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Examination of Conformity with the Participation Statement 
 
 
1.  Section 19(4) of the Town and Country Planning (Scotland) Act 1997 (as amended) 
states that a person appointed to examine a proposed local development plan “is firstly to 
examine … the extent to which the 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 
18(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 Outer Hebrides Local Development Plan was published in January 2017.  
The development plan scheme current at that time was published in the Spring of 2016.  It 
contains, at pages 6 and 7, the authority’s participation statement.   
  
3.  The participation statement includes the various measures the authority proposed to 
take to inform stakeholders about the development plan process.  These include actions 
relating to: 
 

a) Advertising and media articles; 
b) Notices in deposit locations; 
c) Use of web sites to publicise progress and information; 
d) Use of social media to promote consultation periods and encourage a wider input; 
e) Contact with appropriate bodies; 
f) Meetings with agencies and other bodies; 
g) Workshops, including with Comhairle members and internal stakeholders; 
h) Use of existing group/ partnership meetings; 
i) Use of consultation response forms; and 
j) Inclusion of information in the Building Standards and Planning Service Update 

newsletter. 
 

4.  The report on conformity with the participation statement was 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 participation statement, including copies of 
press articles, web pages etc.  I am not aware that the authority’s consultation or public 
involvement activities have been raised in any representations on the proposed plan. 
 
5.  Having considered the report on conformity, I 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 19(4) of the Act.  Being satisfied, I therefore proceeded to 
examine the issues raised in representations on the proposed local development plan. 
 
 
Stephen Hall 
6 November 2017 
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Issue 1 General 

Development plan 
reference: 

Plan Context 
National Marine Plan referencing 
Policy cross referencing 
Biodiversity 
Landscape  

Reporter: 
Steve Field 

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

 
Carloway Estate Trust (033) 

Bòrd Na Gàidhlig (037) 

Scottish Salmon Producers Organisation (036) 
Scottish Government (028) 
John Muir Trust (022) 
Scottish Natural Heritage (029)  
 

Provision of the 
development plan 
to which the issue 
relates: 

Some general comments on the Plan content and Vision, policy 
cross referencing, reference to the National Marine Plan, and some 
biodiversity and landscape issues. 

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

 
Plan – General Comments, Context and Vision  
 
The Carloway Estate Trust (033) seeks that a clearer link is made in the (Plan) 
documents to the anticipated increased impact community ownership will have on 
environmental and economic sustainability. 
 

Bòrd Na Gàidhlig (037) acknowledge that the Plan ‘Context’ section recognises Gaelic but 

suggest this could be strengthened. 
 
The Scottish Salmon Producers Organisation (036) notes that it would be helpful if the 
importance of marine fish farming were noted in the ‘Context’ section of the Plan. 
 
National Marine Plan referencing 
 
Scottish Government (028) and the Scottish Salmon Producers Organisation (036) seek 
that reference to the National Marine Plan is added, clarified or corrected in several 
places throughout the Plan to ensure due regard is given the National Marine Plan. 
 
Policy cross referencing 
 
The John Muir Trust (022) and Scottish Natural Heritage (029) have suggested a number 
of policy cross references between policies and within Plan policies. 
 
Scottish Natural Heritage (029) recommends that a new criterion regarding landscape, 
nature and wildlife is added to Policy EI7 Countryside and Coastal Access and that a 
number of cross references to other policies be included. 
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Biodiversity objectives and value 
 
Scottish Natural Heritage (029) suggests inclusion of Biodiversity objectives in a number 
of Plan policies, to reflect the Council’s biodiversity duty. 
 
Landscape 
 
Scottish Natural Heritage (029) notes that criteria a) in Policy EI 4 Waste Management 
requiring landscape and visual impact to be acceptable, could be subjective.  It is 
recommended that the wording is changed and is consistent with the wording contained 
within the Landscapes Institute's Guidelines for landscape and visual impact assessment. 
 
Scottish Natural Heritage (029) proposes a change to policy NBH1 Landscape to provide 
clarity around wild land. 
 
The John Muir Trust (022) propose changes to Policy EI 9 Transport Infrastructure to 
mitigate for impact on landscape and wild land in particular. 
 

Modifications sought by those submitting representations: 

 
Plan – General Comments, Context and Vision  
 
The Carloway Estate Trust (033) seeks clearer links made in the documents to the 
anticipated increasing impact community ownership will have on environmental and 
economic sustainability, but does not specify exactly what is sought in the Plan, and 
where. 
 

Bòrd Na Gàidhlig (037) notes that the Gaelic language is associated with Gaelic culture 

and the Outer Hebrides has a world-wide reputation for its living Gaelic culture.  This 
should be highlighted in the Context section. 
 
The Scottish Salmon Producers Organisation (036) proposes that the importance of 
marine fish farming could be noted in the ‘Context’ section of the Plan. 
 
National Marine Plan referencing 
 
Scottish Government (028) suggest that the LDP has due regard for the National Marine 
Plan in the following text in Marine and Offshore Environment context section of Policy 
DS1 Development Strategy on page 12: ‘...should give due regard to the impact of 
development on the wider marine environment ...for consideration of impacts on marine 
policy objectives in the subsequent Regional Marine Plans.’  Further the actual Policy text 
should be amended to acknowledge the National Marine Plan. 
 
Scottish Government also recommend that the significance of the National Marine Plan 
should also be reflected in Policy ED4: Fish Farming and Marine Planning: recommend 
that the first line be amended to state that the Comhairle will take planning decisions in 
accordance with the National Marine Plan and any subsequent statutory Regional Marine 
Plan.  

 
The citing of the National Marine Plan in a number of Plan policies reference sections is 
also proposed by Scottish Government and these have been accepted and addressed as 
non-notifiable modifications. 



PROPOSED WESTERN ISLES LOCAL DEVELOPMENT PLAN 

4 

The Scottish Salmon Producers Organisation (036) seeks reference to the National 
Marine Plan in the LDP ‘Introduction’ section. They also state that the lack of the National 
Marine Plan in the Plan ‘Vision and Objectives’ is an omission as the National Marine 
Plan should be taken account of in decision making. 
 
Policy cross referencing 
 
The John Muir Trust seeks the following: 

 Policy ED5 Minerals: inclusion of reference to SNH mapped ‘Wild Land Areas’; 

 Policy EI 8: Energy and Heat Resources: reference to wild land; 

 Policy EI 10 Communications Infrastructure: reference to wild land. 
 
Scottish Natural Heritage (029) is seeking the following: 

 Development Strategy Remote Area description (pg. 12): Suggests that 'Wild Land' is 
changed to 'wild land' to avoid confusion with the mapped Wild Land area. 

 
Scottish Natural Heritage (029) recommends that Policy EI7 Countryside and Coastal 
Access is augmented with the following new criteria and cross referencing: e) safeguard 
landscape, nature and wildlife by demonstrating how route choice minimises potential 
impacts and comply with relevant policies on the Environment (EI 3, 5, 6) and Natural and 
Built Heritage (NBH1, 2, 3). 
 
Biodiversity objectives and value 
 
Scottish Natural Heritage seeks the addition of a reference to biodiversity objectives in 
relation to Open Space in the following policies sections: 

 Policy DS1 Development Strategy, Stornoway Core, as follows, policy criteria d): 
protect and retain functional Open Space which actively contributes to local amenity, 
recreation or biodiversity objectives; 

 Policy DS1 Development Strategy, Main Settlements, as follows, policy criteria d): the 
protection and retention of functional Open Space which actively contributes to local 
amenity, recreation or biodiversity objectives. 

 
Landscape 
 
Policy EI 4 Waste Management: Scottish Natural Heritage (029) notes that criteria a) 
requiring the landscape and visual impact to be acceptable, could be subjective.  It is 
recommended that the wording is amended for consistency with Landscape and Visual 
Impact Assessments (LVIAs), described by the Landscape Institute’s Guidelines for 
Landscape and Visual Impact Assessment (available via 
https://www.landscapeinstitute.org/product/guidelines-for-landscape-and-visual-impact-
assessment/). 
 
Policy NBH1 Landscape: Scottish Natural Heritage (029) proposes that for consistency 
with Scottish Natural Heritage consultative guidance on Wild Land Areas (WLAs), that the 
section of the policy on Wild Land is amended to read: “Development proposals should 
be able to demonstrate no significant adverse effects on the qualities of Wild Land Areas 
as set out in their published descriptions, through siting, design or other mitigation.” 
 
Policy EI 9 Transport Infrastructure. The John Muir Trust (022) recognised the need to 
upgrade and develop the spinal and inter island routes and the requirement to “fit with the 
character of the area.”  However they recommend that a more explicit requirement be set 

https://www.landscapeinstitute.org/product/guidelines-for-landscape-and-visual-impact-assessment/
https://www.landscapeinstitute.org/product/guidelines-for-landscape-and-visual-impact-assessment/
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out here with respect to the need for mitigation given the high sensitivity of much of the 
landscape through which the spinal route passes, particularly with respect to landscape 
and wild land. 
 

Summary of responses (including reasons) by planning authority: 

 
Plan – General Comments, Context and Vision  
 
The Carloway Estate Trust (033), seeks clearer links made in the documents to the 
anticipated increasing impact community ownership will have on environmental and 
economic sustainability. It is not a function of the Plan to narrate or offer opinion on the 
impact of one type of land owner or developer, over another. However, the Plan could in 
the ‘Context’ section acknowledge the significant proportion of land and population now 
under community landownership.  
 

Bòrd Na Gàidhlig (037) acknowledge that the Plan ‘Context’ section recognises Gaelic but 

suggest this could be strengthened. The Plan ‘Context’ is intended as a succinct scene 
setter for the Plan and the Comhairle would argue that the reference is sufficient and 
recognises the significance of Gaelic language and culture, to the Islands. The Plan 
underpins and recognises the local cultural context, however, the LDP is a land use plan 
and in this regard the Comhairle is not minded to change the Plan. 
 
The Scottish Salmon Producers Organisation (036) proposal that the importance of 
marine fish farming could be noted in the ‘Context’ section of the Plan is not acceptable to 
the Comhailre. The last paragraph of the ‘Context’ section does note the significance of 
the food and drink sectors and how the landscape and natural heritage underpins these 
and other industries. It is not necessary or proportionate to identify all the economic 
activities which operate in the Islands, in the succinct ‘Context’ section. There is a specific 
Plan policy, Policy ED4 Fish Farming and Marine Planning, and statutory Supplementary 
Guidance addressing marine fish farming. No change to the Plan in response to this 
representation is proposed. 
 
National Marine Plan referencing 
 
The Comhairle notes the need to clarify or correct reference to the National Marine Plan 
and would, subject to consideration by the Reporter, accept the following amendments 
proposed by Scottish Government (028): 

 Policy DS1 Development Strategy: In context text of Marine and Shore 
Environment on page 12: “While this definition covers the areas that terrestrial 
planning has responsibility for, Plans should give due regard to the impact of 
development on the wider marine environment (including marine species and their 
habitats), and more specifically out to 12 nautical miles (or as specified in the 
Scottish Marine Regions Order 2015) for consideration of impacts on marine policy 
objectives in the National Marine Plan and any subsequent Regional Marine 
Plans.” 

 Policy DS1 Development Strategy: Marine and Shore Environment: amend the 
policy text section (page 16) as follows: “Development proposals within the marine 
and shore environment will be assessed in accordance with should have regard to 
the National Marine Plan, and any subsequent statutory Regional Marine Plan, and 
may be assessed for potential impacts on other uses and activities in the marine 
and coastal area, including: commercial fisheries, wild fisheries, ports and 
harbours, MOD activities, navigational aids, anchorages and marine and water 
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based recreational and tourism activities, including ‘prime beaches’* and relevant 
environmental and cultural assets.” 

 Policy ED4: Fish Farming and Marine Planning (page 32). “In reaching planning 
decisions, The Comhairle will determine planning decision in accordance with have 
regard to the National Marine Plan, and any subsequent statutory Regional Marine 
Plan.” 

 
Further, should the Reporter be so minded the Comhairle would accept the addition of 
reference to the National Marine Plan within paragraph 4 of the Plan ‘Introduction’ (pg 7), 
suggested by the Scottish Salmon Producers Organisation (036). 
 
The Comhairle does not accept the Scottish Salmon Producers Organisation (036) 
suggested addition of the National Marine Plan to the Plan ‘Vision and Objectives’ 
section. The National Marine Plan will be sufficiently referenced within the rest of the Plan 
and does not need to be explicitly referenced within the Plan ‘Vision and Objectives’. The 
addition of the NMP reference within the Plan ‘Introduction’ is sufficient, along with 
referencing in policy and references sections. 
 
Policy cross referencing 
 
The Comhairle has determined to minimise excessive policy cross referencing and 
duplication of policy across the Plan, which is in line with Scottish Government’s desire 
for concise Plans. Whilst there is some policy cross referencing this is minimal and where 
appropriate has been determined in consultation with Development Management 
colleagues to ensure effectiveness of the Plan without duplication e.g. ‘Report on 
Handling’ process. The Development Plan is clear that the onus is on developers, 
applicants etc. to use the whole Plan when preparing a development proposal, and that 
proposals will be assessed against the whole Plan. 
 
Regarding the John Muir Trust (022) requested amendments: 
 

 Policy ED5 Minerals, Policy EI 8: Energy and Heat Resources: the issue of wild land is 
addressed in the Landscape policy which is already referenced in Policies EI5 and 
EI8. Policy NBH1 Landscape includes a specific section on wild land and references 
the Wild Land Area maps. 

 Policy EI 10 Communications Infrastructure: this policy already addresses siting in 
sensitive landscapes and National Scenic Areas, as acknowledged by the 
representee. Given the mandate to minimise policy cross referencing and that all 
developments will be assessed against the whole Plan, the Comhairle does not see 
the need to further reference wild land in Policy EI 10 Communications Infrastructure. 

 
Scottish Natural Heritage (029): in Policy DS1 Development Strategy ‘Remote Areas’ 
context description the phrase ‘Wild Land’ does intend to refer to the Scottish Natural 
Heritage mapped ‘Wild Land Areas’, not ‘wild land’ generally. If the Reporter were so 
minded the Comhairle would accept amending the text to ‘Wild Land Areas’ to provide 
clarity. 
 
Regarding Scottish Natural Heritage’s proposed additions to Policy EI7 Countryside and 
Coastal Access the Comhairle does not accept the proposed additional policy criteria, nor 
the proposed cross referencing to other policies. This is a duplication of the requirements 
of the other landscape, environment and natural and built heritage policies and is not in 
keeping with the desire for a concise Plan. 
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Biodiversity objectives and value 
 
The inclusion of references to biodiversity objectives and values proposed by Scottish 
Natural Heritage (029) for policies DS1 Development Strategy and DP5 Open Space are 
all valid and appropriate. These are not a duplication of policy as they reflect the 
Comhairle’s biodiversity duty where appropriate. If the Reporter were so minded the 
Comhairle would accept the following: 

 Policy DS1 Development Strategy, Stornoway Core, as follows, policy criteria d) 
protect and retain functional Open Space which actively contributes to local amenity, 
recreation or biodiversity objectives; 

 Policy DS1 Development Strategy, Main Settlements, as follows, policy criteria d) The 
protection and retention of functional Open Space which actively contributes to local 
amenity, recreation or biodiversity objectives; 

 
Landscape 
 
Scottish Natural Heritage (029) Policy EI 4 Waste Management. The Comhairle does not 
accept that the Policy EI 4’s criterion on Landscape is too subjective. There is a degree of 
subjectivity within the criterion to enable assessment on a case by case basis, taking 
account of setting, scale, neighbouring activities etc. The Comhairle does not accept the 
proposed changed.  However given the broader application of the Landscape Institute’s 
Guidelines for Landscape and Visual Impact Assessment 
(https://www.landscapeinstitute.org/product/guidelines-for-landscape-and-visual-impact-
assessment/), the Comhairle did consider citing this in the references section of Policy 
NBH1 Landscape. However the document was not submitted by Scottish Natural 
Heritage, and closer investigation determined that this is actually a chargeable document 
(£39 online) which may not be reasonable to ask individual developers to pursue. Thus 
no change to the Policy or references is proposed. 
 
Scottish Natural Heritage (029) Policy NBH1 Landscape. The Comhairle does not 
propose to accept the text suggested by SNH from its draft consultative guidance on Wild 
Land Areas (WLAs). The text proposed would subtlety change the policy nuance and 
could potentially have implications for development proposals. The Comhairle is content 
with the text on Wild Land in Policy NBH1: Landscape as is, which is taken directly from 
paragraphs 200 and 215 of Scottish Planning Policy. 
 
Policy EI9 Transport Infrastructure. The Comhairle would argue that the John Muir Trust’s 
(022) proposal to add further mitigation to the policy with regard to landscape and wild 
land is excessive. The policy already asks for a landscape plan and this, along with 
Policies DS1 Development Strategy, NBH1 Landscape and other policies, should ensure 
sufficient consideration of site or route specific issues.  
 

Reporter’s conclusions: 

 
Plan – General Comments, Context and Vision (Carloway Estate Trust (033), Scottish 
Salmon Producers Organisation (036) and Bòrd Na Gàidhlig (037))  
 
1.   The high level of community ownership is one of the distinctive features of the Outer 
Hebrides and will contribute to the realisation of the plan vision to “encourage and 
facilitate sustainable economic growth and help build confident and resilient 
communities”.  The precise extent and nature of that influence on the land use planning of 
the islands over the next five years is difficult to predict, however.   

https://www.landscapeinstitute.org/product/guidelines-for-landscape-and-visual-impact-assessment/
https://www.landscapeinstitute.org/product/guidelines-for-landscape-and-visual-impact-assessment/
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2.   The planning authority has suggested adding a reference to community ownership in 
the section of the plan headed “Outer Hebrides Context”.  This seems to me to be a 
reasonable response to the representation from the Carloway Estate Trust.  This section 
of the plan provides a brief summary of those key characteristics and influences that 
make the planning environment of the islands unique.  A reference to community 
ownership would sit comfortably alongside existing references to crofting tenure, 
housebuilding rates, levels of vacant property and the percentage of second homes.   
 
3.   The context section of the plan refers to the Outer Hebrides as “part of the Gaelic 
heartland” with a rich cultural heritage and many exceptional archaeological sites and 
buildings.  In that part of the plan which is designed to highlight the many factors that 
make the islands a distinctive planning area, in the interests of brevity, it is not 
appropriate to go into detail about the numerous influences mentioned.  In this context, I 
consider the existing reference addresses adequately Bòrd Na Gàidhlig’s representation 
on Gaelic culture. 
 
4.   I do, however, consider that the unique status of the Western Isles as the only local 
authority area in Scotland with a majority of Gaelic speakers justifies an additional, brief 
reference in the final paragraph of the context section.  The high proportion of Gaelic 
speakers may not influence directly land use planning but it is significant in terms of how 
the community is engaged in policy development and implementation.  I recommend a 
suitable form of words below. 
 
5.   The context section of the plan refers to “food and drink” as a significant industry for 
the Outer Hebrides.  Marine fish farming is a significant part of this sector but so are other 
industries.  This part of the plan attempts briefly to set the scene for the vision and 
objectives which follow.  I do not think it is appropriate either to pick out individual 
business sectors or, indeed, to list all business sectors which contribute to the islands’ 
food and drink industry.  I also note that there is a separate section of the plan entitled 
“Fish Farming and Marine Planning” which includes Policy ED4: Fish Farming and Marine 
Planning and that the planning authority has prepared Supplementary Guidance on 
Marine Fish Farming.  I consider this sufficient recognition of the importance of marine 
fish farming to the local economy. 
 
National Marine Plan Referencing (Scottish Government (028) and Scottish Salmon 
Producers Organisation (036)) 
 
6.   Scotland’s National Marine Plan, 2015, prepared under the Marine Acts, states at 
paragraph 2.18 that: “Most development and use which takes place in the marine 
environment also has an onshore component or implication.  Alignment between marine 
and terrestrial planning is important and should be achieved through consistency of policy 
guidance, plans and decisions”.  The National Marine Plan also states that: “terrestial 
planning authorities are required to give consideration to marine plans when developing 
strategic and local development plans”.  In time, a regional marine plan will be prepared 
for the Outer Hebrides which takes account of local circumstances and smaller 
ecosystem units.   
 
7.   Paragraph 31 of Scottish Government Circular 1/2015 The Relationship Between the 
Statutory Land Use Planning System and Marine Planning and Licensing states that: 
 
“Policy consistency between marine and terrestrial plans will be crucial, particularly for 
those policy areas which have significant implications for both marine and terrestrial 
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environments.  This is likely to include renewable energy; electricity networks; coastal and 
flood defence; fish farming; ports and harbours; public access, tourism and recreation; 
protected sites and species; waste water infrastructure; carbon capture and storage; and 
landscape and seascape.  The vast majority of marine development is likely to have 
implications for the adjacent terrestrial environment.  This could arise from the need for 
access or infrastructure; or more broadly in terms of employment.  Marine and 
development plan policy should address such potential implications and these common 
policy areas”. 
 
8.   It is clear from these references that close alignment is required between the marine 
plan and the local development plan.  To that end, I find the representation from the 
Scottish Government helpful and I therefore recommend the changes suggested by the 
planning authority, as follows: 
 

 Development Strategy – Marine and Shore Environment: clarification that regard 
must be given to the national marine plan as well as any subsequent regional 
marine plan; and 

 Policy DS1 Development Strategy, Marine and Shore Environment and Policy 
ED4: Fish Farming and Marine Planning: wording to emphasise that the planning 
authority will do more than simply have regard to the marine plans. 

 
9.   For the same reason, I also recommend that the relevant policies of the National 
Marine Plan be included as references in the six sections of the proposed plan suggested 
by the Scottish Government, as follows: Water Environment, Coastal Erosion, 
Countryside and Coastal Access, Landscape, Natural Heritage and Archaeology. 
 
10.   A reference to the National Marine Plan alongside other references to national policy 
in the Introduction section of the plan, as recommended by the Scottish Salmon 
Producers Association, would also be appropriate.  I do not find that a further reference 
under the section of the plan entitled Plan Vision and Objectives is necessary, however.  
This section refers only to the two high-order, national planning documents, Scottish 
Planning Policy and the National Planning Framework, of most direct relevance to 
preparation of the local development plan.  The National Marine Plan is important but to 
include it here would also suggest references to strategic documents such as the housing 
strategy, regeneration strategy and national transport strategy.  Such an approach would 
be at odds with the planning authority’s objective to deliver a concise, readable 
document. 
 
Policy cross-referencing (John Muir Trust (022) and Scottish Natural Heritage(029)) 
 
11.   I find the planning authority’s approach to minimising cross-referencing in order to 
present a plan that is easy to read to be commendable.  The plan requires to be 
accessible to a diverse range of users, many of whom will not be familiar with the 
planning system, will not have extensive technical knowledge and may only use the plan 
once.  For these people, the plan should be as simple and straightforward to use as 
possible.  Cross-referencing is likely to hinder rather than help them access the plan, not 
least because comprehensive cross-referencing would add significantly to the complexity 
and length of the plan.  I also consider that cross-referencing comes with a risk.  As it is 
not possible to anticipate fully the policy context in relation to all future proposed 
development, a key policy connection may be missed.   A safer approach is to rely on a 
whole plan assessment, as advocated by the planning authority. 
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12.   In light of this view, I do not consider that specific references to wild land are 
required in Policy ED5: Minerals, EI8: Energy and Heat Resources or Policy EI10: 
Communications Infrastructure.  Policy NBH1: Landscape incorporates a requirement that 
“development proposals should be able to demonstrate no unacceptable adverse impact 
on the character of areas of Wild Land, as identified on the 2010 SNH Maps, and that any 
significant effects on these qualities can be substantially overcome by siting, design or 
other mitigation”.  This applies to proposed minerals, renewable energy, oil and gas and 
communication mast developments, along with all other development.  
 
13.   As it is the planning authority’s intention to refer to Wild Land, as identified on the 
2010 Scottish Natural Heritage Maps, as part of the definition of remote areas in the 
development strategy, rather than make a generic reference to wild land, a minor 
amendment to clarify this is appropriate.   
 
14.   I consider that existing policies, including those relating to the water environment, 
soils, coastal erosion, landscape, natural heritage, trees and woodland, built heritage and 
archaeology, provide sufficient environmental safeguards to address any proposals to 
improve or expand the islands’ path network without the need to supplement Policy EI7: 
Countryside and Coastal Access with policy provisions that appear elsewhere in the plan 
or insert cross-references to those policy provisions.  Furthermore, any expansion of 
Policy EI7 would be at odds with the objective of providing a concise plan.   
 
Biodiversity objectives and value (029 Scottish Natural Heritage (029)) 
 
15.   Through the Nature Conservation (Scotland) Act 2004, the planning authority has a 
statutory duty to further biodiversity in exercising its functions.  Scottish Government 
policy on biodiversity is set out in the Scotland’s Biodiversity It’s in Your Hands, 2004.  
Scottish Natural Heritage has suggested two revisions to Policy DS1: Development 
Strategy better to reflect the authority’s biodiversity duty and government policy.  Both are 
accepted by the authority and, as well-managed open space has the potential to 
contribute to biodiversity objectives, I am of the view that both should be incorporated into 
the plan.  
 
Landscape (John Muir Trust (022) and Scottish Natural Heritage (029)) 
 
16.   Scottish Natural Heritage considers that criterion a) of Policy EI4: Waste 
Management, as proposed, will be open to wide interpretation and debate but has not 
suggested an alternative form of words, other than to recommend consistency with the 
Landscape Institute’s Guidelines for Landscape and Visual Impact Assessments, 2013.  I 
consider that Policy EI4, read with other policies in the plan, including those referred to by 
Scottish Natural Heritage relating to the water environment, soils, landscape, natural 
heritage and trees and woodland, provides a sufficiently robust policy framework to 
address the visual and landscape impact of proposed waste management sites.   
 
17.   The council indicates that it considered adding the Landscape Institute’s guidelines 
as a reference in this section of the plan but felt the cost (£39) was prohibitive.  Any 
proposed waste management facility would be a large investment with a potentially 
significant impact on the environment.  The cost of the guidelines (currently £55, or £42 
as an ebook) is minimal in this context and I think that adding it to the list of waste 
management references in the proposed plan would be reasonable. 
 
18.   For the reason I have given above at paragraph 16 and in the interests of producing 
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a concise and accessible plan, I do not find that cross-referencing within Policy EI4 to 
other policies is necessary or desirable. 
 
19.   Given that Scottish Natural Heritage has yet to publish its finalised guidance on wild 
land areas following the consultation exercise in 2017 and the guidance may, therefore, 
change from the consultative draft, I am not inclined to rely on the draft text as the basis 
of an amendment to Policy NBH1: Landscape.  As the planning authority points out, the 
existing text reflects Scottish Planning Policy 2014 and I find that a reasonable position at 
this juncture. 
 
20.   I do not consider that an addition to Policy EI9: Transport Infrastructure is required to 
ensure that any upgrades to the spinal and inter-island routes make an acceptable impact 
on the landscape.  The policy already requires that development proposals fit with the 
character of the area in terms of Policy DS1: Development Strategy and that proposals 
are accompanied by a landscape plan.  Other policies in the plan provide additional 
safeguards, not least Policy NBH1: Landscape which specifically requires that the 
Western Isles Landscape Character Assessment be taken into account and makes 
specific provision in relation to proposals potentially affecting National Scenic Areas and 
mapped Wild Land. 
 

Reporter’s recommendations: 

 
I recommend that: 
 
1.   The following new final sentence be inserted at paragraph four of the section of the 
plan entitled Outer Hebrides Context: “The islands now have a significant proportion of 
land and population under community land ownership”. 
 
2.   The first sentence of the fifth paragraph of the section of the plan entitled Outer 
Hebrides Context be amended to read: “The Outer Hebrides is part of the Gaelic 
heartland, with a majority of Gaelic speakers, a rich cultural heritage and many 
exceptional archaeological sites and buildings of outstanding architectural and amenity 
value”. 
 
3.   The last sentence of Development Strategy – Marine and Shore Environment be 
amended to read “…consideration of impacts on marine policy objectives in the National 
Marine Plan and any subsequent Regional Marine Plan”. 
 
4.   Sentence one, paragraph three of Policy DS1: Development Strategy – Marine and 
Shore Environment be amended to read: “Development Proposals within the marine and 
shore environment will be assessed in accordance with the National Marine Plan and any 
subsequent statutory regional marine plan…”. 
 
5.   The first sentence of Policy ED4: Fish Farming and Marine Planning be amended to 
read: “The Comhairle will take planning decisions in accordance with the National Marine 
Plan and any subsequent, statutory regional marine plan”. 
 
6.   The following text be added: 
 

 Water Environment – References: “Scotland’s National Marine Plan 2015, policy 
GEN 12”, page 40; 

 Coastal Erosion – References: “Scotland’s National Marine Plan 2015, policy GEN 
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8”, page 43; 

 Countryside and Coastal Access – References: “Scotland’s National Marine Plan, 
policy GEN 15”, page 44; 

 Landscape – References: “Scotland’s National Marine Plan, policy GEN 7”, page 
51; 

 Natural Heritage – References: “Scotland’s National Marine Plan, policy GEN 9”, 
page 52; and 

 Archaeology – References: “Scotland’s Marine Plan, policy GEN 6”, page 59. 
 
7.   The fourth paragraph of the Introduction be amended to read: “…takes account of 
other national policy and legislation, such as the Climate Change (Scotland) Act 2009, 
The Flood Risk Management Act 2009, Scotland’s National Marine Plan 2015; Designing 
Places (2001)…”. 
 
8.   The fourth sentence of Development Strategy – Remote Areas be amended to read: 
“’Remote Areas’ are mapped on the Plan Area Context Map; they include Wild Land 
Areas identified by Scottish Natural Heritage and isolated coastline…”. 
 
9.   Criterion d) of Policy DS1: Development Strategy – Stornoway Core be amended to 
read: “d) protect and retain functional Open Space which actively contributes to local 
amenity, recreation or biodiversity objectives”. 
 
10.   Criterion d) of Policy DS1: Development Strategy – Main Settlements be amended to 
read: “d) The protection and retention of functional Open Space which actively contributes 
to local amenity, recreation or biodiversity objectives”. 
 
11.   The following text be added to Waste Management – References: “Landscape 
Institute’s Guidelines for Landscape and Visual Impact Assessment, 2013”, page 41. 
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Issue 2  Development Strategy  

Development plan 
reference: 

Policy DS1: Development Strategy 
Reporter: 
R W Maslin 

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

 
Royal Society for the Protection of Birds (RSPB) (021) 
Urras Oighreachd Ghabhsainn (Galson Trust) (030) 
Community Land Scotland (024) 
Crofting Commission (025) 
South Harris Community Council (027) 
 

Provision of the 
development plan 
to which the issue 
relates: 

Policy DS1 sets out the spatial strategy for development within the 
Outer Hebrides.  Seven area types have been identified and the 
Policy defines the criteria for development within each category. 

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

 
General 
 
The Royal Society for the Protection of Birds (RSPB) (021) considers that Comhairle nan 
Eilean Siar (CnES) should provide Supplementary Guidance on settlements and what 
constitutes or does not constitute a 'settlement'.  It is not clear whether the 7 area types 
listed in the Development Strategy are separate and mutually exclusive.   
 
The Galson Trust (030) states “structure and content is welcome, offering a useful 
hierarchy of settlements and flexibility for development proposals.”  
 
Stornoway Core 
 
The RSPB (021) states Scottish Planning Policy (SPP) para 219 states the importance of 
green infrastructure to long term environmental performance and climate resilience, and 
seeks a modification to Policy DS1 Stornoway Core (d).  
 
Main settlements 
 
Crofting Commission (025) advises that whilst welcoming the specific reference and 
direction for developments on croft land contained in the main settlements and rural 
settlements sections, they raise the issue that there is different wording relating to access 
provisions in each.  The stipulation in relation to the main settlements is less specific.  
While we have no objection to the term ‘access corridor’ being used, we consider that it 
should specify the same minimum requirements as those specified in the rural settlement 
section. 
 
South Harris Community Council (027) wishes that Leverburgh be included as a main 
settlement as it is a busy port between Lewis/Harris and the Uists and it is the only large 
settlement and port in South Harris. 
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Rural settlements 
 
Community Land Scotland (024) advises that there is a need for provision to be made for 
retiring crofters, who wish to live on or near the croft while the croft is passed on to 
someone else.   
 
Outwith the Settlement 
 
Community Land Scotland (024) advises that there needs to be mention crofters 
potentially developing on common grazing.  
 
Remote Areas  
 
The RSPB (021) requests that the Comhairle considers a modification to expand the main 
policy objective of sustainable development in Remote Areas to include the concept of 
preservation of natural resources.  This would be in keeping with Scottish Planning Policy 
(SPP) paragraph 77. 
 
Community Land Scotland (024) challenges the Remote Area policy which is restrictive 
for development particularly housing although there is special provision for renewables.  
Remote Areas cover the largest land mass within the islands and contain many 
abandoned settlements.  There should be more recognition of the cultural construct of the 
landscape and the policy should allow for the resettlement of previously abandoned 
settlements. 
 

Modifications sought by those submitting representations: 

 
General RSPB (021) 
 

 Provide a Supplementary Guidance on Settlements which will detail what does or 
does not constitute a settlement. 

 Provide clarification on if the seven area types are separate and mutually exclusive. 
 
Stornoway core RSPB (021) 
 
Amend the policy text for Stornoway Core category d) with the underlined word: d) protect 
and retain functional Open Space which actively contributes to local amenity, 
environmental or recreation objectives. 
 
Main Settlements Crofting Commission (025) 
 
The requirement for croft accesses within Main Settlements should be amended to be in 
line with the requirement for croft accesses to be 4m wide within Rural Settlements.  
 
Rural Settlements 
 
Leverburgh to be identified as a Main Settlement, South Harris Community Council (027). 
 
Within Rural Settlements make provision for retiring crofters who wish to live on or near 
the croft, Community Land Scotland (024). 
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Outwith the Settlement 
 
Allow crofters to develop on common grazing, Community Land Scotland (024). 
 
Remote Areas  
 
Include the concept of preservation of natural resources in the Remote Area Category 
RSPB (021). 
 
Recognition of the cultural construct of the landscape and allow for the resettlement of 
abandoned settlements within Remote Areas, Community Land Scotland (024). 
 

Summary of responses (including reasons) by planning authority: 

 
General 
 
Additional Supplementary Guidance (021 and 030) – A definition of what constitutes a 
settlement for planning purposes is provided in the Development Strategy Context on 
page 11 of the Proposed Plan.  This policy has already been amended and extended 
following Plan monitoring and stakeholder feedback.  Given the definition already exists it 
is considered that a Supplementary Guidance on this issue is not appropriate and is 
unnecessary.  This argument is supported by the Galson Trust (030), who considered 
that the hierarchy of settlements, as set out in the Proposed Plan was useful and 
provided flexibility for development proposals.  As a result the Comhairle consider that no 
change to the policy is required with regard to this issue.   
 
Area types (021) – The Context for the Policy, on pages 11 - 13, (Core Document 1) 
identifies and provides a description of the seven area types.  The Comhairle considers 
that the descriptions are clear enough to provide the clarification that each area type is 
separate and mutually exclusive and no change is required. 
 
Stornoway Core (021)  
 
Issue 1 discussed the inclusion of references to biodiversity objectives and the Comhairle 
indicated acceptance of the inclusion of a reference to biodiversity in Policy criteria d).  It 
is considered that the impact on the natural environment and greening of open space 
within Stornoway will be assessed against Policies DP5 Open Space and NBH2 Natural 
Heritage.  To ensure that the plan is concise and succinct the Comhairle has determined 
to minimise cross referencing within the document and each proposal will be assessed 
against the Plan as a whole.  In this instance the Comhairle is therefore minded not to 
make any further changes to this policy. 
 
Main Settlements 
 
Align requirement for Croft Access in Main and Rural Settlements (027) - paragraph 41 of 
the Extract from the Crofting Commission Policy Plan (2015) (Supporting Document 1) 
states “When considering applications, the Commission will wish to ensure that the 
suitable access arrangements are provided for any croft land …Such access must be 
suitable for agricultural or other machinery required for the cultivation and maintenance of 
the croft…”  In Main Settlements, particularly in and around Stornoway, where land is in 
demand for housing, the crofts can be very narrow and if the 4m wide access requirement 
is applied to this category it would result in unviable building plots for most of the crofts.  It 
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is considered that the existing requirement, in this Development Strategy Category, ‘an 
access corridor to the croft should be maintained’ is in keeping with the Crofting 
Commission Policy requirement and therefore the Comhairle does not consider any 
amendment to the Policy in this regard is required.  
 
Leverburgh as a Main Settlement (027) – At the Pre Main Issues stage, consideration 
was given to having Rural Hubs to replace Main Settlements.  It was proposed that these 
hubs would be key settlements which provide a strategic role supporting services and 
facilities, this would have included Leverburgh.  When this was presented at a workshop 
to Members in September 2015, there was no Member support for this new category, 
while there was support for keeping Main Settlements as per the Local Development Plan 
as adopted with the exception of Stornoway.  For this reason, in this regard the Comhairle 
does not consider any amendment to the Policy is required.  
 
Rural Settlements 
 
Provision for retiring crofters within Rural Settlements (025) - The policy allows for 
development of housing within Rural Settlements and it is considered unnecessary to 
specify provision for retiring crofters particularly when within the Outer Hebrides crofters 
do not necessarily give up their home when they retire.  The Comhairle does not have a 
one house per croft policy and there is no requirement to demonstrate to the Comhairle 
that a new house on a croft is for the crofter.  In this regard the Comhairle does not 
consider any amendment to the Policy is required. 
 
Outwith the Settlement (024) 
 
The majority of common grazing is within the area classified as Outwith the Settlement.  
The Policy allows for housing development in this area but subject to the proposal being 
of “high quality in terms of design, scale, siting and material to integrate positively with the 
surrounding landscape and achieve a sympathetic fit…” (page 14-15 Core Document 1).  
The Comhairle considers that as the Policy already allows for development on common 
grazing the Policy does not require any amendments. 
 
Remote Areas 
 
Preservation of natural resources within Remote Areas (021) – The Comhairle considers 
that the protection of landscape and wildlife are dealt with under other policies within the 
Plan.  These are Policies NBH1: Landscape and NBH2: Natural Heritage respectively.  
The Comhairle has made the decision that proposals will be assessed against the whole 
plan to ensure that the plan is concise and succinct, as discussed previously to avoid 
unnecessary repetition.  Therefore the Comhairle consider that no further action is 
required in this regard. 
 
Development within Remote Areas (024) – The majority of the abandoned settlements 
within Remote Areas are on the coast and are only accessible by sea or by foot, via 
rough tracks, and while idealistically these settlements may be worthy of redevelopment, 
they are not served by electricity or water supply and the remaining buildings are 
generally ruinous.  In addition to this substantial residential development is not compatible 
close to Areas of Wild Land (as defined by SNH) and most of the development types 
which are supported by this category within the Policy.  It is for these reasons that the 
Comhairle considers that no amendment is required to the Policy in this regard.    
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Recognition of the cultural construct within Remote Areas (024) - The importance of the 
cultural resources is referenced in the Context for Remote Areas and the Plan underpins 
and recognises the local cultural context.  The Comhairle has decided to minimise policy 
cross referencing and duplication of policy across the plan and that each proposal will be 
assessed against the whole Plan.  This will result in the Plan being more succinct and 
concise.  As a result the impact of any proposal on the cultural heritage will be assessed 
against the relevant policy in the Natural and Built Heritage and Vision and Objectives 
sections of the Plan.  In this regard the Comhairle is not minded to change the Policy. 
 

Reporter’s conclusions: 

 
General - identification of settlements (RSPB (021), Galson Trust (030)) 
 
1.   I note that main settlements are identified by name (page 11).  Rural settlements are 
not identified by name but are defined by function (page 12).  Their main function is to 
“serve local needs through provision of a range of local services including schools, 
community halls, small shops and post offices”.  Inclusion in the proposed plan of a list of 
all settlements that meet this definition would perhaps have been the ideal, as it would 
have removed any uncertainty as to what is or is not a rural settlement.  I also note that 
there are over 280 settlements (proposed plan, page 8, first paragraph). 
 
2.   I find that the definition of what is a settlement is adequately detailed.  It is likely that 
users of the plan will be able to determine with reasonable certainty what is and what is 
not a rural settlement.  This approach also accommodates the effect of changes in 
service provision.  A locality that initially met the definition might, as a result of services 
closing down, no longer meet the definition.  Conversely, a locality that initially did not 
meet the definition might, as a result of the establishment of new services, become 
recognised as a rural settlement. 
 
3.   My conclusion is that the proposed plan need not be altered. 
 
General - area types (RSPB (021)) 
 
4.   The proposed plan (page 11) says that seven area types have been identified.  “Each 
of these has different characteristics and capacity for accommodating development”.  
From this, I find that it is clear that the areas are separate and mutually exclusive.  There 
is no need for the clarification sought in the representation. 
 
Stornoway Core - open space (RSPB 021)) 
 
5.   It is submitted that “environmental” should be added to the objectives in policy DS1, 
Stornoway Core, (d).  In Issue 1, it is recommended that “biodiversity” be added to this 
part of the policy.  I find that this adequately addresses the representation. 
 
Main Settlements - maintaining access (Crofting Commission (025)) 
 
6.   In view of the Crofting Commission policy, as quoted by the planning authority, and 
the existence of very narrow crofts, I find that the access requirement in Policy DS1, Main 
Settlements (e) is adequate.  There is nothing in this part of the policy that would preclude 
requiring an access corridor with a width of four metres, if such provision were both 
desirable and possible.  I conclude that the proposed plan need not be altered. 
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Main Settlements – Leverburgh (South Harris Community Council (027)) 
 
7.   In response to a request for further information (FIR 02), the planning authority has 
expanded on its response to the representation from South Harris Community Council. 
 
8.   A definition of what constitutes a main settlement is given on page 11 of the proposed 
plan.  It includes key ports of entry, and rural service centres providing employment 
infrastructure and public transport hubs. 
 
9.   From the submissions, I find that Leverburgh has an important role as a local port of 
entry for journeys between Harris and North Uist.  On the other hand, evidence does not 
demonstrate that it functions as a key port of entry with regular sailings to and from 
destinations outwith the Western Isles.  Nor does evidence demonstrate that Leverburgh 
is a significant rural service centre with employment infrastructure and a public transport 
hub. 
 
10.   The representation makes a clear case for new development at Leverburgh.  
However, the definition of what is a main settlement relates to existing functions.  I find 
that evidence does not demonstrate that, at present, Leverburgh has a range of functions 
that would qualify it for designation as a main settlement. 
 
