

If you have comments on our proposed Local Place Plan, please email them to us.

The deadline for comments is 26.1.26.

Please let us know if you have any queries.

Kind regards

Secretary, TMSCC

Information notice for councillors

29.12.26

Dear Ward 1 Councillors

I am contacting you on behalf of Tongue, Melness and Skerray Community Council. Our local
community has prepared a proposed Local Place Plan for Tongue, Melness and Skerray.

We are legally required to send each local authority Councillor for our Local Place Plan area
(which lies in Ward number 1, Ward North, West and Central Sutherland, the information
below, to comply with Section 4 of the Town and Country Planning (Local Place Plans)
(Scotland) Regulations 2021. This email constitutes the 12nformation Noticeto local
Councillors required by those Regulations.

1. Proposed Local Place Plan

The proposed Local Place Plan is attached.

2. Brief description of the content and purpose of the proposed Local Place Plan
The proposed Local Place Plan covers the area of Tongue, Melness and Skerray.

The proposed Local Place Plan contains proposals for housing, services and facilities and
development opportunities.

The purpose of our proposed Local Place Plan is to identify community strengths, needs,
areas for development and aspirations, in order to attract and guide funding and in order to
influence the new Highland LDP.

3. Information as to how and to whom any representations on the content of the
proposed Local Place Plan should be made and the date by which they should be
made

If you have comments on our proposed Local Place Plan, please email them to us.

The deadline for comments is 26.1.26

We are sending similar Information Notices to our adjoining, active Community Councils as
required by the Local Place Plan Regulations.

Please let us know if you have any queries.
Kind regards

Secretary, TMSCC
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Appendix 7: HIE Masterplan
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https://highlandcpp.org.uk/wp-content/uploads/2023/10/Melness-Tongue-Skerray-Community-Plan.pdf

Demand and Supply — your housing prospects

https://www.highland.gov.uk/info/925/council housing/244/apply for a house/5

Scottish Human Rights Commission Economic, Social and Cultural Rights in the Highlands and Islands

https://www.scottishhumanrights.com/media/2881/main-report economic-social-and-cultural-rights-in-the-highlands-and-islands.pdf

2017 - 2027 Highland Outcome Improvement Plan

https://highlandcpp.org.uk/about-hcpp/highland-outcome-improvement-plan/

NW2045 Socio-Economic Profile

https://www.northwest2045.scot/publications
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https://www.gov.scot/publications/national-planning-framework-4/documents/
https://www.highland.gov.uk/info/178/development_plans/283/caithness_and_sutherland_local_development_plan
https://www.highland.gov.uk/download/downloads/id/1505/highland-wide_local_development_plan.pdf
https://www.highland.gov.uk/download/downloads/id/4879/north_west_sutherland_local_plan_written_statement.pdf
https://highlandcpp.org.uk/wp-content/uploads/2023/10/Melness-Tongue-Skerray-Community-Plan.pdf
https://www.highland.gov.uk/info/925/council_housing/244/apply_for_a_house/5
https://www.scottishhumanrights.com/media/2881/main-report_economic-social-and-cultural-rights-in-the-highlands-and-islands.pdf
https://highlandcpp.org.uk/about-hcpp/highland-outcome-improvement-plan/
https://www.northwest2045.scot/publications
https://www.northwest2045.scot/publications

	Introduction
	The Area
	Fragile Community
	Community Engagement
	Community Infrastructure Issues
	Homes
	Services and Facilities
	Development Opportunities
	Natural Environment
	Individual Proposal Maps
	Tongue
	Tongue Mains
	Scullomie
	Dalcharn
	West Strathen & Achininver
	East Strathen, Midfield, Portvasgo & Achnahuaigh
	Talmine
	Midtown & Skinnet
	Achuvoldrach
	Melness Crofters Estate
	Lamigo, Torroy, Tubeg & Clashaidy
	Achnabat & Achtoty
	Airdtorrisdale & Torrisdale
	Borgie

	Planning Policy
	Next Steps
	Appendices
	Appendix 1: Local Place Plan Leaflet
	Appendix 2: Blandy & Strathtongue Proposal Map
	Appendix 3: Skerray Modsary Proposal Map
	Appendix 4: Strathan Skerray Proposal Map
	Appendix 5: Map Showing Inserts
	Appendix 6: Information Notice
	Appendix 7: HIE Masterplan

	Appendix 4: Strathan Skerray Proposal Map 2
	Appendix 4: Strathan Skerray Proposal Map 2 2 2
	Appendix 4: Strathan Skerray Proposal Map 2 2 2 2
	References

