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Introduction
What is the purpose of this document and why are we consulting on it?

The aim of the Main Issues Report is to stimulate debate and discussion on the main
planning issues facing Shetland in both the long and short term. These include
challenges such as ‘how we can provide for housing demand sustainably and create
new economic opportunities throughout the islands?’ and ‘where new development
should and should not go?’ Similarly the consultation is focused on examining the
ways in which planning can best deliver the preservation of the natural and built
environment of Shetland including its rich cultural and landscape heritage and way of
life; whilst making sure we can continue to provide 21% century communications and
infrastructure to communities that are growing and changing.

Options for future development in Shetland...

This report presents a number of options and alternatives for the direction of planning
policy in Shetland. These options were formulated after meetings with infrastructure
providers, other council services and Community Councils and provide a springboard
for a conversation about Shetland’s future.

Therefore, when the terms “we” and “our” are used in this document, it is to indicate
that these are not simply the views or opinions of planners; but that these are options
which have arisen from much wider discussions with service providers, council
colleagues, Community Councils and the wider development community. The options
presented here have also been developed in conjunction with a number of other
Shetland plans and strategies many of which have already been subject to public
consultation.

Inviting your participation...

However, the options presented are not an exhaustive list, and during consultation
anyone can submit new alternatives if they feel they provide a better solution to the
issues discussed. If you or your organisation would like to make a comment or
express a view after reading this document please turn to the section entitled “Get
Involved” which describes how you can do so.

The Main Issues Report offers an opportunity for groups and individuals to comment
early on in the process of creating the new Development Plan for Shetland, before
any decisions have been taken. A key change as part of planning reform in Scotland
under the new 2006 Planning Etc. (Scotland) Act is that individuals and organisations
within the community can help to shape the new plan from inception and either
support or object to policy proposals or directions. The role of the Local Planning
Authority will be to weigh up all of the responses in order inform the development of
the new plan.

We are keen to encourage everyone to examine critically and respond constructively
to any of the ideas or proposals in this document. All of which are open to change or
modification. The plan will, however, need to be written in such a way as to
effectively respond to the requirements of Scottish Planning Policy and meet
Shetland’s development needs.
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The Main Issues Report and the Development Plan

The Main Issues Report is one of the first stages of producing a new Development
Plan for Shetland under the 2006 Planning (Scotland) Act. When this new Local
Development Plan is complete, it will replace both the current Shetland Structure
Plan (2000) and Shetland Local Plan (2004).

Shaping policies

Since both of these previous plans are relatively recent, we are not required to
unnecessarily rewrite policies that are achieving their aims, but rather examine where
we feel policy has not been effective, where new challenges have arisen, and if
legislation or local circumstances have changed.

Through monitoring the effectiveness of the current plans and in consultation with
key agencies and a wide range of council colleagues we have set out current policies
that the planning authority intends to carry forward into the new plan with only minor
or no changes. Information on these polices is presented in Appendix 4.

The role of monitoring

Monitoring has also highlighted topics within the current plan where further
clarification of existing planning policy is necessary or more detailed consideration of
an issue should take place. A distinction has been made in these cases between
issues which can be addressed through Supplementary Guidance documents once
the new Development Plan is published, and those where the direction of new policy
is less clear and the debate is of greater strategic importance and therefore requires
consideration within the Main Issues Report.

The monitoring table (Appendix 4) shows which issues we intend to address through
Supplementary Guidance once the Development Plan is published. Currently we
have consulted on and adopted two Interim Planning Policy Documents, which
replace parts of the existing Development Plan. These are on the topics of: “Towards
Sustainable Construction & Better Design” December 2009 and “Minerals” December
2009. We are also currently progressing Interim Planning Policy Documents on the
topics of Aquaculture/Marine Spatial Planning and Wind Farm development. When
the new Development Plan is adopted we would seek to automatically adopt all
Interim Planning Policy Statements as Supplementary Guidance.
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How the Main Issues Report was developed

The Main Issues Report and the options within it have been developed in conjunction
with a number of key agencies both nationally and at a local level in Shetland. These
include Scottish Water, Scottish Environment Protection Agency, Scottish National
Heritage, NHS Shetland, ZetTrans, Historic Scotland, Highland and Islands
Enterprise as well as numerous colleagues from services across the Shetland
Islands Council and input from Community Councils.