11.   The planning authority says that, compared to the existing 2012 local development 
plan, the proposed plan has less emphasis on directing development to main settlements 
and is more supportive of development opportunities in rural settlements.  I find that the 
rural settlements policy on page 14 of the proposed plan offers support for new 
development in rural settlements.  This support is to meet sustainable growth for 
specifically local needs.  Nevertheless, I find nothing in the policy as a whole to suggest 
that inappropriate priority would be given to main settlements, to the disadvantage of rural 
settlements. 
 
12.   I note that, on page 69 of the proposed plan, Leverburgh is identified as a location 
for environmental improvements. 
 
13.   My conclusion from all the foregoing considerations is that it would not be 
appropriate to designate Leverburgh as a main settlement. 
 
Rural Settlements - retiring crofters (Community Land Scotland (024)) 
 
14.   The representation says that it must be legitimate for a crofter, on retirement, to be 
able to remain living on or near the croft.  The representation does not identify any 
proposed policy that would prevent this from happening.  The planning authority’s 
response indicates that the proposed plan would not prevent a retired crofter from 
continuing to live on his or her croft or from obtaining permission for a new house in the 
nearest rural settlement. 
 
15.   I note that policy DS1 says that the principal policy objective for rural settlements is 
“to accommodate development to meet sustainable growth for local needs, particularly for 
residential …..”  Even outwith settlements, new houses are not ruled out.  From this and 
from the submissions, I find that the proposed plan gives adequate scope for crofters to 
remain on or near their croft after they have retired.  There is no need to alter the 
proposed plan. 
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Outwith Settlement - development on common grazings (Community Land Scotland 
(024)) 
 
16.   The representation seeks some acknowledgement of “the development potential by 
crofters of common grazings”.  The representation does not specify any particular kind of 
development.  The planning authority says that the majority of common grazings are 
within the area classified as Outwith Settlement. 
 
17.   I note that policy DS1 supports appropriate development in Outwith Settlement 
areas.  The policy refers to resource-based activity, non-residential uses, houses and 
huts.  I find that this gives adequate scope for the possibility of development on common 
grazings.  The proposed plan need not be altered. 
 
Remote Areas - cross-reference (RSPB (021)) 
 
18.   The proposed plan (page 12) says that Remote Areas are mapped on the Plan Area 
Context Map.  A representation from the Royal Society for the Protection of Birds says 
that this does not appear to be correct. 
 
19.   In response to a further information request (FIR 02), the planning authority says 
that the representation has been addressed as a minor, non-notifiable modification.  The 
Royal Society for the Protection of Birds says that this is acceptable to it. 
 
20.   I agree that the proposed plan should be altered in the way described by the 
planning authority and that there is no need for me to make a formal recommendation 
with regard to the representation. 
 
Remote Areas - preservation of natural resources (RSPB (021)) 
 
21.   The representation seeks an alteration to the opening sentence of the Remote Areas 
section of policy DS1 (page 15 of the proposed plan).  The proposed alteration is the 
insertion of two words so that the sentence would then read (insertion underlined):  “The 
principal policy objective is to support the preservation and sustainable development of 
natural resources and manage change in the landscape to maintain and enhance 
distinctive character landscapes.”   
 
22.   I note that the purpose of the development strategy is to guide development (first 
sentence on page 11 of the proposed plan).  This is reflected in the wording of policy 
DS1, in which most sections, including Remote Areas, begin with a statement as to what 
kind of development will be supported. 
 
23.   Text on page 6 of the proposed plan says that proposals should accord with all 
policies that are relevant to it.  “Compliance with one particular policy will not mean that a 
proposal is acceptable in terms of being in accordance with the Plan as a whole.” 
 
24.   I note that policies NBH1 and NBH2 contain requirements that seek to avoid 
unacceptable impact on landscape and natural heritage.   
 
25.   From the foregoing, I find that policies NBH12 and NBH2 address the concern in the 
representation and the requirements of paragraph 77 of Scottish Planning Policy.  There 
is no need to alter the proposed plan. 
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Remote Areas – repopulation (Community Land Scotland (024)) 
 
26.   The representation says that the Remote Areas policy is the most restrictive for 
development.  It fails to recognise that the land is desolate and forlorn when compared to 
a time when it was once populated.  Policy should allow for the possibility that abandoned 
settlements might once again be settled.  The existence of former settlements should be 
a consideration when considering development proposals in remote areas. 
 
27.   I note from the planning authority’s response that locations of former settlements 
generally lack water supply, electricity and adequate access. 
 
28.   I find that the representation does not demonstrate that there is a demand for 
residential development at previously-occupied locations in remote areas.  I find that 
residential development in remote areas is not likely to be sustainable in that it would 
involve lengthy and difficult journeys from home to facilities such as shops, schools, 
places of work and health care.  I note that one of the challenges is how to sustain 
population levels (proposed plan, page 8, second paragraph).  I am not convinced that 
the suggested change to the remote areas policy would make any significant contribution 
to sustaining population levels. 
 
29.   My conclusion is that the proposed plan need not be altered. 
 

Reporter’s recommendations: 

 
No modifications. 
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Issue 3  Placemaking and Design  

Development plan 
reference: 

Policies: DP1: Design and Placemaking, 
DP2: Car Parking and Roads Layout, 
DP4: Zero and Low Carbon Buildings, and 
DP5: Open Space 

Reporter: 
Steve Field 

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

 
Kate Dawson (001) 

Bòrd Na Gàidhlig (037) 

Royal Society for the Protection of Birds (RSPB) (021) 
Community Land Scotland (024) 
Scottish Government (028) 
Tighean Innse Gall (034) 
sportscotland (009) 
Scottish Natural Heritage (SNH) (029) 
 

Provision of the 
development plan to 
which the issue 
relates: 

Policy DP1: details requirements for siting, design, amenity space, 
topography, neighbour amenity.  The policy also addresses public 
realm features and artwork, alterations and extensions, 
agricultural buildings and design tools.  
Policy DP2 sets out the parking standards which new 
development will be assessed against and new vehicular access 
criteria.   
Policy DP4 requires that developers demonstrate that Zero and 
Low Carbon technology is used to contribute to the carbon dioxide 
reduction targets.  
Policy DP5 safeguards existing functional open space and 
existing out door facilities.  

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

 
Design and Placemaking 
 
Kate Dawson (001) states there is a need to take account of the issues associated with an 
aging population including fragility, dementia, falls poor mobility etc.  This needs to be 
addressed in policies including siting design, car parking railing ramps safe crossing points.  
High quality open space should consider rails, seating and disabled access.  
 

Bòrd Na Gàidhlig (037) recommends that PD1 Design and Placemaking is expanded to 

include the local cultural environment including Gaelic, and Gaelic be considered as part of 
the design principles from the start. 
 
RSPB (021) considers that in accordance with Scottish Planning Policy (SPP) paragraph 
55, Policy DP1 should make specific reference to the ‘six qualities of successful places’ 
(SPP paragraphs 41-46), although we note that these qualities are already listed in 
Appendix 2. In particular, as a modification an extra criterion of “resource efficiency” should 
be added to the policy, with reference to the points set out in paragraph 45 of SPP. 
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Car Parking and Roads Layout 
 
Kate Dawson (001) is pleased to see mention of cycle racks on page 17 and requests that 
perhaps cycling could be mentioned on page 16 when discussing the context, including the 
need to promote and support reduction in carbon-based fuels.  She doesn’t remember 
seeing this, but asked is there a commitment to electrically powered vehicles to mirror the 
good work being done with power generation? 
 
Community Land Scotland (024) states more generally, there are policies for roads at 
developments, all of which one might think are over-specified and the Comhairle might give 
itself some more discretion by having an 'exceptional circumstances' clause where they 
can depart from the specifications when circumstances warrant this. 
 
Scottish Government (028) recommends that under 'New Development will be assessed 
against all of the following: d) Provision for electric vehicle charging points should be 
considered and provided where appropriate.’ 
 
Tighean Innse Gall (034) states relaxation of the parking requirements in urban brownfield 
sites within the conservation area is essential to unlock such sites, making them financially 
viable. 
 
Zero and Low Carbon Buildings 
 
Scottish Government (028) states Policy DP4 Zero and Low Carbon Buildings should 
specify at least one increase in the proportion of emissions to be saved. 
 
Open Space 
 
Kate Dawson (001) states the discussion on open spaces is generally supportive, in that 
facilities are protected.  Would it be possible to be clearer and more specific about the 
facilities audit?  As in ‘by when’ and ‘what is included’. 
 
sportscotland (009) is supportive of policy DP5 Open Space however  the title should 
change to "Open Space and Outdoor Sports Facilities" to increase transparency.  
sportscotland offers of assistance in the preparation of the Sports Facilities Audit and 
seeks an update on progress. 
 
Scottish Government (028) states to comply with SPP it is recommended that additional 
wording be inserted into the Plan to encourage temporary greening.  The Scottish 
Government also recommends that additional wording be inserted into the plan to 
encourage opportunities for a range of community growing spaces.  The Proposed Plan, 
whilst making reference to allotments, does not refer to community growing, which includes 
community gardens, community orchards, community market gardens and community 
farms.  
 
SNH (029) and RSPB (021) would like to have recognition of the biodiversity value in open 
spaces and that the wording should be amended to reflect this.  This would also reflect the 
Council’s biodiversity duty.  
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Modifications sought by those submitting representations: 

 
Design and Placemaking 
 
The policies contained within Placemaking and Design need to take account of the issues 
associated with an aging population, Kate Dawson (001). 
 
High quality open space should consider rails, seating, disabled access, Kate Dawson 
(001).  
 
Expansion of policy PD1 Design and Placemaking to include the local cultural environment 
including Gaelic and Gaelic be considered as part of the design principles from the start, 

Bòrd Na Gàidhlig (037). 

 
Specific reference to the ‘six qualities of successful places’ should be made in Policy DP1: 
Design and Placemaking, RSPB (021). 
 
Modify the policy to include the extra criterion of ‘resource efficiency’ with reference to the 
points set out in paragraph 45 of SPP, RSPB (021). 
 
Car Parking and Roads Layout 
 
Kate Dawson (001) – would like cycling and support for reduction in carbon-based fuels in 
the context to be mentioned in the context on page 16 and a commitment to electrically 
powered vehicles.  

Scottish Government (028) - Policy DP2: The following be added under ‘New Development 
will be assessed against all of the following’: “d) Provision for electric vehicle charging 
points should be considered and provided where appropriate.” Reason for change This 
would supplement Policy EI 9: Transport Infrastructure within the Proposed Plan which 
gives support for electric vehicle charging points but has no real requirement for this to be 
considered and/or provided, where appropriate, as is required in SPP paragraph 289. 
Consideration should be given to how proposed development will contribute to fulfilling the 
objectives of Switched on Scotland – A Roadmap to Widespread Adoption of Plug-in 
Vehicles.  

Relaxation of the parking requirements for urban brownfield sites, development within 
Conservation Areas and to have an ‘exceptional circumstances clause which will allow 
discretion in certain circumstances, Community Land Scotland (024) and Tighean Innse 
Gall (034). 

Zero and Low Carbon Buildings 
 
Policy DP4 should specify at least one increase in the proportion of emissions to be saved. 
Reason for Change: Whilst the proposed policy sets out a proportion of emissions to be 
saved and a requirement that the savings should be achieved through the use of 
generating technology (rather than efficiency measures), it does not specify at least one 
increase in the proportion of emissions to be saved. Therefore we do not consider that the 
current approach accords with Section 3F of the Town and Country Planning (Scotland) 
Act 1997, Scottish Government (028). 
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Open Space 
 
Kate Dawson (001) would like the information on the facilities audit to be clearer and 
include information about when this will be done and what will be included.   
 
Amend the title to say “Open Space and Outdoor Sports Facilities”, sportscotland (009).   
 
Scottish Government (028) recommends the following wording should be added to DP5: 
Open Space to comply with the SPP “Temporary greening can be an appropriate way to 
create safe and attractive places until development comes on stream. The Council will 
support the use of temporary greening of land awaiting development, where appropriate. 
Consideration will be given to whether greening of a site could bring about a positive 
impact to the local environment and overall amenity of the area, without prejudicing the 
effectiveness and viability of the site, if it is allocated for development in the longer term.” 
 
Scottish Government (028) recommends that additional wording be inserted into the plan 
to encourage opportunities for a range of community growing spaces which includes 
community gardens, community orchards, community market gardens and community 
farms.  
 
SNH (029) Recommends that recognition of the biodiversity value of open spaces is 
included in the policy, by rewording the end of the first paragraph to read “…offers 
comparable amenity, size, accessibility, biodiversity and quality benefits.” 
 
RSPB (021) seeks a modification that the first paragraph of DP5 is amended so that the 
last part reads “...comparable amenity, size, accessibility, nature conservation and quality 
benefits”. 
 

Summary of responses (including reasons) by planning authority: 

 
Design and Placemaking 
 
Issues associated with aging population and poor mobility (001) – It is acknowledged that 
this issue is important, particularly with the islands experiencing an aging population.  This 
issue is currently addressed for through Sections 3 and 4 Building Standards Regulations 
and the Technical Handbook (https://beta.gov.scot/policies/building-standards/monitoring-
improving-building-regulations/ ).  For domestic properties new dwellings are required to 
have an accessible entrance, including a ramp where necessary, from the parking area to 
the entrance; and a principle living level, which includes an enhanced apartment (a room 
which can be used as a bedroom, if necessary), kitchen and bathroom all of which needs 
to be accessible.  The regulations also address corridor and door widths within the 
property.  The aim of the regulations is to ensure that houses provide for changing needs 
and lifetime homes.  Non-domestic properties are required to comply with BS8300 which 
addresses access and sanitary provision.  As the issue of mobility is extensively covered 
by the Building Regulations it is considered to be unnecessary to duplicate the 
requirements in the Local Development Plan.  With regard to the request that high quality 
open space should consider rails, seating and disabled access Policy DP5: Open Space 
already requires that “Provision of new or enhanced open space… shall be supported 
provided they … promote safety, accessibility and connectivity” (page 25 Core Document 
1). In this regard the Comhairle considers that no amendment to the Plan is required. 
 
Consideration of Gaelic as part of design principles (037) – The plan underpins and 

https://beta.gov.scot/policies/building-standards/monitoring-improving-building-regulations/
https://beta.gov.scot/policies/building-standards/monitoring-improving-building-regulations/
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recognises the local cultural context, which includes the promotion of Gaelic, however, as 
this is a land use document, the Comhairle is not minded to change the Policy. 
 
Reference to ‘six qualities of successful places’ (021) – The six qualities are referenced in 
the context to the policy and will be taken into account during the determination of 
applications.  This is compliant with paragraph 55 of the SSP which requires the six 
qualities of successful places to be referenced in Local Development Plans.  While these 
six qualities are relevant to the rural context of the islands, it is considered that by their 
nature not every quality will be relevant to every application and the decision was taken to 
put the reference into the context and provide additional detail of the qualities in an 
Appendix to the Plan.  However, aspects of the six qualities are addressed within the 
criteria of Policy DP1 Design and Placemaking.  The Comhairle considers that no further 
amendment to the Policy is required with regard to this issue. 
 
Extra criterion “resource efficiency” (021) – This criteria is one of the six qualities of a 
successful place.  The Comhairle considers that certain aspects of “resource efficiency” 
are already present within the policy while other aspects, for example, climate change, 
flooding and zero and low carbon technologies are assessed through other policies 
contained in the Plan.  As the Comhairle has determined to reduce cross referencing in 
order to ensure that the Plan is concise and succinct no change is required to this Policy. 
 
Car Parking and Roads Layout 
 
Provision for electric cars (001 and 028) – The Comhairle has made provision for electric 
cars in Policy EI 9: Transport Infrastructure on page 47 where the Policy States “The 
Comhairle will support the provision of electric car charging points in new development 
(subject to appropriate design and layout)”.  During the preparation of the Proposed Plan it 
was considered that the provision of charging points related more to infrastructure than car 
parking.  Given the island context and the nature of new development on the islands it was 
concluded that support for charging points rather than stipulating when the points had to be 
provided was more appropriate.  In this instance the Comhairle would be willing to accept 
the above wording as point d) in Policy DP2: Car Parking and Roads Layout as it is 
acknowledged that after further consideration the issue is relevant to both Policies.  
 
Relaxation of parking standards (024 and 034) – The proposed policy already sets criteria 
for circumstances when relaxation of the parking standards may be considered, including 
in Conservation Areas.  The policy also requires a justification from the developer when the 
requirements cannot be met.  The Comhairle considers that there is no requirement to 
amend the policy in this regard. 
 
Reference to cycling, and promotion and support for reduction in carbon-based fuels in the 
context (001) – It is acknowledged that cycling in addition to supporting a reduction in 
pollution and carbon footprint, also reduces the number of cars on the road and contributes 
to a safer environment.  The Comhairle will therefore accept the amendment to the first 
sentence in the third paragraph in the context if the Reporter is minded (new text in bold) 
to: “This policy aims to achieve adequate car parking and cycle storage provision and 
roads layout.” 
 
It is considered that there is support for reduction in carbon-based fuels through Policy EI 
9: Transport Infrastructure which provides support of electric charging points without the 
necessity to specify this issue directly. Therefore no change to the context is required. 
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Zero and Low Carbon Buildings (028) 
 
The existing Outer Hebrides Local Development Plan 2012 (Core Document 9) requires 
that Low Zero Carbon Generating Technology (LZCGT) is installed in all new buildings 
(with specified exemptions).  However, the calculation of the percentage of carbon savings 
through the installation of this technology has not been requested and as a result the 
Comhairle does not know the average savings made.  Due to the increased cost of 
constructing new buildings within the Outer Hebrides the Comhairle considers that the 15% 
saving through the use of LZCGT as requested in the Proposed Plan (Core Document 1) is 
reasonable.  While the Comhairle accepts the Scottish Government’s request for at least 
one increase in the percentage of savings made, the Comhairle would resist specifying an 
exact figure until the average percentage of carbon savings made through LZCGT is 
known.  Therefore the Comhairle will be willing to accept the additional wording “this figure 
will be reviewed in 2021” at the end of the first paragraph of this policy. 
 
Open Space 
 
Open Space Facilities Audit (001) – It is not the Planning Service who will be carrying out 
the audit but the Sport and Health Unit of the Comhairle.  As stated in the context it is an 
aspiration to carry out this audit and there is currently no time frame in place for the work to 
be carried out.  For this reason the content of the audit is also unknown.  The Comhairle 
considers that no change is required to the Policy context in this regard.  The Comhairle 
will update the relevant representees on the Audit. 
 
Change of Policy Title (009) – It has been suggested that the policy title of DP5 be 
changed to "Open Space and Outdoor Sports Facilities" to increase transparency.  
However, while the policy is promoting provision of open space, it is only safeguarding 
outdoor sports facilities, and it would be misleading to amend the title accordingly. 
Therefore the Comhairle does not consider it appropriate to change the policy title.   
 
Temporary Greening (028) – Due to the development context of the islands the majority of 
development sites within the Outer Hebrides are greenfield sites.  Even within Stornoway 
there are very few brownfield sites and these sites generally do not require to be visually 
improved while awaiting development.  For this reason the Comhairle considers temporary 
greening is not relevant in the development context and no change to the Policy is 
required. 
 
Community Growing Spaces (028) - The Policy refers to open space which includes 
allotments, in the island context allotments are generally areas that the community have 
created for individuals who are interested in growing fruit and vegetables and don’t have 
access to a croft or for communities to grow and sell produce to support local projects.  
These areas can include raised bed areas within polytunnels or in the open air.  The term 
open space is defined in the glossary and includes vegetated land which the Comhairle 
considers would include community growing.  The Comhairle is of the opinion that if the 
definition of open space was opened up within the Policy then further examples would 
have to be given which in turn would make the Policy less succinct. Further the Islands 
have extensive areas of common grazing which could be given over to community growing 
spaces.  Thereforeno change to the Policy is necessary.   
 
Biodiversity (029 and 021) – The Comhairle has determined that each development will be 
assessed against the Plan as a whole and it is not proposed to duplicate issues addressed 
in other policies.  This allows for a succinct and condensed Plan.  The impact of a proposal 
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on biodiversity will be assessed against Policy NBH2: Natural Heritage and the Comhairle 
consider no change to the policy is necessary. 
 

Reporter’s conclusions: 

 
Design and placemaking (Kate Dawson (001), Royal Society for the Protection of Birds 
Scotland (021) and Bòrd Na Gàidhlig (037)) 
 
1.   Section 15(5) of the Town and Country Planning (Scotland) Act 1997 requires that the 
vision statement of the local development plan should include information on the “size, 
composition and distribution of the population of the district” and “any change which the 
planning authority thinks may occur” in relation to this matter.  Kate Dawson makes a 
specific request that the plan should include information on the shrinking and ageing 
population of the Outer Hebrides and the extent to which this is a driver for planning in the 
islands over the next ten years. 
 
2.   This aspect of Dr Dawson’s representation was not addressed in the planning 
authority’s summary of responses other than to say the issue is important and is dealt with 
through the application of Building Standards.  In response to my further information 
request, the authority has highlighted a number references in the plan to population profile.  
These include the challenge of sustaining population levels in the context section of the 
plan and an explanation that the objectives of the plan include an aspiration to retain young 
people, encourage in-migration and create a sustainable population.  There are somewhat 
fewer references to issues for older people that may have land use planning implications. 
 
3.   The authority also points out that the Outer Hebrides Local Development Plan 2 – 
Monitoring Statement (2015) used detailed population indicators to inform the vision and 
objectives of the plan and highlights that the plan has a key part to play in helping to 
deliver the land use elements of the Single Outcome Agreement (2013 - 2023).  This 
document has a strong statistical base and incudes amongst its seven priorities the need 
to support older people.  I appreciate that it is not appropriate to reproduce information 
from these documents in the proposed plan. 
 
4.   I consider that an expansion of the first paragraph of the context section of the plan to 
indicate the size of the population overall, how it is forecast to change over the plan period 
and any specific trends within that overall picture, such as anticipated changes to the 
population of older people, would have been the best way to meet the terms of Section 
15(5) of the Act.  However, with the benefit of the commentary provided by the authority in 
response to the further information request, I find that the references in the plan, coupled 
with cross-referencing to the Monitoring Statement and Single Outcome Agreement are 
sufficient to comply with the Act.  I do not consider that any modifications to the plan are 
required to address Dr Dawson’s representation. 
 
5.   Policy DP1: Design and Placemaking commits the planning authority to the preparation 
of planning briefs for the housing sites identified as development proposals in the plan.  
Policy DP1 also states that a planning brief may direct that a master plan be produced by 
the prospective developer.  Appendix 2 of the plan sets out the minimum requirements of a 
master plan, including details of house scale, style and design, access and circulation and 
open space provision.  Specific requirements will differ from site to site so it would be hard 
to capture all the requirements necessary for all sites in a set of generic guidelines.  On the 
other hand, inclusion of detailed development requirements in the plan would not be 
consistent with the authority’s commitment to produce a concise document.  I am of the 
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view that the proposed planning briefs, with master plans where required, are generally the 
most appropriate place to address any detailed development requirements to 
accommodate use by older people.  However, in response to a specific shortfall in supply, 
it is recommended in Issue 4 of this report that a defined amount of care beds and extra 
care housing provision is made at the Goathill Farm West site in Stornoway.  The authority 
is correct to point out that, additionally, it has detailed control over many of these matters 
as building standards authority.  
 
6.   Policy DP1 also requires that developers prepare design statements for all applications 
outwith settlements, in remote areas and on offshore islands.  Appendix 2 of the plan 
makes clear that design statements should have regard to the Scottish Government’s six 
qualities of a successful place which includes “how people use places differently, for 
example depending on age, gender and degree of personal mobility and providing versatile 
greenspace”.  This provides additional reassurance that these issues will be addressed in 
relation to any proposed sites that may come forward in the qualifying areas.   
 
7.   Specifically in relation to open space provision, Policy DP5: Open Space states that 
new or enhanced open space will only be supported if it is “designed for the purpose and 
sited to promote safety, accessibility and connectivity”.  
 
8.   Drawing these observations together, I conclude that plan policies, along with building 
standards regulations, already take sufficient account of the ageing population of the 
islands and no additions are required better to address this.   
 
9.   I think that Dr Dawson’s point about the accessibility of Stornoway is well argued.  I do 
not think it is reasonable to infer that Stornoway is highly accessible from the islands south 
of the Sound of Harris, given the time and cost of any journey from these islands to the 
main settlement.  Nor is it reasonable to suggest that Stornoway is highly accessible from 
much of Lewis and Harris for residents who are not independently mobile.  I consider it 
would be more accurate to describe Stornoway as enjoying a relatively high level of 
accessibility and, accordingly, have recommended below a change to the relevant text 
under Development Strategy – Stornoway Core. 
 
10.   The representation from Bòrd Na Gàidhlig in relation to Policy DP1: Design and 
Placemaking refers to the Scottish Government’s six qualities of a successful place and to 
the quality of distinctiveness, in particular.  This is defined in Appendix 2 of the plan, in an 
extract from Scottish Planning Policy (SPP), as “development that complements local 
features, for example landscapes, topography, ecology, skylines, spaces and scales, street 
and building forms, and materials to create places with a sense of identity”.  The local 
features referred to in the SPP are all spatial characteristics rather than cultural or heritage 
characteristics.  The local development plan is a spatial, land use plan which is primarily 
about place.  Therefore, I do not consider that it is appropriate to expand Policy DP1 to 
provide a specific reference to Gaelic culture and heritage. 
 
11.   The second paragraph of the Context section which precedes Policy DP1 states that 
“development proposals will be determined taking into account the Scottish Government’s 
six qualities of a successful place”.  Appendix 2 provides an extract from Scottish Planning 
policy (SPP) that defines the aim of each quality of a successful place.  The statement in 
the Context section of the Placemaking and Design section of the plan, quoted above, is a 
policy undertaking and I consider that it would strengthen the link to SPP were a similar 
commitment to be provided in the text of the policy.  I have recommended how this could 
be done below.  This proposed amendment would address both parts of the representation 
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from the Royal Society for the Protection of Birds Scotland. 
 
Car parking and roads layout (Kate Dawson (001), Community Land Scotland (024), 
Scottish Government (028) and Tighean Innse Gall (034))  
 
12.   In order to help promote sustainable transport, paragraph 275 of Scottish Planning 
Policy 2014 (SPP) requires development plans to support the provision of charging points 
for electric vehicles.  Policy EI9: Transport Infrastructure indicates the council’s support for 
this aspect of Scottish Government policy, using a similar form of words to SPP.  The 
representation from the Scottish Government also quotes policy from paragraph 289 of 
SPP but this relates to the development management process.  Policy EI9 could be 
strengthened by the use of a form of words akin to that used in paragraph 289 but I do not 
consider that to be necessary to comply with SPP, nor to address the two representations 
received on this matter.   
 
13.   The planning authority has suggested replicating the wording used in Policy EI9 in 
Policy DP2: Car Parking and Roads Layout.  This is in order to emphasise that, although 
new charging points need not necessarily be located in new car parks, this type of 
provision can make a key contribution to extending charging infrastructure.  I support this 
proposed revision to the plan. 
 
14.   Tighean Innse Gall notes that relaxation of parking requirements in urban brownfield 
sites within conservation areas is essential to make such sites financially viable.  Policy 
DP2: Car Parking and Roads Layout already states that relaxation of parking standards 
may be considered if the development is within a conservation area or entails the 
redevelopment of vacant buildings/brownfield sites, provided that the applicant can justify 
the proposed provision and non-conformity with usual standards.  No change to the plan is 
required to address this representation. 
 
15.   Community Land Scotland seeks a provision for developers to depart from Policy DP2 
as it relates to development roads in exceptional circumstances.  Policy DP2 does indicate 
that the requirement for roads to be built to adoptable standard does not necessarily apply 
to proposals for one or two houses.  Flexibility for this scale of development is reasonable.  
Generally though, it is sensible that new roads are built to adoptable standards.  This is in 
the interests of public safety, accessibility, service provision and long-term maintenance.  I 
would not support a greater degree of latitude.   
 
16.   In order to address the representation from Kate Dawson, the planning authority has 
suggested including a reference to cycle storage in the context section which precedes 
Policy DP2.  This is a reasonable proposal which I support. 
 
17.   Dr Dawson also seeks a reference to promoting and supporting the reduction in 
carbon-based fuels in the Car Parking and Roads Layout section of the plan.  Sustainability 
is a key driver for many plan policies, not just Policy DP2.  The vision statement on page 
10 of the plan states that the planning authority will encourage and facilitate sustainable 
economic growth and ensure that resources are valued and used efficiently and 
sustainably.  In the interests of providing a succinct and readable plan, I consider this over-
arching approach is preferable to adjusting the wording in the Car Parking and Roads 
Layout section of the plan which, in turn, would suggest parallel wording in a number of 
places throughout the plan. 
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Zero and Low Carbon Buildings (Scottish Government (028)) 
 
18.   Section 3F of the Town and Country Planning (Scotland) Act 1997, entitled 
Greenhouse gas emissions policies, requires local development plans to include policies 
requiring development to be designed so as to ensure that all new buildings avoid a 
specified and rising proportion of the projected greenhouse gas emissions from their use.  
Plan Policy DP4: Zero and Low Carbon Buildings requires planning applications for new 
buildings to demonstrate that the carbon dioxide emissions target required by Scottish 
Building Standards has been met with at least 15% of this target being met through the use 
of low or zero carbon technology.  The plan does not specify a rising target because the 
planning authority does not have baseline information on average savings made as a result 
of policy in the existing local development plan.   
 
19.   In these particular circumstances, I do not consider it appropriate to specify one or 
more higher target figures.  Whilst not ideal, the authority’s suggestion that a commitment 
in Policy DP4 to review the 15% target figure in four years seems to be a practical way to 
proceed.  This will allow for appropriate monitoring and the inclusion of a rising target or 
targets in the replacement plan.   
 
Open Space (Kate Dawson (001), sportscotland (009), The Royal Society for the 
Protection of Birds Scotland (021), Scottish Government (028) and Scottish Natural 
Heritage (029)) 
 
20.   Paragraph 226 of Scottish Planning Policy 2014 (SPP) requires local development 
plans to safeguard outdoor sports facilities from development except in four specific 
instances.  Paragraph 4 of plan Policy DP5: Open Space echoes very closely the wording 
used in paragraph 226 and complies with the SPP.  Whilst SPP refers to local facility 
strategies and the preparation of such documents is recognised as good practice by the 
Scottish Government and sportscotland, a sports facility strategy is not an essential 
building block of the local development plan.  In this context, I do not think the plan needs 
to say any more about the planning authority’s aspiration to prepare a Sports Facilities 
Audit than is currently set out in the context paragraph of the Open Space section.  The 
authority’s undertaking to keep Dr Dawson and others informed of progress is a 
reasonable response.  No addition to the plan is necessary. 
 
21.   I consider that sportscotland’s request that Policy DP5: Open Space be retitled to 
read “Open Space and Outdoor Sports Facilities” is helpful.  The planning authority believe 
this would be misleading but, given the SPP requirement to safeguard outdoor sports 
facilities in local development plans and the fact that the fourth paragraph of Policy DP5 
sets out the circumstances when outdoor sports facilities may be developed, I am of the 
view that the recommended retitling provides a better reflection of, and signpost to, 
Scottish Government and planning authority policy.  Given the reference in the context 
paragraph, I also find that it would be helpful to retitle this section of the plan in the same 
way. 
 
22.   Paragraph 229 of SPP says that local development plans should encourage the 
temporary use of unused or underused land as green infrastructure.  This is advocated by 
Scottish Natural Heritage (SNH) in its representation on Policy DP5.  The planning 
authority does not recognise the need for such a provision.  However, I consider this would 
be a worthwhile addition to the plan.  Such a policy may have a role in the environmental 
improvement areas identified in Balivanich, Castlebay and Leverburgh and on sites where 
the opportunity may not be apparent at the present time.  I have recommended below a 
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form of words which draws on the reference referred to in SPP and the wording suggested 
by SNH. 
 
23.   Paragraph 227 of SPP says that local development plans should encourage 
opportunities for a range of community growing spaces.  The first paragraph of Policy DP5, 
which safeguards existing functional open space, read with the definition of “open space” in 
the plan glossary is sufficient to protect existing community growing spaces.  However, 
what the SPP seeks is a policy which promotes new community growing provision.  This 
seems to me to be the point of SNH’s representation.  I consider this should be addressed 
by the addition of a reference to community growing spaces in the third paragraph of Policy 
DP5 which, at present, provides support for new or enhanced open space, including 
allotments.   
 
24.   The authority has a statutory duty to further biodiversity under the Nature 
Conservation (Scotland) Act 2004.  Planning Advice Note 65: Planning and Open  
Space observes that connecting open spaces in a green network can provide enhanced 
benefits for biodiversity (paragraph 1) and states that local authorities should aim to 
maintain and form networks of green and civic spaces which link and create wildlife 
habitats (paragraph 15).  In this context, the adjustment to the first paragraph of Policy DP5 
to include a reference to biodiversity sought by SNH is reasonable.  The planning authority 
is not supportive of such a change on the basis that it would introduce duplication to the 
plan and, in any case, Policy NBH2: Natural Heritage provides a sufficient policy context.  
However, the council has supported similar changes proposed by SNH to Policy DS1: 
Development Strategy (Issue 1 Outer Hebrides Proposed Plan: General) and it would be 
consistent with that approach to add a reference to biodiversity at Policy DP5.   
 

Reporter’s recommendations: 

 
I recommend that: 
 
1.   The first sentence of that section of the plan entitled “Development Strategy – 
Stornoway Core” be amended to read: “Stornoway is the central administrative and 
commercial centre for the Outer Hebrides with a diverse mix of uses and relatively high 
level of accessibility”. 
 
2.   The following text be added to Policy DP1: Design and Placemaking as a new second 
paragraph under the sub-heading “Design Tools; Planning and Design Statements”: “In 
determining planning applications, the Comhairle will take account of the potential impact 
on the Scottish Government’s six qualities of a successful place: Distinctive, Safe and 
Pleasant, Easy to Move Around, Welcoming, Adaptable and Resource Efficient (see 
Appendix 2)”. 
 
3.   A new third paragraph be inserted into Policy DP2: Car Parking and Roads Layout to 
read: “The Comhairle will support the provision of electric car charging points in new 
development (subject to appropriate design and layout)”. 
 
4.   The first sentence of the third paragraph of that section of the plan entitled “Car Parking 
and Roads Layout – Context” be amended to read: “This policy aims to achieve adequate 
car parking and cycle storage provision and roads layout”. 
 
5.   A new final sentence be added to paragraph 1 of Policy DP4: Zero and Low Carbon 
Buildings to read: “This figure will be reviewed in 2021”. 
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6.   That section of the plan headed “Open Space” be retitled as “Open Space and Outdoor 
Sports Facilities”. 
 
7.   Policy DP5: Open Space be retitled as “Policy DP5: Open Space and Outdoor Sports 
Facilities”. 
 
8.   A new fifth paragraph be added to Policy DP5: Open Space (and Outdoor Sports 
Facilities) to read: “The Comhairle will encourage the use of temporary greening of land 
awaiting development, where appropriate.  Consideration will be given to whether greening 
of a site could bring about a positive impact on the amenity of the area without 
compromising any identified future development potential.  In particular, greening which 
provides advance planting to create the landscape framework for any future development 
will be encouraged”. 
 
9.   Paragraph 3 of Policy DP5: Open Space (and Outdoor Sports Facilities) be amended 
to read: “Provision of new or enhanced open spaces, including allotments and community 
growing spaces, shall be supported provided they are attractive, designed for the purpose 
and sited to promote safety, accessibility and connectivity”. 
 
10.   The second sentence of the first paragraph of Policy DP5: Open Space (and Outdoor 
Sports Facilities) be amended to read: “Development proposals…comparable amenity, 
size, accessibility, biodiversity and quality benefits”. 
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Issue 4  Housing Policy  

Development plan 
reference: 

Policy DP3: Housing 
Reporter: 
Stephen Hall 

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

 
Alastair Morrison (007) 
Tighean Innse Gall (034) 
Hebridean Housing Partnership (039) 
Bòrd Na Gàidhlig (037) 
Scottish Government (028) 
 

Provision of the 
development plan 
to which the issue 
relates: 

Policy DP3: Housing 

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

 
Housing – Various General Issues 
 
Alastair Morrison (007) makes a representation for retaining greenfield land and 
developing brownfield sites for development, and notes difficulties in ‘working the land’.  
 
Further, Alastair Morrison (007) notes the need to provide infrastructure (services) for 
families in the proposed housing developments, stating school closures have resulted in 
children having to access smaller school grounds and play areas e.g. Sandwick school; 
and there are no play area or business units at MacKenzie Park housing development. 
Such facilities, along with shops, needs to be provided before more houses are built. 
 
Tighean Innes Gall (034) notes the need to recognise scope for ‘edge of’ and ‘outwith’ 
settlement house sites to enable development. 
 
Hebridean Housing Partnership (039) state that there is a presumption of town centre first 
(and wider town centre) in terms of Stornoway retail and commercial development. 
Consideration should be given to extending this presumption to housing and to the 
development of brown field sites first. Some brown field sites had previously been 
included but do not feature now (HHP do not specify where).  
 
Bòrd Na Gàidhlig (037) notes that in general terms, within the Outer Hebrides, the 
communities with the highest percentages of Gaelic speakers tend to be more rural and, 
typically, the demographic trend of these communities show falling numbers of young 
people.  Retaining and attracting young people to these high percentage Gaelic speaking 
communities is an important aspect of Gaelic language planning and a housing planning 
policy which is aligned with this ambition is essential for the sustainability of Gaelic. 
 
Housing Land Supply and Specialist Housing Provision 
 
Scottish Government (028) state that the Plan should set out the housing supply target 
(HST) for each functional housing market area, based on evidence from the HNDA (i.e. 
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the level of estimated future housing need and demand). Paragraph 112 of SPP identifies 
that Development Plans in rural and island areas should set out the most appropriate 
approach for their area. Scottish Government (028) states however, that the Proposed 
Plan is unclear on the approach as it provides insufficient detail on housing figures.  The 
Plan should set out how a generous supply of land for housing is to be applied to the HST 
to establish the housing land requirement (HLR). The approach taken, in recognition of 
the island community, should be justified within the Plan or supporting documents.  The 
Plan makes reference to the HNDA, but not to any of the figures contained therein. The 
Plan does not contain details of a HST being set, or of any generosity being applied and 
does not set out the HLR.  
 
Scottish Government (028) seeks justification within the Plan for the level of affordable 
housing sought and that this is achievable in the current financial climate. The Plan or 
background information should clearly set out how the need for specialist housing 
provision has been considered, with reference to evidence within the HNDA. Paragraphs 
128/129 of Scottish Planning Policy (SPP) set out how local development plans should 
address affordable housing requirements. Policy DP3 requires a minimum of 25% 
affordable housing on sites of 8 units or more. However, there is no justification for this 
level, which differs from SPP setting this as a maximum. It is not clear how this figure is 
arrived at.  
 

Modifications sought by those submitting representations: 

 
Housing – General Issues 
 
Alastair Morrison (007) notes that there are limited greenfield sites around Stornoway, 
thus development of these sites would be short sighted, and that good arable farmland 
should be retained and brownfield sites developed instead. A balance of green fields 
should be retained. 
 
Alastair Morrison (007) notes the need to provide infrastructure (services implied) for 
families in the proposed housing developments, referring to schools with adequate 
facilities, play areas, business units and shops. 
 
Tighean Innes Gall (034) notes the need to recognise scope for ‘edge of’ and ‘outwith’ 
settlement houses sites to enable development.  
 
Hebridean Housing Partnership (039) seeks that the presumption of town centres first 
(and wider town centre) in terms of Stornoway retail and commercial development should 
be extended to housing and to the development of brown field sites. Some of the brown 
field sites alluded to had previously been included as potential sites but do not feature 
now (they do not detail these sites).  
 
Bòrd Na Gàidhlig (037) notes that retaining and attracting young people to rural high 
percentage Gaelic speaking communities is an important aspect of Gaelic language 
planning and a housing planning policy which is aligned with this ambition is essential for 
the sustainability of Gaelic. 
 
Housing Land Supply and Specialist Housing Provision 
 
Scottish Government (028) state that the Plan should set out the housing supply target 
(HST) for each functional housing market area, based on evidence from the HNDA (the 
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estimated level of future housing need and demand). The Plan should set out how a 
generous supply of land for housing is to be applied to the HST to establish the housing 
land requirement (HLR). The approach taken, in recognition of the island community, 
should be justified within the Plan or supporting documents. Clarity sought on housing 
figures. 
 
Scottish Government (028) seeks justification within the Plan for the level of affordable 
housing sought and that this is achievable in the current financial climate. The Plan or 
background information should clearly set out how the need for specialist housing 
provision has been considered, with reference to evidence within the HNDA. Paragraphs 
128/129 of Scottish Planning Policy (SPP) set out how local development plans should 
address affordable housing requirements. Policy DP3 requires a minimum of 25% 
affordable housing on sites of 8 units or more. However, there is no justification for this 
level, which differs from SPP setting this as a maximum. It is not clear how this figure is 
arrived at.  
 

Summary of responses (including reasons) by planning authority: 

 
Housing – General Issues 
 
Alastair Morrison’s (007) proposal that greenfield sites should be retained and 
development directed to brownfield sites around Stornoway is an issue that has been 
considered in identifying Plan proposal sites, and throughout the Plan preparation 
process. However, a number of the Plan sites are either: current Plan allocations sites; 
have been offered by the landowners for development as they are no longer viable for 
agricultural purposes; or are not currently deployed for other uses, and can contribute to 
the effective housing land supply to meet housing need. Policy DS 1: Development 
Strategy section on Stornoway Core requires any developments to justify development of 
greenfield sites over vacant, brownfield, gap or derelict sites, and Policy DP3 Housing 
promotes redevelopment of land and buildings and use of derelict or gap sites. The policy 
sections on Main Settlements and Rural Settlements have criteria which seek to ensure 
development does not adversely affect the operational use and sustainability of croft land. 
No change to the Plan is proposed in response to this representation. 
 
Alastair Morrison’s (007) representation that services should be considered as part of 
housing developments, is an issue that is constantly considered when determining Plan 
proposal sites. However there are limited sites with the scale of development that 
requires broader service implications or agreements to be applied. The site that Mr 
Morrison refers to, MacKenzie Park, is part of a current Plan proposal site, Melbost Farm 
East, which has largely been developed under statutory Supplementary Guidance (Core 
Document 17) in the form of a Planning Brief. This Brief sets out suggested layouts and 
prescribed minimum areas for recreation, open space and play spaces, which are being 
delivered in the development. Business units are not explicitly sought in this Brief as 
stated by Mr Morrison though a previous non-statutory Brief for the site may have 
suggested this was desirable. However, the adjacent Plan proposal site, Melbost Farm 
West, which is likely to be subject to a Planning Brief if development is progressed, could 
be qualified to consider aspects of support services etc., in the Plan Proposal Site Booklet 
(Core Document 5). This will be addressed as a non-notifiable modification to the 
Proposal Site Booklet. 
 
Tighean Innes Gall (TiG) (034) is a local agency which supports the delivery of affordable 
housing provision and other housing initiatives. TiG’s proposal that housing development 
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be considered on ‘edge of’ and out with’ settlement is an issue that the Proposed Plan 
has already sought to address in response to current Plan monitoring and from 
engagement with stakeholders. Policies DS1 Development Strategy and DP3 Housing 
specifically set out an approach to housing provision in Rural Settlements, Outwith 
Settlement, Remote Areas, and the Rural Housing Market Area, offering more clarity and 
a policy framework than the current adopted Plan provides. The Comhairle in its 
Proposed Plan responds to the desire for housing in these areas and as such does not 
propose to amend the Proposed Plan further. 
 
Hebridean Housing Partnership’s (039) request that housing is promoted in the town 
centre is disputed. In line with Scottish Planning Policy, the Stornoway Core section of 
Policy DS1: Development Strategy does seek to promote a diversity of uses, including 
residential development to facilitate “regeneration, successful place-making and 
infrastructure to support growth”, and requires developments to justify development of 
greenfield sites over vacant, brownfield, gap or derelict sites. Further, Policy DP3: 
Housing promotes housing in the town centre with a generous housing density level set.  
Regarding the sites that HHP refer to having been previously identified, the current Outer 
Hebrides Housing Land Audit 2015 (Supporting Document 2) and the evolving affordable 
housing delivery programme does identify a number of potential housing sites within 
Stornoway core, including brownfield sites. However the lack of effectiveness (i.e. 
unresolved constraints), of some of these sites precluded them being proposed in the 
emerging new Plan which seeks to allocate the more feasible sites for development. The 
Comhairle does not propose to make any amendments to the Proposed Plan in response 
to these comments. 
 
Bòrd Na Gàidhlig (037). The Comhairle very much recognises the changing 
demographics in the Islands and specifically the imbalance of younger people within all 
communities. It is the function of Policy DS1: Development Strategy to set out the spatial 
strategy and prospective areas for growth, with Policy DP3: Housing set out appropriate 
density, and enabling housing development throughout the Islands. As set out in the Plan 
Vision and Objectives it is an aim of the Plan to “ … help build confident and resilient 
communities, the plan will provide planning policy that delivers long term benefits to the 
communities of the Outer Hebrides…”. This Vision section also aligns the Plan with the 
Outer Hebrides Community Planning Partnership’s Single Outcome Agreement priority for 
“… a better start for young people”. However this is a landuse plan and in this regard the 
Comhairle is not minded to change the Plan. 
 
Housing Land Supply and Specialist Housing Provision 
 
The Comhairle acknowledges that the Plan has not specifically cited the anticipated 
housing land supply and housing land requirement figures. However given the very 
generous housing land supply identified in the Plan proposal sites (total of 612 (min) -762 
(max) units, Proposal Sites Map Booklet, Core Document 5), relatively slow rate of 
development, small number of developments of scale, and low housing needs figures 
there is limited need to actually manage housing land supply in the Outer Hebrides, in a 
systematic way. Further, the housing land supply is overseen by a limited number of local 
housing stakeholders, largely from the public sector (including the Comhairle), with very 
limited private sector participation in housing development and delivery, certainly with 
regards to affordable housing provision. There are no volume house builders or 
speculative developments. Private sector housing units are almost entirely delivered by 
individual self-build developments on windfall sites (around 70% of all housing) for which 
the Development Plan can give direction on through the underpinning Development 
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Strategy policy (Policy DS 1) and other relevant Plan policies e.g. Design and 
Placemaking. 
 
Whilst preparation of the Plan has largely been concurrent with that of the emerging draft 
Local Housing Strategy 2017 - 22 (LHS) (Supporting Document 3) and its associated 
elements i.e. the draft Housing Need and Demand Assessment (HNDA) (Supporting 
Document 4), the LHS had slipped in the later stages and thus the draft HNDA 
(Supporting Document 4) figures had not been wholly concluded for publication when the 
Proposed Plan was issued. However these draft HNDA figures (Supporting Document 4) 
have now been modelled and appropriate scenarios agreed with Scottish Government 
allowing for their inclusion in the Plan. This identifies a housing requirement of 70 units 
per annum across all tenures, with 27 affordable units sought within that. Again, the 
relatively low figure of 27 affordable units per annum is largely due to the projected 
decline in population and the subsequent long term decrease in Household formation. 
(For comparison the previous 2011 HNDA (pages 105, 113, Supporting Document 5) 
estimated 36 units per annum for affordable provision). This situation is widely 
acknowledged and understood by housing stakeholders, and so the Housing Supply 
Target has been developed with population retention and growth as a key consideration. 
The HNDA projections indicate a requirement for 350 homes of all tenures, across the 
Outer Hebrides for the period 2016 to 2020, with a further 290 for the period 2021 to 
2025. The baseline requirements for the 10 year period is therefore 640 across all 
tenures for the Outer Hebrides as a whole. No disruption to the delivery of housing is 
anticipated from these figures not having being included at the consultative Proposed 
Plan stage.  
 
The policy and context to Policy DS 3: Housing, the text supporting the list of Plan 
Proposal Sites on pages 69 and 70 of the Proposed Plan (Core Document 1), and the 
Housing Land Audit 2015 (Supporting Document 2) do aim to set out the context to the 
supply of land, the reality of delivering housing across all tenures in the Outer Hebrides, 
and the distinct nature of development, and housing market areas which do not operate 
conventionally. 
 
The Plan does safeguard a number of critical housing proposal sites in both the 
Stornoway and Rural housing market areas (HMAs). However, as acknowledged in 
Scottish Planning Policy there is discretion over how HMAs function in rural and islands 
communities. As outlined above the slow and limited development context means that 
neither of the HMAs in the Outer Hebrides functions conventionally.  
 
The identified Plan proposal sites have a capacity for at least 612 housing units 
calculated for the average density (Stornoway and main settlements have a permissible 
density range of 15 - 20 units per hectare), plus a 150 further units given the upper 
density level, which is a generous housing land supply. The Proposed Plan despite 
having a reduced number of housing sites compared to previous Plans has still allocated 
a number of Plan proposal sites to provide a generous supply of land to meet anticipated 
housing need and the Housing Supply Target. The identified sites have capacity for 612 – 
762 unit numbers of affordable housing units, as set out in LDP Proposed Plan Proposal 
Sites Booklet 2017 (Core Document 5), to meet the Housing Supply Target of 35 
affordable units per annum set out further on in this Schedule. These figures would be 
augmented further if a site proposed at the Main Issues Report stage, at Stoneyfield were 
relisted in the Proposed Plan, as set out on Issue 13. 
 
Reflecting the fact that all affordable housing is directed and delivered by the public 
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sector led housing market partnership through the evolving Strategic Housing Investment 
Plan (SHIP) and given the dormant private sector land supply, Policy DS 3 Housing and 
the effective land supply would be strengthened by permitting sites identified in the 
Strategic Housing Investment Plan. 
 
Regarding the percentage of units for affordable provision cited, this reflects the reality of 
all developments of multiple units being for affordable housing and there being no 
speculative/private tenure volume housing building being developed. Setting 25% of units 
affordable as a maximum would not be deliverable and would constrain any development 
of 8 or more units. 
 
The concurrent draft Local Housing Strategy (Supporting Document 3) will set out a 
Housing Supply Target based around a number of considerations including: 

 Economic factors; 

 Capacity of the local construction industry; 

 Land supply; 

 Availability of resources; 

 Pace of development; 

 Recent development levels; 

 Policy direction (Population Retention/Growth and Our Islands Our Future). 
 
The key issues table in the introductory section of the draft HNDA (Supporting Document 
4) sets out specialist housing needs and this is included within the identified housing 
requirements figures as modelled in the HNDA process. Chapter 6 of the draft Local 
Housing Strategy 2017 - 22 (Supporting Document 3)  considers specialist housing needs 
further, reflective of the specific islands demographics – an aging population in particular, 
and acknowledges that there is no need for specialist provision for Traveller communities, 
for example. 
 
Given the progression of the HNDA and the draft Local Housing Strategy 2017 -22, and if 
the Reporter we so minded the Comhairle would propose that the Plan can now identify in 
the context section of Policy DP3: Housing, the housing need figure of 70 units per 
annum for all tenures for the period between 2017 and 2022, with 27 units for affordable 
provision. The Housing Supply Target to meet this affordable housing need and support 
policy requirements has been set at 92 units per annum (including 35 affordable units) 
and this too will be detailed in the context to policy DS3: Housing. 
 
In recognition of the issues raised in this representation, the distinct progression of 
potential housing sites in the Outer Hebrides, and the role of the public sector led 
strategic housing investment plan in delivering developments, if the Reporter were so 
minded the Comhairle would accept the addition of the following to paragraph 2 of Policy 
DP 3: Housing: 
 “or; any site agreed in the Strategic Housing Investment Plan (SHIP).” 
 

Reporter’s conclusions: 

 
Greenfield/Brownfield Land (Alastair Morrison (007) and Hebridean Housing Partnership 
(039)) 
 
1.   I agree that, other things being equal, the development of brownfield land is 
preferable to greenfield land, and that good quality agricultural land is a precious resource 
that should not be developed unnecessarily.  Paragraph 40 of Scottish Planning Policy 
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states that the re-use or redevelopment of brownfield land should be considered before 
new development takes place on greenfield sites.  Paragraph 80 states that development 
on locally important agricultural land should not be permitted unless it is essential.  
 
2.   Regarding the Proposed Plan’s treatment of land in and around Stornoway, I note that 
Policy DS1 contains provisions protecting functional open space and requiring a 
justification for the development of greenfield land in the core area.  Elsewhere, in rural 
settlements development is required to avoid adversely affecting the operational use and 
sustainability of crofts, and minimise the loss of productive croft land.  Outwith 
settlements, non-residential uses on greenfield sites are required to demonstrate a clearly 
justified need, and affordable housing proposals are required to provide evidence why 
sites in settlements are unsuitable.  Development in remote areas is to be limited.  Policy 
DP3 promotes the use of derelict or gap sites for housing.  As regards the proposed 
housing allocations, I note that several of the larger sites around Stornoway, including 
those at Melbost Farm and Goathill Farm are rolled forward from the existing adopted 
plan.   
 
3.   The town centre first policy promoted at paragraph 60 of Scottish Planning Policy 
refers to uses which attract significant numbers of people such as retail and commercial 
leisure, offices, community and cultural facilities.  Housing has a role to play, as part of a 
diverse mix of uses, and Policies DS1 and DP3 of the Proposed Plan allow for such 
development to take place.  Policy DP3 requires new housing in this area to achieve at 
least a minimum 25 units/hectare density level.  But in the context of the Outer Hebrides I 
consider it could be counter-productive to actively divert an excessively high proportion of 
new residential development into Stornoway, when it may be that outlying more fragile 
communities would benefit more from new housing being built. 
 
4.   For these reasons I conclude that the balance drawn by the plan between greenfield 
and brownfield development, and between Stornoway and other parts of the plan area, is 
appropriate, and that the plan gives a suitable level of protection to open space and 
valuable agricultural land.  The suitability of individual sites for development is considered 
elsewhere in this report. 
 
The Rural Housing Market Area (Mrs JM Imrie 031) 
 
5.   Although not listed by the planning authority above, I note that representation 031 
from Mrs JM Imrie objects to the terminology of a Rural Housing Market Area in Policy 
DP3, and the support given by the policy to appropriately located housing development 
here.  I agree at paragraph 27 below that it was not appropriate to use the Rural Housing 
Market Area for the purposes of identifying a separate housing supply target.  However I 
consider that in this context the plan is using the term to define the area away from 
Stornoway where a slightly more permissive approach to the development of unallocated 
land may be entertained.   
 
6.  At paragraph 4 above I concluded that the Proposed Plan drew an appropriate 
balance between greenfield and brownfield development, and between Stornoway and 
other parts of the plan area.  While I appreciate the concern expressed about the 
unnecessary loss of agricultural land, overall I consider that the plan balances the need 
for some new development and the protection of valuable open land in an appropriate 
way.  On this basis I conclude that no change is necessary. 
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Infrastructure to Support New Population (Alastair Morrison (007)) 
 
7.   According to the draft Outer Hebrides Housing Need and Demand Assessment 2017 
(supporting document 4), the population of the Outer Hebrides is projected to continue to 
decline, while a modest increase in numbers of households is forecast.  These opposite 
trends are explained by the growing tendency of people to live in smaller households.  
Therefore while some additional local infrastructure will be required to serve new 
development, it is not the case that new housing in the Outer Hebrides necessarily 
creates any additional demand for services and infrastructure with a wider catchment, 
such as shops and schools. 
 
8.   The matter of school closures is beyond the scope of this examination.  As regards 
the housing at Mackenzie Park (part of the Melbost Farm East proposal site PP9), I note 
that the planning brief for this site (core document 17) requires the provision of open 
spaces/ amenity areas and recreational facilities, and sets out the open space standards 
that will be applied.  The Proposed Plan contains a number of economic development 
proposals, so it is not essential to include a requirement for business uses on this site. 
 
9.   For these reasons I am not concerned that the housing proposals set out in the 
Proposed Plan will create unmanageable pressures on infrastructure or service provision.  
 
Sites on edge of or outwith settlements (Tighean Innes Gall (034)) 
 
10.   It appears to me that the Proposed Plan accepts the potential role that sites on the 
edge of and outwith settlements may have to play in the provision of new housing 
(including affordable housing) going forward.  Policy DS1 allows for housing to be 
developed outwith settlements where this is of a high quality.  Affordable housing in 
particular is not ruled out in such locations, but must be accompanied by a strong 
justification for the choice of site, including evidence that sites in settlements are 
unsuitable.  This approach therefore appears to allow for the circumstances of apparent 
concern to the respondent, who points to the increasing difficulty of accessing sites in 
settlements. 
 
11.   While avoiding a ‘free-for-all’ that could have negative social and environmental 
consequences, I conclude that the Proposed Plan strikes an appropriate balance 
between directing most new development towards settlements, while allowing for out-of-
settlement development in appropriate circumstances.  No change to the plan is therefore 
required. 
 
Housing in Rural (High Percentage Gaelic-speaking) Communities (Bord na Gaidhlig 
(037)) 
 
12.   The respondent seeks for the housing section of the plan to contribute to the 
retention and attraction of young people to high-percentage Gaelic-speaking 
communities, which are typically rural.  I find that Policy DS1 of the plan seeks to 
accommodate development to meet sustainable growth in rural communities, and that 
this policy, together with Policy DP3 offers a reasonably permissive policy stance to new 
housing development in rural communities.  I also note that the Proposal Site Maps 
Booklet contains a good number of proposed sites for affordable housing development 
beyond the Stornoway area, including sites in Barra, Harris and the Uists.  On this basis I 
conclude that the plan makes reasonable provision for new housing development in rural 
areas, and that no change to the plan is required. 
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Affordable and Specialist Housing Provision (Scottish Government (028)) 
 
13.   National policy regarding the approach to be taken  towards planning for affordable 
housing is set out at paragraphs 126 to 131 of Scottish Planning Policy.  Paragraphs 127 
and 128 describe how affordable housing needs should be considered within the wider 
housing supply target and housing land requirement figures.  I consider this matter further 
below.  However I note here that national policy does not require the justification for 
affordable housing requirements to be set out in the plan itself, and I agree that it is 
acceptable, indeed often desirable in the interests of presenting a concise plan, for such 
justification to be set out in background documents.   
 
14.   In this case, the draft Housing Need and Demand Assessment 2017 concludes, 
under scenarios 2 and 3, that there is a need for some 195 homes for social or below 
market rent out of a total need and demand figure of 350 homes, over a five year period.  
In response to a further information request, the council has confirmed that the housing 
need and demand assessment has now been declared to be robust and credible by the 
Scottish Government.  No party to this examination has disputed the accuracy of its 
findings.  On this basis I conclude that the authority has demonstrated to my satisfaction 
the existence of an ongoing need for the development of additional affordable housing.   
 
15.   Paragraph 128 of Scottish Planning Policy states that plans should set out how they 
will address affordable housing needs.  In this regard, Policy DP3 of the Proposed Plan 
and its supporting text explain that the housing sites included in the Proposal Site Maps 
booklet are all intended to be developed, at least in part, for affordable or mixed tenure 
housing, and that any housing proposal of 8 or more units will generally require a 
minimum 25% affordable housing contribution.  In addition the council now suggest a 
provision could be added to the policy to state that housing development will also be 
supported on any site agreed in the Strategic Housing Investment Plan.   
 
16.   The allocation of small sites specifically for affordable housing is mentioned at 
paragraph 128 of Scottish Planning Policy as a possible option for addressing this need.  
I therefore conclude that this approach is acceptable.   
 
17.   Paragraph 129 of Scottish Planning Policy refers to affordable housing requirements 
being generally no more than 25% of the total number of units on a site, whereas part (b) 
of Policy DP3 refers to 25% as a minimum.  Regarding this difference of approach, I 
appreciate the authority’s argument that, in the context of the Outer Hebrides where 
speculative/ volume private housing-building is largely unknown, emerging large housing 
sites are most likely to be promoted by affordable housing providers.  In this context, 
limiting the proportion of affordable housing to 25% would be counter-productive.  
 
18.   However, in my interpretation, a policy that requires 25% affordable housing 
provision does not rule out, for instance, 50% provision.  The 25% is encompassed within 
the 50% in this context.  Such a policy makes clear the authority’s requirement for 25%, 
but does not rule out higher contributions.  That said, I consider the characterisation of 
the 25% as a minimum figure in Policy DP3(b) is unhelpful as this implies some 
uncertainty as to what the authority’s requirement is.  In the event that a mainstream 
market housing proposal did emerge, it would be preferable for the plan to be clear that 
the affordable housing requirement is 25%.  I therefore conclude that the reference in the 
plan should be to a fixed 25%, but clarified as applying only to what are otherwise market 
housing proposals.   
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19.   I set out the total and affordable housing need figures, as calculated by the draft 
housing need and demand assessment at paragraph 14 above.  On the basis of these 
figures, I conclude that a 25% affordable housing requirement (the maximum allowed for 
in Scottish Planning Policy) is justified. 
 
20.   I am not attracted by the authority’s suggestion to include a reference in the local 
development plan to supporting additional sites agreed in the Strategic Housing 
Investment Plan.  It would not be desirable for the development plan to, in effect, sub-
delegate the identification of development sites to a non-land use planning document.  
Such sites would also not have been subject to the public consultation and examination 
processes inherent in a development plan allocation. 
 
21.   Turning to specialist housing provision, paragraph 132 of Scottish Planning Policy 
requires such needs to be considered as part of the housing need and demand 
assessment.  I find that the draft assessment has considered such needs, as summarised 
in the introductory Key Issues table. 
 
22.   Paragraph 132 also states that planning authorities should prepare policies to 
support the delivery of appropriate housing, where a need for specialist housing has been 
identified.  The only key issue relating to specialist housing and requiring a possible 
development plan response that is identified in the draft housing need and demand 
assessment relates to a need to replace two care homes/ care units in Lewis, and provide 
around 100 additional units of care housing in the Stornoway area.  
 
23.   In response to a further information request, the authority has stated that Plan 
Proposal Site PP13 Goathill Farm West has been identified for development of 
accommodation comprising 50 care beds and 52 extra care housing units.  In compliance 
with national policy, I consider that it would be helpful for the plan to explain how this 
specialist need has been identified and is to be met, and I therefore recommend the 
inclusion of a suitable form of words. 
 
Housing Land Supply (Scottish Government (028)) 
 
24.   Paragraph 120 of Scottish Planning Policy states that local development plans 
should set out the housing supply target (separated into affordable and market sectors) 
and the housing land requirement for each housing market area in the plan area up to 
year 10 from the expected year of adoption.  Considering first the housing supply target, 
no such figure is included in the Proposed Plan.  In its response above, the authority 
argues there is a limited need to manage the housing land supply in the particular 
circumstances of the Outer Hebrides.   
 
25.   I acknowledge the absence of any significant speculative private sector 
housebuilding in this part of Scotland.  However I believe the inclusion of a housing 
supply target in the plan would be useful in order to inform plan users (including 
infrastructure providers and potential investors in the area) of the extent of development 
that is anticipated, and to allow shortfalls to be identified through the housing land audit 
that might require a policy response.  I therefore conclude that, in line with the provisions 
of Scottish Planning Policy, a housing supply target should be included in the plan. 
 
26.   Turning to the matter of housing market areas, the Housing Need and Demand 
Assessment was developed on the basis of two market areas, one for Stornoway and one 
for the rural area (the rest of Lewis and Harris, plus the Uists and Barra). However the 
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Assessment acknowledges that the rural market area is somewhat artificial being 
composed of townships with very small and highly dispersed populations.  For this 
reason, the Assessment focusses on producing Outer Hebrides-wide output figures to aid 
strategic planning.  In line with this approach, the proposed plan does not include 
separate analysis for the two housing market areas. 
 
27.   Paragraph 111 of Scottish Planning Policy defines housing market areas as 
‘geographical areas where the demand for housing is relatively self-contained’.  I tend to 
agree that the rural housing market area does not meet this description, wrapping as it 
does around the Stornoway area, and including widely dispersed settlements on different 
islands.  I expect house buyers in northern Lewis would be more likely to consider 
properties in Stornoway than in Barra, for example.  I also note that paragraph 112 of 
Scottish Planning Policy allows development plans in rural or island areas to set out the 
most appropriate approach to housing market areas for their area.  On this basis I am 
content for housing supply in the Outer Hebrides to be considered on an area-wide basis.   
 
28.   A single housing supply target therefore needs to be identified for the Outer 
Hebrides.  In its response above, the planning authority suggests a housing supply target 
figure of 92 units per annum for the 2017 – 2022 period.  The authority’s response to 
Further Information Request 6 clarifies that this figure is derived from a need and demand 
output figure from the Housing Need and Demand Assessment (under scenario 2) of 70 
units per year for this period, increased to 92 units after taking a range of other factors 
into account including economic factors, the capacity of the construction sector and policy 
decisions (such as the desire to retain population).  The authority’s position is therefore 
that 22 more homes will be built each year in the Outer Hebrides over this period than the 
Housing Need and Demand Assessment suggests there is a need or demand for.   
 
29.   Paragraph 115 of Scottish Planning Policy allows the housing supply target to take 
other factors such as those identified by the authority into account.  While the authority’s 
precise reasoning for selecting the figure of 92 units per year remains somewhat opaque, 
I do understand in particular that the authority’s desire to arrest population decline could 
result in policies being adopted that could in turn mean that more homes may be required 
than current evidence would indicate.   
 
30.   While there is clearly a wide difference between the suggested housing supply  
target figure and the Housing Need and Demand Assessment output figures, I have also 
taken into account past completion rates.  The 2015 Housing Land Audit shows that, on 
average, 119 houses were built per annum in the Outer Hebrides between 2010  
and 2015.  I note this period overlapped with a significant national slowdown in 
housebuilding following the global economic crisis of 2008.  In this context, the authority’s 
expectation for 92 homes per year to be built does not appear outlandish.  For these 
reasons, I am prepared to accept the figure of 92 homes per year as a reasonable 
housing supply target to include in the plan for the first five years of the plan period.   
 
31.   Paragraph 120 of Scottish Planning Policy states that local development plans 
should set out the housing supply target up to year 10 from the expected year of adoption 
(i.e. in this case to 2028).  The Housing Need and Demand Assessment indicates that in 
the 2022 – 2027 period, the total need and demand figure will fall to 58 units per year.  
The average figure for the 2017 – 2027 period is 64 units per year.  However the authority 
does not appear to have undertaken an exercise to translate these output figures for the 
latter part of the plan period into a housing supply target.  Unfortunately I therefore have 
no evidence beyond the Housing Need and Demand Assessment on which to base a 
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supply target for the latter half of the plan period.  I conclude that I cannot robustly identify 
a housing supply target for the latter part of the plan period at this time.  This is a matter 
the authority must address in its next plan review, which should include a housing supply 
target covering the period up to year 10 from adoption. 
 
32.   In terms of the split of the target between the affordable and market sectors, the 
authority confirmed in its response to the further information request that the Housing 
Need and Demand Assessment figures for ‘below market rent’ should be included within 
the affordable component.  According to the authority’s document 6.4 that accompanied 
its further information response, the appropriate sectoral split should be 50 affordable 
units and 42 private units per year.  I am prepared to accept these numbers on the basis 
that they are sufficient to accommodate both the affordable need and market demand 
outputs of the Housing Need and Demand Assessment.  
 
33.   I now turn to the question of whether a housing land requirement should be included 
in the plan.  It is clear from paragraph 116 of Scottish Planning Policy that the purpose of 
establishing a housing land requirement (which is to be 10% to 20% above the actual 
number of homes the authority expects to be built) is to ensure a generous supply of land 
for housing is provided.  Paragraph 120 expects local development plans to allocate sites 
to meet the housing land requirement.   
 
34.   However the particular circumstances of the Outer Hebrides are such that many 
housing completions, particularly in the private sector, are on individual and small windfall 
sites and not on sites allocated in the development plan.  The 2015 Housing Land Audit 
indicates that between 2010 and 2015, 68% of completions were of private house builds 
and came through individual windfall sites on an ‘ad hoc’ basis rather than on previously 
identified planned proposal sites.  Looking forward, 48% of all development is expected to 
be provided in this way over the 2015 – 2020 period (64% in the rural housing market 
area).  
 
35.   Paragraph 117 of Scottish Planning Policy allows for some allowance to be made for 
windfall sites within the framework of setting a housing land requirement, and doing so is 
routine across Scotland.  However it is clear to me that the reliance on windfall 
development in the Outer Hebrides (particularly in the market sector) goes far beyond the 
normal situation across Scotland.  The approach to housing land supply set out in 
Scottish Planning Policy may not therefore be well suited to the special circumstances of 
the Outer Hebrides.  In particular, there seems less need to identify a housing land 
requirement in the absence of any list of land allocations (at least on the market side) by 
which to assess whether the requirement has been met. 
 
36.   On the affordable side, the proposed plan includes a set of allocated sites which, 
according to document 6.9 submitted by the authority alongside its further information 
response, have a capacity of between 477 and 831 units.  These figures include a 
contribution from Stoneyfield Farm which this report recommends including as an 
allocation in the plan (see Issue 13).  The authority expects the majority of these to be 
effective with the possible exception of site PP3 Seilebost (6 to 24 units).  In their 
response to Further Information Request 12, the authority also appears to acknowledge 
that Site PP7 Steinish Road (84 units) is not immediately effective.  The total effective 
supply may therefore be between 387 and 723 units.  These figures can be compared 
with the housing supply target identified above of 50 affordable units per year for the first 
five years of the plan period.  It would thus appear that a generous supply of land exists 
for affordable development, at least in the short term. 
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37.   On the private market side, the Housing Land Audit indicates that an average of 80 
private house builds per annum were achieved over the 2010 – 2015 period.  Taken 
together with the reasonably supportive policy framework for new windfall development 
included within proposed Policy DS1, this indicates to me that the market housing supply 
target identified above of 42 market units per year for the first five years of the plan period 
is likely to be easily achievable. 
 
38.   All these considerations lead me to conclude that, in the particular circumstances of 
the Outer Hebrides, the inclusion of a housing land requirement in the plan is not 
essential.  Despite the absence of such a requirement, I am satisfied that a generous land 
supply exists in both the market and affordable sectors. 
 
39.   Regarding the Stoneyfield Farm site, while I do not consider its allocation to be 
essential in order to deliver a generous housing land supply, its inclusion in the plan 
would increase the range and choice of sites available and usefully increase the 
generosity of the land supply. 
 

Reporter’s recommendations: 

 
I recommend that: 
 
1.   Policy DP3(b) be reworded to read: “8 or more units, 25% affordable housing will be 
required as part of proposals for otherwise private market housing unless otherwise 
determined in a planning brief”; 
 
2.   a new second paragraph be added to the Housing – Context section on pages 21  
and 22 of the plan, to read: “The Housing Need and Demand Assessment identified a 
need to replace two care homes/ care units in Lewis, and provide around 100 additional 
units of care housing in the Stornoway area.  In response, Plan Proposal Site PP13 
Goathill Farm West has been identified for development of accommodation comprising 50 
care beds and 52 extra care housing units.”; 
 
3.   the following sentence be added to the Site/ Planning history section for site PP13 
Goathill Farm West at page 25 of the Proposals Sites booklet: “Site has been identified 
for the development of accommodation comprising 50 care beds and 52 extra care 
housing units.”; and 
 
4.   the opening sentence of Policy DP3 be amended to read: “The effective land supply 
to deliver a housing supply target of an average of 92 homes per year (of which 50 are 
expected to be affordable and 42 market) for at least a five year period may be delivered 
through … [continue as per proposed plan]” 
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Issue 5  Economic Development and Stornoway 

Development plan 
reference: 

Policies:  
ED1: Economic Development; ED4: Fish 
Farming and Marine Planning;  
ED5: Minerals  
STY3: Development of Stornoway Port Area 

Reporter: 
R W Maslin 

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

 
John Muir Trust (022) 
Bòrd na Gàidhlig (037) 
Scottish Environment Protection Agency (005) 
Royal Society for the Protection of Birds (021) 
Scottish Natural Heritage (029) 
Stornoway Port Authority (035) 
 

Provision of the 
development plan 
to which the issue 
relates: 

Policies ED1: Economic Development; ED4: Fish Farming and 
Marine Planning,; ED5: Minerals and STY3: Development of 
Stornoway Port Area 

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

 
Economic Development 
 
John Muir Trust (022) considers that in Policy ED1: Economic Development the option to 
request ‘details of proposed infrastructure and any planned phasing’ in support of a 
planning application for large scale sites is an essential requirement for large scale energy 
developments as, in this context, the impact of related infrastructure needs to be 
considered alongside the actual development. 
 
Bòrd na Gàidhlig (037) believe that in order to retain and attract young people to high 
percentage Gaelic speaking communities in the islands it is vital that the Local 
Development Plan supports economic development and affordable housing opportunities 
in these areas. More generally, the Plan should take cognisance of the findings of Ar 
Storas Gaidhlig, Highlands and Islands Enterprise, 2014 (Supporting Document 6) and 
promote opportunities to capitalise on the social and economic value of Gaelic by 
encouraging its use in key sectors (tourism, food and drink, the arts, heritage and 
education).  
 
Fish Farming and Marine Planning 
 
Scottish Environment Protection Agency (005) recommends that a criterion is inserted in 
the Freshwater Aquaculture Proposals section of Policy ED4: Fish Farming and Marine 
Planning which states “no unacceptable adverse impacts upon the water environment”. 
Subsequently, Scottish Environment Protection Agency recommend that criterion e) is 
amended to remove the reference to ‘neighbouring water’ as it is an ambiguous term and 
will be superfluous if the new criterion is added. 
 
The Royal Society for the Protection of Birds (021) states that criterion f) of Policy ED4: 
Fish Farming and Marine Planning only covers environmental and amenity impacts arising 
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from access and servicing considerations and should be expanded to cover such impacts 
arising at the construction and operational phases. 
 
Scottish Natural Heritage (029) considers that it would be helpful in criterion a) of the 
Freshwater Aquaculture Proposals section of Policy ED4: Fish Farming and Marine 
Planning to provide explicit signposting to Policy DS1: Development Strategy, where there 
is clearer direction on natural heritage and landscape spatial policy tests.   
 
Minerals 
 
The Royal Society for the Protection of Birds (021) requests a ‘case-specific policy caveat’ 
for Policy ED5: Minerals which requires proposals to demonstrate that they will not 
adversely affect the integrity of a number of specified Special Areas of Conservation and 
Special Protection Areas, either alone or in combination with other plans or projects. This is 
because they do not agree with the conclusion of the Appropriate Assessment that mineral 
proposals within these designated sites would not have an adverse impact on the integrity 
of the sites and believe that, in line with SNH guidance “Habitats Regulations Appraisal of 
Plans - Guidance for Plan Making Bodies in Scotland, 2015” (Supporting Document 25), a 
specific caveat should be added to remove the presumption in favour of development if a 
proposal could, or would adversely affect site integrity.   This point is detailed in their 
comments (Supporting Document 26) on the SEA Revised Environmental Report in 
relation to the draft Habitats Regulations Appraisal and Appropriate Assessment (Core 
Document 6).  
 
Stornoway Port Area 
 
Scottish Natural Heritage (029) recommends an additional criterion for Policy STY3 
Development of Stornoway Port Area which requires proposals to demonstrate they will not 
have an adverse effect on the integrity of the Inner Hebrides and Minches Special Area of 
Conservation in order to ensure potential impacts on the SACs are sufficiently taken into 
account and addressed. 
 
Stornoway Port Authority (035) wish for their Port Masterplan 2017 (Supporting Document 
7) to be adopted as either statutory or non-statutory Supplementary Guidance as part of 
the Local Development Plan.  If this is not feasible, they request that Policy STY3 
Development of Stornoway Port Area is amended to include a reference to the Port 
Masterplan and related projects, making the Port Masterplan a material consideration 
within the LDP.   
 

Modifications sought by those submitting representations: 

 
Economic Development 
 
John Muir Trust (022) request (assumed) that the 3rd paragraph of Policy ED1: Economic 
Development is amended to say that details of proposed infrastructure and any planned 
phasing will be mandatory in support of a planning application for large scale energy 
developments. 
 
Bòrd na Gàidhlig (037) request (assumed) that Policy ED1: Economic Development gives 
recognition to ‘high percentage Gaelic speaking communities’ and the importance of 
enabling economic development and affordable housing in these areas. 
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Bòrd na Gàidhlig (037) request (assumed) that Policy ED1: Economic Development is 
amended to require applications to demonstrate that they have considered ways to 
incorporate the Gaelic language, culture and heritage into their proposals. 
 
Fish Farming and Marine Planning 
 
Scottish Environment Protection Agency (005) recommend that a criterion is inserted in the 
Freshwater Aquaculture Proposals section of Policy ED4: Fish Farming and Marine 
Planning which states “no unacceptable adverse impacts upon the water environment” and 
criterion e) is amended to remove the reference to ‘neighbouring water’.  
 
The Royal Society for the Protection of Birds (021) requests that criterion f) of Policy ED4: 
Fish Farming and Marine Planning is amended to read “no unacceptable adverse 
environmental or amenity impacts arising at the construction or operational phases, 
including in relation to access or servicing” as opposed to “no unacceptable adverse 
environmental or amenity impacts arising from access or servicing considerations”.  
 
Scottish Natural Heritage (029) recommends that criterion a) of the Freshwater 
Aquaculture Proposals section of Policy ED4: Fish Farming and Marine Planning is 
amended to read “acceptable location in terms of Policy DS1: Development Strategy” as 
opposed to “acceptable location in terms of the Development Strategy”.  
 
Minerals 
 
The Royal Society for the Protection of Birds (021) requests the following additional text is 
added to Policy ED5: Minerals “Planning permission for mineral extraction within the Uist 
Machair and Lochs Special Protection Area, the South Uist Machair Special Area of 
Conservation, or the Kilpheder and Smerclate Special Protection Area will not be granted 
unless it is demonstrated that the development would not adversely affect the integrity of 
the designated site, either alone or in combination with other plans or projects.” 
 
Stornoway Port Area 
 
Scottish Natural Heritage (029) recommends that the following criterion is added to Policy 
STY3: Development of Stornoway Port Area “f) the potential impacts on the Inner Hebrides 
& the Minches SAC. Developers should consider and demonstrate in their applications that 
the impacts of proposed development (including any operational activities that arise from 
development) will not have an adverse effect on the integrity of the SAC.” 
 
Stornoway Port Authority (035) request that their Port Masterplan is adopted as either 
statutory or non-statutory Supplementary Guidance and if this is not acceptable, that Policy 
STY3 Development of Stornoway Port Area is amended to include a criterion which makes 
reference to the need to take account of the Stornoway Port Authority Masterplan and 
related projects. 
 

Summary of responses (including reasons) by planning authority: 

 
Economic Development 
 
Additional information requirements to support large scale energy developments are dealt 
with in Policy EI8: Energy and Heat Resources and the relevant statutory Supplementary 
Guidance for Wind Energy Development (Core Document 18). The Comhairle considers it 
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is not necessary to replicate or detail this further in Policy ED1: Economic Development 
and that no change to the policy is necessary. 
 
The Comhairle is committed to safeguarding and promoting the use of the Gaelic language 
and exploiting its use as a means of creating employment opportunities for the islands. 
However, the Outer Hebrides Local Development Plan is a land use planning document 
and as such is limited to land use matters. The Comhairle’s Gaelic Language Plan 2013 – 
2017 (Supporting Document 8) is a more appropriate mechanism to deliver these 
objectives. The Comhairle considers no change to the policy is necessary. 
 
The Plan is committed to supporting economic development in all communities of the Outer 
Hebrides and the Spatial Strategy does not distinguish ‘high percentage Gaelic speaking 
communities”. Policy ED1: Economic Development recognises the distinct nature of 
economic activity in the Outer Hebrides with a policy framework that is flexible in terms of 
location; it states “development sites, in other locations (other than Proposal sites), will also 
be considered in recognition of the diverse nature of economic activity within the Outer 
Hebrides”.  The Comhairle considers no change to the policy is necessary. 
 
Fish Farming and Marine Planning 
 
To remove dubiety and increase clarity regarding impacts on the water environment in the 
Freshwater Aquaculture Proposals section of Policy ED4: Fish Farming and Marine 
Planning, if the reporter is minded to recommend a change to the text, the Comhairle will 
accept the following modifications: create a new criterion “i) no unacceptable adverse 
impacts upon the water environment”, and; amend criterion e) to read “no significant 
adverse impact on other uses of the site or neighbouring land”. 
 
The Comhairle consider that environmental and amenity impacts are covered elsewhere in 
the Plan (Policy NBH2: Natural Heritage and Policy DP6: Compatibility of Neighbouring 
Uses) and it is not appropriate to detail in criterion f) of Policy ED4: Fish Farming and 
Marine Planning which stages of the development they should apply to (i.e. at the 
construction or operational phases) as they will apply to all stages of development. 
Consideration of phased management and mitigation measures is included in criterion d) 
and if the reporter is minded to recommend a change to the text, the Comhairle will accept 
the following modification under criterion d) (additional wording in italics): “satisfactory 
construction and operational impacts (including site restoration and waste management 
arrangements).” 
 
To remove dubiety and increase clarity regarding where the relevant spatial policy tests are 
located in the Plan if the reporter is minded to recommend a change to the text, the 
Comhairle will accept the following modification under criterion a) of the Freshwater 
Aquaculture Proposals section of Policy ED4: Fish Farming and Marine Planning 
(additional wording in italics) “acceptable location in terms of Policy DS1: Development 
Strategy”. It should be noted that the statutory Supplementary Guidance for Marine Fish 
Farming sets out spatial criteria for the development in the marine environment. 
 
Minerals 
 
Impacts of development on Special Areas of Conservation and Special Areas of Protection 
are addressed in Policy NBH2: Natural Heritage. Each development will be assessed 
against the Plan as a whole and it is not proposed to duplicated issues addressed in other 
policies. This allows for a succinct and condensed plan. Under Policy NBH2 Natural 
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Heritage any proposal likely to have a significant effect on a Natura site will be subject to 
an Appropriate Assessment and will only be permitted where the Appropriate Assessment 
has demonstrated it will not adversely affect the integrity of the site. This applies to all 
proposals and therefore it is not necessary to stipulate elsewhere that it applies to mineral 
proposals in specific designated sites. The Comhairle considers no change to the policy is 
necessary. 
 
Stornoway Port Area 
 
Impacts of development on Special Areas of Conservation and the marine environment in 
general are addressed in Policy NBH2: Natural Heritage and Policy DS1: Development 
Strategy (under Marine and Shore Environments) respectively. Each development will be 
assessed against the Plan as a whole and it is not proposed to duplicate points addressed 
in other policies. This allows for a succinct and condensed plan. Further, the designation 
that is proposed to be referenced is an extensive area covering most of the Minches sea 
channel and it is unreasonable to cite it for all potential developments in the coastal area at 
this strategic plan stage. Individual developments arising from the Port Masterplan will be 
subject to full planning and environmental assessment. The Comhairle considers no 
change to the policy is necessary. 
 
The Comhairle recognises the strategic importance of Stornoway and its national status as 
a ‘key port’ (NPF3) with significant potential for growth. However, the development of the 
Stornoway Port Authority Masterplan (2017) has been out of sync with the Plan 
consultation cycle so it was not possible to review and include it as a key issue at the Main 
Issues Report Stage.  The Final Port Masterplan was published in May 2017.  Due to the 
extensive consultation undertaken at the Draft Port Masterplan stage and the strategic 
importance of this document for the development of Stornoway, the Comhairle took the 
decision to include a new policy at the Proposed Plan stage entitled ‘STY3 Development of 
Stornoway’ to ensure development within the extent of the Stornoway Harbour Limits takes 
account of the Port Masterplan. The Comhairle therefore considers Policy STY3 
Development of Stornoway Port Area meets the request of the Stornoway Port Authority 
(035) and that no change to the policy is necessary.  
 

Reporter’s conclusions: 

 
Economic Development - infrastructure details (John Muir Trust (022)) 
 
1.   Policy ED1 includes “For large scale sites details of proposed infrastructure ….. may be 
required in support of a planning application”.  The representation says such details are 
essential in the context of large-scale energy developments because the impact of related 
infrastructure can be significant. 
 
2.   I find that the proposed plan covers an area in which a significant proportion of the land 
is not likely to be well-served by infrastructure.  It is thus possible that proposals for large-
scale sites may involve provision of significant supporting infrastructure.  In view of this, I 
find that the concern in the representation is well-founded. 
 
3.   The planning authority considers that this concern is addressed by Policy EI 8 and its 
related supplementary guidance.  I find nothing in Policy EI 8 that makes specific reference 
to the impact of related infrastructure.  For onshore wind energy development, the policy 
says that development proposals will be assessed against supplementary guidance.  I note 
that the existing guidance, “Supplementary Guidance for Wind Energy Development – 
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December 2016”, includes on page 8: 
 

In line with the provisions of Policy 5 Landscape of the Outer Hebrides Local 
Development Plan (LDP), Developers will be expected to demonstrate that wind 
farm proposals and associated infrastructure (including access tracks, grid 
connection, control equipment) will not have an unacceptable significant visual or 
landscape impact on the character of the Outer Hebrides (including cumulative) and 
that good siting and design has been utilised to ensure impacts are limited. 