Our workshop approach

We have held two workshop sessions during summer 2009, facilitated by an
independent consultancy where the above organisations and other community
stakeholders were invited to explore potential development plan options. This ‘ground
up’ approach gave us more information as to where infrastructure delivery constraints
would lie and which opportunities for streamlining and working in conjunction with
other strategies would be available. These sessions were integral to this report and
most of the options presented here stemmed from either the group outputs of these
sessions or representations made to us afterward. The full reports for each of these
sessions is available on the Shetland Islands Development Plan Website at:
www.planshetland.org

The role of Strateqic Environmental Assessment (SEA)

Shetland Islands Council is also required to undertake SEA and prepare an
environmental report concurrently with the Local Development Plan to assess the
potential impact of schemes and strategies on the environment. The first stage in the
SEA process is the preparation of a scoping report that must be agreed by statutory
consultees. These are the Scottish Environment Protection Agency, Scottish Natural
Heritage and Historic Scotland. An environmental report produced as a result of the
SEA process accompanies this Main Issues Report that evaluates the environmental
impact of the options presented within it.

Equalities Impact Assessment

An Equalities Impact Assessment has also been conducted for this report. This
assessment is intended to ensure that the implications of the Main Issues Report will
not have a disproportionate negative impact on any section of the community and
that the report fulfils the requirements of anti-discrimination and equalities legislation.
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The need for a vision

It is important that we define clear aims and objectives for Shetland so that we can
use the Development Plan to achieve these. On the following pages we explain our
vision for the development plan, as it applies to both the local and national context.

With the help of the community, including landowners, service and infrastructure
providers we will need to define a vision of Shetland that will meet the Islands needs
and aspirations over the next ten to twenty years. The vision must be achievable by
linking with other strategies and plans, both within the council and from other service
providers.

A vision for Shetland’s planning role within Scotla nd — National Context

The Scottish Government in its ‘National Planning Framework for Scotland 2’
indicates that the primary development goals for Scottish Authorities to 2030 should
be:

To contribute to a wealthier and fairer Scotland by supporting sustainable
economic growth and improved competitiveness and connectivity;

To promote a greener Scotland by contributing to the achievement of
climate change targets and protecting and enhancing the quality of the
natural and built environments;

To help build safer, stronger and healthier communities, by promoting
improved opportunities and a better quality of life; and

To contribute to a smarter Scotland by supporting the development of the
knowledge economy.

The role of Planning within Shetland’s Strategic Vi  sion

The Shetland Community Planning Partnership and the Scottish Government are
working to achieve the above aims at a local level through annual Single Outcome
Agreements throughout the life of the Development Plan to deliver measurable
improvement on key social economic and environmental indicators. These include
measures to tackle climate change, promote healthier lifestyles, regenerate
disadvantaged communities and improve transport and telecommunications links.

The Single Outcome Agreement mechanism should be a powerful vehicle for change
in the Islands because it brings together stakeholders and the Scottish Government
to make sure undertakings are carried out. The Development Plan should therefore
be consistent and effective in supporting the objectives of the Agreements and
becoming a method for promoting their delivery in spatial planning terms.
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Alongside the Single Outcome Agreement, the Shetland Islands Council has
developed a strategic vision for the Islands in the 2008 — 2011 Corporate Plan. The
targets in the Corporate Plan form part of the basis of our vision for the Development
Plan which are discussed in the next section of the Main Issues Report.

More information on the Single Outcome Agreement and the Shetland Islands
Council Corporate Plan Priorities and Targets can be found at:
! !

A vision for the Development Plan and its Implement  ation — Local Context

It is crucial that plans are owned locally so an important first step is to develop a
locally based vision for the new development plan. Adapting the vision in the
Shetland Resolution, we think that our mission statement for the Local Development
Plan should therefore be to:

H

$

To do this we seek to develop new and innovative ways of encouraging sustainable
economic and residential development in the Islands through planning policy.