 
On the assumption that similar text is included in supplementary guidance adopted in 
terms of Policy EI 8, the concern in the representation would be adequately addressed in 
relation to proposals for wind energy development.  However, this is only an assumption 
and it does not apply to large-scale sites for other kinds of development. 
 
4.   My conclusion is that Policy EI 8 does not address the concern in the representation 
and that Policy ED 1 should be altered to give more emphasis to providing details of 
proposed infrastructure.  The proposed plan should be amended accordingly. 
 
Economic Development - Gaelic speaking communities (Bord na Gàidhlig (037)) 
 
5.   The representation says it is vital that the proposed plan supports economic 
development in high percentage Gaelic speaking communities.  The use of Gaelic has the 
potential to enhance economic activity. 
 
6.   The submissions do not specify which parts of the plan area contain high percentage 
Gaelic speaking communities, but my impression is that at least some of the five “main 
sites to deliver strategic business needs” (Policy ED1, first paragraph) are in such 
communities.  More importantly, Policy ED 1 goes on to say that development sites in other 
locations will also be considered, “in recognition of the diverse nature of economic activity 
within the Outer Hebrides”. 
 
7.   My conclusion is that the proposed plan affords adequate scope for supporting 
economic development in high percentage Gaelic speaking communities.  There is no 
need to alter the plan. 
 
Fish Farming and Marine Planning - criterion (a) (SNH (029)) 
 
8.   I find that insertion of “Policy DS1:” would help make clearer criterion (a) in Policy ED4.  
For this reason, the proposed plan should be altered accordingly. 
 
Fish Farming and Marine Planning - criterion (e) and a new criterion (SEPA (005)) 
 
9.   I note that criterion (e) in Policy ED4 refers to “neighbouring water”.  I find that the 
extent of what is meant by neighbouring water is not clear.  I also find that aquaculture can 
have an unacceptably adverse effect both on water within the development site and on 
water which is carried by currents or tides from the development site to locations beyond 
what might be considered to be “neighbouring”. 
 
10.   For these reasons, I conclude that Policy ED4 does not give sufficient protection to 
the water environment.  This deficiency may be overcome by adding the new criterion 
which is proposed in the representation and which is acceptable to the planning authority.  
A consequential amendment to criterion (e) would then be required.  The proposed plan 
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should be altered accordingly. 
 
Fish Farming and Marine Planning - criterion (f) (RSPB (021)) 
 
11.   The representation contends that criterion (f) should be expanded to include impacts 
arising at the construction and operational phases.  I note that criterion (d) refers to 
operational impacts and that the planning authority would accept an addition to criterion (d) 
so that it applies to construction impacts as well as operational impacts.  I find that this 
suggested change would remove any suggestion that construction impacts were of lesser 
or no concern.  The resultant wording of criterion (d) would then adequately meet the 
concern expressed in the representation.  The plan should be altered accordingly. 
 
Minerals (RSPB (021)) 
 
12.   The representation seeks an addition to Policy ED5.  The addition would make 
specific reference to two special protection areas and one special area of conservation.  
The planning authority contends that the concern in the representation is addressed by 
Policy NBH2: Natural Heritage. 
 
13.   In the proposed plan, I note that the section on page 6 headed “How to Use this Plan” 
says that it is important to ensure that proposals accord with all relevant policies.  
“Compliance with one particular policy will not mean that a proposal is acceptable in terms 
of being in accordance with the Plan as a whole.”  Applications for mineral extraction will 
thus be subject not only to Policy ED5 but to other relevant policies, including Policy NBH2. 
 
14.   I note that subparagraph (a) in Policy NBH2 requires an appropriate assessment and 
that subparagraphs (b), (c) and (d) are aligned with text in paragraph 208 of Scottish 
Planning Policy. 
 
15.   My conclusion is that the matter raised in the representation is adequately addressed 
in the proposed plan as it stands.  There is no need to alter the plan. 
 
Development of Stornoway Port Area - suggested additional criterion (SNH (029)) 
 
16.   It is suggested that there be an additional criterion in Policy STY3.  The additional 
criterion would make specific reference to the Inner Hebrides and the Minches Special 
Area of Conservation. 
 
17.   In the proposed plan, I note that the section on page 6 headed “How to Use this Plan” 
says that it is important to ensure that proposals accord with all relevant policies.  
“Compliance with one particular policy will not mean that a proposal is acceptable in terms 
of being in accordance with the Plan as a whole.”  Applications for development within the 
Stornoway port area will thus be subject not only to Policy STY3 but to other relevant 
policies, including Policy NBH2. 
 
18.   I note that subparagraph (a) in Policy NBH2 requires an appropriate assessment and 
that subparagraphs (b), (c) and (d) are aligned with text in paragraph 208 of Scottish 
Planning Policy. 
 
19.   My conclusion is that the matter raised in the representation is adequately addressed 
in the proposed plan as it stands.  There is no need to alter the plan. 
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Development of Stornoway Port Area - Port Masterplan (Stornoway Port Authority (035)) 
 
20.   The representation requests that the Final Port Masterplan be incorporated into the 
proposed plan as supplementary guidance.  Failing this, Policy STY3 should be expanded 
to refer to the Final Port Masterplan. 
 
21.   I note that Policy STY3 says that developments should, among other things, take 
account of the Stornoway Port Authority Masterplan.  I find that this gives suitable 
recognition to the Port Masterplan.  I conclude that there is no need to alter the proposed 
plan. 
 

Reporter’s recommendations: 

 
I recommend that: 
 
1.   Policy ED1: Economic Development be amended by deletion of the last paragraph and 
putting in its place: 
 

For large-scale sites details of proposed infrastructure and any planned phasing will 
normally be required in support of a planning application. 

 
2.   “Policy DS1” be inserted in criterion (a) in Policy ED4 so that criterion (a) reads as 
follows: 
 

acceptable location in terms of Policy DS1: Development Strategy 
 
3.   the words “construction and” be added to criterion (d) of Policy ED4 so that criterion (d) 
reads as follows: 
 

satisfactory construction and operational impacts (including site restoration and waste 
management arrangements) 

 
4.   the words “water or” be deleted from criterion (e) of Policy ED4; 
 
and 
 
5.   the following criterion be added to the eight criteria in Policy ED4: 
 

(i)   no unacceptable adverse impacts upon the water environment. 
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Issue 6  Environment and Infrastructure  

Development plan 
reference: 

Policies: EI 1: Flooding;  
EI 2: Water and Waste Water; 
EI 4: Waste Management; 
EI 5: Soils; 
EI 6: Coastal Erosion; 
EI 8: Energy and Heat Resources; and 
EI 10: Communications Infrastructure  

Reporter: 
R W Maslin 

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

 
Scottish Government (028) 
Community Land Scotland (024) 
Scottish Environment Protection Agency (SEPA) (005) 
Royal Society for the Protection of Birds (RSPB) (021) 
John Muir Trust (022) 
Scottish Natural Heritage (SNH) (029) 
 

Provision of the 
development plan 
to which the issue 
relates: 

The land use policies which set out the Comhairle’s approach to the 
managing the Environment and Infrastructure. 

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

 
Flooding 
 
Scottish Government (028) requests the removal of the word high from Policy EI 1, 
paragraph 5, criterion a). 
 
Water and Waste Water 
 
Community Land Scotland (024) advises: 
 

 in relation to sewer connections, it states that all new development, wherever sited 
must connect to the main sewers unless there are “technical reasons” for not being 
able to do so. This seems quite restrictive, particularly given the developments in ‘off 
grid’ [sic] treatment of waste. 

 

 there should perhaps be an ‘excessive cost’ exception as well as a technical reasons 
exception.  The same would apply to connecting to mains water. 

 
Waste Management 
 
Scottish Government (028) states the Plan should consider the annual required capacity 
for source segregated and unsorted waste as this issue has not been addressed in the 
Plan. It is unclear whether the Plan is consistent with Scottish Planning Policy (SPP) 
paragraphs 181 and 185. 
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Soils 
 
SEPA (005), RSPB (021), John Muir Trust (022) and SNH (029) seek the alteration or 
removal of the definition of deep peat to avoid confusion and to bring it in to line with 
Government advice within SPP paragraphs 194, 205 and 241 which safeguards all soils.  
As SEPA recognise that as the definition is constantly changing they advise referencing 
The Scottish Government’s ‘Development on Peatland: Site Surveys and Best Practice’ 
rather than referring to a specific depth.  
 
RSPB (021) seek a modification to Policy EI 5 so that the first sentence reads: “Where 
machair soil, peat or other carbon rich soils are present, applicants should assess the likely 
effects (including on carbon dioxide emissions) of the proposed development and aim to 
minimise and mitigate any adverse impacts arising.” 
 
RSPB also seek the addition of the sentence “Other commercial peat extraction will only be 
permitted in areas suffering historic, significant damage through human activity, of low 
conservation value and impossible to restore.” to the end of the policy. 
 
John Muir Trust (022) would prefer wording in first paragraph to say developers ‘must’ 
assess rather than ‘should’ and they should be ‘required’ to mitigate rather than ‘aim’ to 
mitigate. 
 
SNH (029) recommends changes to the wording to bring the policy in line with SPP 
paragraphs 194, 205 and 241, which safeguards all soils. 
 
Coastal Erosion 
 
SNH (029) recommends alterations to the text of the policy to clarify natural coastal erosion 
and to ensure that impacts in one location do not cause adverse impacts elsewhere. 
 
Energy and Heat Resources 
 
Heat Mapping  
 
Scottish Government (028) recommends that Policy EI 8: Energy and Heat Resources be 
revised to accord with SPP paragraphs 158 – 160.  The Plan should use heat mapping to 
identify the potential for co-locating developments with high heat demand with sources of 
heat. 
 
District Heating Schemes  
 
Scottish Government (028) recommends additional wording to the policy to provide 
opportunities to co-locate or connect with district heating schemes. 
 
Spatial Framework 
 
Scottish Government (028) recommends that the Spatial Framework for onshore wind 
energy development should be within the Plan itself rather than Supplementary Guidance 
to enable it to be considered at examination. The reason for this is the Government does 
not consider it adequate that development proposals for all scales of onshore wind energy 
development will be assessed against the Supplementary Guidance. They advise that 
whilst paragraph 161 of SPP states that planning authorities should set out in the 
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development plan a spatial framework, the Scottish Government has stated in the 
accompanying note (https://beta.gov.scot/publications/change-involvement-development-
plan-preparation/) to the Development Gateway Service Standard, that spatial frameworks 
should be contained within the Plan itself rather than in Supplementary Guidance, to 
enable it to be considered at examination.  In the chief planner’s letter of 15 January 2015, 
concerns were raised about the appropriateness of the subject matter being covered in 
Supplementary Guidance. It states that a very high level of reliance on Supplementary 
Guidance raises questions about the transparency of the development planning process as 
a whole. Western Isles have recently adopted Supplementary Guidance on wind energy; 
therefore, the relevant information should be available for inclusion in the Proposed Plan. 
 
Communications Infrastructure 
 
Scottish Government (028) recommends an addition to the end of Policy EI 10 to accord 
with SPP paragraphs 297 and 298 and to National Planning Framework (NPF) 3 which 
outlines the importance of digital communications in remote rural and island locations. 
 

Modifications sought by those submitting representations: 

 
Flooding 
 
Scottish Government (028) request that the word ‘high’ is removed from paragraph 5, 
criterion a) in Policy EI 1: Flooding: 
 
“…a) a ‘Most Vulnerable’ land use or ‘essential infrastructure’ (as specified in the SPP 
flood risk framework and in the SEPA Land Use Vulnerability Classification Guidance) is 
proposed in a low to medium high risk flood area (1:1000 to 1:200 year extents (0.1% to 
0.5% Annual Probability);” 
 
Water and Waste Water 
 
Community Land Scotland (024) requests  
 

 removal of the restrictive requirement that all new developments connect to the 
main sewer. 

 

 in relation to sewer connections, there should perhaps be an ‘excessive cost’ 
exception as well as a technical reasons exception.  The same would apply to 
connecting to mains water. 

 
Waste Management 
 
Scottish Government (028) requests that the Plan consider the annual required capacity for 
source segregated and unsorted waste to make the Plan consistent with SPP paragraphs 
181 and 185. 
 
Soils 
 
SEPA (005) and SNH (029) request that the definition of deep peat is removed from the 
Context section of Policy EI 5: Soils: 
 
‘While the conservation of peat is important for nature conservation, archaeological 

https://beta.gov.scot/publications/change-involvement-development-plan-preparation/
https://beta.gov.scot/publications/change-involvement-development-plan-preparation/
https://beta.gov.scot/publications/change-involvement-development-plan-preparation/
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interests and for the role it plays as a carbon sink, by necessity, much construction in the 
Outer Hebrides occurs on peat. Developers will be asked to refer to SEPA guidance on 
developments on peat in drawing up plans. The Comhairle classifies deep peat as 2m or 
more.’ 
 
RSPB (021) and John Muir Trust (022) seek an alteration to the definition of deep peat to 
be consistent with Government advice.   
 
RSPB also request that where machair soil, peat, or other carbon rich soils are present on 
a site, an assessment of carbon dioxide emissions for the proposed development will be 
required by applicants. They also request the addition of the following sentence to the 
policy: ‘Other commercial peat extraction will only be permitted in areas suffering historic, 
significant damage through human activity, of low conservation value and impossible to 
restore.’ 
 
John Muir Trust (022) requests a modification to the first sentence of Policy EI 5: Soils.  
where it says “developers should assess …” revised to “developers must assess” (our 
italics).  Similarly, they should be required to “mitigate” rather than “aim to mitigate” as 
these are not quite the same thing. 
 
SNH (029) recommends the following amendments (in bold) to Policy EI 5: Soils: 
“Development should be designed to minimise adverse impacts on soils caused by ground 
disturbance, compaction or excavation. Developers should assess the likely effects 
associated with any development work on soils, particularly machair soil, peat, or other 
carbon rich soils and associated vegetation.  
 
For Major developments, minerals and some large scale renewable energy proposals (see 
Supplementary Guidance for Wind Energy Development), development will only be 
permitted where it has been demonstrated that unnecessary disturbance of carbon rich 
soils such as peat and any associated vegetation is avoided. A peat survey must be 
submitted which demonstrates that areas of deepest peat have been avoided and the 
impacts on carbon rich soils and associated habitats minimised. Where required, a peat 
management plan must also be submitted along with any planning application which 
demonstrates best practice in the movement, storage, management and reinstatement of 
soils. Large scale commercial peat extraction will not be permitted.”  
Reason: to aid developers identify potential areas of carbon rich soils, reflect SPP which 
safeguards all soils, and ensure the policy itself is robust. 
 
Coastal Erosion 
 
SNH (029) recommends amended text (in bold) for clarity about natural coastal erosion, 
and to ensure that impacts in one location do not cause adverse impacts elsewhere: 
“Development proposals…. 
a) will have exceeded its useful life expectancy before natural erosion is likely to occur; 
and/or  
b) will not exacerbate coastal erosion at the development site or elsewhere along the 
coast; and/or  
c)…measures; and/or  
d)…threatened; and/or  
e)…utilities  
Any coastal…”  
Reason: for clarity and to ensure impacts occurring outwith the development site are taken 
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into account. 
 
Energy and Heat Resources 
 
Heat Mapping  
 
Scottish Government (028) recommends that policy EI 8 should be revised to accord with 
paragraphs 158 – 160 of SPP on heat. In particular the Plan should use heat mapping to 
identify the potential for co-locating developments with high heat demand with sources of 
heat, and identify where heat networks, heat storage and energy centres exist or would be 
appropriate and include policies to support their implementation.  Reason for Change - we 
support the reference on page 42 of the Plan to expanding energy from other sources 

including energy from heat and waste and that opportunities to co‐locate or connect with 
district heating schemes or heat producers should be investigated, where they are 
available. However, no policy provision is then made for heat in Policy EI 8 and no heat 
mapping is apparent in the Plan on opportunities to co-locate or connect with district 
heating schemes. 
 
District Heating Schemes 
 
Scottish Government (028) recommends that the following statement should be included 

within Policy EI 8: Energy and Heat Resources.  ‘Opportunities to co‐locate or connect with 
district heating schemes or heat producers should be investigated’.  We note the reference 
above to heat on page 45 of the Plan. We are supportive of the intent indicated but 
consider this should be reinforced in Policy EI 8. We consider the statement on page 45 
emphasises the need to identify where district heating opportunities are. Heat mapping 
should support the application of this policy sentiment as set out in SPP (paragraph 158). 
 
Spatial Framework 
 
Scottish Government (028) recommends that the Spatial Framework for onshore wind 
energy development should be within the Plan itself rather than Supplementary Guidance 
to enable it to be considered at examination 
 
Communications Infrastructure 
 
Scottish Government (028) recommends an addition to the end of Policy EI 10 to accord 
with SPP paras 297 and 298 and to NPF3 which outlines the importance of digital 
communications in remote rural and island locations. The following amendment is 
recommended: “Opportunities for the provision of digital infrastructure to new homes and 
business premises should be explored as an integral part of development. This should be 
done in consultation with service providers so that appropriate, universal and future-
proofed infrastructure is installed and utilised.” 
 

Summary of responses (including reasons) by planning authority: 

 
Flooding (028) 
 
The Comhairle after further consideration of the policy and SPP agrees with the Scottish 
Government that the word ‘high’ in paragraph 5 criterion a) of the policy is not required.  
Therefore, if the Reporter is minded to recommend a modification to Policy EI 1: flooding, 
the Comhairle will accept removing the word high from paragraph 5, criterion a). 
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Water and Waste Water (024) 
 
It is the opinion of the Comhairle that Community Land Scotland has misinterpreted the 
policy wording.  The Comhairle would like to clarify that the requirement to connect to the 
public sewer does not apply to ‘all new developments wherever sited’ but applies only to 
new buildings in sewered areas and to developments of 25 or more houses in unsewered 
areas.  The Comhairle considers that the wording is clear and no change to the policy is 
required with regard to this issue. 
 
In areas served by a public sewer the Comhairle requires new developments to connect to 
the public sewerage system, where this is practical and feasible. If the developer wishes an 
alternative method of waste-water disposal, a technical assessment is required to be 
submitted by the developer.  The cost implications will be considered a part of this 
technical assessment and as a result the Comhairle considers that it is unnecessary to 
specify cost as an exception.  Scottish Water has not objected to this policy approach. In 
this regard, the Comhairle considers there it is not necessary to modify the Plan.  
 
With regard to water supply, the Comhairle requires all new development in areas where 
there is a mains water supply to connect to that supply. Scottish Water plan provision for 
new capacity where this is required. For new developments in situations where there is no 
or an inadequate public water supply, the developer will have to demonstrate that the 
private water supply is wholesome and sufficient or connect to the mains supply. In this 
regard, the Comhairle considers that there is no necessity to change the Plan. 
 
Waste Management (028) 
 
The Comhairle acknowledges that due to the difficulties and cost of recycling in a sparsely 
populated island community, recycling rates in the Outer Hebrides have not increased as 
quickly as in some areas of mainland Scotland.  However, much progress has been made 
in recent years despite the fact the location and financial climate impact on what can be 
achieved. 
 
The provision of household and commercial recyclates throughout the island chain is good. 
There is one municipal landfill site at Bennadrove near Stornoway which accepts residual 
and special waste from the Outer Hebrides.  Recycled waste is sorted at three Comhairle 
owned sites in Lewis, Benbecula and Barra. There is no commercial outsourcing of waste 
collection or processing. Commercial and household waste is not collected separately as 
this would not be cost effective in a geographically dispersed area.  Separate data for 
segregated and non-segregated waste is therefore not collated, as agreed with licencing 
authorities.  Consequently, it is not possible to forecast the annual required capacity for 
source segregated and unsorted waste.   
 
The Comhairle’s spatial strategy is shown on the Plan Development Strategy and Area 
Context Maps (Core Documents 2 and 3 respectively) and this includes Waste Processing 
Sites and Licenced Waste Sites as part of this spatial strategy. The Comhairle has 
safeguarded waste infrastructure on land that is designated for employment or industrial 
uses and is seeking to reduce waste at every opportunity. In this regard, the Comhairle is 
compliant with SPP paragraph 185. These identified sites have sufficient capacity to deal 
with anticipated waste during the Plan period. In view of the above, the Comhairle does not 
consider that any change the Plan is necessary. 
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Soils (005, 021, 022 and 029) 
 
As there exists some dubiety over the definition of deep peat, and new advice is emerging 
on this definition, if the reporter is so minded to recommend a modification, the Comhairle 
will remove the last sentence: ‘The Comhairle classifies deep peat as 2m or more.’ from 
the context section of Policy EI 5. 
 
The request for developers to assess the effects of carbon dioxide emissions on machair 
soil, peat and carbon rich soils would impact on nearly all development in the islands, 
resulting in a requirement for majority of applicants (including individual self-build 
developers) to produce carbon calculations for proposals due to the prevalence of these 
soil types in the Outer Hebrides. In this regard, the Comhairle considers the addition of this 
additional developer requirement would be unreasonable and disproportionate, and for this 
reason there is no need to modify the Plan. 
 
The Comhairle recognises the importance of protecting peatlands and considers that the 
Policy EI 5: Soils adequately addresses the issue of large scale peat extraction and other 
Plan policies, for example: EI 1: Flooding; EI 3: Water Environment; NBH2: Natural 
Heritage and NBH5: Archaeology will be used to assess any other commercial peat 
extraction proposals. There are also other regulatory processes [Reference: The Water 
Environment (Controlled Activities) (Scotland) Regulations 2011 (as amended)] that would 
be required for commercial peat extraction therefore no additional wording is necessary in 
this instance, therefore no change is required to the Plan. 
 
The majority of all development in the Outer Hebrides will occur on machair soil, peat or 
other carbon rich soils.  The request to include the words ‘must’ and ‘required’ instead of 
‘should and ‘aim’ in paragraph 1 of Policy EI 5 would result in all development proposals 
requiring an assessment of the likely effects of the proposal on the soil and mitigation of 
any impacts arising from development. Use of the word ‘should’ in Policy E1 5 is compliant 
with that used in (paragraph 205) of Scottish Planning Policy (SPP) and the requested 
change of wording to ‘must’ goes beyond the requirement of SPP and is unreasonable 
considering the development context of the Outer Hebrides.  The Comhairle consider that it 
is reasonable to build in a degree of flexibility into this policy to enable digression with 
regard to small scale, local development, in this regard, the Comhairle consider that no 
modification to the Plan is required. 
 
The majority of development in the Outer Hebrides will inevitably have some impact on 
soils, as the majority of development occurs on greenfield sites in rural areas, apart from in 
the urban area of Stornoway. The Comhairle considers that it would be disproportionate to 
expect all development to minimise impact on soils, as in most cases some impact on the 
ground surface will be unavoidable due to the need for solid foundations in this climate and 
for vehicle access and parking resulting in ground disturbance, compaction and 
excavation. In addition, this amendment would require every application to include an 
assessment to determine the likely effects of development work on soils and associated 
vegetation plus evidence that it has been designed to minimise its impact on soils.  This 
would be unreasonable, considering the development context and would place an undue 
burden on developers and planning officers. In this regard, the Comhairle consider that it is 
not necessary to modify the Plan. 
 
With regard to major developments, if the Reporter is minded to recommend a 
modification, the Comhairle will consider including the requested addition to the proposed 
policy wording, ‘and the impacts on carbon rich soils and associated habitats minimised.’ to 
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the second paragraph of Policy EI 5: Soils. 
 
Coastal Erosion (029) 
 
The Comhairle recognises the importance of ensuring that impacts outside the 
development area are taken into account in considering development proposals on areas 
liable to coastal erosion. To increase clarity for developers and the community, if the 
Reporter is so minded, the Comhairle will accept the additional policy wording (in bold) and 
deletion (in strike through) to Policy EI 6: Coastal erosion: 
 
Development proposals on areas liable to coastal erosion will only be permitted when the 
applicant can demonstrate that the development meets one or more of the following: 

 
a) will have exceeded its useful life expectancy before natural erosion is likely to occur; 
b) will not exacerbate coastal erosion at the development site or elsewhere along the 

coast; 
c) is of a temporary nature; 
d) will not give rise to, or require, defence measures; 
 
e) is associated with the defence of the coastal area where one or more of the following is 

threatened: 
 

I. occupied buildings; 
II. important habitats such as the machair; 
III. scheduled monuments or listed buildings; 
IV. major infrastructure and utilities. 

 
The Any coastal protection method(s) to be employed should be justified and detailed as 
part of a planning application. 

 
Energy and Heat Resources (028) 
 
The Comhairle has considered the issue of heat mapping and concludes that currently in 
the Outer Hebrides development context there is not sufficient capacity here for developers 
(Hebridean Housing Partnership is the sole Registered Social Landlord, limited commercial 
/industrial development) to develop such a district heating scheme, and in this regard, 
there is no need to modify the Plan. 
 
The Supplementary Guidance for Wind Energy Development which includes the Comhairle 
Spatial Strategy for Wind Farms was approved and adopted in December 2016.  The 
Supplementary Guidance went through an extensive consultation process which is detailed 
in the associated statutory Supplementary Guidance for Wind Energy Development 
Statement of Publicity and Consultation (Supporting Document 9) and the Scottish 
Government were consulted pre-adoption.  The Comhairle has a limited number of 
Supplementary Guidance and it is considered in this instance that the policy contained in 
the recently adopted Supplementary Guidance to should not be brought into the Local 
Plan.  This contributes to the Plan being more condensed and succinct.  Therefore, the 
Comhairle considers that this should not be subject to examination as part of the proposed 
Local Development Plan at this time and in this regard, the Comhairle does not consider 
that it is necessary to modify the Plan. 
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Communications Infrastructure (028) 
 
The Comhairle recognises the importance of providing digital infrastructure as an integral 
part of the design of a development. However, it is of the view that this requirement should 
be applied to new housing developments with more than four units, flatted developments, 
industrial and business premises only. If the Reporter is so minded to recommend a 
modification, the following modification which captures the intention of the request 
expressed in the representation and fits with the terminology and style of the proposed 
Plan would be acceptable to the Comhairle. To be added following the first sentence of 
Policy EI 10: Communications Infrastructure: “For developments of four or more housing 
units, flatted developments, industrial and business premises, an assessment of the 
feasibility to provide digital infrastructure should be provided”. 
 

Reporter’s conclusions: 

 
Flooding (The Scottish Government (028)) 
 
1.   In Policy EI 1: Flooding, I find that the meaning of the phrase “a low to medium high 
risk flood area” is not clear.  The planning authority accepts that the word “high” should be 
deleted.  I find that this would provide the necessary clarity.  The proposed plan should be 
altered accordingly. 
 
Water and Waste Water (Community Land Scotland (024)) 
 
2.   The representation is made on the basis that the proposed plan says that “all new 
developments, wherever sited must connect to the main sewers unless there are “technical 
reasons” for not being able to do so”.  I note that Policy EI 2 is not as sweeping as this.  
The requirement to connect to a public sewer relates to developments in settlements with 
public sewerage systems and to developments of 25 houses or more.  I find that this is a 
reasonable requirement and is not unduly restrictive. 
 
3.   Regarding an “excessive cost” exception, I find that one aspect of the “technical 
reasons” exception could be cost arising from technical considerations.  In view of this, I 
find that there is no need to add excessive cost as a further exception. 
 
4.   With reference to water supply, I find it reasonable and desirable that new 
developments be connected to the public water supply in areas where such supply is 
available.  Development in other areas is not prevented, provided an acceptable private 
water supply can be obtained.  I find that policy EI 2 is not too restrictive in relation to water 
supply. 
 
5.   I conclude that the proposed plan need not be altered in response to the 
representation. 
 
Waste Management (Scottish Government (028), SNH (029)) 
 
6.   Representation 028 says that the proposed plan should clearly set out whether regard 
has been had to the annual update of required capacity for source-segregated and 
unsorted waste.  The planning authority’s response says that forecasting future need for 
capacity for these two kinds of waste is not possible in the special circumstances of what is 
a sparsely-populated island community.  This has been accepted by the licensing 
authorities. 
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7.   I note that there is no suggestion that capacity for waste disposal as a whole is 
inadequate or might not be augmented if necessary.  Paragraph 181 of Scottish Planning 
Policy advises that regard be had to the annual update of required capacity, but does not 
require this to be stated in the plan.  I find that there is no need to refer to this in the 
proposed plan. 
 
8.   Paragraph 185 of Scottish Planning Policy advises that there should be a spatial 
strategy which makes provision for new infrastructure, allocating specific sites where 
possible.  Suitable sites may include sites identified for employment, industry, or storage 
and distribution. 
 
9.   I note that the proposed plan identifies waste-processing sites and licensed waste 
sites.  In addition, Policy EI 4 refers to the provision of new waste management sites when 
considering sites for various commercial purposes.  I find that this adequately accords with 
the advice in Scottish Planning Policy. 
 
10.   My conclusion is that the proposed plan need not be altered in response to 
representation 028. 
 
11.   Scottish Natural Heritage seeks two alterations to Policy EI 4.  The first relates to 
landscape and visual impact and is addressed under Issue 1.  The second recommends 
new wording for criterion (a).  The new wording refers to landscape interests and the 
natural environment and to five other policies in the proposed plan.  The planning authority 
has commented on this in its response to a request for further information (FIR 05).  In 
turn, Scottish Natural Heritage has commented on the planning authority’s response. 
 
12.   In the section headed “How to Use this Plan” on page 6 of the proposed plan, I note 
that the text includes:   
 

Policies in the Plan are afforded equal weight in the determination of planning 
applications, so it is important to ensure that your proposal accords with all 
policies that are relevant to it.  Compliance with one particular policy will not 
mean that a proposal is acceptable in terms of being in accordance with the 
Plan as a whole. 

 
In accord with this approach, I note that the proposed plan does not generally include 
cross-references.  I find that introducing multiple cross references into to Policy EI 4, as 
sought in the representation, would not be consistent with other policies where no such 
cross-referencing is employed.  I find that this would reduce the clarity of the plan.  My 
conclusion is that Policy EI 4 should not include the suggested cross-references. 
 
13.   Regarding use of the word “acceptable”, I note that the phrase “avoid significant 
adverse impacts” is commonly used and is considered to be less subjective.  In view of 
this, I conclude that “acceptable” should not be used and that Policy EI 4 should be altered 
accordingly. 
 
Soils (SEPA (005), RSPB (021), John Muir trust (022), SNH (029)) 
 
14.   Supporting text on page 42 of the proposed plan says that deep peat is peat that is 
two metres or more in thickness.  Representations indicate that peat of lesser thickness is 
considered to be deep.  The definition of what is deep peat has changed and may change 
again.  In response, the planning authority suggests that the last sentence of the 
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supporting text be deleted. 
 
15.   I find that deletion of the disputed text would address the representations.  It would 
also avoid any confusion if, during the currency of the plan, the generally accepted 
definition were to change.  The proposed plan should be altered accordingly. 
 
16.   Scottish Natural Heritage recommends that there be a reference to its carbon and 
peatland map, to help developers identify potential areas of carbon-rich soils relevant to 
Policy EI 5.  In response to a request for further information (FIR 05), the planning authority 
says that it has agreed to this recommendation and is treating it as a minor modification.  I 
find that this resolves the representation and that there is no need for me to deal with it. 
 
17.   In the first paragraph of Policy EI 5, the John Muir Trust would prefer to see “must” 
instead of “should” and deletion of “aim to”. 
 
18.   I find that Policy EI 5 as worded gives adequate scope to the planning authority to 
seek from developers information about likely effects and possible mitigation.  I also note 
that the wording of the first paragraph of Policy EI 5 reflects wording used in paragraph 205 
of Scottish Planning Policy.  For these reasons, I conclude that the proposed plan need not 
be altered in response to the representation from the John Muir Trust. 
 
19.   Scottish Natural Heritage recommends changes to the first paragraph of Policy EI 5, 
to introduce reference to minimising adverse impacts on soils caused by ground 
disturbance, compaction or excavation and reference to associated vegetation. 
 
20.   The planning authority says that in most cases, some impact on the ground surface 
would be unavoidable.  I agree that this is the case.  I find that the representation is not 
saying that there should be no impact.  Rather, it is saying that impact should be 
minimised.  I find that this is a reasonable objective and is in keeping with the spirit of the 
policy principle whereby the planning system should seek to protect soils from damage 
(Scottish Planning Policy, paragraph 194). 
 
21.   Regarding a reference to associated vegetation, it seems to me that the beneficial 
qualities of soil and protection from erosion are dependent on the continuing existence of 
vegetation cover.  For these reasons, I find that inclusion of a reference to associated 
vegetation would be a desirable addition to the policy. 
 
22.   I therefore conclude that the first paragraph of Policy EI 5 should be altered in 
accordance with the recommendation of Scottish Natural Heritage. 
 
23.   The Royal Society for the Protection of Birds says that the first paragraph of Policy 
EI 5 should include reference to carbon dioxide emissions.  In response, the planning 
authority says that this would impact on nearly all development, due to the prevalence of 
carbon-rich soils. 
 
24.   I note that paragraph 205 of Scottish Planning Policy advises that, where peat and 
other carbon-rich soils are present, applicants should assess the likely effects of 
development on carbon dioxide emissions.  “Developments should aim to minimise this 
release.”  For this reason, I find that Policy EI 5 should contain reference to minimising 
release of carbon dioxide. 
 
25.   The specific wording suggested by the Royal Society for the Protection of Birds is not 
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feasible in view of the changes to the policy that arise from Scottish Natural Heritage’s 
representation.  This may be overcome by adding a new paragraph to the policy.  In view 
of the prevalence of carbon-rich soils in the plan area, the new paragraph should give the 
planning authority some discretion as to when it might require information about carbon 
dioxide emissions.  The proposed plan should be altered accordingly. 
 
26.   With regard to the second paragraph of Policy EI 5 in the proposed plan, Scottish 
Natural Heritage seeks insertion of text to expand on what should be entailed in a peat 
survey.  The planning authority’s response indicates that it is not opposed to this.  I find 
that the proposed text would give a more comprehensive description of what should be 
included in a peat survey and that this would be of assistance to developers.  For this 
reason, I find that the proposed plan should be altered. 
 
27.   The Royal Society for the Protection of Birds seeks additional text in relation to the 
commercial extraction of peat.  The planning authority says that the concern is addressed 
by other policies and control regimes. 
 
28.   I note that paragraph 241 in Scottish Planning Policy says “Policies should protect 
areas of peatland and only permit commercial extraction in areas suffering historic, 
significant damage through human activity and where the conservation value is low and 
restoration is impossible.” 
 
29.   From the foregoing, I find that Scottish Planning Policy lends support to the change 
sought in the representation.  I also find that the change would protect peatland in a way 
not found in the other policies quoted by the planning authority.  My conclusion is that the 
proposed plan should be altered. 
 
Coastal Erosion (SNH (029)) 
 
30.   Scottish Natural Heritage recommends changes to Policy EI 6: Coastal Erosion.  The 
changes are for clarity and to ensure that impacts occurring outwith the development site 
are taken into account.  The planning authority agrees with this.  I agree with the 
objectives.  In the suggested changes, the use of “and/or” makes the meaning much less 
clear than it should be.  Suggested criterion (b) should apply in addition to the other 
criteria, otherwise other criteria might be contravened.  The proposed plan should be 
altered accordingly. 
 
Energy and Heat Resources – Heat Mapping and District Heating Schemes (Scottish 
Government (028)) 
 
31.   Representation 028 recommends that the proposed plan should use heat mapping to 
identify the potential for co-locating developments with high heat demand with sources of 
heat.  The planning authority says it has considered heat mapping.  Its conclusion is that 
there is insufficient capacity to develop a district heating scheme. 
 
32.   I note that the recommendation in the representation is based on advice in  
paragraph 158 of Scottish Planning Policy.  Paragraph 158 lists examples of heat supply 
sources.  My attention has not been drawn to the existence of any of these kinds of heat 
supply source in the Western Isles or to the existence of any other kind of heat supply 
source that might offer potential for the co-locating promoted in Scottish Planning Policy.  
From what the planning authority says, such sources do not exist at present.  In the 
circumstances, I find that the use of heat mapping is not necessary in this particular 
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instance. 
 
33.   Representation 028 also recommends that Policy EI 8 should include “Opportunities 
to co-locate or connect with district heating schemes or heat producers should be 
investigated”.  In relation to this, it seems to me that there are three considerations.  First, 
development giving rise to heat supply sources might take place during the plan period.  
Second, paragraph 159 of Scottish Planning Policy says that local development plans 
should support the development of heat networks in as many locations as possible.  Third, 
the supporting text on page 45 of the proposed plan says that, where they are available, 
opportunities to co-locate or connect with district heating schemes or heat producers 
should be investigated.  From these considerations, I find that it would be appropriate to 
add to Policy EI 8 the text suggested in the representation.  The proposed plan should be 
altered accordingly. 
 
Energy and Heat Resources – Spatial Framework (Scottish Government (028)) 
 
34.   Representation 028 says that the Spatial Framework for onshore wind energy 
development should be within the plan rather than being in the form of supplementary 
guidance.  In response, the planning authority says that its current, 2016, supplementary 
guidance went through an extensive consultation process.  The Scottish Government was 
consulted.  The amount of supplementary guidance associated with the proposed plan is 
limited.  Using the supplementary guidance format contributes to the proposed plan being 
condensed and succinct. 
 
35.   In answer to a request for further information (FIR 09), the planning authority has 
provided details of the consultation process associated with the current supplementary 
guidance.  The planning authority says its preference is to exclude technical, topic-based 
information from the proposed plan to avoid duplication of policy and confusion with the 
plan’s own spatial strategy (Policy DS1).  The ability to review from time to time wind 
energy policy and mapping would be impacted if the policy and mapping were detailed in 
the proposed plan.  In response to the suggestion in FIR 09 that certain text and mapping 
in the current supplementary guidance be included in the proposed plan, the planning 
authority says that the maps are best read in conjunction with the supplementary guidance 
for a fuller understanding of the principles behind them.  The authority goes on to say: 
“However, if Policy EI 8 were found to be deficient, the Comhairle agrees that Policy EI 8 
could be amended to include the suggested bullet policy points and Map 1 ‘Comhairle 
Spatial Strategy for Wind Farms’”. 
 
36.   I note that Planning Circular 6/2013: Development Planning, paragraph 135 onwards, 
addresses supplementary guidance.  Paragraph 139 advises that, provided there is an 
appropriate context in the plan, suitable topics for supplementary guidance include detailed 
policies where the main principles are already established.  I find that Policy EI 8 in the 
proposed local development plan fails to establish any principles for assessment of 
onshore wind energy development.  The policy is thus an inadequate basis for the 
supplementary guidance to which it refers. 
 
37.   I note that the current Supplementary Guidance for Wind Energy Development was 
subject to the necessary public consultation, that the twenty or so responses were given 
consideration and that a final version of the guidance was adopted in December 2016.  
The guidance is thus relatively up to date. 
 
38.   While the planning authority could, if it wished, bring forward, in terms of Policy  
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EI 8, a version of supplementary guidance for onshore wind energy different from the 
December 2016 version, there is no suggestion that this is the intention.  Against this 
background, I note that there has been no representation regarding the possible content of 
the supplementary guidance to which Policy EI 8 refers. 
 
39.   As noted, in FIR 09 there was a suggestion that certain text and mapping in the 
current supplementary guidance be included in the proposed plan.  I do not find that this 
would create any significant duplication or confusion.  Regarding future reviews, no 
indication is given as to why the text in question might need to be altered within the next 
few years.  During the period between adoption of the proposed local development plan 
and adoption of the new supplementary guidance, the content of the current 
supplementary guidance would be available to provide any necessary fuller understanding 
of principles. 
 
40.   My conclusions are that Policy EI 8 does not accord with Circular 6/2013 and that this 
may be appropriately overcome by including in the policy the text and mapping mentioned 
above.  The proposed plan should be altered accordingly. 
 
Communications Infrastructure (Scottish Government (028)) 
 
41.   The representation seeks an addition to Policy EI 10: Communications Infrastructure.  
The wording of the addition is based on paragraph 297 of Scottish Planning Policy.  In 
response, the planning authority suggests a different wording. 
 
42.   A further information request (FIR 04) sought from the planning authority its reasons 
for advocating a wording different from that in Scottish Planning Policy.  In reply, the 
planning authority says that the majority of development within the Outer Hebrides is 
single-house development on windfall sites which are mainly on crofts.  These houses are 
often self-build projects by the proposed occupier.  In most cases the developer will ensure 
that digital infrastructure provided as part of the development.  It is thus unnecessary for 
the policy to apply to all new builds.  Developments of four or more houses and flatted 
development, industrial and business premises are more likely to be built for a third party 
and therefore it is more appropriate that the policy applies only to these developments. 
 
43.   I note that the planning authority’s approach relies on most developers ensuring 
provision of digital infrastructure.  A non-interventionist approach of this kind falls 
significantly short of what is sought in Scottish Planning Policy and does not sit well  
with the aspiration in the second paragraph of the supporting text in the proposed plan 
(pages 47 and 48).  Provision of information communications technology can be especially 
important in more remote areas.  I conclude that the plan should be altered in the way 
suggested in the representation. 
 

Reporter’s recommendations: 

 
I recommend that: 
 
1.   From subparagraph (a) in Policy EI 1: Flooding, the word “high” be deleted; 
 
2.   In Policy EI 4: Waste Management, criterion (a) deleted and replaced by the following: 

(a) to safeguard landscape interests and the natural environment, the siting and 
operation of new or additional waste facilities should avoid significant adverse impacts 
on the environment (including landscape); 
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3.   From the supporting text for Policy EI 5: Soils (on page 42), the sentence “The 
Comhairle classifies deep peat as 2m or more” be deleted; 
 
4.   The first paragraph of Policy EI 5: Soils be deleted and replaced by the following: 
 

Development should be designed to minimise adverse impacts on soils caused by 
ground disturbance, compaction or excavation.  Developers should assess the likely 
effects associated with any development work on soils, particularly machair soil, peat, 
or other carbon-rich soils and associated vegetation, and aim to mitigate any adverse 
impacts arising. 

 
Where disturbance of peat or other carbon-rich soil is likely to give rise to significant 
emissions of carbon dioxide, developers may be required to justify the location of the 
proposed development and to show how emissions will be minimised. 

 
5.   The second paragraph of Policy EI 5: Soils be amended by inserting the following after 
“have been avoided”: 
 

and the impacts on carbon-rich soils and associated habitats minimised 
 
6.   The last paragraph of Policy EI 5: Soils read as follows: 
 

Large-scale commercial peat extraction will not be permitted.  Other commercial peat 
extraction will only be permitted in areas suffering historic, significant damage through 
human activity and where the conservation value is low and restoration is impossible. 

 
7.   Policy EI 6: Coastal Erosion be deleted and replaced by the following: 
 

Development proposals on areas liable to coastal erosion will only be permitted when 
the applicant can demonstrate that the development will not exacerbate coastal 
erosion at the development site or elsewhere along the coast and when the applicant 
can demonstrate that the development meets one or more of the following: 

 
a) it will have exceeded its useful life expectancy before natural erosion is likely to 
occur; 
b) it is of a temporary nature; 
c) it will not give rise to, or require, defence measures; and 
d) it is associated with the defence of the coastal area where one or more of the 
following is threatened: 

 
I. occupied buildings; 
II. important habitats such as the machair; 
III. scheduled monuments or listed buildings; and 
IV. major infrastructure and utilities. 

 
Any coastal protection method(s) to be employed should be justified and detailed as 
part of a planning application. 

 
8.   In Policy EI 8: Energy and Heat resources after the second paragraph the following be 
inserted: 
 

The Comhairle supports the principle of wind farm development in Areas with Potential 
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for Wind Farms (Map 1) subject to a satisfactory assessment against other policies in 
this plan and the Supplementary Guidance.  Many of these areas, particularly in the 
Uists, will however be constrained by MoD radar.  The Supplementary Guidance will 
give further details of the radar constraints. 
 
The Comhairle will also consider wind farm development in Areas of Constraint, with 
potential in certain circumstances (Map 1) subject to a satisfactory assessment against 
other policies in this plan and the Supplementary Guidance. 
 
The Comhairle will not support wind farm developments in Areas Unacceptable for 
Wind Farms (Map 1). 

 
9.   Map 1 “Comhairle Spatial Strategy for Wind Farms” from “Supplementary Guidance for 
Wind Energy Development December 2016” be included in the proposed plan; 
 
10.  The following be added to Policy EI 8: Energy and Heat Resources: 
 

Opportunities to co-locate or connect with district heating schemes or heat producers 
should be investigated. 

 
and 
 
11.  The following be added to Policy EI 10: Communications Infrastructure: 
 

Opportunities for the provision of digital infrastructure to new homes and business 
premises should be explored as an integral part of development.  This should be done 
in consultation with service providers so that appropriate, universal and future-proofed 
infrastructure is installed and utilised. 
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Issue 7 Natural and Built Heritage  

Development plan 
reference: 

NBH2: Natural Heritage 
NBH3: Trees and Woodlands 
NBH4: Built Heritage - Thatching 
NBH5: Archaeology - Greater Callanish 
Natural and Built Heritage Policies - Gaelic 

Reporter: 
Steve Field 

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

 
Scottish Natural Heritage (029) 
Woodland Trust Scotland (010) 
Historic Environment Scotland (023) 
Liam Crouse (026) 
Bòrd na Gàidhlig (037) 
 

Provision of the 
development plan 
to which the issue 
relates: 

The landuse policies which set out the Comhairle’s approach to the 
Natural and Built Heritage. 
 

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

 
Policy NBH2: Natural Heritage 
 
Geology (029) 
 
Scottish Natural Heritage (029) note there is no policy protection provided in the Plan for 
geological interests. As the islands host a number of Geological Conservation Review sites 
that could be vulnerable to damage or destruction by inappropriate development, SNH 
recommend the addition of policy protection. This could be done by adding the following 
text to Policy NBH2: “Developments that damage or destroy geological interests such as 
those found within Geological Conservation Review sites are unlikely to be supported. 
Applications for development affecting geological interests must demonstrate how damage 
will be avoided or minimised so that the interest of the site is preserved and/or enhanced”. 
Reason: to ensure that geological interests receive appropriate protection from damage or 
destruction. 
 
Policy NBH3: Trees and Woodlands 
 
Woodlands (010) 
 
Woodland Trust Scotland (010) believes that the wording on this policy (NBH3) on 
retention of trees and woodland could be improved. This 2017 Proposed Plan states:  
“Comhairle will support retention of established woodland of mixed native species which 
have a landscape and amenity value of the locality and contribute to nature conservation”. 
We believe the language here could be much stronger given how few areas of established 
native woodland there are in the Outer Hebrides. The current wording doesn’t seem to 
reflect the position of “rare and valued assets” stated in the introduction. The 2012 policy 
(Outer Hebrides Local Development Plan November 2012 (Core Document 9)) restricted 
removal rather than supported retention, we would ask that the policy state “woodland of 
mixed native species which have a landscape and amenity value of the locality and 
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contribute to nature conservation be prohibited except in exceptional circumstances”. The 
policy also states “Developers should through sensitive siting and design incorporate 
established woodland resource into developments…“In theory, incorporation of woodland 
is a good thing, however the policy makes no reference to indirect impacts such as the 
negative edge effects of development, root disturbance or even partial removal. The 
relevant 2012 policy (Outer Hebrides Local Development Plan November 2012 (Core 
Document 9)) also included the line “…and to minimise adverse impacts on the 
biodiversity” - we believe that the policy was much stronger with that inclusion.  We are 
very happy with the support that the policy gives to the creation of new woodland – 
“Comhairle will seek opportunities to create new woodland and plant native trees in 
association with new development”. However, this aspect could be improved by specifically 
highlighting the enhancement of existing woodland. Planting around the limited areas of 
native woodland which remain in the Outer Hebrides will help protect and enhance this rare 
and valuable asset and reduce fragmentation. 
 
Policy NBH4: Built Heritage 
 
Thatching (023) 
 
Historic Environment Scotland’s Grants guidance states “preferably” locally sourced 
material as opposed to the statement “only locally sourced material is permitted” contained 
within the Proposed Plan. 
 
Policy NBH5: Archaeology 
 
Greater Callanish (023) 
 
Historic Environment Scotland (023) welcome the recognition given in the Plan to the 
protection of the Calanais (Callanish) complex of standing stones in the ‘Callanish 
Sensitive Area’ and suggest that consideration is given to the following two points: 
 
Historic Environment Scotland suggest that the Comhairle explain how the sensitive area 
has been determined including information about sources for key views, sightlines, 
viewpoints and viewsheds. The Comhairle may wish to consider making it clearer to the 
reader that while the Comhairle has identified a sensitive area on a map, this is a planning 
tool and this should not be equated with the setting of the Calanais complex.  
 
Historic Environment Scotland make reference to: Annex 1 (Section 6) of the Historic 
Environment Policy Statement 2016 (Supporting Document 10) and from this they note that 
our understanding of a monument can change over time either because of new evidence 
or because the surroundings of the asset changes over time. 
 
Natural and Built Environment Policies 
 
Gaelic (026, 037) 
 
Liam Crouse (026) notes there is little mention of Gaelic in the plan, this should be rectified 
as Gaelic is important to the heritage and economy of the Islands. If the main aim of the 
Comhairle's initiatives is to create strong dynamic communities, then the status of Gaelic 
should be safeguarded. The Islands traditional qualities (including Gaelic) attract people to 
come and live here. Gaelic should have a separate policy within the Natural and Built 
Heritage section of the Plan. Development of housing schemes within Gaelic speaking 
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(e.g. Tròsairigh (i.e. PP 2 Garrynamonie site)) areas should have a positive impact on the 
state of the language in the area. The Comhairle should develop in areas outside 
Stornoway. The point is made as a separate chapter was prepared for Stornoway. Mr 
Crouse cites a quote from MP Angus Brendan MacNeil said "under the scheme, housing 
can be built in the villages where people want them and not in the bigger towns in the 
islands", from a BBC Alba news article. 
 
Bòrd na Gàidhlig’s (037) response includes a copy of the Draft National Gaelic Language 
Plan 2017 – 22 (Supporting Document 11), which is arranged round three core themes 
promoting, learning and using Gaelic, each of these themes links to the Local Development 
Plan. Planning decisions can have a positive impact in growing Gaelic and Gaelic 
language planning considerations should be discussed in the Local Development Plan and 
incorporated into specific policies wherever possible. 
 
The context to this section describes cultural heritage and some of the policies later on 
definitely encapsulate this e.g. archaeology and St Kilda. Bòrd na Gàidhlig would 
recommend that the word “Cultural” is included within this title. Linked to this, it is 
recommended that an additional policy dealing with Cultural Heritage, similar to that in 
NBH6 for Historic Area, is developed. This could contain an opening statement such as “All 
development should preserve or enhance Cultural Heritage including Gaelic language”. 
 

Modifications sought by those submitting representations: 

 
Policy NBH2: Natural Heritage 
 
Geology 
 
Scottish Natural Heritage (029) - request that additional text is included in the Plan to 
protect geological interests. 
 
Policy NBH3: Trees and Woodlands 
 
Woodlands 
 
Woodland Trust Scotland (010) - Have clarified their representation which had in error 
omitted the words, “removal of” and request that the policy wording is strengthened by the 
addition of the following wording, “removal of woodland of mixed native species which have 
a landscape and amenity value of the locality and contribute to nature conservation be 
prohibited except in exceptional circumstances”. In addition, Woodland Trust Scotland 
notes that the policy makes no reference to indirect impacts such as the negative edge 
effects of development, root disturbance or even partial removal. They request the 
inclusion of the wording, “…and to minimise adverse impacts on the biodiversity”. 
Woodland Trust Scotland supportive of the addition of policy supporting the concept of 
planting around the limited areas of native woodland in order to protect and enhance this 
asset and reduce fragmentation. 
 
Policy NBH4: Built Heritage 
 
Thatching (023) 
 
Historic Environment Scotland (023) are indicating (assumed) in their representation that 
they provide some flexibility in their Grants guidance as they state, “preferably” locally 
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sourced material as opposed to the statement in the Comhairle’s Proposed Plan that “only 
locally sourced material is permitted”. 
 
Policy NBH5: Archaeology 
 
Greater Callanish 
 
Historic Environment Scotland (023) welcome the recognition given in the Plan to the 
protection of the Calanais [Callanish] complex of standing stones in the ‘Callanish 
Sensitive Area’ and request that the policy is amended to include an explanation on how 
the Callanish Sensitive Area has been determined and that the Comhairle includes the 
report drafted by Historic Environment Scotland in consultation with the Comhairle 
describing the setting of the monument and guidance on the assessment of impact. 
 
Historic Environment Scotland (023) request a modification that the policy wording makes it 
clear that the map is a planning tool and is not the same as the extent of the Calanais 
complex. 
 
Historic Environment Scotland (023) request that the Comhairle modifies the Plan text to 
include an explanation that our understanding of a monument can change due to new 
evidence arising or due to changes to the surroundings of the asset over time. 
 
Natural and Built Environment Policies 
 
Gaelic 
 
Liam Crouse (026) – notes there is little mention of Gaelic in the Plan, and suggests this 
should be rectified as Gaelic is important to the heritage and economy of the Islands. If the 
main aim of the Comhairle's initiatives is to create strong dynamic communities, then the 
status of Gaelic should be safeguarded.  The Islands traditional qualities (including Gaelic) 
attract people to come and live here. Gaelic should have a separate policy within the 
Natural and Built Heritage section of the plan.  Development of housing schemes within 
Gaelic speaking (e.g. Tròsairigh) areas should have a positive impact on the state of the 
language in the area.  The Comhairle should develop in areas outside Stornoway. The 
point is made as a separate chapter was prepared for Stornoway. Angus Brendan MacNeil 
said "under the scheme, housing can be built in the villages where people want them and 
not in the bigger towns in the islands" 
 
Bòrd na Gàidhlig (037) – request that Gaelic language planning considerations should be 
incorporated into policies wherever possible. 
 
The context to this section (Landscape NBH1assumed) describes cultural heritage and 
some of the policies later on definitely encapsulate this e.g. archaeology and St Kilda. We 
would recommend that the word “Cultural” is included within this title (Natural and Built 
Heritage assumed). Linked to this, we would recommend that an additional policy dealing 
with Cultural Heritage, similar to that in NBH6 for Historic Area, is developed. This could 
contain an opening statement such as “All development should preserve or enhance 
Cultural Heritage including Gaelic language”. 
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Summary of responses (including reasons) by planning authority: 

 
(029; 010; 023; 026; 037) 
 
Policy NBH2: Natural Heritage 
 
Geology (029)  
 
The Development Plan does not identify Geological Conservation Review (GCR) Sites in 
the Outer Hebrides and following discussion with Development Management colleagues on 
this it was noted that the Comhairle Planning Service would rely on Scottish Natural 
Heritage flagging any issues around GCR sites. This is not perceived as a significant 
constraint that merits identification in the Plan and the proposed policy approach is not 
proportionate. In view of this the Comhairle consider that no change is required to the Plan. 
 
Policy NBH3: Trees and Woodlands 
 
Trees and Woodlands (010) 

 
The Comhairle considers that the policy wording in NBH3 (paragraph 2) “The Comhairle 
will support the retention of established woodland of mixed native species which have a 
landscape and amenity value of the locality and contribute to nature conservation” is 
sufficiently robust and protects woodland and rejects the requested modification to the 
policy wording to “Removal of woodland of mixed native species which have a landscape 
and amenity value of the locality and contribute to nature conservation be prohibited except 
in exceptional circumstances” . This is because regarding the removal of woodland, in the 
policy the Comhairle has referenced Scottish Planning Policy paragraph 218 which 
provides advice on the removal of trees in certain circumstances and cites the Control of 
Woodland Removal (Forestry Commission) 2009 (Supporting Document 12) which 
provides policy direction on this issue. The Comhairle also reference this policy document 
in the policy context. The Plan includes wording to cover potential situations arising where 
loss is unavoidable, stating “where loss is unavoidable, appropriate replacement planting 
should be sought through the use of planning conditions or through a legal agreement if 
appropriate”. 
 
The Comhairle appreciates Woodlands Trust Scotland support of the Comhairle’s policy to 
approach to the creation of new woodland and it recognises that trees and woodlands are 
a rare resource in the Outer Hebrides, however, it considers that Policy NBH3 provides 
adequate protection to existing trees and woodlands. Woodland Trust Scotland requests 
the inclusion of the previous Plan wording, “…and to minimise adverse impacts on the 
biodiversity”. (see Page 57, first sentence of Policy 29, Trees and Woodland of the Outer 
Hebrides Local Development Plan Adopted November 2012 (Core Document 9)). The 
Comhairle considers that it is not necessary to modify the policy to make reference to 
indirect impacts such as the negative edge effects of development, root disturbance or 
even partial removal – this is disproportionate and unreasonable. 

 
Woodland Trust Scotland recommends the addition of policy supporting planting around 
the limited areas of native woodland in order to protect and enhance this asset and reduce 
fragmentation. The Comhairle considers that Policy NBH3 (last paragraph) addresses this 
issue adequately in that it “will support proposals associated with the restoration and 
enhancement of the native woodland resource as identified in the Western Isles Native 
Woodland Restoration Survey Report” (Supporting Document 13). 
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For the above mentioned reasons, the Comhairle considers that Policy NBH3 provides 
sufficient protection for trees and woodlands in the Outer Hebrides in terms of planning 
controls and therefore no change to the Plan is necessary. 

 
Policy NBH4: Built Heritage 
 
Thatching (023) 
 
In the Outer Hebrides the Comhairle administers the thatching grant under a Scheme of 
Delegation on behalf of Historic Environment Scotland (HES).  To receive the grant the 
material has to be sourced locally, this requirement has been previously cleared by the 
grant team at HES. It should be noted that the grant and policy are separate; work done to 
a thatched building may comply with the policy but may not meet the grant specification. 
 
At the Scotland’s Thatched Buildings: Developing a Plan for the Future conference held in 
May 2017, one of the issues discussed was the quality of material that was being imported 
into Scotland. The main problem is getting material that can withstand the Scottish climate.  
This experience supports the use of local materials where available.   
 
Traditionally the material used to thatch buildings was sourced from around the building. 
By using local material it reduces the carbon foot print and also helps the cottage sit better 
in the landscape. In addition to this, as a general rule, if managed properly marram and 
reeds grow back stronger if cut. The policy defines local as within the Outer Hebrides and 
most people can source material within the islands. In response to HES’s representation, 
the Comhairle considers that an element of discretion has been provided within the policy 
which enables the use of non-local materials (however, currently under these 
circumstances the roof maintenance would not be grant eligible) when circumstances 
warrant this, paragraph 3, page 57 and 58 of Policy NBH4: Built Heritage states “Locally 
sourced (i.e. Outer Hebrides) thatching materials should be used and the use of imported 
material from outwith the Outer Hebrides will be strongly discouraged** unless it can be 
evidenced that local materials are not available.  
** only locally sourced material is permitted through the Historic Environment Scotland 
Thatched Buildings Maintenance Grant Scheme”.  

 
In view of the fact that a degree of flexibility has already been built into the policy the 
Comhairle considers that there is no requirement to modify the Plan. 
 
Policy NBH5: Archaeology 
 
Greater Callanish (023) 
 
The Comhairle is of the view that a detailed description of the means by which the 
Callanish Sensitive Area Map was determined would not be best placed within Policy 
NBH5, therefore no modification to the Plan is required in this regard. 
 
To remove dubiety and increase clarity regarding what is meant by the Callanish Sensitive 
Area Map, Greater Callanish and the Calanais [Callanish] complex, the policy text could be 
modified, and if the reporter is minded to recommend a change to the text, the Comhairle 
will accept the following modification (additional wording underlined) under the heading 
Greater Callanish (see page 60 of the proposed LDP Addendum version): 
 
“The Greater Callanish area is a significant prehistoric landscape incorporating a complex 
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of 15 Scheduled Monuments and many more undesignated heritage assets. Views from 
and between the monuments, and their presence in views from the surrounding landscape 
are an important part of our understanding, experience and appreciation of their setting 
and this has led to the development of a planning tool, the Callanish Sensitive Area, as 
shown on the Plan Area Context Map. This sensitive area has been determined using GIS 
visibility data and should not be equated with the setting of the Calanais [Callanish] 
complex itself. Developers should be aware that within this sensitive area there is a 
heightened potential for impacting on known sites and their settings as well as the 
possibility of encountering unknown archaeological sites and features; therefore 
developers may be required to carry out a predetermination evaluation prior to 
determination of any planning application if ground disturbance is part of the development. 
These points should be viewed as considerations to proposed development designs and 
not as an impediment to development. Further explanation and guidance on assessment of 
impact from development proposals can be found in the Calanais Standing Stones Setting 
Document.” 

 
(Draft Calanais Standing Stones Setting Document 2014  - finalised document being 
completed by Historic Environment Scotland (see Supporting Document 14) 
 
The Comhairle note the Reference to Appendix 1 (Section 6) of the Historic Environment 
Scotland Policy Statement 2016 (Supporting Document 10), however, it considers that the 
understanding of a heritage asset and it’s setting might change is implicit within policy 
NBH5, and there is no need to cross reference to the Historic Environment Scotland Policy 
Statement 2016 as this is included in the policy references. Consequently, the Comhairle is 
of the view that no change to the Plan policy is required in this instance. 
 
Natural and Built Environment Policies NBH1- NBH7 

 
Gaelic (026, 037) 
 
Liam Crouse (026) the importance of the Gaelic language and culture to the Outer 
Hebrides is recognised and strongly supported by the Comhairle. This is acknowledged in 
the Plan in the Outer Hebrides Context which states that “The Outer Hebrides is part of the 
Gaelic heartland and has a rich cultural heritage…”  The Local Development Plan is a 
spatial landuse plan and provides the Comhairle’s settled view on the landuse policy. 
There exists other local and national policy relating to the use, promotion and development 
of the Gaelic language. The Comhairle has a Gaelic Policy Poileasaidh Gàidhlig 
(Supporting Document 15) which promotes the use of Gaelic in the Outer Hebrides, in 
addition the Comhairle has a Gaelic Language Plan 2013-17 (Supporting Document 8) and 
is embarking on a new iteration of this Plan. The Development Department has input into 
this Plan where relevant. In view of the above comments, the Comhairle considers that the 
Local Development Plan requires no modification to include a separate policy for Gaelic 
culture in the Plan or additional reference to the promotion and development of Gaelic. 
There is a separate policy for Stornoway due to its strategic importance which is 
recognised in the National Planning Framework and in view of its role as a service centre 
to underpin the entire Outer Hebrides; however, the Policy STY1 context acknowledges the 
need to facilitate social, commercial and retail activity throughout the Islands. This is the 
settled view of the Comhairle and in this regard there is no need to modify the Plan policy 
relating to Stornoway. 
 
Bòrd na Gàidhlig (037) - the Comhairle recognises the importance of Gaelic culturally and 
has stated this in the Outer Hebrides Plan context, “The Outer Hebrides is part of the 
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Gaelic heartland” (last paragraph, page 8 Addendum version), however, the Local 
Development Plan is a spatial landuse plan and is primarily concerned with how tangible 
assets are used, protected and enhanced. There exist other local and National Policies 
that promote and develop the Gaelic language and culture. 

 
In the Plan Context page, the Comhairle acknowledges the importance of the Outer 
Hebrides as being part of the Gaelic heartland and cultural significance is implicit within 
this. The Local Development Plan is a landuse plan and not a Gaelic plan. There exist local 
and national plans specifically to promote and safeguard the language. The Local 
Development Plan is not the mechanism to safeguard the language. The Natural and Built 
Heritage policies are essentially concerned with physical natural and built heritage.  The 
Comhairle does not consider it necessary to include the word “Cultural” in the Section 
Heading “Natural and Built Heritage” which relate to physical elements and “Culture” is an 
intangible part of the heritage.  Reference to cultural interest with respect to 
commemorative sites, and war memorials of local interest is made in Policy NBH4; 
however, the Comhairle does not consider it necessary to include a distinct policy on 
Cultural Heritage as this would involve broader policy issues beyond land use planning, 
including language, the Arts, history, literature, oral tradition and education. In this regard, 
the Plan underpins and recognises the local cultural context, however, this is essentially a 
land use plan and in this regard the Comhairle is not minded to change the Plan. 
 

Reporter’s conclusions: 

 
Policy NBH2: Natural Heritage 
 
Geology (Scottish Natural Heritage (029)) 
 
1.   Paragraph 34 of Planning Advice Note 60: Planning for Natural Heritage, 2000  
(PAN 60) sets out the Scottish Government’s view that “Scotland’s earth heritage – its 
rocks, fossils, landforms, soils and landforming processes – is an important part of our 
natural heritage”.  The PAN also notes that “the best sites for rocks, fossils and landforms 
across Britain have been selected through a major exercise known as the Geological 
Conservation Review”.  PAN 60 advises that “planning authorities can contribute to the 
conservation of earth heritage by”, amongst other things, “considering the effects of 
development proposals on geomorphological processes, landforms and soils and actively 
seeking measures to avoid reduce, mitigate or compensate for any adverse impacts” and 
“identifying opportunities to create or enhance earth heritage interests through 
development”. 
 
2.   Sites of earth heritage, or geodiversity, significance are important for aesthetic, cultural 
and historical reasons and are valued for education, enjoyment and scientific study.  Plan 
Policy NBH2: Natural Heritage provides wide-ranging protection for sites of biodiversity 
importance but no parallel protection for sites of geodiversity importance.  The planning 
authority is correct to say that Scottish Natural Heritage (SNH) may well draw attention to 
any development issues potentially affecting Geological Conservation Review (GCR) sites 
and that GCR sites may not pose a significant constraint to development in the islands 
overall.  However, if an issue is identified, I consider it would assist the authority’s position 
greatly were a suitable policy hook to be included in the local development plan. 
 
3.   To that end, I have recommended below an addition to Policy NBH2 which draws both 
on the text suggested by SNH and on the wording in PAN 60 quoted above.  .   
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Policy NBH3: Trees and Woodlands 
 
Trees and Woodlands (Woodland Trust Scotland (010)) 
 
4.   Scottish Planning Policy 2014 states that “woodlands, hedgerows and individual 
trees…should be protected from adverse impacts resulting from development”.  This policy 
position echoes that set out in The Scottish Government’s Policy on Control of Woodland 
Removal, 2009 which states “a strong presumption in favour of protecting Scotland’s 
woodland resources” and a requirement that “woodland removal should be allowed only 
where it would achieve significant and clearly defined additional public benefits”.  The 
policy adds that, “in appropriate cases a proposal for compensatory planting may form part 
of this balance”.   
 
5.   Policy NBH3: Trees and Woodland of the proposed plan says that the planning 
authority will “support the retention of established woodland of mixed native species”.  This 
wording does not provide quite the same emphasis as that found in government policy.  I 
consider that an amendment to Policy NBH3 which indicates a strong presumption against 
removal, other than where this is outweighed by social, economic or environmental 
benefits, would reflect better the aims of the policy documents referred to above.  I have 
suggested revised text below which I believe addresses Woodland Trust Scotland’s 
concern on this point. 
 
6.   Policy 29: Trees and Woodland of the 2012 Outer Hebrides Local Development Plan 
reads as follows:  
 
“Developers will be required to incorporate existing woodland resource into their schemes 
wherever possible and to minimise adverse impacts on the biodiversity value of this 
resource through sensitive siting, design and landscaping”. 
 
This reflects a similar reference to biodiversity in the pre-amble to this policy in the 2012 
plan.  There is no specific reference to the biodiversity value of woodland in the equivalent 
paragraph of Policy NBH3 in the proposed plan.  However, the pre-amble to Policy NBH3 
does refer to the biodiversity value of woodland, along with a range of other benefits.  
Given the authority’s duty to promote biodiversity, I am of the view that the proposed policy 
would benefit from wording closer to the wording of the policy it will replace.  However, in 
the interests of producing a concise plan, I do not consider that it is necessary to employ 
the level of detail advocated by Woodland Trust Scotland in referring to negative edge 
effects of development, root disturbance and partial removal.  These are all matters which 
can be dealt with through the development management process, given the policy 
framework set out in Policy NBH3. 
 
7.   The final paragraph of Policy NBH3 indicates the planning authority’s support for the 
restoration and enhancement of native woodland.  This seems to me to address precisely 
the final point of Woodland Trust Scotland’s representation which seeks support for 
planting around the limited areas of remaining native woodland.  Consequently, I do not 
consider that any modification to the plan is required on this matter. 
 
Policy NBH4: Built Heritage 
 
Thatching (Historic Environment Scotland (023)) 
 
8.   The second footnote to the Thatched Buildings section of Policy NBH4: Built Heritage 
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notes that “only locally sourced material is permitted through the Historic Scotland 
Thatched Buildings Maintenance Grant scheme”.  Historic Environment Scotland’s (HES) 
request for a factual clarification to reflect HES guidance, which states that material should 
“preferably” be sourced locally, is helpful and I have recommended this change below.  No 
revision to the terms of the policy is sought. 
 
Policy NBH5: Archaeology 
 
Greater Callanish (Historic Environment Scotland (023)) 
 
9.   The principal role of the local development plan in relation to Greater Callanish is to 
provide a policy framework which enables the planning authority to protect the area from 
development which would have an adverse effect on the 15 scheduled monuments within 
the defined area or on the integrity of their setting.  Reference to the Callanish Sensitive 
Area planning tool, as suggested by Historic Environment Scotland, would complement 
existing Policy NBH5: Archaeology in this regard.  I consider the additional text suggested 
by the planning authority addresses this part of Historic Environment Scotland’s 
representation effectively and recommend below a modification using the authority’s 
additional wording.  However, I have included those parts of this text that do not read as a 
policy statement within the preceding Context section.  I also recommend inclusion of the 
Draft Calanais Standing Stones Setting Document 2014 as a reference in the archaeology 
section of the plan. 
 
10.   Any significant changes to how understanding of the cultural significance of the 
Callanish complex might evolve can be incorporated in the review of the plan and, in the 
interim, could be picked up through the assessment of individual development proposals.  
Inclusion of the Historic Environment Scotland Policy Statement 2016 as an existing 
reference in the archaeology section of the plan provides a link for anyone who wants to 
pursue this matter in detail.  I do not consider that it is necessary to provide additional 
wording to address this part of Historic Environment Scotland’s comments and, to do so, 
would not compatible with the preparation of an accessible and succinct plan.   
 
Natural and Built Environment Policies NBH1 – NBH7 
 
Gaelic (Liam Crouse (026) and Bòrd na Gàidhlig (037)) 
 
11.   Paragraph 6 of Scottish Government Circular 6/2013 makes it clear that “development 
plans are spatial, land use plans which are primarily about place”, that they address “the 
spatial implications of economic, social and environmental change” and “apply the land use 
elements of the Community Plan and other Council and Government strategies into an 
overall spatial plan for the local area”.  I have not been presented with evidence to suggest 
the land use planning implications of Gaelic culture and language for issues such as 
employment, heritage, housing and infrastructure are neglected in the plan.  The context 
section of the local development plan recognises that “the Outer Hebrides is part of the 
Gaelic heartland, and has a rich cultural heritage with many exceptional archaeological 
sites and buildings of outstanding architectural and amenity value”.  I have recommended 
at Issue 1 of this report that this section of the plan be modified to include a reference to 
the “majority of Gaelic speakers” on the islands.  Policy to safeguard and promote Gaelic in 
the islands sits more appropriately with the Gaelic Policy and Gaelic Language Plan 
referred to by the authority and the community learning and development plan.   
 
12.   Overall, I consider that the proposed plan, subject to the recommended modification I 
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have referred to above, strikes a reasonable balance between highlighting the strong 
Gaelic culture of the islands with its statutory role as a development plan, the main purpose 
of which is to identify opportunities for development and set out the planning authority’s 
policies for dealing with development proposals.  I do not consider that any further revision 
to the policies or supporting text are necessary to address the two representations on this 
issue. 
 
13.   Specifically, I do not consider that inclusion of the word “Cultural” in the title of that 
section of the plan entitled Natural and Built Heritage would be an appropriate reflection of 
the role of that chapter under planning legislation and policy.  Nor do I consider that a 
policy requiring all development to preserve or enhance cultural heritage, including Gaelic, 
would be capable of effective interpretation or implementation given the spatial nature of 
the plan.  
 
14.   Stornoway is the main focus for employment, housing, services and transport in the 
Outer Hebrides.  National Planning Framework 3, 2014 identifies Stornoway as one of six 
island and coastal hubs in Scotland and says its “strategic location, economic potential and 
role as a service centre underlines its importance to the Western Isles”.  Given this status, I 
find that the inclusion of a separate section in the plan on Stornoway is appropriate.  I also 
find that the three Stornoway specific policies relating to retail, the Newton Commercial 
Area and the port are commensurate with the role of the town as an island hub and are not 
prejudicial to development elsewhere in the islands.  Development elsewhere is supported 
by a range of generic policies and a number of specific development proposals.  I do not 
consider any changes to the plan are necessary in this regard. 
 

Reporter’s recommendations: 

 
I recommend that: 
 
1.   The following paragraph be added at the end of Policy NBH2: Natural Heritage: 
 
“Development proposals that would potentially damage or destroy geological interests, 
such as those found within Geological Conservation Review sites, are unlikely to be 
supported.  Applications for development potentially affecting geological interests must 
demonstrate how damage will be avoided or minimised so that the interest of the site is 
preserved.  The Comhairle will also seek to consider how geological interests can be 
created or enhanced through development”. 
 
2.   The second paragraph of Policy NBH3: Trees and Woodland be replaced with the 
following paragraph: “There is a strong presumption against the removal of established 
individual trees and woodland of mixed native species which have a landscape and 
amenity value and/or contribute to nature conservation, unless removal would achieve 
significant additional economic, environmental or social benefits”.  
 
3.   The first sentence of the third paragraph of Policy NBH3: Trees and Woodland be 
replaced with the following sentence: “In order to minimise any adverse impacts on 
amenity, biodiversity or landscape value, developers will be required to incorporate existing 
trees and woodland into developments through sensitive siting and design”. 
 
4.   The second footnote of Policy NBH4: Built Heritage – Thatched Buildings be replaced 
with the following sentence: “**Guidance for the Historic Environment Scotland Thatched 
Buildings Maintenance Grant scheme states that material should preferably be sourced 
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locally”.  
 
5.   An additional third paragraph be added to the Context section preceding Policy NBH5: 
Archaeology, to read: 
 
“The Greater Callanish area is a significant prehistoric landscape incorporating a complex 
of 15 Scheduled Monuments and many more undesignated heritage assets.  Views from 
and between the monuments, and their presence in views from the surrounding landscape 
are an important part of our understanding, experience and appreciation of their setting 
and this has led to the development of a planning tool, the Callanish Sensitive Area, as 
shown on the Plan Area Context Map.  This sensitive area has been determined using GIS 
visibility data and should not be equated with the setting of the Calanais (Callanish) 
complex itself.” 
   
6.   The paragraph at Policy NBH5: Archaeology – Greater Callanish be replaced with the 
following paragraph: 
 
“Within the Callanish Sensitive Area there is a heightened potential for … [continue as in 
Proposed Plan] …part of the development.  These points should be viewed as 
considerations in proposed development designs and not as an impediment to 
development.  Further explanation and guidance on assessment of impact from 
development proposals can be found in the Calanais Standing Stones Setting Document”. 
 
7.   Adding the following text to Archaeology – References: “Draft Calanais Standing 
Stones Setting Document 2014”, page 59.  
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Issue 8  Plan Proposal Sites - General  

 
Development plan 
reference: 
 

Proposal Site Maps Booklet 
PP19 Spinal Route, Outer Hebrides 
PP22: Leverburgh Environmental 
Improvements, Harris 
DS1: Development Strategy 

Reporter: 
Steve Field 

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

 
North Harris Trust (019) 
South Harris Community Council (027) 
Urras Oighreachd Ghabhsainn (Galson Trust) (030) 
Carloway Estate Trust (033) 
Scottish Natural Heritage (029) 
 

Provision of the 
development plan 
to which the issue 
relates: 

 
Plan Allocation Sites and the Development Strategy 
 

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

 
Lack of Sites in Rural Settlements  
 
North Harris Trust (019) expresses disappointment that there are no housing allocations 
in the North Harris area but acknowledges the ongoing work to identify sites by the 
Comhairle, and the difficulties in achieving this. They question Hebridean Housing 
Partnership’s claim that there is no/limited housing demand in rural Lewis and Harris and 
point to the high occupancy rate of social housing provision in rural Harris (Ceann an Ora 
and Cliasmol) as evidence of demand. They seek a more flexible policy approach to 
housing in outwith settlement areas. 
 
South Harris Community Council (027) are concerned about the lack of allocations in 
South Harris and request that a housing and/or economic site is identified in Leverburgh 
as it is an important port of entry and community hub.  They believe this could help 
sustain the areas fragile communities by stimulating economic growth and in-migration. 
 
Galson Trust (030) suggests that there is a lack of strategic development sites across the 
West side of Lewis and would support more rural housing allocations outside Stornoway.  
 
Carloway Estate Trust (033) is concerned that most of the allocations on Lewis are 
focused around the Stornoway area. They seek a more proportionate distribution of 
housing and economic development proposal sites across Lewis in order to sustain 
declining rural communities. 
 
Environmental Impact of the Spinal Route  
 
Scottish Natural Heritage (029) recommends listing the individual designated sites that 
PP19: Spinal Route goes through (or passes within close proximity to) in the constraints 
section on page 37 of the Proposal Site Maps Booklet. (Core Document 5)  
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Scottish Natural Heritage (029) recommends adding a new developer requirement to the 
summary description of PP19: Spinal Route on page 37 of the Proposal Site Maps 
Booklet to, firstly, state that ecological survey work and a landscape and visual impact 
assessment may be required to inform applications for development and, secondly, that 
applications will have to demonstrate that there will be no adverse impacts on designated 
sites and landscape interests. This is required in order to: provide clarity for developers; 
avoid adverse effects/impacts on relevant designations, and; to ensure compliance with 
policy NBH2 Natural Heritage.  
 

Modifications sought by those submitting representations: 

 
Lack of Sites in Rural Settlements  
 
North Harris Trust (019) seeks the identification of housing proposal sites in North Harris, 
and seeks more flexibility in the policies of the Plan to enable housing developments 
outwith settlement.  
 
South Harris Community Council (027) requests that a housing and/or economic site is 
identified in Leverburgh, South Harris. 
 
Carloway Estate Trust (033) and Galson Trust (030) seek more housing and economic 
development proposal sites in rural Lewis. 
 
Environmental Impact of the Spinal Route  
 
Scottish Natural Heritage (029) recommends that the following developer requirement is 
added to the constraints section of PP19 Spinal Route on page 37 of the Proposal Site 
Maps Booklet: “The route passes through or in close proximity to the following areas 
important for nature conservation: Ness & Barvas, Lewis Special Protection Area (SPA); 
Lewis Peatlands SPA and Special Area of Conservation (SAC); West Coast of the Outer 
Hebrides SPA; Luskentyre Banks & Saltings Site of Special Scientific Interest (SSSI); 
Northton Bay SSSI; North Uist Machair & Islands SPA; Machairs Robach & Newton SSSI; 
Loch an Duin SSSI; Loch nam Madadh SSSI and SAC; Mointeach Scadabhaigh SSSI, 
SAC and SPA; Lochs at Clachan SSSI; South Uist Machair & Lochs SPA; Loch Bee 
SSSI; Loch Druidbeg SSSI; South Uist Machair SAC; Howmore Estuary, Lochs Roag & 
Fada SSSI; Bornish & Ormilate Machairs SSSI; Loch Hallan SSSI; Kilpheder & 
Smerclate, South Uist SPA; Sound of Barra SAC. It also passes through the following 
areas important for landscape and scenery: South Lewis, Harris & North Uist National 
Scenic Area (NSA); Harris – Uig Hills Wild Land Area (WLA); Eisgein WLA; South Uist 
Machair NSA; South Uist Hills WLA.”   
 
Scottish Natural Heritage (029) recommends that the following developer requirement is 
added to PP19 Spinal Route on page 17 of the Proposal Site Maps Booklet: “Ecological 
survey work and landscape and visual impact assessment may be required to inform 
applications for development. Applications will have to demonstrate that there will be no 
adverse impacts on the notified features of the SSSIs listed above / no adverse effect on 
the integrity of the above listed SACs and SPAs. Direct ecological impacts (such as 
excavation for construction) as well as indirect impacts (such as increased human activity 
arising from provision of parking areas and laybys, run off from roads, etc.) should be 
considered. Applications will also have to demonstrate how significant adverse impacts 
on NSA and WLA landscape interests will be avoided or minimised.”  
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Summary of responses (including reasons) by planning authority: 

 
Lack of Sites in Rural Settlements  
 
It has been an enduring challenge of preceding Plans to identify an appropriate mix and 
spread of Plan allocation sites across the 280 rural settlements of the Outer Hebrides. 
The islands’ dispersed settlement pattern, windfall housing pattern and fragile economic 
base presents significant challenges to identifying viable sites. Monitoring of the current 
Plan has found that policies which limit development to Plan allocation sites restricts 
opportunities to capitalise on windfall sites and crofting diversification proposals in rural 
areas. 
 
In order to support growth in rural areas, the policies of the Proposed Plan are more 
supportive of development opportunities and windfall sites that may arise in rural 
communities over the life of the Plan. Correspondingly there is less emphasis on 
identifying allocations outwith Stornoway and they have been limited to a small number of 
strategic sites which require safeguarding for specific uses.    
 
Accordingly, Policy DS1: Development Strategy supports housing clusters and economic 
development proposals in rural settlements and Policies ‘ED1: Economic Development’ 
and ‘DP3: Housing’ exempts such proposals from the requirement to be delivered through 
Plan allocation sites, subject to some criteria.  
 
Additionally, unlike the Adopted Plan, Policy ‘DS1 Development Strategy’ of the Proposed 
Plan now allows for the consideration of housing development proposals outwith 
settlement, subject to demonstrating that sites within main or rural settlements have been 
explored and assessed as unsuitable.  
 
The Comhairle believes this approach will better facilitate growth in rural communities and 
that no change to the Plan is necessary. 
 
Environmental Impact of the Spinal Route  
 
The PP19 Spinal Route proposal is a programme of large-scale road improvement 
projects throughout the islands focusing on the primary established arterial route through 
the island chain. The proposal is driven by improving journey times and addressing road 
safety issues. Although the map on page 37 of the Proposal Site Maps Booklet (Core 
Document 5) identifies the entire spinal route, this proposal actually relates to discreet 
sections to be upgraded. These sections have not been identified on the map as the 
prioritisation over road projects over the next five years is subject to change. The 
Comhairle does not consider it necessary to list all the designations that PP19 Spinal 
Route may or may not pass through in the Proposal Site Map on page 37 as it is only 
small sections of the route that will be upgraded and these will be subject to site specific 
assessment once the project has been identified.  
 
Impacts of development on landscape interests and designated sites are addressed in 
Policy NBH1: Landscape and NBH2: Natural Heritage. Each development will be 
assessed against the Plan as a whole and it is not proposed to duplicated issues 
addressed in other policies. This allows for a succinct and condensed plan. The 
Comhairle considers no change to the policy is necessary. 
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Reporter’s conclusions: 

 
Lack of Sites in Rural Settlements (North Harris Trust (019), South Harris Community 
Council (027), Urras Oighreachd Ghabhsainn (030) and Carloway Estate Trust (033)) 
 
1.   The foreword to the proposed plan highlights the need for a more flexible 
development strategy than that of the 2012 plan it will replace.  The context paragraph of 
the Housing section of the plan indicates that, whilst a limited number of housing sites are 
safeguarded for affordable or mixed-tenure housing development, this is supplemented 
by a policy framework which can respond to the high incidence of individual self-build 
houses on “windfall” sites.   
 
2.   Thirteen housing sites are identified in the Development Proposals section of the 
plan.  These allocations have been determined in consultation with housing stakeholder 
partners so reflect the affordable housing sites most likely to come forward during the five 
year plan period.  The sites allocated comprise seven sites within the Stornoway Main 
Settlement but also three elsewhere on Lewis, one on Harris, one on South Uist and one 
on Barra.  This provides a realistic forecast of what might be delivered, along with some 
balance of provision throughout the islands. 
 
3   The specific allocations are complemented by Policy DS1: Development Strategy 
which allows for housing proposals in main settlements to be assessed against five 
criteria, for proposals in rural settlements to be assessed against three criteria and 
proposals outwith settlements to be considered if they are of a high quality in terms of 
design, scale, siting and materials and, in the case of small groups of housing, 
demonstrate strong visual cohesion and a sense of place.  Affordable housing proposals 
outwith settlements must be accompanied by a strong justification, including why sites in 
main or rural settlements are unsuitable.  New housing will not be permitted in remote 
areas and opportunities on offshore islands are expected to be limited.   
 
4.   In order to establish whether a proposed housing development is acceptable in 
principle, Policy DS1 is to be read with Policy DP3: Housing which provides additional 
tests, depending on the number of houses proposed.   
 