We seek to achieve a broader vision of:

Encouraging tourism and supporting new economic opportunities

Developing more connected and sustainable communities to encourage more
individuals and families to stay, grow and thrive here, whilst making provision for
an aging population

Using land, buildings and infrastructure appropriately and to the full, minimising
waste

Conserving important historic and cultural assets; particularly Shetland’'s
traditional crofting way of life and traditions

Promoting the creative use of previously developed land where available
Furthering the conservation of biodiversity

Making sure that new development is environmentally sensitive and of good
quality

Protecting and enhancing areas for recreation and natural heritage;

Supporting better access across the Islands by foot, cycle and public transport

%
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A Call for Information on Sites with Development Po  tential

Scottish Planning Policy requires the Council to identify sufficient land to support the
provision of a range of housing in the right places. The Council is also required to
ensure that there is a choice of suitable marketable sites and locations for
businesses allocated in development plans.

At this stage of the plan making process key decisions about how land will be
allocated or zoned for development have not yet been made. It is the role of the Main
Issues Report to set the ‘direction of travel’ for the new Local Development Plan and
direct how it should progress. However land for new housing and employment
development will inevitably be needed; and it is important that as the plan progresses
we are aware of where sites of larger than 0.5 of a hectare are both available and
deliverable for development within the next 5 years, 10 years, or 20 years

It is our intention to maintain a database of these sites in a regular survey, which will
be used to inform the development of the plan including site allocations/ zoning and
the Local Housing Strategy as well as economic development plans. The information
will also be fed back to SIC Transport Services to ensure that there will be integration
with future transport planning.

Therefore agents, landowners, developers or members of the public who wish to
promote particular sites for development of 0.5ha or larger in the forthcoming
Shetland Local Development Plan should submit their proposals to the Development
Plan team.

The Council are especially looking for sites that m ay be suitable for housing,
employment, retail or community uses.

Putting a site forward does not guarantee that the Council will allocate it, or support
its development in the future. All sites will need to be judged against relevant
planning policies and other considerations including, but not limited to sustainability
criteria, access to transport links and infrastructure.

All site plans, correspondence and documents or any other material submitted as
part of the call for sites exercise will be a matter of public record and cannot be
treated confidentially.

To read the submission requirements for the ‘Call f  or Sites’ exercise and to

download the site information submission form, plea se visit our website

www.planshetland.org or write for further information to the address inc luded in
the “Get Involved” section at the end of this Docum ent.

An example of the Site Information Survey Response from is also included as
Appendix 3 of this document.
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The Main Issues

Where should new development take place, and where shouldn't it?
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Issue A
A Spatial Strategy for Shetland’s housing in the sh ort to medium term

Context

The current housing zoning policy expressed in Structure Plan policy HOU2 has
worked to encourage development of new housing in Shetland in broadly preferable
areas. However development that has taken place over the past few years has been
thinly spread, especially in Zone Two areas, rather than focused on sustaining and
strengthening existing settlements. We need to ensure that the housing market is
free to grow in Shetland and meet our housing need whilst ensuring that this new
development does not make undue demands on the public purse. We must also
ensure that communities have vibrant centres and that local business, schools and
community facilities can thrive.

Support for raising this issue:
Workshop 1 pg.10, Workshop 2 pg. F5
Community Council Letters, Sandness & Walls, Sandwick
Monitoring Statement GDS 3

What is our Preferred Option for dealing with these Issues?
We think we should:

Review those areas of Shetland that have current identified housing need
and are capable of sustainably delivering large housing developments.
This review would include developing a housing, employment and
infrastructure capacity model to classify existing settlements.

Develop a policy to allocate land for housing that is capable of supporting
large developments. This will speed up the planning process for bigger
schemes and ensure that developments are well planned and provide
access to a good range of services and community assets.

Maintain a current Land Information Survey throughout the life of the plan
to appraise how much land on sites over 0.5ha Is available in Shetland,
over what timescale and for which proposed uses.

For smaller developments we intend to retain the current system of zoning
that planners and the community have developed over a number of years.
We feel that an allocations system for larger developments would alleviate
some of the pressures and shortfalls of the system, however we do intend
to strengthen this by introducing a ‘sustainability checklist’ which can
identify the degree to which a development proposal will contribute to the
vitality and viability of the surrounding community.
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What alternative options could we pursue?

1 We could continue with the current system of zoning as expressed in
Structure Plan Policy HOU 2 as the primary mechanism for ensuring the
vibrancy of communities and the delivery of housing demand.

Whilst continuing the existing policy might deliver our identified housing
needs for Shetland overall, the development that occurs may be
piecemeal and sporadic and not fully targeted in the areas of identified
need. We may not be able to ensure the provision of community facilities
in larger settlements and may miss opportunities to co-ordinate and
streamline infrastructure costs. Also this option may not provide the
certainty required by Scottish Government in relation to where new
housing will and will not be encouraged.

2 We could delete the zoning policies currently in operation and replace
them with a site allocations policy. A large number of housing sites would
be allocated in a number of communities as with the preferred option, but
these allocations would include even small sites with potential for only one
or two houses. We would then seek to ensure all development comes from

these allocated sites to ensure sustainability and settlement pattern
coherence.

Although this system would provide greater certainty as to the likelihood
planning permission would be granted for some sites, it would be very
resource intensive to deal with so many small allocation sites. Furthermore
it would be difficult to assess the deliverability of many small sites and
therefore to assess to what extent such allocations would meet housing
need and may be overly inflexible if circumstances change during the plan
period.

10
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Issue B

A Spatial Strategy for Shetland

#

#

Context

National Planning Policy requires us to identify where key opportunities lie in
developing Shetland over the next twenty years. All parts of Shetland are important
for the future of the islands, but different areas have different characteristics and
levels of existing infrastructure. The relationships and transport links between
different settlements are also important when examining where capacities and
opportunities for development exist; and this will be explored further if we pursue our
Preferred Option (see Issue A) of creating a settlement capacity model during the
next stage of the Development Plan process. We will also need to make sure that
housing allocations meet needs identified in the Housing Needs and Demand
Assessment and integrate well with the forthcoming Local Housing Strategy.
Employment Development opportunities must also grow in the right places to ensure
that communities remain vibrant. Issues F and G in this Report address new
measures to protect and enhance economic growth.

The Climate Change (Scotland) Act 2009 has introduced a statutory target to reduce
Scotland's greenhouse gas emissions by at least 80 per cent by 2050 with an interim
target to cut emissions by 42% by 2020. In order to achieve this a year on year
reduction of emissions will need to take place. This will mean that new housing and
other development will need to be more energy efficient, seek to use cleaner or
‘greener’ forms of energy and be situated in locations which enable more sustainable
forms of travel to be adopted. The SIC has a duty to help deliver the Scottish
Government’s climate change targets.

At this stage of the process we need to identify the preferred spatial strategy for
Shetland. To do this we have taken into account the views expressed in the Shetland
Islands Council Priorities and Targets and those of infrastructure and service
providers during workshops and consultations in 2009. A number of different options
were discussed during these sessions and these have been formulated into policy
options that could be pursued. The options that we think would work best have been
designated as preferred options, and we have explained why we think other options
would work less well.

Support for raising this issue
SPP

11
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Circular 1 2009
Workshop 2 appendix F

12
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During the workshop sessions with community stakeholders, infrastructure and
service providers (described in more detail on page 4 of this report) a number of
possible Spatial Strategies for Shetland were discussed. We have collated and
developed these into the following three alternative spatial options. All the options
discussed at these events are included in the Workshop 1 and 2 reports which are
available to view at: www.planshetland.org

What alternative spatial strategies could we pursue ?

1.

We could seek to decentralise new employment and residential development
away from the central area by promoting the creation and development of a
series of service hubs and specialist industries across the Islands.

Service hubs would build on existing facilities and specialist hubs could
include those based on the new Geopark; renewable technologies, fishing,
aquaculture, living history etc, and any other hubs that are identified. New
development sites could be allocated in the relevant locations to promote
growth.