5.   Overall, I find that, whilst directing most new development towards main settlements, 
this housing policy framework provides the flexibility to support rural populations and 
services, is sensitive to the complex land tenure system, reflects the unique nature of 
private house building and protects sensitive areas.  I also note that Policy DS1 and 
Policy ED1: Economic Development allow for consideration of proposed economic 
development sites in addition to those allocated on Lewis, Benbecula and South Uist and 
that six infrastructure/mixed use/environment allocations are made to help the delivery of 
housing and economic development throughout the islands.  I do not consider any 
modification to the plan is required to address the four representations on this matter. 
 
Environmental Impact of the Spinal Route (Scottish Natural Heritage (029)) 
 
6.   Policy EI9: Transport Infrastructure identifies the spinal road route as a priority for 
upgrading and development.  Scottish Natural Heritage (SNH) points out that the spinal 
route passes through, or lies within close proximity to, a significant number of areas 
protected for either, or both, their landscape and nature conservation value. 
 
7.   Policy EI9 requires that proposals fit with the character of the area in relation to the 
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development strategy set out in Policy DS1 and the immediate surrounding area, include 
a landscaping plan and utilise a sustainable drainage system to deal with surface water.  
The planning authority is clear in the How to Use this Plan section of the proposed plan 
that it is important to ensure that proposals accord with all relevant policies.  Policy EI9 
should be read with Policy NBH1: Landscape, which seeks to ensure that the overall 
integrity of landscape character is maintained and, specifically, that National Scenic 
Areas and Wild Land areas identified on the 2014 SNH maps are protected.  Policy EI9 
should also be read with NBH2: Natural Heritage which is designed to protect Natura 
2000 sites (Special Protection Areas and Special Areas of Conservation) and Sites of 
Special Scientific Interest. 
 
8.   The authority explains that, although the entire spinal route is highlighted in the 
Proposal Site Maps booklet, only particular sections of the route require to be upgraded.  
The improvements which will take place over the next five years have still to be 
prioritised.  The Proposal Site Maps booklet indicates that works will be subject to site 
specific assessment.  Assessment of affected parts of the route would take place in the 
context of Policies EI9, NBH1 and NBH2.  This whole plan approach avoids including in 
Policy EI9 a list of 26 areas, some of which may not be affected by the five year 
programme.  I consider that the plan, as written, will provide adequate protection for the 
areas of concern highlighted by SNH and that the level of detail sought by SNH would be 
at odds with the authority’s goal of producing a concise plan.  I do not believe any 
modifications are necessary to address SNH’s representation on this point.  
 
9.   SNH also recommends extending the reference in the Proposed Site Maps booklet to 
outline what will be required of developers carrying out improvements to the spinal route 
in order to show that any impact on landscape or natural heritage is acceptable.  Again, I 
am of the view that Policies EI9, NBH1 and NBH2 already provide sufficient guidance on 
these matters and no modification to the plan is necessary.   
 

Reporter’s recommendations: 

 
None. 
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Issue 9  Plan Proposal Sites – Uists  

Development plan 
reference: 

Proposal Site Maps Booklet:  
PP1 Corran Cismaol, Barra 
PP2 Garrynamonie, South Uist 
PP15 Balivanich Commercial Development 
Area, Benbecula 
PP21 Balivanich Environmental 
Improvements, Benbecula 

Reporter: 
Steve Field 

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

 
Scottish Environment Protection Agency (SEPA) (005) 
The Woodland Trust Scotland (010) 
Carol MacNeil (013) 
Morag Jardine (018) 
Scottish Natural Heritage (SNH) (029) 
Royal Society for the Protection of Birds (RSPB) (021) 
 

Provision of the 
development plan 
to which the issue 
relates: 

Proposal Site Maps:  
PP1 Corran Cismaol and PP2 Garrynamonie are both allocated for 
housing.  
PP15 Balivanich Commercial Development Area is an existing site 
for Use Classes 4-6 plus other economic uses.   
PP21 Balivanich Environmental Improvements, allows provision for 
projects which will contribute to visually enhancing Balivanich as a 
Port of Entry. 

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

 
Corran Cismaol, Barra 
 
SEPA (005) notes that land raising on this site, to mitigate coastal flooding, would be 
acceptable so long as the man made drain, which currently runs through the site, is 
diverted, is at least 6m away from any buildings or land raising, and kept open for 
maintenance. 
 
The Woodland Trust Scotland (010) notes that this entire housing site is currently in 
woodland, identified in Native Woodland Survey as Nearly-Native Woodland. This site 
constitutes one of only 3 small patches of woodland left on Barra.  The mitigation stated 
requires only “retention of some woodland”. This is clearly unacceptable and does not 
reflect the “rare and valued” nature of woodland in the Outer Hebrides. 
 
Carol MacNeil (013) objects to potential removal of trees on Corran Cismaol site (by the 
Council), as it would reduce ecological learning and experience for wider community, 
degrades respondee's view and privacy, breaches Paris Accord on carbon, and devalues 
and urbanises the overall area. 
 
Garrynamonie 
 
Morag Jardine (018) advises that part of this Proposal Site maybe within her croft and the 
site was made available for education not housing purposes. 
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Impact on Natural Heritage Designations 
 
SNH (029) advises that the Proposal Site PP2 Garrynamonie is located within the South 
Uist Machair National Scenic Area (NSA) and recommends a developer requirement to 
ensure that potential impacts on the NSA are taken into account and addressed. 
 
SNH (029) advises that the southern boundary of Balivanich Environmental Improvements 
(Proposal PP21) adjoins the Aird & Borve, Benbecula Special Protection Area (SPA) with 
part of the allocation falling within the SPA.  SNH does not agree with the allocation of the 
part of the site that falls within the SPA due to the potential adverse effect on the integrity 
of the SPA.  They also have reservations about development over a large area adjoining 
the SPA, for the same reasons.  However, if additional text is added to the summary 
description text on page 41 as a developer requirement, then it may be possible to 
accommodate some form of development at this location. 
 
RSPB (021) seeks the addition of text to Proposals PP15 and PP21 of the Proposal Site 
Maps Booklet (Core Document 5) to protect the integrity of the Aird and Borve, Benbecula 
SPA. 
 
Balivanich Environmental Improvements 
 
As part of Balivanich Environment Improvement (PP21), RSPB (021) advise that tree 
planting will not be acceptable as part of the Proposal within or adjacent to the Aird and 
Borve SPA. 
 

Modifications sought by those submitting representations: 

 
Corran Cismoal 
 
Allow land raising to on the site to mitigate coastal flooding and move the man made drain 
to accommodate the development, SEPA (005).  
 
Recognise the importance of the woodland and retain more of the woodland, Woodland 
Trust Scotland (010) and Carol MacNeil (013). 
 
Garrynamonie 
 
Morag Jardine (018) seeks no modification but advises that part of Proposal Site PP2: 
Garrynamonie is within her croft. 
 
Impact on Natural Heritage Designations  
 
SNH (029) – recommends the following developer requirement for Proposal Site PP2: 
Garrynamonie “The density, scale, siting and design of development should avoid impacts 
on the “indigenous, South Uist settlement pattern” special quality of the South Uist Machair 
National Scenic Area (NSA). The design of development will be particularly important at 
this location. Planning application(s) to be supported with information to allow the Council 
to satisfy itself, in consultation with SNH, that the siting and design of development 
demonstrates that adverse impacts on the “indigenous, South Uist settlement pattern” 
special quality of the NSA would be avoided.” Reason To ensure that potential impacts on 
the NSA are taken into account and addressed. 
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SNH (029) – requests the additional developer requirement for Balivanich Environmental 
Improvements (PP21): “Applications for development will have to demonstrate that there 
will be no adverse effect on the integrity of the adjoining Aird & Borve, Benbecula SPA, that 
may be caused for example through disturbance caused by increased human activity or 
changes to drainage affecting the habitats supporting the qualifying interest of the SPA.”  
Reason To provide clarity for developers, avoid an adverse effect on the integrity of the 
Special Protection Area, and so ensure compliance with Policy NBH2.  
 
For both the Balivanich Commercial Development Site (PP15) and the Balivanich 
Environmental Improvements (PP21) the RSPB (021) seeks the addition of the following 
text: “Planning permission will only be granted for development on this site if it would not 
adversely affect the integrity of the Aird and Borve Special Protection Area, either alone or 
in combination with other plans or projects. The mitigation measures required in order to 
avoid an adverse effect on the SPA include only carrying out site preparation and ground 
works outside the corncrake breeding season of 1st May to 31st August, or ensuring that all 
vegetation on the site is kept below a height of 15cm at all times during the breeding 
season so that it is not attractive to breeding corncrakes.” 
 
Balivanich Environmental Improvements 
 
As part of this Proposal Site (PP21), Royal Society for the Protection of Birds (021) request 
that “tree planting should not be part of the environmental improvements within or adjacent 
to the Aird and Borve Special Protection Area” due to potential impacts on corncrakes. 
 

Summary of responses (including reasons) by planning authority: 

 
Corran Cismoal 
 
Land raising and relocation of drain (005) – A small area of the site is below the 5m 
contour and near the indicative area at risk of flooding.  The drain running through the site 
can be seen on the map on page 1 of the Proposals Site Maps Booklet (Core Document 
5).  With regard to flooding it is considered that with careful site layout the need to land 
raise could be minimised or negated.  Policy EI 3 Water Environment requires that 
development is kept at least 6m from a water body.  Discussions have taken place with the 
Housing Team within the Comhairle and they have indicated that Hebridean Housing 
Partnership (HHP) (site developer) would accept land raising and relocation of the drain as 
required to develop the site.  Therefore the Comhairle would be willing to accept the 
following addition wording to this Proposal Site in the summary description if the Reporter 
is so minded. “careful siting and design or if necessary by land raising and moving the man 
made drain at least 6m from the land raising.” 
 
Retention of Woodland (010 and 013) - The Comhairle recognises the importance of the 
planted woodland for amenity and biodiversity reasons, and the fact that the woodland will 
contribute with the protection of privacy of the existing residents.  However, it is also 
recognised that there is a demand for affordable housing in Castlebay and there are few, if 
any, effective sites available.  The current mitigation requires the retention of woodland, 
and having further considered this in light of representation the Comhairle would be willing 
to accept the following mitigation measures: the retention of some woodland adjacent to 
existing housing to maintain the privacy for the existing residents.  In addition, there will be 
a requirement for compensatory planting within the site or at another agreed location within 
the vicinity.   
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Garrynamonie (018) 
 
The Comhairle understands that HHP have title for the land to which this proposal site 
relates.  However, the respondent has been disputing this for a number of years and the 
issue has not been resolved.  The Planning Service has requested a site map showing the 
disputed area but to date no map has been received.  While this issue will need to be 
resolved to progress the development of the site it is not a planning matter and therefore 
the Comhairle considers that no change to this Proposal Site is required.   
 
Garrynamonie School used to be located on the site, however, the school ceased to be 
used in 1988 and was subsequently demolished about 20 years ago.  There is housing 
surrounding the site, including a terrace of houses immediately to the north of the site.  It is 
considered that as this site received planning permission for housing in 2006, albeit not 
implemented and the site has been a long standing housing allocation within the Local 
Development Plan, the historic use of the site is not relevant and therefore no change to 
this Proposal site is necessary.  
 
Impact on Natural Heritage Designations (021 and 029) 
 
The Comhairle aims to have a more succinct and concise Local Development Plan and 
has moved away from cross referencing issues.  It is expected that each proposal will be 
assessed against the Plan as a whole.  The impact of the Proposal Sites on Natural 
Heritage Designations will be considered against Policy NBH2: Natural Heritage.  In 
addition to this the boundary of the Balivanich Commercial Development Site has been 
varied during the preparation of the Proposed Plan to take the site further away from the 
SPA boundary.  The Comhairle considers that no change to these Proposal Sites is 
necessary. 
 
Balivanich Environmental Improvements (021) 
 
The majority of the Proposal Site is outwith the SPA.  Impact on corncrakes and the SPA 
will be assessed against Policy NBH2: Natural Heritage.  If trees were to be planted they 
would likely be within the Main Settlement of Balivanich which is more urban in nature and 
with the exception of a couple of crofts does not contain suitable habitats for corncrakes.  
In any event tree planting does not require planning permission and therefore the 
Comhairle considers this an unreasonable request. No change to the Proposal site is 
necessary. 
 

Reporter’s conclusions: 

 
Corran Cismoal (Scottish Environment Protection Agency (005), The Woodland Trust 
Scotland (010) and Carol MacNeil (013)) 
 
1.   The planning authority has suggested a proposed modification to the plan in order to 
address the Scottish Environment Protection Agency’s (SEPA) representation regarding 
the risk of coastal flooding on the site.  I have recommended below a modification to the 
plan which takes account of this proposed wording, the terms of Policy EI1: Flooding and 
the terms of SEPA’s representation. 
 
2.   Proposed plan Policy NBH3: Trees and Woodland states that the planning authority will 
support the retention of established woodland of mixed native species which have a local 
landscape and amenity value and contribute to nature conservation.  I have recommended 
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elsewhere in this report (Issue 7) that this part of Policy NBH3 is caveated by the addition 
of the phrase “unless removal would achieve significant additional economic, 
environmental or social benefits”.  This is better to reflect Scottish Government policy and 
to address a representation from Woodland Trust Scotland. 
 
3.  I carried out my site visit in late December so it was not possible to be sure of the 
species of trees potentially affected by this allocation but the wood is clearly not a 
commercial planting, which I think is the main point of the reference to mixed native 
species in the policy.  The Woodland Trust Scotland advise that the woodland is identified 
in the Native Woodland Survey as Nearly-Native Woodland.  It was clear to me that the 
woodland has a local landscape and amenity value, both in terms of enhancing the setting 
of the adjoining housing areas and as one of only three wooded sites on Barra.  The site 
does not benefit from any specific nature conservation designation but will provide some 
local biodiversity value, not least because of the scarcity of woodland on the island.  I am 
satisfied that Policy NBH3 applies to the woodland potentially affected.  There is a 
presumption in favour of its retention, therefore.  The planning authority recognises the 
importance of the woodland for amenity and biodiversity reasons. 
 
4.   However, the council also highlights the demand for affordable housing in Castlebay 
whilst advising that there are few, if any, alternative sites to address this shortfall.  In 
response to my further information request, the authority has advised that, at January 
2018, the Hebridean Housing Partnership (HHP), the only registered social landlord 
providing social housing on the island, has a waiting list of 26 with a further 3 people on the 
transfer list.  For context, the authority advises that HHP owns 79 houses in Barra and 
Vatersay. 
 
5.  The planning authority was also asked what alternative housing sites had been 
considered and why they were not regarded as being effective.  The authority advises that 
three sites came forward through the local development plan call for sites exercise.  These 
are located at Eorasdail on Vatersay, Arveenish and Northbay Inn Common Grazing and 
East Craigston.  All were disregarded because they are remote from existing settlements, 
making infrastructure provision prohibitively expensive.  The authority also advises that, 
separately, it has worked with HHP to identify sites.  This has involved public meetings, 
consultation with local groups, review of public sector sites and assessment of property 
and estate agent listings.  This process suggested three sites: Craigston Old School, an 
unnamed site on Vatersay and Gleann.  The first two sites were not pursued because of 
land ownership issues, the third is considered as part of this examination report (Issue 13) 
but I have not recommended allocation for housing at this time for the reasons stated in 
that part of the report.  No other alternative sites have been brought to my attention by 
other parties. 
 
6.  Based on this additional, uncontested, evidence from the planning authority, I am 
satisfied that there is sufficient, public, economic and social benefit in allowing some 
housing development at the Corran Cismaol site.  These benefits come from creating a 
greater opportunity for people, particularly young people (20 people on the waiting list are 
waiting for one or two-bedroom properties), to live on the island in suitable 
accommodation.  This supports the local development plan vision of encouraging and 
facilitating sustainable economic growth and helping to build confident and resilient 
communities. 
 
7.  Development will have an impact on amenity, landscape and nature conservation.  
Policy NBH3 says that, where loss of woodland is unavoidable, appropriate replacement 
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planting should be sought.  The planning authority recognises this and has suggested a 
modification to the plan which seeks to protect the amenity of adjoining houses and 
compensate for the detrimental impact on the local landscape and wildlife.  This would 
involve retaining trees at the periphery of the site, coupled with replacement planting, 
comprising of native species, on Barra, within Castelbay if possible.  I consider this 
satisfies the terms of Policy NBH3 and, accordingly, have endorsed the authority’s 
modification in my recommendations below.  The existing policy requirement that 
developers should incorporate established woodland resource into developments through 
sensitive siting and design will help the planning authority to ensure that the interface of 
new housing and existing woodland on the site is sensible and sustainable. 
 
Garrynamonie (Morag Jardine (018))   
 
8.   The issue of site ownership is not one that precludes the allocation of a site in the plan.  
Rather, it is a legal matter that would require to be resolved before development can take 
place.  The planning application process includes a statutory requirement on the applicant 
to identify and, if the applicant is not the owner, notify all site owners. 
 
9.   Similarly, any restriction on the title which limits use of the site to educational purposes 
is also a legal matter that requires to be clarified prior to the start of development but not 
something which prevents allocation of the site in the plan.  The outcome may determine 
the effectiveness of the site in contributing to the housing land supply. 
 
10.   There is a concern that the potential impact of the allocation at Garrynamonie on an 
adjacent croft is not clear.  Given the largest part of the site has previously been 
developed, I consider it unlikely that development would compromise the operational use 
of the croft but, in any case, if resolution of the site ownership issue showed that some of 
the land allocated is part of the croft and development could affect its sustainability, the 
croft owner could elect not to release the site for development. 
 
11.   I note that planning permission has previously been granted for housing and for a new 
vehicular access and access to a waste water treatment plant.  These permissions have 
now lapsed but I have not been made aware of any change in circumstances that suggests 
infrastructure has become a constraint. 
 
12.   There is a suggestion that more suitable sites are available for housing development, 
particularly derelict sites situated closer to local amenities.  The largest part of this site 
meets the plan definition of brownfield land in that it has “previously been developed or 
used for some purpose which has ceased”.  Redevelopment of this predominantly 
brownfield site presents a more sustainable solution to the accommodation of new housing 
than the development of a greenfield site. 
 
13.   I do not consider that any change to the Garrynamonie housing development proposal 
site is necessary to address this representation. 
 
Impact on Natural Heritage Designations (Royal Society for the Protection of Birds (021) 
and Scottish Natural Heritage (029))  
 
14.   Scottish Natural Heritage’s (SNH) concern about impact of the allocation of land at 
Garrynamonie on the South Uist Machair National Scenic Area (NSA) and the indigenous 
South Uist settlement pattern special quality of the NSA, in particular, can be addressed 
through assessment of development proposals against Proposed Plan Policy NBH1: 
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Landscape.  This policy states that development which affects a NSA will only be permitted 
where the objectives of the designation and the overall integrity of the area will not be 
compromised.  The fact that the site was developed previously for a school suggests that 
any potential impact would be modest in any case.  As failure to comply with Policy NBH1 
could result in the refusal of planning permission I do not consider that any change to the 
Garrynamonie allocation is required to address SNH’s representation. 
 
15.   The Development Strategy Map which accompanies the Proposed Plan identifies all 
the land within the main settlement of Balivanich as an Environmental Development Site.  
However, the Proposal Site Maps booklet, which accompanies the plan, describes these 
proposals as improvements to Balivanich, as the entry point to Benbecula.  I consider that 
the terminology describing this proposal in the plan should be consistent and have 
recommended an appropriate modification below.  The plan document states that 
implementation should help to facilitate the delivery of housing and economic development.  
The Action Programme, which also accompanies the plan, indicates that implementation 
will be a partnership between the authority and private sector and that action is required to 
progress project planning, funding and delivery.  The plan is not specific about the nature 
of the environmental improvements proposed.   
 
16.   The focus on first impressions of visitors and helping to promote development 
suggests that any programme would be likely to comprise of a range of small projects 
focusing on the main street such as redevelopment of derelict and vacant buildings, 
screening or relocation of low-grade and open storage uses, improvement of wide verges, 
upgrades to site frontages, public art and protection of sea views.  The authority is not 
proposing specifically to allocate land for development through this proposal.   
 
17.   The Aird and Borve, Benbecula Special Protection Area (SPA) adjoins the 
environmental improvement area to the south-west and overlaps the environmental 
improvement area in the vicinity of the school.  The SPA is a Natura 2000 network site.  
Consequently, in accordance with Proposed Plan Policy NBH2: Natural Heritage, any 
environmental improvements requiring planning permission likely to have a significant 
effect on the SPA and which are not required for the conservation management of the site 
will be subject to an Appropriate Assessment by the authority.   
 
18.   Policy NBH2 states that development likely to have a significant effect on the SPA will 
only be permitted where the assessment has shown it will not adversely affect the integrity 
of the site, there are no alternative solutions, there are imperative reasons of overriding 
public interest and compensatory measures are provided.  I consider this provides 
adequate protection for the SPA. 
 
19.   The related concern of the Royal Society for the Protection of Birds (RSPB) about 
potential impact of environmental improvements on corncrake breeding habitat, would also 
be addressed adequately by this policy protection and does not require additional text to 
be added to the Proposal Sites Maps booklet or other part of the plan. 
 
20.   The RSPB has indicated a similar concern about the prospective impact on the SPA 
of the land allocated for the Balivanich Commercial Development Area.  Although close to 
the northern boundary of the SPA, the site allocated is already serviced and is used 
informally for recreation and vehicle parking.  My site visit suggested it would be of low 
nature conservation value by comparison with the area immediately to the south, including 
the area within the designated SPA.  I consider that adequate protection to the SPA would 
be afforded by the assessment of any future planning applications against Policy NBH2. 
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Balivanich Environmental Improvements (Royal Society for the Protection of Birds (021)) 
 
21.   Given the focus of the proposed environmental improvements on improving the 
appearance of Balivanich as an arrival point for visitors, it is much more likely that any tree 
planting as part of the environmental improvements would take place in the main street 
than on crofts which may provide suitable nesting conditions for corncrakes.   
In any case, tree planting does not require planning permission so any restriction on 
planting is outwith the scope of the local development plan. 
 

Reporter’s recommendations: 

 
I recommend that: 
 
1.   The third sentence of the Summary Description of Proposal: PP1 Corran Cismaol, 
Barra in the Proposal Site Maps booklet be replaced with the following three sentences: 
“Early discussions should be held with the planning service regarding the layout of the 
development.  A band of trees should be retained around the edge of the site adjacent to 
existing housing and their curtilage to maintain the privacy of existing residents.  In addition 
to this, compensatory planting (comprising native species) equal to the area of woodland 
lost shall be planted within Barra, preferably within Castlebay”. 
 
2.   Three additional sentences be added to the Summary Description of Proposal: PP1 
Corran Cismaol, Barra in the Proposal Site Maps booklet, as follows: “Early discussion with 
the planning service is also required to ensure effective mitigation of coastal flooding on 
the lower part of the site (below the 5 metre contour) either through careful siting and 
design of buildings or, if necessary, land raising.  Land raising may be acceptable subject 
to diversion of the man-made drain, which runs through the site, so that it is at least 6 
metres away from any buildings or land raising and is kept open for maintenance.  A flood 
risk assessment may be required to demonstrate compliance with Scottish Planning 
Policy”. 
 
3.   The area described on the key to the Balivanich main settlement plan as 
“Environmental Development Site” be redefined as “Environmental Improvements”. 
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Issue 10  Plan Proposal Sites: Lewis and Harris 

Development plan 
reference: 

PP3 Seilebost, Harris; 
PP4 Balallan, Lewis; 
PP6 Crowlista, Lewis; and 
PP22 Leverburgh Environmental 
Improvements, Harris 

Reporter: 
Steve Field 

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

 
Crofting Commission (025) 
Scottish Natural Heritage (029) 
Malcolm Nicolson (006) 
Soval Estate (020) 
 

Provision of the 
development plan 
to which the issue 
relates: 

Proposal Sites: PP3 Seilebost, Harris; PP4 Balallan, Lewis; PP6 
Crowlista, Lewis; and PP22 Leverburgh Environmental 
Improvements, Harris 

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

 
Seilebost PP3 
 
Land Status Queried 
 
The Crofting Commission (025) advises while adjacent to common grazing, they do not 
consider this land to be part of the common grazings, as indicated. Their records indicate 
that the ground forms part of the in-bye land of a Seilebost croft. 
 
Housing Density, Natural Heritage and Landscape Interests 
 
Scottish Natural Heritage (029) recommends that the number of units at the site is reduced 
to up to two units as there may be challenges with developing the site.  
 
They consider that housing can be developed without affecting the integrity of the Site of 
Special Scientific Interest (SSSI). There is bedrock close to and above the surface; this 
means that installing septic tanks may be challenging and if the tank should malfunction, 
the outfall would have an adverse effect on the SSSI.  
 
The siting and design of the proposed development should not have an adverse impact on 
the special quality of the South Lewis, Harris & North Uist National Scenic Area (NSA). 
 
Developer Requirement Sought: Natural Heritage and Landscape Interests 
 
Scottish Natural Heritage (029) recommends two developer requirements to avoid adverse 
impacts on the SSSI and NSA, and so ensure compliance with policy NBH2 Natural 
Heritage. 
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Balallan PP4 
 
Access Conflict and Traffic Issue (006) 
 
Malcolm Nicolson (006) is against development of the Balallan housing proposal site due 
to loss of view and the access to the site is right in the representative’s gate and is 
dangerous. The area of ground is on a junction which he considers will block view of lorries 
turning. The representee claims to represent the objections of other neighbours, though 
this is not substantiated. 
 
Supportive of Affordable Housing Site (020) 
 
Soval Estate, the land owner, is supportive of the Balallan proposal site. 
 
Crowlista PP6 
 
Developer Requirement Sought: Landscape Interests 
 
Scottish Natural Heritage (029) states that the Crowlista housing allocation is located within 
the South Lewis, Harris & North Uist National Scenic Area (NSA). They recommend the 
addition of a developer requirement to ensure that potential impacts on the National Scenic 
Area are taken into account and addressed. 
 
Leverburgh Environmental Improvements PP22 
 
Developer Requirement Sought: Landscape Interests 
 
Scottish Natural Heritage (029) states this allocation is located within the South Lewis, 
Harris & North Uist National Scenic Area (NSA) and they recommend a developer 
requirement to ensure that potential impacts on the NSA are taken into account and 
addressed. 
 

Modifications sought by those submitting representations: 

 
Seilebost PP3 
 
Reduction in Number of Units and Developer Requirement Sought (029) 
 
Scottish Natural Heritage (029) – recommends that the number of units at the site is 
reduced from six, to a maximum of two units, as there may be challenges with developing 
the site. Housing can be developed without affecting the integrity of the Site of Special 
Scientific Interest. There is bedrock close to and above the surface. This means that 
installing septic tanks may be challenging and the outfall if the tank malfunctions would 
have an adverse effect on the Site of Special Scientific Interest. The siting and design of 
the development should not have an adverse impact on the special quality -'close interplay 
of the natural world, settlement and culture' of the National Scenic Area.  
 
Scottish Natural Heritage (029) - SNH recommend two developer requirements: a) 
Planning application(s) should be supported by information regarding groundwater levels 
and the depth to bedrock from the surface, to allow the Council to satisfy itself that 
buildings regulations for septic tanks can be complied with. (This is to ensure that adverse 
effects on the Luskentyre Banks & Saltings Site of Special Scientific Interest (SSSI) caused 
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by malfunctioning septic tanks are avoided). b) Planning application(s) should also be 
supported by information on how the siting and design of proposed development avoids 
having adverse impacts on the “close interplay of the natural world, settlement and culture” 
special quality of the South Lewis, Harris & North Uist National Scenic Area (NSA), to allow 
the Council to satisfy itself, in consultation with SNH, that adverse impacts on the special 
quality of the NSA would be avoided. Reason: to avoid adverse impacts on the SSSI and 
NSA, and so ensure compliance with policy NBH2. 
 
Land Status Queried (025) 
 
The Crofting Commission (025) request that the status of the land, whether common 
grazings or in-bye croftland is clarified. 
 
Balallan PP4 
 
Access Conflict and Traffic issue (006) 
 
Malcolm Nicolson (006) objects to development of site due to loss of view and the site 
access is right in the representative’s gate and is dangerous. Also objects because the site 
is on a junction and would block the view of lorries turning. Representee claims to 
represent the views of other neighbours. 
 
Supportive of Development (020) 
 
Soval Estate supports development of the site: and refer to the proposal of PP4 Balallan, 
Lewis.  The Estate confirms that they would be very supportive of this application having 
gifted this site to Bethesda (a local hospice charity) with all the funds from the sale of this 
site will going directly to the charity”.   
 
The Estate confirm that they would be supportive of any affordable housing that is 
proposed in the villages of Lochganvich, Achmore, Ranish, Crossbost, Leurbost, Laxay, 
Keose, Balallan and Araidhbhruaich and it would provide the land for this at a subsidised 
price. 
 
Landscape and Natural Heritage Interests (029) 
 
Scottish Natural Heritage (029) – recommend a modification to include a developer 
requirement to the Proposal site constraints section to state: “The density, scale, siting and 
design of development should avoid impacts on the “close interplay of the natural world, 
settlement and culture” special quality of the South Lewis, Harris & North Uist National 
Scenic Area (NSA). The design of development will be particularly important at this 
location. Planning application(s) to be supported with information to allow the Council to 
satisfy itself, in consultation with SNH that the siting and design of development 
demonstrates that adverse impacts on the “close interplay of the natural world, settlement 
and culture” special quality of the NSA would be avoided.” 
 
Developer Requirement Sought: Landscape Interests (029) 
 
Leverburgh PP22 
 
Scottish Natural Heritage (029) recommends a developer requirement to add to the text of 
the Proposal Site Booklet: “The density, scale, siting and design of development should 
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avoid impacts on the “close interplay of the natural world, settlement and culture” special 
quality of the South Lewis, Harris & North Uist National Scenic Area (NSA). Planning 
application(s) to be supported with information to allow the Council to satisfy itself, in 
consultation with SNH that the siting and design of development demonstrates that 
adverse impacts on the “close interplay of the natural world, settlement and culture” special 
quality of the NSA would be avoided.” 
 

Summary of responses (including reasons) by planning authority: 

 
Seilebost PP3 
 
Crofting Commission (025) – the Comhairle understands that this site is in community 
ownership and as such the onus would be on the proponent of the site, the West Harris 
Trust, to clarify the status of the land. The legal status of the land may affect the feasibility 
of a proposed development, however, in this regard, no change is required to the Plan. 
 
Scottish Natural Heritage (029) – According with the density recommended in Policy DP3 
Housing, a site of this area could hold a maximum of eighteen units and this includes 25% 
amenity space. Due to the proximity of the Site of Special Scientific Interest and the 
National Scenic Area designation the Comhairle has reduced the unit number to six and 
consider this optimal capacity for the site. The Comhairle recognise Scottish Natural 
Heritage’s viewpoint and recommendation that the site should have a maximum of two 
units, however, there is considerable difficulty in securing land allocations in Harris and 
there continues to be a need for affordable housing in this area. This site has been offered 
by the West Harris Trust and is required for the provision of affordable housing. The 
Comhairle appreciate that SNH have concerns regarding over-development on this site 
and the potential impact on the NSA and the SSSI. However, SNH can be reassured that 
the Plan policies are designed to safeguard natural heritage and landscape interests. In 
the Development Strategy DS1 (Rural Settlements) our principal policy objective is to 
accommodate development to meet sustainable growth for local need. Given the desire for 
economies of scale and the on-cost of building in the Islands it would not be economically 
viable for a developer or Registered Social Landlord to build only two units in a rural 
location in the Scottish Islands. Planning applications in this area would have to comply 
with Policy NBH1: Landscape a) the objectives of designation and the overall integrity of 
the area will not be compromised; or b) any significant adverse effects on the qualities for 
which the area has been designated are clearly outweighed by social, environmental or 
economic benefits of national importance. In addition applications for planning permission 
within a National Scenic Area will require a design statement (see Appendix 2: Design and 
Placemaking of the proposed Plan page 81). In view of the above reasons the Comhairle 
considers that it is not necessary to reduce the number of units proposed for this site and 
therefore no change to the Plan is required. 
 
Developer requirements (029) 
 
Scottish Natural Heritage (029) – the Comhairle recognises that development on this site 
may require the installation of septic tanks and that if the tank(s) were to malfunction this 
would likely have an adverse impact on the interests of the SSSI, however, until the 
sewerage requirements are determined for this area, any proposed development will be 
assessed against the Plan Policy EI 2: Water and Waste Water which deals with sewered 
and non-sewered areas. Any new waste water systems will have to comply with Building 
Standards and SEPA Regulations. In this regard, the Comhairle consider that it is not 
necessary to include this developer requirement in the Plan’s Proposal Site booklet. 
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The Comhairle is of the view that the inclusion of the developer requirement: “Planning 
application(s) should also be supported by information on how the siting and design of 
proposed development avoids having adverse impacts on the “close interplay of the natural 
world, settlement and culture” special quality of the South Lewis, Harris & North Uist 
National Scenic Area (NSA), to allow the Council to satisfy itself, in consultation with SNH, 
that adverse impacts on the special quality of the NSA would be avoided” is 
disproportionate as all planning applications will be assessed against the following policy 
which considers siting and design and impacts on landscape and natural heritage interests 
in the Development Strategy DS1, Policy DP1, Design and Placemaking; Appendix 2 
Design and Placemaking; in Policies NBH1 Landscape and NBH2, Natural Heritage 
respectively, in this regard, the Comhairle is not minded to change the Plan. The NSA 
designation is noted in the Proposal Site template. 
 
Balallan PP4 
 
Malcolm Nicolson (006) – loss of a private view is not a material planning consideration, 
therefore the Comhairle do not consider it necessary to amend the boundary of the 
proposal site. The Comhairle disagrees that the access into the site is the same as the 
representee’s access as claimed. Mr Nicolson’s property is on the opposite side of the road 
to the site. The Comhairle’s Technical Services department have reviewed the site and 
conclude that there are ‘no obvious issues with the junction or lorries at this location. 
Visibility is good, the road is double tracked and any access will be at least 70m from the 
junction with the A859. There are many situations where accesses are situated opposite 
each other’ email from CnES Technical Services (2017) (Supporting Document 16). In this 
regard traffic safety would not be an issue and any planning application on the site would 
be assessed against the Policy DP2: Car Parking and Roads Layout. 
 
The Comhairle notes that Mr Nicolson does not evidence the views of other neighbours 
with regard to this matter. Soval Estate supports development of the site “You refer to the 
proposal of PP4 Balallan, Lewis over a greenfield housing site.  I wanted to confirm that we 
would be very supportive of this application having gifted this site to Bethesda with all the 
funds from the sale of this site will going directly to them”. In view of the above evidence, 
the Comhairle does not consider it necessary to change the Plan. Further, this is a housing 
allocation (Prop H1j) in the current adopted LDP. 
 
Crowlista PP6 
 
Scottish Natural Heritage (029) - the Comhairle is of the view that the inclusion of the 
recommended developer requirement: “The density, scale, siting and design of 
development should avoid impacts on the “close interplay of the natural world, settlement 
and culture” special quality of the South Lewis, Harris & North Uist National Scenic Area 
(NSA). The design of development will be particularly important at this location. Planning 
application(s) to be supported with information to allow the Council to satisfy itself, in 
consultation with SNH that the siting and design of development demonstrates that 
adverse impacts on the “close interplay of the natural world, settlement and culture” special 
quality of the NSA would be avoided.” is disproportionate for this site. This site is an 
allocation (Prop H1a) in the current Local Development Plan and four affordable units have 
already been developed adjacent to the site. Any application will be assessed against the 
Development Strategy, Policy DS1, Policy DP1 and Policies NBH1 and NBH2. As the site 
is within a NSA, a design statement will also be required (Appendix 2 of the proposed Plan, 
page 81). In view of these factors, the Comhairle does not consider it necessary to provide 
this additional level of detail in the Plan. 
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Leverburgh PP22 
 
Scottish Natural Heritage (029) recommends a developer requirement to include additional 
text in the Proposal Map Booklet for PP2 Leverburgh. Planning applications will be 
assessed against the Development Strategy, Policy DS1, Policy DP1, Design and 
Placemaking and Policies NBH1: Landscape and NBH2: Natural Heritage. As the site is 
within a National Scenic Area, a design statement will also be required (See: Appendix 2 of 
the proposed Plan, page 81). Proposals will be assessed against all Plan policies as the 
Comhairle is focussing on producing a succinct Plan which avoids cross-referencing to 
other Plan policies, consequently as this developer requirement is addressed by other 
policies the Comhairle does not consider it necessary to include this developer requirement 
in the proposed Plan. 
 

Reporter’s conclusions: 

 
Seilebost PP3 
 
Land Status Queried (Crofting Commission (025)) 
 
1.   The issue of site ownership is not one that precludes the allocation of a site in the plan.  
Rather, it is a legal matter that would require to be resolved before development can take 
place.  The planning application process includes a statutory requirement on the applicant 
to identify and, if the applicant is not the owner, notify all site owners. 
 
Housing Density, Natural Heritage and Landscape Interests (Scottish Natural Heritage 
(029)) 
 
2.   The site measures 1.2 hectares.  Plan Policy DP3: Housing indicates a maximum 
density of 20 units per hectare within rural settlements.  This suggests a maximum density 
for the site in average conditions of 24 houses.  The proposal in the Proposal Site Maps 
booklet is for 6 houses.  The proposed density balances the environmental sensitivities of 
the site, given its location within the South Lewis, Harris and North Uist National Scenic 
Area (NSA) and proximity to the Luskentyre Banks and Saltings Site of Special Scientific 
Interest (SSSI), with the difficulty of securing land for affordable housing on Harris and the 
need to make development economically viable.  I consider this to be an appropriate 
maximum density for the site.  Detailed evaluation of proposals at planning application 
stage may result in an adjustment to the proposed density. 
 
Developer Requirements Sought: Natural Heritage and Landscape Interests (Scottish 
Natural Heritage (029)) 
 
3.   I share the concern of Scottish Natural Heritage about a potential impact on the SSSI 
of inadequate drainage infrastructure but do not consider that additional requirements are 
necessary in relation to site drainage.  Any development proposals will be required to meet 
Policy EI2: Water and Waste Water which seeks to protect the water environment, 
including through consultation with the Scottish Environment Protection Agency, if 
appropriate.  The council also has responsibilities as building standards authority which 
operate independently of the development plan process. 
 
4.   Additionally, proposals will be required to comply with Plan Policy NBH2: Natural 
Heritage which states that development potentially affecting an SSSI will only be permitted 
where the objectives of designation and the overall integrity of the area will not be 
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compromised.  
 
5.   I also recognise that any future development must maintain the integrity of the 
landscape character that defines the NSA.  However, I do not consider that any additional 
requirements are necessary to ensure this is the case.  Local development plan Policy 
NBH1: Landscape states that development which potentially affects a NSA will only be 
permitted where the objectives of the designation and the overall integrity of the area will 
not be compromised. 
 
6.   Failure to comply with the Policies EI2, NBH1 and NBH2 could result in the refusal of 
planning permission.   
 
Balallan PP4 
 
Access Conflict and Traffic Issue (Malcolm Nicolson (006)) 
 
7.   Planning legislation does not provide a right to a view so I am not able to take account 
of the representation regarding the impact of the proposed housing site from the residents 
of 72 Badallan which is situated immediately to the east of the site.  Regardless, I did 
notice on my site visit that this property would still benefit from extensive views to the south 
and west. 
 
8.   There is a concern about the safety of the access to the proposed site.  I was able to 
observe on my site visit that sight lines to the north and south from a mid-point on the site 
frontage would provide adequate visibility to permit safe entry and egress from the site for 
vehicles.  If the point of access to the site was to be opposite that access to 72 Balallan, I 
do not consider that would create a road safety issue; such an arrangement is not 
uncommon.  The site is large enough to allow the construction of access arrangements 
that would allow vehicles to enter and exit the site in a forward gear.  I also consider that 
the likely location of any future access point would be sufficiently distant from the junction 
of the B8060, on which the proposed site is located, and the A859 that there would be no 
conflict with turning traffic at that location.  I note that the council’s Technical Services 
department has indicated that traffic safety would not be an issue and any planning 
application would be assessed against proposed plan Policy DP2: Car Parking and Roads 
Layout.  This policy sets out six criteria which any new vehicular access must meet.  
Failure to comply with these criteria could result in the refusal of planning permission. 
 
Supportive of Development (Soval Estate (020)) 
 
9.   I note the support for this allocation from the Soval Estate. 
 
Crowlista PP6 
 
Landscape and Natural Heritage Interests (Scottish Natural Heritage (029)) 
 
10.   I recognise that any future development must maintain the integrity of the landscape 
character that defines the South Lewis, Harris and and North Uist National Scenic Area 
(NSA).  However, I do not consider that any additional requirements are necessary to 
ensure this is the case.  Local development plan Policy NBH1: Landscape states that 
development which potentially affects a NSA will only be permitted where the objectives of 
the designation and the overall integrity of the area will not be compromised. 
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11.   The council indicates that the developer would also be required to provide a design 
statement, as described in Appendix 2 to the plan.  However, Policy DP1 states that design 
statements are required outwith settlements, in remote areas and on off-shore islands.  
The Proposal Site Maps booklet states that Crowlista is not outwith the settlement 
boundary.  My interpretation of the Proposed Plan, therefore, is that a design statement 
would not be required.  Nonetheless, failure to comply with Policy NBH1 could result in the 
refusal of planning permission so I am satisfied that assessment of any proposals against 
that policy will ensure that potential impacts on the NSA are taken into account and 
addressed by the planning authority.   
 
Leverburgh PP22 
 
Developer Requirements Sought: Landscape Interests (Scottish Natural Heritage (029)) 
 
12.   I recognise that the proposed environmental improvements must maintain the integrity 
of the landscape character that defines the South Lewis, Harris and North Uist National 
Scenic Area (NSA).  However, I do not consider that any additional requirements are 
necessary to ensure this is the case.  Local development plan Policy NBH1: Landscape 
states that development which potentially affects a NSA will only be permitted where the 
objectives of the designation and the overall integrity of the area will not be compromised. 
 
11.   The council indicates that the developer would also be required to provide a design 
statement, as described in Appendix 2 to the plan.  However, Policy DP1 states that design 
statements are required outwith settlements, in remote areas and on off-shore islands.  
The Proposal Site Maps booklet states that the Leverburgh Environmental Improvements 
area is within the settlement boundary.  My interpretation of the Proposed Plan, therefore, 
is that a design statement would not be required.  Nonetheless, failure to comply with 
Policy NBH1 could result in the refusal of planning permission so I am satisfied that 
assessment of any proposals requiring planning permission against that policy will ensure 
that potential impacts on the NSA are taken into account and addressed by the planning 
authority.   
 
12.   It is also worth noting that this is not a development allocation.  The Proposal Site 
Maps booklet, which accompanies the plan, describes these proposals as improvements to 
the port of entry at Leverburgh.  The plan document states that implementation should help 
to facilitate the delivery of housing and economic development.  Although the plan is not 
specific about the nature of the environmental improvements proposed, it is reasonable to 
conclude that any works would contribute to the “close interplay of the natural world, 
settlement and culture” special quality of the NSA.   
 

Reporter’s recommendations: 

 
None. 
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Issue 11  Plan Proposal Site PP7 Steinish Road 

Development plan 
reference: 

Proposal Site: Proposed Plan 7 Steinish 
Road, Lewis 

Reporter: 
R W Maslin 

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

 
Lewis and Harris Auction Mart (2005) Ltd (008) 
Alistair McElhatton (017) 
Jessie M Imrie (031)  
Ronald Scott (004) 
Mossend Residents Association (014) 
Crofting Commission (025) 
 

Provision of the 
development plan 
to which the issue 
relates: 

This proposal site is 5.5 hectares in size and is allocated for 
housing.  The site is in an area of mixed agricultural and established 
residential use on the edge of Stornoway.  The site will contribute to 
the provision of affordable housing within Stornoway. 

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

 
Site Boundary 
 
Lewis and Harris Auction Mart (2005) Ltd (008) states that the Steinish Proposal Site 
boundary with the Auction Mart is incorrect and should be corrected. 
 
Area type of Development 
 
Alistair McElhatton (017) seeks clarification that site at Steinish Road is outwith Stornoway 
Main Settlement, and is within a Rural Settlement.  
 
Jessie M Imrie (031) objects to Proposal Site as the site is incorrectly described as within 
Stornoway Main Settlement in the Proposal Site Booklet as it is within the Rural Settlement 
of Steinish and not with Stornoway and the proposal is not of an appropriate scale for a 
rural settlement.   
 
Steinish Road  
 
Lewis and Harris Auction Mart (2005) Ltd (008), Ronald Scott (004), Mossend Residents 
Association (014), Alistair McElhatton (017): these respondents object to the allocation or 
highlight that Steinish Road (Simon’s Road) is single track, does not have any pavements 
and is not suitable for extra traffic.  The road is used to gain access to the airport by 
emergency services and suffers from congestion when the Auction Mart is operational, and 
the Police have to provide traffic control on these days.  Development of site should 
include improvements to road and ensure the continual operation of mart is not 
jeopardised. 
 
Adjacent to Auction Mart  
 
Lewis and Harris Auction Mart (2005) Ltd (008), Ronald Scott (004), Mossend Residents 
Association (014), Jessie M Imrie (031); the majority of the respondents object to the 
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proposal because of the proximity of the Proposal Site to the Auction Mart.  One 
respondent (031) stated “that the land surrounding the Auction Mart may have been 
conditioned, (unsure if this is PP or Broadbay Local Plan).  The site contravenes policy 
EC24 of the Broadbay Local Plan which applies to the building of the new Auction Mart 
(1997) namely that there must be ‘adjacent provision for grazing (a condition applied to the 
croft at the time).” There is a need for off-road parking at mart site and a buffer zone of an 
appropriate size around the mart.   
 
Continuity of Services during construction  
 
Lewis and Harris Auction Mart (2005) Ltd (008). The High Voltage Over Head Line and 
water main supply go through the site, continuity of supply required during construction.  
Assurance sought that development of public sewerage system will not inhibit/interfere with 
system at mart.   
 
Drainage/Flooding 
 
Ronald Scott (004), Mossend Residents Association (014), Lewis and Harris Auction Mart 
(2005) Ltd (008), and Jessie M Imrie (031) advise that the site is on a flood plain and the 
surface water flooding on the site needs to be addressed on site and not diverted to the 
adjacent mart.  Surface water flows over existing hard surfaced areas and causes flooding 
on the Steinish Road.  
 
Loss of Crofting Land and Settlement Creep  
 
The Crofting Commission (025) has concerns about this site which they believe is in 
crofting tenure and forms part of a Steinish croft.  Their concerns mainly relate to the 
(good) quality of the land, and its location as part of a distinct area of croft land between 
two encroaching settlements.  Jessie M Imrie (031) objects to the further decrofting of land.  
Other issues raised in their responses includes the Proposal is contrary to Policy DS1 for 
development on croft land as it would adversely affect the operational use and 
sustainability of the croft by removing 5.4 hectares of improved productive land and 
fragments the croft.  The Proposal could effectively create a substantial group of housing in 
the middle of a crofting area and encourage development creep on in-bye croft land and as 
a result there will be the loss of distinctiveness of settlements.   
 
Development Demand  
 
Jessie M Imrie (031) objects as the need for the development has not been demonstrated 

and it is not a development required for reasons of over‐riding public interests.  
 
Natural Heritage 
 
Ronald Scott (004); Mossend Residents Association (014); and Jessie M Imrie (031) object 
to the proposal because of the negative impact on the wildlife including buzzards, 
corncrake and other birds and the site is near to a Site of Scientific Interest (SSSI). 
 
School Capacity 
 
Mossend Residents Association (014) objects because Stornoway Primary school has 
capacity issues. 
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Landscape Character  
 
MJessie M Imrie (031) objects as the site is within the landscape character type Crofting 1 
and she quotes Scottish Natural Heritage (SNH) Western Isles Landscape Character 
Assessment (LCA) (Richards, 1998).  This development would undermine criteria set in the 
LCA. 
 
Planning history 
 
Jessie M Imrie (031) objects advising that the site was previously refused as a proposal 
site, quoting the Reporter in the Local Plan Examination Report in 2012: ‘What appears to 
be the whole of Croft 13 Steinish (8 fields) was previously submitted for housing 
development by Hebridean Housing Partnership in 2012 as a New Housing Proposal Site 
7, but refused by the Reporter on the following grounds: “8. Although no site area is given, 
a substantial allocation of eight existing fields is sought by Hebridean Housing Partnership 
to the east, but outwith the settlement boundary, of Stornoway. The site would surround an 
existing auction mart which is not suggested for inclusion in the allocation. Several single 
storey properties sit adjacent to the east and west of the site, with the township of Steinish 
lying approximately half a kilometre to the west. A site of special scientific interest abuts 
the north-eastern boundary of the site.  9. There is no environmental information; 
deliverability assurances; or any previous community involvement to support the allocation. 
There is sufficient and appropriate housing allocations elsewhere in the Greater Stornoway 
area, and development on this scale could have a bearing on their deliverability. 
Consequently, I find that the site should not be allocated for housing.” Mrs Imrie (031) 
states that it should be noted that the Reporter’s judgement was defective as he was not 
aware that the houses adjacent to the site were within Steinish township and not “half a 
kilometre to the west’.  
 
Neighbouring Housing Sites 
 
Alistair McElhatton (017) asks that the developer notes the approved planning permission 
(16/00420/PPP) for a private house development immediately across the road from Site 
PP7. 
 
Loss of View 
 
Mossend Residents Association (014) advise the site would obscure the views of the 
housing in the Steinish & Bayview areas. 
 
Historical use of land and legal action over the land, wider changes in access and township 
grazing land rights and historic communal crofting practices (031) 
 
Jessie M Imrie (031) references the historic use and legal action over the land, and seeks 
that the township be given access to the land if its surplus to current owner's use.  She 
also makes reference to wider changes in access and township grazing land rights, and 
historic communal crofting practices. 
 

Modifications sought by those submitting representations: 

 
Alteration to Proposal Site Boundary as requested by Lewis and Harris Auction Mart (2005) 
Ltd (008).  
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Clarification of location of site in relation to the Development Strategy and Reporter to note 
16/00420/PPP; Alistair McElhatton (017). 
 
Provision of adequate buffer zone around the mart as requested by Lewis and Harris 
Auction Mart (2005) Ltd (008).  
 
Provision of additional off street car parking at the mart and drains to prevent flooding as a 
result of rain water run-off, on the Steinish Road as request by Jessie M Imrie (031). 
 
Assurance that the continuity of service provision including electricity and public sewerage 
system for the auction mart during construction, Lewis and Harris Auction Mart (2005) Ltd 
(008).  
 
Removal of Proposal: PP7 Steinish Road as requested by Ronald Scott (004), Mossend 
Residents Association (014), Crofting Commission (025) and Jessie M Imrie (031).  
 

Summary of responses (including reasons) by planning authority: 

 
Site Boundary  
 
(008) 
 
In the Proposed Plan (Core Document 1) the Comhairle used the site boundary as 
submitted by the landowner’s agent.  However, upon further investigation, it is 
acknowledged that the boundary of Site PP7 Steinish in the Proposal Site Maps Booklet 
(Core Document 5) goes through a piece of land behind the auction mart which has been 
previously decrofted.  Therefore, if the Reporter was so minded, the Comhairle would be 
willing to accept changes to the Steinish Proposal Site boundary (Supporting Document 
17) to exclude the area, behind the Auction Mart which has previously been decrofted. 
 
Area type of Development  
 
(017, 031) 
 
The Development Strategy Map (Core Document 2) illustrates that the Stornoway Main 
Settlement boundary is adjacent to the south east boundary of the site and an areas of 
built up residential development.  Upon further consideration, while it is acknowledged that 
the site is within the township of Steinish (though distant from Steinish village itself being 
near to Plasterfield and Mossend which are within Stornoway), the development of the site 
is more urban in nature.  The Comhairle considers that the proposal would reflect 
development in Stornoway as the boundary is adjacent to the Proposal Site, and if the 
Reporter was so minded the Comhairle would be willing to accept a change to the 
Stornoway Main Settlement boundary to include the Steinish Road Site.   
 
Steinish Road  
 
(004, 014, 017)  
 
As part of the Strategic Environmental Assessment (SEA) (Core Document 6), Technical 
Services advised that work will have to be carried out at the access of the site and Simons 
Road, to accommodate the additional traffic generated.  It is acknowledged that the airport 
emergency vehicles use the public road to access the airport and there can be congestion 
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on the road the few times livestock sales are held at the mart each a year (when the police 
assist with traffic), however, it is considered that these are not valid reasons for the site not 
to be developed.  There is a formal pavement at the start of Simons Road until Redburn, 
approximately 300, to the south west of the site and an informal pavement (line painted on 
the road) which runs from the houses to the north west of the site to Steinish.  However, 
the Comhairle considers that until the scale of development is known and the proposal is 
subject to a detailed site design assessment no further change is required to this proposal 
with regard to this issue. 
 
Auction Mart  
 
(031) 
 
The planning consents for the Auction Mart - outline consent (97/00068/OUT) and the 
reserved matters (98/00022/REM) (Supporting Document 18) did not have a condition 
relating to the surrounding land.  The Broadbay Local Plan was superseded by the 
Western Isles Local Plan, adopted June 2008 and then by the Outer Hebrides Local 
Development Plan adopted November 2012 and is therefore not relevant to the 
determination of the site.  It should be noted that the use of the Mart is now more diverse 
(non livestock uses) than in 1998, crofting in the islands has changed significantly over the 
last 20 years as has the development context.  The Comhairle considers that no further 
amendment to the Proposal Site is necessary with regards to this issue. 
 
At the Auction Mart there are generally only six sales a year, one in August, September, 
November and three in October, as illustrated on the Auction Mart website 
(http://www.lewisandharrisauctionmart.co.uk/reports.html).  Screen shot of the web site and 
sales report list from Auction Mart website (Supporting Document 19). There is a developer 
requirement set out in Proposal Site Maps: PP7 Steinish Road Lewis for a buffer zone 
around the Auction Mart and any proposals will have to comply with policy DP6: 
Compatibility of Neighbouring Uses.  Given the requirement for a buffer zone and proximity 
of existing housing and consented housing sites along Simons Road to the Action Mart, it 
is considered that that development of this site for housing should not have a significant 
impact on the operation of the mart.  The Comhairle considers that no further amendment 
to the Proposal Site is necessary with regards to this point. 
 
Continuity of Services during Construction  
 
(008) 
 
In relation to the request for the continuity of services to the adjacent Auction Mart.  As part 
of the SEA (Core Document 6), Scottish and Southern Energy advised that construction of 
houses will have to be kept a minimum of 6m (preferably 9m) from the overhead line 
crossing the Proposal Site, however, it is possible that the line may be rerouted.  In line 
with Policy EI 2: Water and Waste Water, the development will be required to connect to 
the public sewer and if appropriate the developer will be required to make a contribution to 
ensure adequate network capacity is in place.   
 
The Comhairle cannot guarantee continuity of service during the construction phase, and it 
is considered that this would be an issue between the respondent and the service provider 
as it is outwith the control of the Planning Service.  Any disruption to service provision is 
likely to be small in comparison to the whole construction phase, as a result the Comhairle 
considers that no change is required to the proposal site in regard to this point. 

http://www.lewisandharrisauctionmart.co.uk/reports.html
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Drainage/Flooding  
 
(008, 004, 014, 031)  
 
The SEA Environmental Report (Core Document 6) identified that part of the site is at risk 
of flooding.  Developer requirements in the Proposal Site Maps Booklet (Core Document 5) 
identifies the site may be at risk from the watercourse and drainage ditches and there is a 
requirement for photographs and topographical surveys to inform the need of a flood risk 
assessment to ensure that the development will not be at risk of flooding, in line with Policy 
EI 1 Flooding.   
 
With regard to the current flooding of Simon Road as a result of surface water from existing 
hard surfaces.  The site is greenfield and therefore the existing hard surfaces are out with 
the boundary of the site, any flooding of the road as a result of run off from existing hard 
surfaces is out with the control of the developer. 
 
The proposal will be assessed against Policy EI 2 Water and Waste Water to ensure that 
the developments adopts the principles of Sustainable Drainage Systems and Policy EI 3 
Water Environment to meet the criteria for sites which contain or are adjacent to 
watercourses.  In line with the Scottish Planning Policy (SPP) the Planning Service will 
expect that surface water drainage and flooding will be addressed within the site and will 
not cause problems to adjoining properties or the public road.  The Comhairle considers 
that the developer requirements and policies contained within the Plan are sufficient to 
address the points raised on flooding and drainage and no further amendment to the 
Proposal Site is necessary. 
 
Loss of good quality croft land and Settlement Creep  
 
(025, and 031) 
 
The Comhairle accepts that the site may be on locally, good quality croft land. However, 
the area of the site in comparison to the area of similar quality of croft land is small.  In 
addition the crofter who is an owner occupier has been selling parts of the croft off for 
housing over a number of years and has put forward this site through a developer.  The 
representation cited that the proposal will result in the loss of 5.4 hectares of croft land.  As 
discussed above the Comhairle is seeking an amendment to the boundary and the actual 
area is 5.5 hectares, approximately a third of the croft.  The croft extends to the north east 
of the Proposal Site and extends across the road.  Access to the croft will not be affected 
as a result of the proposal.  In this regard the Comhairle considers no further amendment 
to the Proposal Site is necessary. 
 
There is existing residential development at Plasterfield, which at its closest point is 130m 
from the proposal site.  There are also a number of private dwelling houses between 
Plasterfield and the Auction Mart along Simons Road.  Paragraph 76 of the SPP provides 
for planned expansion of towns.  It is considered that there is already growth in the 
settlements of Stornoway and Steinish, and this proposal will not be out of keeping with the 
wider area and is in compliance with SPP in terms of planned settlement growth.  In this 
regard the Comhairle considers no further amendment to the Proposal Site is necessary. 
 
Development Demand  
 
In general, there is a strong demand for affordable housing in and around the town of 
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Stornoway.  The social housing Waiting List maintained by Hebridean Housing Partnership 
(HHP) shows that around 44% of all the applicants are looking for housing in Stornoway 
(the most popular area of choice in the Outer Hebrides by a considerable margin).  Recent 
HHP housing developments on the outskirts of Stornoway show that areas further out from 
the town centre are also very popular.  The demand for housing around Stornoway 
includes Shared Equity homes for first time buyers, as well as for Social Rent.’  The 
development of this proposal site for housing will contribute to meeting this demand for 
housing around Stornoway and therefore the Comhairle considers no change to the 
Proposal Site is required.   
 
Natural Heritage  
 
(004, 014) 
 
The site is approximately 150m south of Tong Saltings Site of Specific Scientific Interest.  
The notified features are breeding bird assemblage, mudflats, saltmarsh and sand dune.  
The site has been assessed through Strategic Environmental Assessment (Core 
Document 6) and is considered compliant.  Any impact on the SSSI, buzzards and 
corncrakes as a result of the potential development will be assessed against the Plan as a 
whole and in particular Policy NBH2 Natural Heritage.  As discussed above the area of the 
site in comparison to the surrounding area is small and therefore it is considered that the 
development of the site is likely to have a minimal impact on natural heritage.  In this 
regard the Comhairle considers no further amendment to the Proposal Site is necessary. 

 
School Capacity  
 
(014)  
 
The Education Department within the Comhairle has advised that Stornoway Primary 
School’s roll for 2017/18 will be 464.  Using the latest Government Guidance, it has been 
calculated that the school has a maximum planning capacity of 577 pupils.  Page 34 of the 
Monitoring Statement (Core Document 7) states that between 2012 and 2037 there will be 
a decline of 27.6% of school aged children in the Outer Hebrides.  During this time frame 
there is a projected decline of working age population (19.1%) and a growth in pensionable 
age (19.6%).  Page 39 of the Monitoring Statement illustrates that there has been a 
general trend of declining school rolls in Lewis.  The Comhairle considers there is sufficient 
school capacity at Stornoway Primary to meet this housing proposal and does not consider 
it necessary to amend the Plan in this regard. 
 
Landscape Character  
 
The site is within the Crofting 1 type (which includes Stornoway) of the Western Isles 
Landscape Assessment (summary in Appendix 1 of Core Document 1).  The Crofting 1 
type can accommodate housing which is an extension to the settlement providing that the 
development takes account of the existing housing spacing, orientation, proportion and 
materials.  These details will be assessed against Policy DP1; Design and Placemaking, 
which requires that new development has a neutral or positive effect on the character of 
the surrounding area.  While the proposal will be assessed against Policy NBH1: 
Landscape, the SEA (Core Document 6) determined that appropriate siting and design 
should mitigate landscape impacts.  For these reasons the Comhairle considers that no 
change to the Proposal is required. 
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Planning History 
 
No planning application has been received for the site but the site was submitted as a 
proposal site after the publication of the Proposed Local Development Plan in 2012.  While 
it was rejected as a proposal site for the reasons stated in the Report to Comhairle nan 
Eilean Siar Local Development Plan Examination Outer Hebrides Local Development Plan 
2012 (Supporting Document 20), the Reporter also stated that “the revision to policy 13 
would allow for its assessment if a planning application were to be submitted in the future”.   
 
There are a number of key differences between the Proposal Site currently under 
consideration and the site in 2012.  The site has been reduced from the whole croft to a 
third of the croft, the site has been through the SEA process which has assessed 
environmental information and deliverability.  In addition to this in the interim five years the 
crofter has sold a number individual plots within the croft for housing purposes.  For these 
reasons the Comhairle considers no amendment to the Proposal Site is necessary and 
should be retained as a Housing allocation.  
 
Neighbouring Housing Sites  
 
(017)  
 
No issue is raised beyond requesting that the developer is aware that planning permission 
has been granted for a house on land opposite the proposal site.  The Comhairle considers 
no change to the Proposal Site is required.  
 
Loss of view and Historical use of land and legal action over the land, wider changes in 
access and township grazing land rights and historic communal crofting practices  
 
(014 and 031)  
 
These points raised are not a material planning consideration and therefore cannot be 
taken into account.  In this regard the Comhairle considers no further amendment to the 
Proposal Site is necessary. 
 

Reporter’s conclusions: 

 
Site Boundary (Lewis and Harris Auction Mart (2005) Limited (008)) 
 
1.   From submissions, I find that site PP7, Steinish Road, Lewis, as shown in the Proposal 
Site Maps booklet, unintentionally encroaches on the adjacent Auction Mart site.  I find that 
the site boundary should be corrected. 
 
Area Type of Development - Main Settlement Boundary (Alistair McElhatton (017), Mrs J M 
Imrie (031)) 
 
2.   On page 13 of the Proposals Site Maps booklet, against the heading “Settlement”, it 
says “Stornoway (outwith Main Settlement boundary)”.  On page 14, against the heading 
“Within Settlement”, it says “Yes, Stornoway Main Settlement”.  In its response to a request 
for clarity, the planning authority says that it would accept inclusion of the Steinish Road 
site within the Stornoway Main Settlement boundary. 
 
3.   In a request for further information, I raised the question as to whether any boundary 
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change might also take in an adjacent house plot and the Auction Mart site.  The Council 
agreed with this suggestion but others did not. 
 
4.   I note that there has been no consultation regarding a possible boundary change.  In 
view of the lack of consultation, I conclude that the boundary should not be changed.  Text 
on page 14 of the Proposal Site Maps booklet should be amended to make it clear that site 
PP7 is not within the Stornoway Main Settlement boundary. 
 
Steinish Road (Lewis and Harris Auction Mart (2005) Limited (008), Ronald Scott (004), 
Mossend Residents Association (014), Alistair McElhatton (017) 
 
5.   The approach to site PP7 from Constable Road is by means of Simons Road and its 
continuation as Steinish Road.  Simons Road has a carriageway wide enough for two-way 
traffic and a footway on its south-east side.  From just beyond the junction with Redburn, 
where Simons Road ends and Steinish Road begins, the carriageway is of single-track 
width.  Steinish Road has no footway, but, by means of a white line and reflective studs, 
part of the carriageway is demarcated for pedestrian use. 
 
6.   Representations say that access to site PP7 is inadequate. 
 
7.   In response to a request for further information (FIR 08), the planning authority 
indicates that the number of dwellings that might be accommodated on site PP7 could 
range from 64 to 95.  The planning authority says that, for development on this scale, 
widening of the road and provision of a kerbed footpath would be required. 
 
8.   I find that Steinish Road as it is at present is not suitable as a means of access to 
development on site PP7.  The carriageway is too narrow to provide convenient and safe 
vehicle access.  Provision for pedestrians is inadequate - sharing a narrow carriageway 
with vehicle traffic is potentially hazardous, not pleasant and not suitable for use by 
children going to and from school. 
 
9.   I find that widening of the road and provision of a kerbed footpath would be essential 
requirements for development on site PP7.  These requirements are significant and should 
be included in the “Summary Description” section on page 13 of the Proposal Site Maps 
booklet.  The proposed plan should be altered accordingly.  This would satisfactorily 
address the concern in the representations. 
 
Auction Mart – traffic (Lewis and Harris Auction Mart (2005) Limited (008), Ronald Scott 
(004), Mossend Residents Association (014)) 
 
10.   When the Mart is operational, severe congestion on Simons Road is claimed to be 
disruptive to local residents (representation 008).  Mart traffic is also of concern in other 
representations (004 and 014). 
 
11.  The planning authority says that generally there are only six sales per year at the 
Auction Mart.  In response to the request for further information (FIR 08), the planning 
authority indicates that it is only on three of the six sales days that there is congestion on 
the road. 
 
12.   I find that on at least three days each year activities at the Auction Mart cause 
congestion on Simons Road.  This is clearly illustrated by photographs submitted by Mr 
Scott.  However, on the vast majority of days, there would be no congestion.  My 
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conclusion is that, while there is congestion on at least three days each year, this is not so 
frequent as to justify rejection of the proposed development of site PP7.  This conclusion is 
supported by two other considerations. 
 
13.   First, if that part of Steinish Road from Simons Road to site PP7 is widened and 
provided with a kerbed footway, vehicles should be able to park on the carriageway without 
blocking the road or footway.  While not ideal, this would be likely to be an improvement 
compared to the existing situation. 
 
14.   Second, if at some future date, Auction Mart traffic came to be seen as creating 
unacceptable problems, the council, as roads authority, could consider the introduction of 
parking restrictions.  In connection with this, the planning authority has confirmed, in its 
response to FIR 08, that, though landowner’s agreement would be needed, there is land in 
the vicinity which could be used for off-road parking. 
 
Auction Mart - grazing land (Mrs J M Imrie (031)) 
 
15.   Representation 031 says that development on the Steinish Road site would 
contravene a previous planning requirement that there should be provision for grazing 
adjacent to the Auction Mart.  In its response, the planning authority indicates that this 
requirement was in a local plan that was superseded in 2008.  Planning permissions for the 
Auction Mart did not have any condition relating to the surrounding land. 
 
16.   I note that representation 008 from Lewis and Harris Auction Mart does not express 
concern about loss of possible grazing land. 
 
17.   From the foregoing, I conclude that the Steinish Road site is not required for grazing 
in connection with the Auction Mart. 
 
Auction Mart - need for a buffer zone (Lewis and Harris Auction Mart (2005) Limited (008)) 
 
18.   Representation 008 says that there should be “a substantial and secure buffer zone of 
appropriate height and strength”, both to shield the Mart and to protect prospective 
residents.  In its response, the planning authority says that there is a developer 
requirement for a buffer zone and Policy DP6 would be applicable.  The developer 
requirement to which the planning authority refers is:  “Scope for sensitive site layout and 
appropriate planting/screening re adjacent auction mart facility”. 
 
19.   I note that Policy DP6 says:  “All development proposals shall ensure that there is no 
unacceptable adverse impact on the amenity of neighbouring uses”.  I find that this part of 
the policy would protect the amenity of the Auction Mart site.  What this part of the policy 
would not do is require measures that would help to ensure that continued operation of the 
Auction Mart is not constrained by future residents complaining about, for example, noise 
or smell from Auction Mart activities. 
 
20.   The second paragraph of Policy DP6 lists certain kinds of site and development that 
should not be constrained by adjacent development.  The list does not include use of a site 
as an auction mart. 
 
21.   From the preceding two paragraphs, I find that Policy DP6 would be of very limited 
use in addressing the concern in the representation. 
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22.   I note that the Auction Mart provides a “lifeline service” to crofters throughout Lewis 
and Harris.  I find that operation of the Mart should not be constrained by possible 
complaints from future residents if the Steinish Road site were to be developed.  This is not 
addressed by the developer requirement because the wording of the developer 
requirement does not say there must be an effective buffer zone.  This fact and the limited 
relevance of Policy DP6 lead me to find that the proposed plan does not adequately 
safeguard continuing operation of the Mart.  The developer requirement should be 
reworded so that it is more effective.  The proposed plan should be altered accordingly. 
 
Continuity of Services and Adequacy of Sewer (Lewis and Harris Auction Mart (2005) 
Limited (008)) 
 
23.   I note that development on the Steinish Road site might disrupt the supply of 
electricity and water to the Auction Mart.  I accept the planning authority’s view that any 
disruption is likely to be small.  It seems to me that it should be possible to ensure that any 
disruption occurred at a time when the Auction Mart was not in use.  I find that this is not a 
material consideration in relation to whether the Steinish Road site should be identified for 
development. 
 
24.   Regarding adequacy of the public sewer, I note that Policy EI 2 says that new 
buildings in settlements with public sewerage systems and developments of 25 houses or 
more will normally be required to connect to the public sewer. 
 
25.   No evidence has been presented to me to show that there is inadequate capacity in 
the public sewer serving the Steinish Road site or that any inadequacy is not capable of 
being made good.  In the circumstances, I find that foul drainage is not an issue that 
supports the case for not identifying the Steinish Road site as a site for development.  Nor 
is it an issue that requires any other alteration to the proposed plan. 
 
Drainage and Flooding (Ronald Scott (004), Mossend Residents Association (014), Lewis 
and Harris Auction Mart (2005) Limited, Mrs J M Imrie (031) 
 
26.   The planning authority acknowledges that part of the Steinish Road site is at risk of 
flooding.  Possible risk of flooding is stated in the Constraints section on page 13 of the 
Proposal Site Maps booklet.  Survey work is required to establish the extent of any flood 
risk.  I find that this appropriately addresses concern about flooding within the Steinish 
Road site. 
 
27.   The planning authority indicates that development on the Steinish Road site will be 
assessed against Policy EI 2.  Development must adopt the principles of sustainable 
drainage.  I find that this is an approach that can ensure that surface water drainage from 
the site does not increase in intensity or quantity and so does not exacerbate any existing 
risk of flooding on other land.  From this, I find that there is no need to alter the proposed 
plan. 
 
Loss of Croft Land (Crofting Commission (025), Mrs J M Imrie (031)) 
 
28.   Representations express concern about loss of croft land and contravention of croft 
land protection policy. 
 
29.   I note that the Main Settlements section of Policy DS1 says that developments on 
croft land should not adversely affect the operational use and sustainability of the croft, 
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unless the development is required for reasons of overriding public interest.  This is in the 
context that, for Main Settlements, “The principal policy objective is to support and 
consolidate the strategic role of main settlements…..” 
 
30.   From the planning authority’s response, I note that the Steinish Road site constitutes 
about one-third of the croft of which it is part.  I note from representation 031 that the owner 
of the Steinish Road site is also the farmer of Holm and Stoneyfield Farms.  The evidence 
before me does not demonstrate that the remaining part of the croft would become 
incapable of continued and sustainable agricultural activity, either as a stand-alone unit or 
as part of a larger farming enterprise. 
 
31.   I find that the protection of croft land that is laid down in the Main Settlements section 
of Policy DS1 must be weighed against the principal objective.  I find that making provision 
for additional housing is one important means of supporting and consolidating the strategic 
role of Stornoway and that development on croft land may be necessary if the objective is 
to be achieved. 
 
32.   I also find that evidence does not demonstrate that there are other sites in or near to 
Stornoway that are not croft land and that would be better than the Steinish Road site for 
new residential development at Stornoway. 
 
33.   My conclusion is that it has not been shown the Steinish Road proposal conflicts with 
the overall intention of the Main Settlements section of Policy DS1. 
 
Settlement Creep (Crofting Commission (025) 
 
34.   Representation 025 says that the Steinish Road site is part of a distinct area of croft 
land between two encroaching settlements.  Development on the site could create a 
substantial group of houses in the middle of a crofting area and encourage development 
creep on in-bye croft land. 
 
35.   Effect on landscape character is addressed below.  Regarding creation of a 
precedent, I find that identification of specific sites for housing, sites such as that at 
Steinish Road, should reduce pressure for unplanned housing development elsewhere.  By 
providing an adequate supply of land for new residential development, the proposed plan 
will strengthen the planning authority’s hand in resisting housing development on less 
suitable sites. 
 
Development Demand (Mrs J M Imrie (031) 
 
36.   Housing land supply is considered under Issue 4 of this report.  As is apparent from 
Issue 4 (paragraph 36), the allocation of this site is not immediately essential for the 
maintenance of an effective affordable housing land supply in the short term.  However I 
consider its inclusion in the plan does serve to secure a land supply into the medium term, 
and to contribute to the range, choice and generosity of the supply. 
 
Natural Heritage (Ronald Scott (004), Mossend Residents Association (014), Mrs J M Imrie 
(031)) 
 
37.   I note that site PP7 is some 150 metres south of the Tong Saltings site of special 
scientific interest. 
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38.   Representation 031 says that development of site PP7 is likely to have a significant 
adverse effect on the birds that are dependent on the site of special scientific interest.  
Species such as curlews, lapwings, greenshanks, redshanks and ducks use the grazings 
and overfly the site. 
 
39.   During my inspection, I noted that the Steinish Road site appeared to be unimproved 
grazing.  In this respect, it does not differ from other land in the locality.  There is nothing to 
suggest that site PP7 is of particular importance for birdlife nor that birds would not be able 
to find necessary food and roosts in the surrounding area.  My attention has not been 
drawn to any objection from Scottish Natural Heritage. 
 
40.   In all the circumstances, I conclude that the development envisaged for site PP7 
would not have any materially adverse effect on natural heritage. 
 
School Capacity (Mossend Residents Association (014)) 
 
41.   The planning authority says that the primary school has capacity to accept additional 
pupils from the proposed development on the Steinish Road site.  I find no evidence to 
show that the planning authority is wrong regarding primary school capacity. 
 
Landscape Character (Mrs J M Imrie (031)) 
 
42.   It is contended that development on site PP7 would constitute urban sprawl.  It would 
be within a buffer of land between townships.  It would cause coalescence, loss of 
community identity and loss of local distinctiveness.  Historically, land between Plasterfield 
and Steinish was common grazings. 
 
43.   From my inspection, I find that, in landscape terms, there is a buffer between 
Stornoway and Steinish.  The buffer is traversed by the Allt Ruadh.  To the north-east of 
the burn there is no built development until one comes to the outer extent of the in-bye land 
associated with the central houses of Steinish township.  To the south-west of the burn, 
matters are less clear-cut.  The Plasterfield housing development is an obvious limit to the 
buffer, but before it is reached there is the Auction Mart site with its building and some 
seven or so houses on either side of Steinish Road. 
 
44.   Development on site PP7 would be no nearer to the central houses of the Steinish 
township than the Auction Mart site.  The development would increase urbanisation of the 
south-west part of the buffer but would not diminish the unbuilt part of the buffer that exists 
between the Mart and central Steinish.  I find that, in landscape terms, this unbuilt area, 
centred on the Allt Ruadh, would provide an adequate separation between Stornoway and 
Steinish, safeguarding community identity and local distinctiveness. 
 
45.   I note that the Western Isles Landscape Character Assessment 1998 identifies the 
land between Stornoway and Steinish as part of the “Crofting 1” landscape character type.  
The Assessment (page 20) says that, in general, “Sporadic development of the buffer of 
land between townships could lead to both coalescence and a perception of sprawl.” 
 
46.   For two reasons, I find the proposed development on site PP7 would not be of the 
sporadic kind to which the 1998 Assessment refers.  The first reason is that, rather than 
individual houses loosely strung out along a road, development on PP7, if designed in 
accordance with policy DP1: Design and Placemaking, should be a coherent, relatively 
compact group of dwellings.  The second reason is that the context of page 20 of the 
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Assessment is development between two townships, rather than development associated 
with the growth of Stornoway. 
 
47.   My conclusion is that development on site PP7 would not cause coalescence, loss of 
community identity or loss of local distinctiveness. 
 
Planning History (Mrs J M Imrie (031)) 
 
48.   The Proposal Site Maps booklet (page 13) says that there is no “Site/Planning 
History” for the Steinish Road site.  Representation 013 says that this is incorrect.  In 2012, 
Croft 13 Steinish was submitted to the previous local plan examination as a site for housing 
development.  The reporter did not recommend that the site be included in the plan. 
 
49.   For completeness and accuracy, I find that the Site/Planning History section should 
refer to the earlier proposal.  The proposed plan should be altered accordingly. 
 
50.   I note that the earlier proposal was for a much larger site.  It was not supported by 
environmental information, there had been no community involvement and there were 
sufficient housing allocations elsewhere.  In all these respects, I find that the present 
proposal is different.  For this reason, I find that the planning history of the site does not 
give any significant support to the case against inclusion of the Steinish Road site in the 
proposed plan. 
 
Neighbouring Housing Sites (Alistair McElhatton (017)) 
 
51.   Planning permission has been granted for a house on land opposite the Steinish 
Road site.  This is raised as something of which any prospective developer should be 
aware.  I find that this is something that the planning authority would be aware of and take 
into account when considering any application for planning permission to develop the 
Steinish Road site.  I find no need to alter the proposed plan. 
 
Loss of View (Mossend Residents Association (014)) 
 
52.   It is contended that development on the Steinish Road site would obscure views from 
existing houses at Steinish and Bayview (Plasterfield).  From my inspection, I note that the 
southern part of site PP7 is on rising ground.  The nearest part of the Plasterfield housing 
development is also on rising ground.  Development on site PP7, if confined to houses of a 
height similar to that of the existing houses at Plasterfield, would not be unduly prominent 
in the wider landscape.  Bearing these points in mind, I find that the distance between the 
existing houses at Plasterfield and at Steinish and site PP7 is such that there would be no 
unacceptable effect on views. 
 
Previous Land Tenure and Access Rights (Mrs J M Imrie (031)) 
 
53.   Representation 031 refers to past changes in land tenure and access rights.  It is 
contended that, if the Steinish Road site is surplus to the farming requirements of the 
present owner, it should be made available to the bona fide crofters of Steinish.  I find that 
the representation shows neither by what means such transfer of ownership could be 
achieved nor how it could be ensured that it would result in a long-term benefit to local 
crofting.  I am therefore unable to attach significant weight to this aspect of the 
representation. 
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Prospect of development taking place (Mrs J M Imrie (031)) 
 
54.   A late representation drew to my attention a letter dated 9 January 2018 issued by the 
Council.  The letter includes: “The Steinish site, however, was not considered suitable and 
has therefore not been prioritised.  The Comhairle will not, therefore, be looking to develop 
or landbank in Steinish in the short to medium term.” 
 
55.   In response to a request for further information, the Council’s reply includes the 
following points.  The letter is referring to short-term programming of potential housing sites 
around the Stornoway area, to help inform priorities in the Strategic Housing Investment 
Plan.  Other sites were deemed as more effective in the immediate term as part of a 
prioritisation assessment.  Issues may arise in relation to these other sites, in which case 
the Steinish site might be given higher priority.  The Steinish site remains part of the 
housing land supply and the Council wishes to retain it as a Plan allocation. 
 
56.   The representor’s comments on the council’s reply include the following.  The Steinish 
site is in crofting tenure.  Decrofting would be refused by the Crofting Commission.  
Designating croft land for housing drives up the price of land and houses and undermines 
the crofting economy.  The sustainability of crofting requires retention of all existing croft 
land in a mix of animal husbandry and arable.  The Council should be supporting crofting to 
reduce the need for extra housing and services in Stornoway. 
 
57.   The concern regarding loss of croft land is addressed above (paragraphs 28 to 33).  I 
have also found that inclusion of the Steinish site in the plan serves to secure a land supply 
into the medium term, and to contribute to the range, choice and generosity of the supply 
(paragraph 36, above).  I note that the council’s position is that the Steinish site might be 
required in the medium or longer term or, possibly, sooner.  My conclusion is that the letter 
of 9 January 2018 does not give grounds for the Steinish site being deleted from the 
proposed plan. 
 
Overall conclusion 
 
58.   My overall conclusion is that site PP7, subject to the five alterations recommended 
below, should be retained in the proposed plan. 
 
Procedural matter 
 
59.   Representation 031 includes a request that Policy DP3 be amended.  This aspect of 
the representation is considered in paragraphs 5 and 6 of the reporter’s conclusions in 
Issue 4. 
 

Reporter’s recommendations: 

 
I recommend that: 
 
1.   In the Proposal Site Maps booklet the site boundary for Proposal PP7 Steinish Road, 
Lewis be amended to accord with the boundary shown on supporting document 17; 
 
2.   On page 14 of the Proposal Site Maps booklet (Proposal PP7 Steinish Road, Lewis) 
“Yes, Stornoway Main Settlement” be deleted and replaced by “No”; 
 
3.   On page 13 of the Proposal Site Maps booklet, under the heading “Summary 
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Description” add the following text: 
 

Between the site access and Simons Road the Steinish Road carriageway must be 
widened and a kerbed footway provided. 

 
4.   In the Proposal Site Maps booklet the last sentence on page 13 (“Scope for ….. mart 
facility.”) be deleted and replaced by the following. 
 

Development must incorporate a buffer zone on that part of the site which adjoins the 
Auction Mart.  The purpose of the buffer zone is to reduce to an acceptable level any 
adverse impact that activities within the Auction Mart site might have on the amenity of 
dwellings erected on the Steinish Road site.  This purpose must be achieved by the 
size and design of the buffer zone. 

 
…..and 
 
5.   In the Proposal Site Maps booklet under the heading “Site/Planning History” on page 
13 the word “None” be deleted and replaced by the following. 
 

The site is part of a larger area that was unsuccessfully put forward as a housing site 
for inclusion in the previous local development plan. 
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Issue 12  Plan Proposal Sites Stornoway 

Development plan 
reference: 

PP8 Blackwater, Laxdale, Lewis 
PP11 Oliver’s Brae, Lewis 
PP12 Rear of Anderson Road Nurseries, 
Lewis 
PP13 Goathill Farm West, Lewis 

Reporter: 
R W Maslin 

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

 
Crofting Commission (025) 
Scottish Natural Heritage (029) 
Alasdair Morrison (007) 
Donald Nicholson (012) 
Torquil Macleod (040) 
G Macarthur (041) 
Woodland Trust Scotland (010) 
Lisbeth Dunne (016) 
 

Provision of the 
development plan 
to which the issue 
relates: 

This issue relates to the Comhairle’s approach to contributing to the 
provision of affordable housing development, and relates to specific 
Plan allocation sites in Stornoway. 

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

 
PP8 Blackwater, Laxdale, Lewis 
 
Land Status 
 
The Crofting Commission (025) note that there is a lack of clarity over the tenure and 
ownership of this site and that this may result in unanticipated consequences that they 
consider may potentially conflict with future development of the site. 
 
Developer Requirement 
 
Scottish Natural Heritage (029) states that this allocation adjoined the Lewis Peatlands 
Special Area of Conservation (SAC). SNH have recommended developer requirements to 
the Blackwater site, to ensure that natural heritage and landscape interests are 
safeguarded. It is requested that the following additional text is added to the Summary 
Description on page 15, ‘Applications for development will have to demonstrate that there 
will be no adverse effect on the integrity of the adjoining Lewis Peatlands SAC, that may be 
caused for example through changes to drainage affecting the qualifying interests of the 
SAC.’ 
 
PP11 Oliver’s Brae, Lewis 
 
Proposes Extension of Site 
 
Alasdair Morrison (007) is supportive of the proposal and suggests that an extended 
Oliver's Brae site could accommodate 100 houses and not the four being proposed. The 
flooding constraint is misleading as low-lying area can easily be drained off with some 
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ground engineering. Provision of schools and planning for schools needs consideration. 
 
Donald Nicholson (012) is supportive of the proposal and proposes there is scope to 
extend Oliver's Brae site to include land to the south of the site, and to the rear of Seaforth 
Road, for wider development potential. Flooding issues acknowledged. 
 
Opposition (assumed) to Site 
 
Torquil Macleod (040) states that the community seeks assurance that the development 
will be private housing. He also states that mains sewage is operating at well over the 
capacity, historic evidence of sewage main blockages can be provided; there are already 
too many access points on main road close to blind summit, where cars travel at high 
speed. Site can get flooded in periods of heavy rain. 
 
Clarification of Proposed Tenure 
 
G Macarthur (041) requests to be informed as to what kind of development plan for the 
area is proposed i.e. Hebridean Housing Partnership, private, council or whatever? 
 