We feel that these hubs are already beginning to evolve and would be more
likely to prosper with a coherent central mainland weighted strategy in
relation to major development. The preferred option would mean that local
industries have space to grow and can innovate while the economy of
Shetland as a whole will benefit from the increased commercial and
development activity in the Central area. However, new employment
development will be encouraged in other areas, particularly that which
enhances localities’ physical or social characteristics and links well with
existing infrastructure.

In order to further Shetland’s potential to develop in some of these sectors
we intend to produce Interim Planning Policy on Aquaculture / Fisheries and
Windfarms.

We could use land allocation policies to focus all significant new
development in Lerwick, potentially utilising a physical link to Bressay and
bringing key new industry such as decommissioning to the Town,

Focussing all new development on Lerwick would be likely to put significant
strain on service provision and infrastructure in the short term. In the
medium to long term, if land constraint and flood risk issues could be solved
the increased employment potential of the Town and an inflow of workers
from other parts of the UK might encourage new business start ups and
investment from larger business. This option could produce additional
carbon reduction benefits by reducing commuter travel. It might also be
advantageous to an aging population less inclined to travel long distances
and more used to amenities than previous generations.

However, it might be difficult to build enough residential and commercial
units in and around Lerwick and it would be likely to weaken existing

14
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settlements in other parts of Shetland at least until a stronger Lerwick could
start to ‘give back’ wealth and facilities to outlying areas. It is hard to know if
increased economic wealth in Lerwick would fully trickle down to other parts
of the Shetland economy and such centralisation would change the makeup
of parts of Shetland’s society and traditional ways of life.

We could use an allocations model to reinforce the current settlement
Pattern. Once we have identified the infrastructure and service capacity of
each of Shetland’s settlements we could use this information to set a
housing and employment development target for each one. Larger
settlements with more facilities and infrastructure would be more likely to
gain allocated housing and employment sites.

Although the current settlement pattern is essential in maintaining the vitality
and vibrancy of life in Shetland, and we feel that we should review the
capacity of existing settlements (See Option A) we feel that especially for
larger housing and employment developments the importance of the central
area cannot be ignored.

Instead, by focussing on the Central Area we hope to increase the
competitiveness of Shetland by reducing the cost of infrastructure
development and gaining greater economies of scale.

We feel that by following the Preferred Option, we could re-enforce the
settlement pattern for existing development and avoid uneven results across
the islands. Simply adding large development across the existing settlement
pattern could lead to some parts of the Islands struggling to provide enough
infrastructure and social amenity whilst others suffering increased isolation

and access deprivation.

15
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Issue C
The future use of key public sites in Lerwick

) ©s

Context

The Ness of Sound is a greenfield site to the South of Lerwick bought by the Council
some years ago. The Knab is an area of Previously Developed Land that may shortly
be vacated by Anderson High School. Staneyhill is a large site, some of which is
currently in mixed use, and part of which is greenfield and publicly owned. The
Development Plan should identify future uses for strategic sites which are currently
underused and which could be beneficial for development due to their location.

We have not yet assessed the suitability of these sites for either housing,
employment, retail or any other use; however Scottish Planning Policy requires us to
identify and allocate sufficient land to meet housing need for at least five years, and
Lerwick is historically one of the areas of Shetland in greatest housing need.

In order to ensure the vibrancy of Lerwick it is important to retain a mix of uses in the
town and ensure that new housing development is built in conjunction with
employment, leisure, retail and other facilities. New development might also create a
need for increased open space, so part, any or all of the sites could be protected
against development.

Therefore, we would seek views as to what the most appropriate use of the three
sites should be: both from the community, the wider public, private developers and
the public and third sectors.

Support for raising this issue
SPP
Circular 1 2009
Monitoring statement LP HOUS5
Decision on AHS

18
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What is our Preferred Option for dealing with these Issues?

We think we should:

Ask for views now as to the future of these sites by responses to the Main
Issues Report. If you would like to comment on this issue please respond
in any of the ways listed in the “get involved” section at the end of this
document.

If any of the sites are to be developed, promote their development as
major schemes rather than incremental advancement of smaller plots.
This will ensure infrastructure and amenity provision through the master
planning process.

What alternative options could we pursue?

1 We could allocate all the above sites for housing

It is difficult for us to envisage meeting national planning policy
requirements without making some housing land allocations in Lerwick,
and so clearly these sites could be candidates if they are deemed suitable.
However since the Housing Need and Demand Assessment has not yet
been agreed by the Scottish Government at the time of drafting this report
and is subject to analysis / evaluation in order to develop the Housing
Strategy it is difficult for us to know whether allocating all three would be
appropriate.

Instead, we think that by consulting on the usage of these sites through
the MIR and then pursuing our preferred option of gathering expressions
of interest for sites in Lerwick we will be able to better assess housing land
availability in the town.

2 We could simply allow the market to decide the use of the sites without
allocating them for any use in the plan

By allocating the sites, even for mixed use, and requiring master plans to
be developed it will be easier for us to ensure that both physical and
service infrastructure will be provided at an affordable cost and with the
maximum benefit to the local community. Also if some sites are to be
retained as open space, protecting them in the plan will be essential to
avoid development.

19
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Issue D
Providing for the Cost of Housing Development

Context

Most U.K local authorities require that when developments over a certain size are
implemented set sums of money must be paid to the council to make improvements
to local facilities and to ensure that large new development can be accommodated by
public services. Developers make contributions for council provided services and
schemes at certain ‘trigger points’. There can also be a requirement to improve local
open spaces and contribute towards the cost of local education. Shetland does not
currently have a scheme of mandatory contributions of this kind but legislation exists
to allow us to create one.

We think that if development puts pressure on infrastructure or services on areas
outside the application site we should always seek some form of contribution to
mitigate these impacts. This is especially true in areas where there is currently limited
service and infrastructure provision.

Support for raising this issue
Workshop 2
SPP

22
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What is our Preferred Option for dealing with these Issues?

We think we should:

Develop, in consultation with the community and developers, a policy that
would create a scale of mandatory development contributions for the
development of housing. These charges would be likely to include payments
for the provision of education, social care and community facilities.

Develop a fair, consistent and transparent method for collecting, recording and
using these contributions.

Encourage other services within the council, Hjaltland Housing Association,
charities and local groups to consider working together to create a proposal for
one or more ‘community land banks’ that would be allocated within the new
Local Development Plan. These land banks would have separate communal
arrangements for the provision of infrastructure and would be exempt from the
scale of charges proposed above.

Continue to require ‘Section 75 commitments from developers where the
requirement for contributions falls outside the scope of the scheme of charges
envisaged above.

Continue to require individually tailored ‘Section 75 commitments when
employment, retail or other non housing uses are developed because
development impacts will vary significantly depending on the nature of the
scheme.

What alternative options could we pursue?

1 We could continue to react on a case-by-case basis to the need for
developer contributions.

Whilst this means that we can tailor the level of contribution appropriate to
each application, the creation of new legal agreements is resource
intensive and can delay the planning process. Each agreement is also
subject to appeal, and these appeals would be less likely to be successful
if a scale of charges was adopted in the Local Development Plan. A scale
of charges would also give developers more certainty as to the level of
contribution that would be likely to be requested.

23
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2 We could decide to implement the scale of charges envisioned in the
preferred option, but only apply them to housing developments of three or
more homes.

By not seeking contributions for individual houses we could ensure that
individuals were not financially precluded from building houses for
themselves in their home communities, especially when this supports
crofting activity. However we feel that even individual homes have impacts
on infrastructure and services, and these impacts are often made more
significant if development takes place in more remote locations. We will
ensure that the degree of contribution applicable to individual
developments will be reasonable and that if the applicant can demonstrate
that payment of the contribution would make the development financially
unviable contributions may not be required.