PP 12 Rear of Anderson Road Nurseries, Lewis 
 
Buffer Zone Requested 
 
Woodland Trust Scotland (010) believes that the development of the site could negatively 
impact upon woodlands. There are existing trees around this site and a plantation to the 
south. If this development goes ahead efforts should be made to protect the trees from the 
detrimental effects of development and there should be a buffer zone of at least 50 metres 
between the development and the plantation. 
 
PP13 Goathill Farm West, Lewis 
 
Objects to Extension of the Site 
 
Lisbeth Dunne (016) objects to land beyond that already purchased by Hebridean Housing 
Partnership (plot identified as proposal site), being considered for housing on grounds of 
loss of farmland and ongoing land dispute to north of site. She queries the land owners' 
authority to change farm land to house plots. 
 

Modifications sought by those submitting representations: 

 
PP8 Blackwater, Laxdale, Lewis 
 
Land Status 
 
Crofting Commission (025) seek clarity over the tenure and ownership of this site and they 
point out that the status of the land may result in unanticipated consequences that they 
consider may potentially conflict with future development of the site. 
 
Developer Requirement 
 
Scottish Natural Heritage (029) recommends including developer requirements to the 
Blackwater site, to ensure that natural heritage and landscape interests are safeguarded. 
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SNH request that the following additional text is added to the Summary Description on 
page 15, ‘Applications for development will have to demonstrate that there will be no 
adverse effect on the integrity of the adjoining Lewis Peatlands SAC, Special Protection 
Area (SPA) that may be caused for example through changes to drainage affecting the 
qualifying interests of the SAC’. 
 
PP11 Oliver’s Brae, Lewis 
 
Supportive of Proposal and Suggest Extension of Site 
 
PP11 Oliver’s Brae could accommodate more houses as requested by Alasdair Morrison 
(007) and Donald Nicholson (012) for the following reasons: the area can easily be 
drained; the site has wider development potential; scope to extend the site to the South, 
behind Seaforth Road; concerns that provision for new schools in the future is not being 
addressed by the Plan. 
 
Opposition (assumed) to Site 
 
Torquil Macleod (040) expressed concerns about potential development at this site for the 
following reasons: mains sewage is operating at well over its design capacity; road safety 
will be compromised, there exist too many accesses in an area close to a blind summit, 
frequent high speed vehicles; potential flooding in periods of heavy rain. 
 
Clarification of Proposed Tenure 
 
Assurance is sought by Torquil Macleod (040) that the proposed housing will be private 
tenure and clarification over what type of housing tenure is proposed for the site is 
requested by G Macarthur (041). 
 
PP12 Rear of Anderson Road Nurseries, Lewis 
 
Request for 50 metre Buffer 
 
Woodland Trust Scotland (010) believes that development of the site will negatively impact 
on woodlands and request a buffer zone of at least 50 metres between the development 
and the plantation. 
 
PP13 Goathill Farm West, Lewis 
 
Objects to Extension of Site 
 
Lisbeth Dunne (016) objects to any extension of the proposal site to include the farmland to 
the north for housing. 
 

Summary of responses (including reasons) by planning authority: 

 
PP8 Blackwater, Laxdale, Lewis 
 
Site Status  
 
(025) - the Comhairle understands that this site is in private ownership and as such the 
onus would be on the proponent of the site to clarify whether the site has been sold and 
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the status of the land. This may affect the feasibility of development, however, in this 
instance; no change is required to the Plan. 
 
Developer Requirement  
 
(029) - the Blackwater site is actually adjacent to the Lewis Peatlands Special Area of 
Protection not the Lewis Peatlands Special Area of Conservation (as Scottish Natural 
Heritage state in their representation), the latter designation is further to the North. Officers 
have gone back to Scottish Natural Heritage to clarify this point and they have amended 
their representation. The Comhairle has flagged that the site is adjacent to the Lewis 
Peatlands Special Protection Area and the Ramsar site in the Summary Description 
section of the Proposal Maps booklet. Policy NBH2: Natural Heritage addresses natural 
heritage designations and any development on this site would be assessed against this 
policy, therefore the Comhairle consider it is not necessary to include this additional 
developer requirement in the Plan. 
 
PP11 Oliver’s Brae 
 
Two representations 007 and 012 are supportive of the proposal site and are in favour of 
extending the site for housing and two representations 040 and 041 share concerns about 
the prospect of development on this site. 
 
Extending the Site 
 
Settlement Pattern  
 
(007) - the allocated site is a gap site between two existing residential sites on a linear 
established streetscape, the addition of 100 houses on a considerably larger site would 
disrupt the existing linear settlement pattern. 
 
HSE Safeguarding Zone  
 
(012) - the site is on the external edge of the HSE safeguarding zone (see Core Document 
10: HSE Safeguarding Zone on Development Strategy Map). Extending the site to the 
South behind Seaforth Road would result in new housing being located within the outer 
and middle HSE safeguarding zones for the Stornoway LPG Plant, where restrictions on 
residential development apply. 
 
Ownership  
 
(007, 012) - the Comhairle does not own the land to the South and East of the allocated 
site and there exist complexities with regard to land ownership/tenure in this area. 

 
Flooding  
 
(007, 012) - the area to the South of the site functions as a floodplain and over engineering 
in this area could potentially result in exacerbating flood risk to existing properties. 

 
Scottish Water  
 
(007, 012) - maintain infrastructure in this area to the South of the proposal site. 
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For the above listed reasons, the Comhairle is not minded to extend the site to the South 
and therefore no change to the Plan is necessary. 
 
The Education Department within the Comhairle has advised that Stornoway Primary 
School’s roll for 2017/18 will be 464.  Using the latest Government Guidance, it has been 
calculated that the school has a maximum planning capacity of 577 pupils.  Page 34 of the 
Monitoring Statement (Core Document 7) states that between 2012 and 2037 there will be 
a decline of 27.6 % of school aged children in the Outer Hebrides.  During this time frame 
there is a projected decline of working age population (19.1%) and a growth in pensionable 
age (19.6%).  Page 39 of the Monitoring Statement illustrates that there has been a 
general trend of declining school rolls in Lewis.  The Comhairle considers there is sufficient 
school capacity at Stornoway Primary to meet this housing proposal and does not consider 
it necessary to amend the Plan in this regard. 
 
Housing Tenure  
 
(040, 041) - the Plan has identified a number of housing sites which are safeguarded for 
the provision of affordable or mixed tenure housing development. The Comhairle does not 
consider it necessary to change its position on housing tenure; in this regard no change is 
required to the Plan. 

 
Wastewater Capacity  
 
(040) – this site has been subject to a Strategic Environmental Assessment, (page 78 of 
Core Document 6: Strategic Environmental Assessment Revised Environmental Report) 
and it has been appraised by Scottish Water and no issues were identified with regard to 
waste water, in this respect, the Comhairle do not considered that any changes to the Plan 
are required. 

 
Traffic Safety  
 
(040) - there is a speed limit of 30mph on the road (A866) in this area. Any housing 
development on this site would be considered by roads colleagues in Technical Services 
and the developer would have to address visibility, safe access and ingress from the new 
development to maintain pedestrian safety in the vicinity of new housing development. As 
such, the Comhairle considers that a development of four units on this the site would not 
compromise road safety; in this regard no change is required to the Plan. 
 
Potential Flooding  
 
(040) - the Strategic Environmental Assessment Revised Environmental Report, see page 
78 of the (Core Document 6) identified that the site is not at risk from Fluvial or Coastal 
flooding, however, in their consultation response to the Outer Hebrides Local Development 
Plan Main Issues Report (Core Document 8), SEPA pointed out that the site may be a risk 
of fluvial flooding and therefore not all land within the allocation may be developable. The 
low point of the road and property on Oliver’s Brae were previously flooded to significant 
depths in 2006. Photographs and a topographic survey are required to demonstrate that 
the development will not be flooded or exacerbate flood risk to the existing properties. If the 
topographic survey is not conclusive then a Flood Risk Assessment may be required in line 
with Policy EI 1 Flooding. The Comhairle has acknowledged this issue and has noted it in 
the Constraints section of the Proposal Site Maps booklet. This is a Housing allocation in 
the current LDP and is deemed an effective site. In this regard the Comhairle considers no 
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further amendment to the Plan is necessary. 
 
PP12 Rear of Anderson Road Nurseries 
 
Request for 50 metre buffer 
 
Woodland Trust Scotland (010) – PP12 Rear of Anderson Road Nurseries is a current 
Local Development Plan allocation site. The Comhairle is aware that ground conditions in 
the southern part of the site are suitable for amenity area only, so it is unlikely that 
woodland in this portion of the site will be impacted upon. The Comhairle considers that 
amenity woodlands should be retained wherever possible in compliance with Policy NBH3 
Trees and Woodland. There was a planning consent for Housing Development Tolmie 
Terrace Ref 13/00043/PPD (Supporting Document 21) on the site, now lapsed. A Tree 
Survey was carried out and proposals for development on the site were conditioned (see 
Condition 22) so that the development would have been carried out in accordance with the 
details of the approved Tree Protection Method Statement and associated plans. 
Conditions 23, 24 and 25 of the Planning consent related to landscaping in the interests of 
the amenity of the area, included tree planting. There is an existing buffer zone of 
approximately 50 metres between the developable area and the plantation to the south. 
Due to the proximity of an historic canal; it is likely that the Southern boundary of the 
proposal site will remain as a buffer zone for landscaping and SUDS between the proposal 
site and the plantation. For these reasons, the Comhairle considers it is not necessary to 
change the Plan. 
 
PP13 Goathill Farm, Lewis 
 
Objects to extension of site 
 
Lisbeth Dunne (016) - The Comhairle acknowledges that the land to the North is good 
quality farm land, and any development of it would be subject to Plan appraisal. The 
proposed allocation is actually part of a larger allocation in the current LDP, extending 
eastwards past farm buildings and behind existing housing. However the east portion is in 
different ownership, which has resulted in the break-up of the current LDP allocation and 
the stand alone proposed Goathill Farm West site as now presented. The land to the north 
to which Ms Dunne opposes an extension into, is in the ownership of the proposed site’s 
current proponent and could form part of some development in the future. This would be 
subject to wider Plan policy and appraisal. The Comhairle is aware of a dispute relating to 
land bounding the western edge of the plan proposal site, but this relates to land out with 
the Plan allocation, and is not strictly a planning matter. Accordingly, there is no reason to 
modify the Plan. 
 

Reporter’s conclusions: 

 
PP8 Blackwater, Laxdale (Crofting Commission (025), SNH (029)) 
 
1.   The Crofting Commission says that the site may have been apportioned to a croft; it is 
possible that it has been purchased; but it is also possible that it might be subject to a 
review by the Commission.  The planning authority’s understanding is that the site is in 
private ownership. 
 
2.   I note that the Crofting Commission is not raising objection to the proposed allocation.  
I find that it has not been shown that any crofting status possessed by the site is likely to 

http://planning.cne-siar.gov.uk/PublicAccess/applicationDetails.do?activeTab=documents&keyVal=MHJC5DRO04H00
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be an impediment to the proposed development.  My conclusion is that the proposed plan 
need not be altered. 
 
3.   Scottish Natural Heritage advises that the Summary Description text on page 15 of the 
Proposal Site Maps booklet should require that there will be no adverse effect on the 
adjoining Lewis Peatlands Special Protection Area. 
 
4.   I note that the Summary Description on page 15 refers to housing development on the 
east boundary of the site but to no other feature.  The presence of the adjoining housing is 
apparent from the plan on page 15 and the aerial view on page 16.  It is also apparent 
when visiting the site.  What is less apparent is the presence of the Lewis Peatlands 
Special Protection Area. 
 
5.   I appreciate that the special protection area is mentioned under “Constraints” on page 
15.  I note from other entries in the booklet that information provided under “Constraints” is 
sometimes repeated under “Summary Description”.  My conclusion is that it would be 
helpful if the Summary Description were to mention the special protection area.  It need do 
no more than this because the protection sought in the representation is provided by Policy 
NBH2: Natural Heritage.  Text on page 6 of the proposed plan makes it clear that 
proposals must accord with all relevant policies and, no doubt with this in mind, the 
Proposal Site Maps booklet does not generally make reference to specific policies. 
 
PP11 Oliver’s Brae (Alasdair Morrison (007), Donald Nicholson (012), Torquil Macleod 
(040), G Macarthur (041)) 
 
6.   Two representations suggest that the site should be very much enlarged to include 
land to the south. 
 
7.   The planning authority refers to disruption of the existing linear settlement pattern.  I 
find that development on an enlarged site would be chiefly behind existing houses on 
Oliver’s Brae and Seaforth Road.  The linear pattern created by the existing houses would 
be largely unaffected.  New development could itself have a linear character if that were 
considered desirable.  For these reasons, I find that the disruption to which the planning 
authority refers does not justify rejection of possible enlargement of site PP11. 
 
8.   I note that the proposed site is on the edge of the HSE Safeguarding Zone and that 
much of the land to the south is within the Safeguarding Zone.  The planning authority says 
that land to the south functions as a floodplain.  I find that these factors do indicate that 
development should not be extended in the way suggested in the representations.  This 
being so, I have not asked for details about Scottish Water infrastructure and the 
complexities of land ownership/tenure to which the planning authority refers. 
 
9.   I note that the current local development plan identifies the Oliver’s Brae site for 
housing.  I am not aware of any change in circumstance that would justify a different entry 
in the proposed plan. 
 
10.   Regarding construction of a new primary school, I note that forecasts of pupil 
numbers show no need for a new school. 
 
11.   One representation says that any residential development on the site should consist 
of private houses.  Another asks what kind of housing tenure is envisaged.  I note that the 
proposed plan describes the proposed use simply as “housing” (Proposal Site Maps 
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booklet, page 21).  While it appears likely that the site would be developed for some form 
of affordable or mixed tenure housing, the wording in the Maps booklet allows the flexibility 
for it to be developed for private housing if this proved to be the more deliverable option.  
From my inspection, I find that the site is suitable for housing of various kinds of tenure.  I 
see no need to specify in the proposed plan any particular type of tenure. 
 
12.   Regarding foul drainage, I note that Scottish Water has raised no concern.  From this, 
I take it that adequate drainage capacity exists or can be made available. 
 
13.   Regarding traffic safety, during my inspection I noted that going east from the site 
frontage, the road bends to the south and has a summit.  From the site frontage, oncoming 
traffic cannot be seen until it reaches the summit.  There is an unobstructed strip of ground 
adjacent to the footway on the south side of the carriageway.  This permits a clear view for 
a distance of 100 metres or so towards the summit. 
 
14.   Four houses immediately to the east of the site have a common access which enters 
the road somewhat nearer to the bend and summit than the site frontage.  My attention has 
not been drawn to any record of accidents at this common access.  It may be that any 
development on the Oliver’s Brae site could be served by a single access towards the west 
side of the frontage, from where there would be adequate visibility in both directions. 
 
15.   Regarding flooding, I find that the flooding risk is recognised by the planning authority.  
The Constraints section on page 21 of the Proposal Site Maps booklet draws attention to 
flood risk.  A survey is required.  A flood risk assessment may also be required.  I find that 
this addresses the need to ensure that any new development is not at risk of flooding and 
does not exacerbate flooding elsewhere. 
 
16.   My overall conclusion is that the Oliver’s Brae site should be retained in the proposed 
plan.  The plan need not be altered. 
 
PP12 Rear of Anderson Road Nurseries (Woodland Trust Scotland (010)) 
 
17.   The representation seeks two things - protection of trees around the site and a buffer 
zone at least 50 metres wide between the development and the plantation to the south. 
 
18.   I note that Policy NBH3: Trees and Woodland says that developers should 
incorporate established woodland into developments.  I also note that the planning 
permission that was granted in March 2013 for erection of 22 dwellings on the site 
contained provisions for the protection of existing trees. 
 
19.   I find that Policy NBH3 provides adequate scope to ensure that trees within and 
around the site are protected. 
 
20.   From my inspection, I note that the plantation is separated from the southernmost part 
of the site by a grassed area some thirty metres wide.  Trees on the edge of the plantation 
nearest to site PP12 have suffered windthrow.  The Constraints section on page 23 of the 
Proposal Site Maps booklet says that ground conditions make the south portion of the site 
suitable as amenity area only.  In all these circumstances, I find that development on the 
site is not likely to be much less than 50 metres from the plantation and is not likely to have 
any adverse effect on the plantation. 
 
21.   My conclusion is that the proposed plan need not be altered. 
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PP13 Goathill Farm (Lisbeth Dunne (016)) 
 
22.   The summary of the representation indicates that Hebridean Housing Partnership has 
purchased the Goathill Farm site.  The representor would object very strongly if more land 
were considered for housing. 
 
23.   I note that the Outer Hebrides Local Development Plan 2012 includes a Goathill Farm 
site that takes in the currently-proposed site and land to the south-east, the whole having 
an area of 11.25 hectares.  This is more than twice the size of the site that is now 
proposed. 
 
24.   Representations do not include any request that the Goathill Farm site be extended.  
It is therefore beyond the scope of the present examination to consider the merits or 
demerits of any such extension.  In the circumstances, I find that the proposed plan need 
not be altered. 
 
25.   A matter affecting the Goathill Farm site is given consideration under issue 4.  
Additional text is recommended for inclusion in the Proposal Site Maps booklet. 
 

Reporter’s recommendation: 

 
On page 15 of the Proposal Site Maps booklet (site PP8 Blackwater, Laxdale, Lewis) in the 
Summary Description section add the following. 
 

Adjacent to the Lewis Peatland Special Protection Area and Ramsar site. 
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Issue 13  New/Additional Plan Proposals Sites 

Development plan 
reference: 

Proposal Sites Maps Booklet 
PP17 Arnish  
STY3 Development of Stornoway 

 
Reporter: 
Steve Field 

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

 
Iain W Scott (003) 
Hebridean Housing Partnership (039) 
Urras Oighreachd Ghabhsainn (Galson Trust) (030) 
Tighean Innse Gall (034) 
Stornoway Port Authority (035) 
Highlands and Islands Airport Authority (038) 
West Harris Trust (042) 
 

Provision of the 
development plan to 
which the issue 
relates: 

Plan Proposal Sites 

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

 
Stoneyfield Farm Housing Site 
 
Iain W Scott (003) and Hebridean Housing Partnership (039) requests that the greenfield 
site at ‘Stoneyfield Farm’ which was identified as a potential housing proposal site at the 
Main Issues Report (Core Document 8) (but excluded at Proposed Plan stage) is 
reinstated as a housing allocation. They believe it is an optimal site in terms of its amenity 
and close proximity to Stornoway, and any outstanding constraints can be satisfactorily 
addressed. Hebridean Housing Partnership (039) has undertaken early feasibility work, 
Tighean Innse Gall ‘Stoneyfield Site’ Feasibility Study, 2016 (Supporting Document 23) 
on the site and believes it appears to be developable.  
 
West Lewis Care Facility 
 
Galson Trust (030) would like to discuss potential sites for developing improved care 
facilities on the West coast of Lewis with the Comhairle. Galson Trust plan to develop a 
mixed use ‘community care hub’ project on the West coast of Lewis as part of the Galson 
Trust Strategic Plan 2017-2037 (Supporting Document 27) which would consist of a core 
of elderly care accommodation unit but also incorporating sheltered housing, childcare, 
events/meeting space, medical facilities, offices, kitchen/cafeteria and stores, with the 
potential for social rented housing and self-build housing over the longer term. The 
project has a phased development timescale of 5-10 years. Following the close of the 
Proposed Plan consultation Galson Trust submitted a map of a site in Barvas, Lewis for 
consideration as a proposal site for the aforementioned project as an addendum to the 
representation 030 (Supporting Document 27).  
 
Barra Housing Site 
 
Tighean Innse Gall (034) present a potential new housing site at Gleann in Barra, 
Castlebay (former refuse site) and request it is included in the Plan, noting they are 
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currently undertaking a feasibility study on this site for 8 semi-detached houses which 
includes investigations into potential land contamination.  
 
Stornoway Port Area 
 
Stornoway Port Authority (035) (SPA) request that the projects contained within the Port 
Master Plan (Supporting Document 7), specifically ‘Goat Island/Newton Basin’ and also 
the ‘Deep Water Port’, as outlined separately in attachment to representation 035 
(Supporting Document 24) should be identified as ‘Economic Development’ plan 
allocations. SPA also recommends that Proposal Site: PP17 Arnish is expanded, or 
referenced in some way, to include a potential future site for the oil storage depot 
relocation, as illustrated in submitted representation. 
 
Sites at Stornoway Airport 
 
Highlands and Islands Airport Authority (038) request that two sites from the Adopted 
Plan ‘Prop H1e: Melbost Junction, Lewis’ and ‘Prop MU3: Stornoway Airport, Lewis’ 
(referenced in representation as Housing Land Audit (Supporting Document 2) Sites HLA 
5/002 and HLA 5/003) are reinstated in the Proposed Plan as allocations, following a 
number of amendments to the boundaries to accommodate recent changes to the sites 
and surrounding land. 
 
Hebridean Housing Partnership (039) also requests that site ‘Prop H1e: Melbost Junction, 
Lewis’ from the Adopted Plan is reinstated as an allocation in the Proposed Plan, and 
state they have undertaken early feasibility work on the site and believe it to be 
developable. 
 
Harris Sites 
 
West Harris Trust (042) request that site ‘Prop H1m Luskentyre’, which is in the current 
Adopted Plan, is reinstated as an allocation in the Proposed Plan to facilitate its 
subsequent progress through the planning application process. 
 
West Harris Trust (042) request that a new site they have recently identified at 11 
Horgabost, South Harris is included as an allocation for affordable housing in the 
Proposed Plan, stating they are currently in the process of investigating affordable 
housing options for the site.  
 

Modifications sought by those submitting representations: 

 
Stoneyfield Farm Housing Site 
 
Iain W Scott (003) and Hebridean Housing Partnership (039) request that the site at 
Stoneyfield Farm, Lewis as put forward at the Call for Sites consultation CFS22 
(Supporting Document 22) and identified as a potential proposal site in the Main Issues 
Report (ref MIR 31) (Core Document 8) is included as an allocation in the Proposed Plan.  
 
West Lewis Care Facility 
 
Galson Trust (030) requests that the site they have identified in Barvas, Lewis for a ‘West 
Lewis Care Facility’ is included as an allocation in the Proposed Plan.   
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Barra Housing Site 
 
Tighean Innse Gall (034) requests that the site they have identified at Gleann in Barra, 
Castlebay (former refuse site) is included as an allocation in the Proposed Plan.   
 
Stornoway Port Area 
 
Stornoway Port Authority (035) requests that the sites they have identified from the 
Stornoway Port Master Plan 2017 (Supporting Document 7) (sites are ‘Newton Basin’ and 
‘Deep Water Port’ (phases 1-3)) should be identified as ‘Economic Development’ 
allocations in the Proposed Plan and that Proposal Site: PP17 Arnish is expanded, or 
referenced in some way, to include a potential site for the oil storage depot relocation. 
 
Sites at Stornoway Airport 
 
Highlands and Islands Airport Authority (038) seeks inclusion of ‘Prop MU3: Stornoway 
Airport, Lewis’ from the Adopted Plan as a mixed use allocation in the Proposed Plan, 
subject to a boundary amendment.  
 
Highlands and Islands Airport Authority (038) and Hebridean Housing Partnership (039) 
seek amendment and inclusion of site ‘Prop H1e: Melbost Junction, Lewis’ from the 
Adopted Plan as a housing allocation in the Proposed Plan. Highlands and Islands Airport 
Authority (038) also seek a boundary amendment to this site, though do not detail the 
amendment.  
 
Harris Sites 
 
West Harris Trust (042) seeks inclusion of site ‘Prop H1m Luskentyre’ from the Adopted 
Plan as an allocation for private housing (assumed) in the Proposed Plan. 
 
West Harris Trust (042) seeks inclusion of a new site ‘11 Horgabost, South Harris’ as an 
allocation for affordable housing in the Proposed Plan.  
 
Barra Housing Site 
 
Tighean Innse Gall seeks inclusion of a new site ‘Gleann, Castlebay, Barra’ as an 
allocation for affordable housing in the Proposed Plan. 
 

Summary of responses (including reasons) by planning authority: 

 
Stoneyfield Farm Housing Site 
 
The Stoneyfield Farm site was originally identified through the ‘Call for Site’ consultation 
process in 2015, (Supporting Document 22) and was included in the list of potential 
proposal sites in the Main Issues Report, (Core Document 8) where it was subject to 
Strategic Environmental Assessment. A number of constraints to development were 
subsequently identified relating to access and waste water provision and it was decided 
not to include the site at the Proposed Plan stage. However, actions to mitigate these 
constraints have now been initiated including clarity on the actual site extend and layout 
and discussion with the grazing common which would alleviate the potential road access 
issue, and discussion with Scottish Water in relation to waste water issues. The site is 
now considered more viable and strategically located to contribute to the effective 
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housing land supply and aid in the delivery of affordable housing provision around 
Stornoway.  
 
The full Stoneyfield farm site (56.47 hectares) was identified in error in the Main Issues 
Report - Strategic Environmental Assessment Environmental Report: Appendix G, but it is 
only the top two portion of this site (sections 3 and 13 as identified in the Call for Sites 
consultation response CFS 23) which the applicant and the Comhairle considers suitable 
as an allocation for the Plan. Sections 3 and 13 are the only sections falling within the 
Stornoway Main Settlement boundary and together are of an appropriate size for the 
scale of development proposed (approximately 7.5 hectares). It was this smaller site that 
was also assessed for development in the Tighean Innse Gall Feasibility Study.  
 
If the Reporter were so minded, the Comhairle is of the view that this site should be 
reinstated as a Plan Proposal site as it will contribute to the effective land supply for 
affordable housing provision in Stornoway.  
 
West Lewis Care Facility 
 
This proposal came late in the plan preparation process, at the end of the Proposed Plan 
consultation period, and was not included in the Main Issues Report (Core Document 8) 
or environmentally assessed through the Strategic Environmental Assessment process.  
 
The Trust proposes a mixed development on an area of land to be formed from parcels of 
grazing land (which has not yet been fully assembled) owned by a number of different 
crofters, on backland to the west of the Barvas village. The site has not been surveyed or 
assessed for services and infrastructure capacity, access constraints, nor the project 
appraised for feasibility in terms of financing, delivery, identified developer or developer 
model. Initial desk based assessment by planning staff identified issues around fit with 
existing settlement pattern and the need for assessment per potential impact on nearby 
natural heritage designations. 
 
Further, the Comhairle is aware that other sites in the west of Lewis are currently being 
considered by the Comhairle for the social care element of this proposal, undermining the 
probability of project delivery. The Comhairle is of the view that the West Lewis Care 
facility should not be included as a mixed use allocation in the Proposed Plan, nor 
safeguarded at this stage as too many aspects of suitability, access, landownership, 
servicing and project delivery still need to be resolved. It could be subject to wider Plan 
policy assessment if the feasibility work determines it may be progressed, at a later date. 
The Comhairle are minded that it would be errant to safeguard this area of land for this 
specified use, until a more detailed project is worked up and stakeholders, including 
Comhairle Social Care colleagues are committed to this project. 
 
Barra Housing Site 
 
This proposal came late in the plan preparation process (during Proposed Plan 
consultation) and was not included in the Main Issues Report (Core Document 8) 
environmentally assessed through the Strategic Environmental Assessment process.  
The site is a Council owned and was the islands former tip site. It is a little out of 
settlement, up a steep single track road which would require upgrading (paving, lighting 
etc.) to accommodate a new housing development. It is understood that Tighean Innse 
Gall, the proposer of the site is currently undertaking some site feasibility work.  Given 
that the potential issues of contamination (from the former use of the site as a tip), 
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services/infrastructure availability and access are still unresolved on this site the 
Comhairle would not seek to include this site as a new Plan allocation but let it be subject 
to wider Plan policy assessment if the feasibility work determines it could be progressed.  
 
Stornoway Port Area 
 
The Comhairle recognises the strategic importance of Stornoway and its national status 
as a ‘key port’ (National Planning Framework 3) with significant potential for growth. 
However the development of the Stornoway Port Authority Masterplan has been out of 
sync with the Plan consultation cycle so it was not possible to review and include it as a 
key issue at the Main Issues Report Stage or environmentally assess it through the 
Strategic Environmental Assessment process.  The Port Masterplan (Supporting 
Document 7) was published in May 2017.  Due to the extensive public consultation 
undertaken at the Draft Port Masterplan stage and the strategic importance of this 
document for the development of Stornoway, the Comhairle took the decision to include a 
new policy at the Proposed Plan stage entitled ‘STY3 Development of Stornoway Area’ to 
ensure development within the extent of the Stornoway Harbour Limits takes account of 
the Port Masterplan. The Comhairle therefore considers that it is not appropriate or 
necessary to include the requested allocation in the Plan as it is already a material 
consideration through Policy STY3 Development of Stornoway Port Area. 
 
Sites at Stornoway Airport 
 
The Main Issues Report highlighted the need for a more flexible and responsive 
Development Plan which recognises the distinct nature of economic activity and house 
building on the islands and supports growth in rural communities. Accordingly there is 
more flexibility in the policies of the Proposed Plan and less emphasis on identifying 
allocations which have been limited to a small number of strategic sites which require 
safeguarding for specific uses.  
 
Prop H1e Melbost Junction is a brownfield proposal site in the adopted Plan which is 
located in the rural settlement of Melbost which lies 1.2 kilometres east of Stornoway 
settlement boundary. The Comhairle is of the view that large-scale affordable housing 
sites to facilitate the growth of Stornoway should be located within or adjacent to the 
Stornoway settlement boundary and that Prop H1e Melbost Junction is too peripheral to 
be considered within this Plan period. However the policies of the Proposed Plan do not 
preclude it coming through separately as a housing proposal in a rural settlement. The 
Comhairle therefore considers that it is not appropriate or necessary to include the 
requested allocation in the Plan.  
 
Prop MU3: Stornoway Airport is a mixed use proposal site in the current adopted Plan, 
adjacent to the airport terminal building and extending to 6.6 hectares. The site had 
originally been proposed by site owner Highland and Islands Airports Ltd (HIAL) for a 
variety of uses including business/industrial use, retail, hotel conference facilities and 
potential housing development, to be developed through a proposed Masterplan exercise. 
However no specified uses, Masterplans or project proposals have come forward for the 
development of the site despite the allocation. The Comhairle is of the view that this site 
should not be included as an allocation in the Proposed Plan, nor safeguarded for a 
specific use at this time. 
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Harris Sites 
 
To facilitate growth in rural settlements, the policies of the Proposed Plan are more 
responsive and supportive of development opportunities and windfall sites that may arise 
in rural communities. Correspondingly there is less emphasis in the Proposed Plan on 
identifying allocations and they have been limited to a small number of strategic sites 
which require safeguarding for specific uses. 
 
The Luskentyre site as proposed by West Harris Trust (042) is for two plots. Comhairle 
has determined not to allocate housing sites for less than four units or for non-affordable 
housing but instead let individual developments be assessed against the whole Plan.  
 
Regarding the newly identified site at Horgabost, no further information on the site been 
submitted. The site has not be assessed by Planning staff, nor been subject to the 
Strategic Environmental Assessment process, and is unlikely to support development of 
any scale given its location, topography and adjacent settlement pattern.  
 
The Comhairle is not minded to identify either of these Harris sites for housing, given the 
approach for determining Plan allocation sites. 
 

Reporter’s conclusions: 

 
Stoneyfield Farm Housing Site (Iain W Scott (003) and Hebridean Housing Partnership 
(039)) 
 
1.   The site is located within the Greater Stornoway Main Settlement Boundary.  Policy 
DS1: Development Strategy states that “the principal policy objective within the main 
settlements is to support and consolidate their strategic role within their island grouping 
and to promote connectivity between transport and service infrastructure, while ensuring 
a quality of place-making appropriate to a port of entry and key service centre”.     
 
2.   The site proposed by HHP and now supported by the planning authority measures 7.5 
hectares so, in terms of the densities set out at Policy DP3: Housing has the potential to 
provide between 112 houses, at a minimum density of 15 units per hectare, and 225 
houses, at a minimum density of 30 units per hectare.  This provides flexibility to provide 
a range of housing types in a location accessible to the transport, jobs, shops, and 
services available in Stornoway.   
 
3.   Site access has been identified previously as a constraint on development because of 
potential impact on the neighbouring Sandwick common grazing but evidence has been 
provided in response to the proposed plan consultation that the Grazings Committee 
would consent to road widening in order to provide a development access to the site.  
The council accepts that this improves the viability of the site. 
 
4.   Drainage has also been identified as a constraint in a previous assessment of the 
site.  However, the planning authority now reports that discussions with Scottish Water 
indicate that the site is more viable than considered previously. 
 
5.   Detailed consideration of design and layout matters at planning application stage in 
accordance with plan policies would be sufficient to resolve issues including final house 
numbers, detailed access and drainage arrangements, proximity of parts of the site to 
existing houses, the location on the edge of the town, minimising environmental impact in 
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an open, gently undulating terrain and treatment of the marshy ground in the south-east 
part of the site. 
 
6.   As the Stoneyfield Farm was identified as a potential proposal site in the Main Issues 
Report it has been subject to recent public consultation without attracting objection.  It has 
also been subject to strategic environmental assessment and appears to be free of 
significant landscape and heritage constraints.  I note that the authority above refers to 
this site as “sections 3 and 13 as identified in the Call for Sites consultation response 
CFS 23”, but it is clear from supporting document 22 that this reference should be to Call 
for Sites consultation response 22 sections 3 and 12.  
 
7.   Drawing these considerations together, I find that allocation of the site for affordable 
housing would be consistent with the development strategy, it does not now appear to be 
unduly constrained, and this report concludes at Issue 4 that, whilst not essential to 
deliver a generous housing land supply, inclusion of the site in the plan would improve the 
range and choice of sites available for affordable housing in the Greater Stornoway area.  
I have recommended commensurate modifications to the proposed plan below.   
 
West Lewis Care Facility (Urras Oighreachd Ghabhsainn/Galson Trust (030)) 
 
8.   It may be that, at some point in the future, this 8.75 hectare site at Barvas, or part of 
it, will prove to be suitable for some, or all, of the uses described.  However, not enough 
information is available at this juncture on issues such as access, drainage, ground 
conditions, environmental impact, commitment by the Integration Joint Board or 
consideration of alternative sites.  Consequently, I do not think it would be appropriate to 
allocate the site in the proposed plan for a business centre along the lines described by 
the Galson Trust.   
 
Barra Housing Site (Tighean Innse Gall (034)) 
 
9.   I note the planning authority’s comment that the site at Gleann in Castlebay, proposed 
for eight affordable houses by Tighean Innse Gall, is “a little out of the settlement”.  
However, I also note that, in relation to the Corra Cismaoal site (Issue 9) the authority 
observes there are “few, if any, effective sites available” for affordable housing in 
Castlebay.  I would not rule the site out solely on the grounds that it is outwith the main 
settlement, therefore. 
 
10.   I observed on my site visit that any development would require improvement to the 
existing access arrangements but, subject to land ownership, this does not appear to be 
an insurmountable constraint not least as, presumably, the site was accessed previously 
by the council’s refuse disposal vehicles.   
 
11.   I have no information on the potential suitability of water and drainage infrastructure. 
 
12.   I am concerned about lack of information on ground conditions, given the previous 
use of the site as a landfill site.  In itself, this has the potential to be an insurmountable 
constraint to development.  
 
13.   Overall, I am of the view that there is insufficient evidence at this point to justify 
allocation of the site but, if the feasibility work being carried out can address satisfactorily 
the concerns about any constraints arising from the former use of the site along with the 
outstanding infrastructure issues, I am satisfied that proposed plan Policy DS1: 
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Development Strategy and Policy DP3: Housing provide a policy route by which 
development could be progressed.   
 
Stornoway Port Area (Stornoway Port Authority (035)) 
 
14.   The Scottish Government’s National Planning Framework 3, 2014 (NPF3) identifies 
Stornoway as one of Scotland’s five key ports.  Specifically, NPF3 highlights that Arnish is 
part of the Low Carbon/Renewables North Enterprise Area and summarises the 
significance of Stornoway port as follows: 
 
“Stornoway is an important transport hub for passenger and commercial transport.  
Stornoway harbour’s strategic location means that it will be well placed as a stopping 
point for international shipping with the opening of the North-East Passage to navigation.  
It also has significant potential as a destination for cruise ships and leisure craft”. 
 
In this context, the proposals in the Port Masterplan can be seen to be of potential benefit 
not only to port users and the wider community but also to the national economy. 
 
15.   As these proposals have significant land use implications, where appropriate, they 
should find support in the local development plan.  However, I note from the masterplan 
that the port authority has still to carry-out detailed business cases, feasibility studies and 
consultation on the various elements of the masterplan.  Given that this work could have 
implications for climate change, use of contaminated land, health and safety, 
infrastructure, local heritage, landscape, visual amenity, the water environment and 
wildlife, amongst other impacts, I consider that it is sufficient to rely on proposed plan 
policy STY3: Development of Stornoway Port Area for development plan support at this 
stage.  Policy STY3 requires that development within Stornoway Harbour Limits or on 
adjacent developed coast takes account of the port masterplan and the need to 
safeguard sites identified in the masterplan, amongst other requirements. 
 
16.   I am also of the view that, when the outstanding, detailed work outlined above has 
been completed, any land use implications from the proposals which are supported by the 
planning authority should be incorporated in the development plan at the earliest 
available opportunity. 
 
Sites at Stornoway Airport (Highlands and Islands Airport Authority (038) and Hebridean 
Housing Partnership (039)) 
 
Melbost Junction, Lewis 
 
17.   As a brownfield site on the edge of a rural settlement and approach to the airport, 
Melbost Junction would benefit from restoration or, more realistically, redevelopment.  
However, the site is located more than a kilometre from the Greater Stornoway Main 
Settlement Boundary so is not ideally placed to make a strategic contribution to housing 
land supply in Stornoway, particularly whilst land with development potential exists within 
the main settlement.  For this reason, I do not consider allocation of the site would be 
appropriate in the context of the development strategy. 
 
18.   Policy DS1: Development Strategy and Policy DP3: Housing do, however, provide a 
policy context through which appropriate development proposals can be considered.  The 
flexibility afforded by these policies will allow for any outstanding issues related to site 
boundaries, housing capacity, access, infrastructure, proximity to the airport and 
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landscape planting to be addressed through the development management process.  I 
note that proposals to redevelop the site received planning permission in 2007. 
   
Stornoway Airport 
 
19.   This site was allocated previously for a combination of business/industrial, 
hotel/conference, retail and housing uses.   
 
20.   In terms of economic development land, a 6.82 hectares site is allocated at Arnish 
and an 8.35 hectares site is allocated at Creed Business Park.  Both sites have the 
potential to accommodate use classes 4-6.  No evidence has been presented to suggest 
these allocations are insufficient to meet the needs of the Stornoway area during the plan 
period, nor to indicate that there is any special case to allocate land in proximity to the 
airport.  However, Policy ED1: Economic Development does provide that economic 
development in locations not safeguarded will also be considered, should such a 
requirement become apparent. 
 
21.   No business case has been presented for the allocation of land for a 
hotel/conference centre near to the airport.  In the absence of evidence for such a 
demand, I would consider that sites within the Greater Stornoway Main Settlement 
boundary should be considered first on the basis that such sites are best placed to 
provide benefit to the local economy.  This approach is consistent with proposed plan 
Policy ED2: Retail and Service Provision. 
 
22.   I come to a similar conclusion in relation to the allocation of the site for retail use in 
that Policy ED2 supports proposals for retail use in main and rural settlements but not 
outwith settlements. 
 
23.   In relation to any proposed housing allocation, I note that the site is located more 
than a kilometre from the Greater Stornoway Main Settlement boundary so is not ideally 
placed to make a strategic contribution to housing land supply in Stornoway, particularly 
whilst land with development potential exists within the main settlement.  Policy DS1: 
Development Strategy and Policy DP3: Housing do, however, provide a policy context 
through which appropriate residential development proposals may be considered.  The 
flexibility afforded by these policies will allow issues such as site boundaries, housing 
capacity, access, infrastructure, flood risk and proximity to the airport to be addressed. 
 
24.   In conclusion, I am satisfied that there is no strategic justification to allocate the site 
in the proposed plan for any of the proposed uses. 
 
Harris Sites (West Harris Trust (042)) 
 
Luskentyre 
 
25.   The Luskentyre site has planning permission in principle for three houses.  One 
house has been built.  Consequently, planning permission for housing on the site now 
exists in perpetuity.  No further support through the local development plan is required. 
 
Horgabost 
 
26.   Although a site plan has been provided in response to a further information request, 
insufficient information is available on this proposed site to allow me to recommend that it 
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be allocated in the plan.  However, Policy DS1: Development Strategy and DP3: Housing 
provide a policy context through which appropriate development proposals can be 
considered.   
 

Reporter’s recommendations: 

 
I recommend that: 
 
1.   The words “Stoneyfield Farm, Lewis” be added to the Housing table in the 
Development Proposals section of the plan. 
 
2.   The 7.5 hectares Stoneyfield Farm site (sections 3 and 12 only, as identified in Call 
for Sites consultation response 22) be shown as a Housing Development Proposal on the 
Development Strategy Map for Stornoway and as a Housing Proposal site on the Plan 
Area Context Map (North).   
 
3.   The site be added as a new proposal to the Proposal Sites Maps booklet as follows: 
 
“Proposal: PPxx Stoneyfield Farm, Lewis 
 
Location: Isle of Lewis 
 
Settlement: Stornoway 
 
Area(ha): 7.5 hectares 
 
Grid Reference: 1442xxE 9320xxN 
 
Proposed Uses: Housing 
 
Existing Use: Agricultural 
 
Owner: Private 
 
Developer: TBC 
 
Landscape Character Assessment Type: Crofting One 
 
Constraints: MET Office Safeguarding Zone; CAA Safeguarding Zone; MOD 
Safeguarding Zone; NATS Safeguarding Zone; upgrading of road access required; 
upgrading of waste water infrastructure required. For details of any other constraints 
affecting the site, please contact the planning authority. 
 
Site/Planning History (Existing Plan Policies and Proposals): None. 
 
Summary Description (topography, features, boundaries, neighbouring issues, access, 
exposure, aspect etc): Early discussion with the planning authority is recommended to 
determine suitable access proposals, house numbers, densities and phasing.  Early 
discussion with the planning authority and Scottish Water is recommended to identify 
drainage infrastructure requirements.  Design and site layout is required to take account 
of the proximity of existing houses to the site and the open, gently undulating nature of 
the site which is visible in views from the south, south-west and south-east.  
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Source of suggestion: land owner and Hebridean Housing Partnership 
 
GIS Site Ref: xx 
 
MIR Site Ref: MIR xx 
 
Pre-MIR Site Ref: None. 
 
Within Settlement: Yes, Stornoway Main Settlement 
 

 
 