24
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Issue E
Parking Provision for New Development

Context

Recently published Scottish Planning Policy states; “Planning authorities should
apply maximum parking standards to on-site parking at new development” This
reflects a similar position in earlier Scottish Planning Policy documents. These
policies are intended to encourage use of public transport and reducing the space
given over to parking in the street scene. Currently Shetland has planning policies
creating a minimum level of parking on new development, but not a maximum.

Shetland’s unique geography and its dispersed settlement pattern mean that access
and transport poverty has been identified as a key policy challenge within the council.
Planning policy cannot directly increase the provision of public transport; however we
can encourage individuals to seek more sustainable forms of travel where available
and parking standards are nationally seen as a key driver for doing so. There is also
a concern that in some of Shetland’s larger settlements current policy is over
providing parking on new developments, leading to a loss of land for future housing,
industrial and retail provision.

Support for raising this issue
SPP : SPP17
TP12

What is our Preferred Option for dealing with these Issues?

We think that in more rural parts of Shetland there would be little advantage in
imposing maximum parking space requirements for new development because land
pressure is not as intense and access and transport deprivation issues are more
acute. However within Lerwick and in Conservation Areas there is scope to develop
both minimum and maximum levels of parking provision on new development to
ensure that neither too much nor too little land is given over to parking.

We therefore think we should:

Develop a policy to set both minimum and maximum standards for parking
provision on new development in Lerwick and in Conservation Areas

25
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What alternative option could we pursue?

1. We could continue to set only minimum parking standards for new
developments on Shetland. We would be informed by advice from other
council departments and through community consultation during the Draft
Plan stage to review these standards. We would try to negotiate the right
amount of parking provision for new development with applicants during
the planning process.

This approach may be deemed unsound when the Plan is inspected
because it does not meet the requirements of Scottish Planning Policy.
However it may be possible that we can justify this deviation from national
policy because of Shetland’s particular transport and access needs. If we
can make communities more sustainable through other housing and
employment policies, a shift towards less reliance on private cars and a
reduction in unnecessary car journeys may occur naturally. However, we
believe that this approach will not produce the best balance of parking and
other types of land use in the short term in Lerwick.

26
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Issue F
Protection and Enhancement of Economic Growth and D evelopment
Opportunities

Context

There is no detailed zoning or allocations policy within the current Local Plan that
deals with employment, retail, commercial, industrial or tourism development. Instead
current policy is based on assessing each application by a range of criteria. This
means that particularly within more rural areas, developers and businesses may lack
certainty as to how likely they are to gain planning permission for new ventures or
expansions. There is also a new legislative requirement to identify employment sites
at sustainable locations within the new plan.

Support for raising this issue
Workshop 2
HIE Shetland Rural Land Use Study 2008
LP IND 4,5,6,7

What is our Preferred Option for dealing with these Issues?
We think we should:

Develop a policy to allocate land for employment, retail, commercial, or
tourism use.

What alternative option could we pursue?
1 We could simply follow national policy and only allocate land for

‘Employment’ uses, which in leqislation relate only to class ‘4 5 and 6’
uses in the Use Classes Order 1997.

Because Shetland is a small economy, to restrict allocations to these use
classes may be too restrictive, and would not give certainty to the many
business that fall outside this classification. Therefore we feel that new
economic opportunities of all types should be considered for allocation
within the new Development Plan if they meet the size and deliverability
criteria above.
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Issue G
Protection of Existing Employment and Retail Sites against change of use

Context

Recently published Scottish Planning Policy states that town centres should be the
focus for a range of employment and retail uses. It also supports a proactive planning
approach to the re-use of buildings and previously developed land.

In Shetland land availability has traditionally been fairly good and prices low
compared to the Scottish average over the past decade. However, across Shetland
the value of land is increasing, especially if it has potential for housing development.
Therefore we think it is important to identify key commercial and retail units and
boundaries and designate these as protected employment or retail land. This means
that change of use applications to non retail or commercial uses will need to be
accompanied by a detailed financial and market assessment to justify the lack of
potential in the existing use. We think this will help to protect the vitality of Lerwick
centre particularly and ensure that as Shetland grows communities will remain
sustainable with diverse housing, employment and shopping opportunities.

Support for raising this issue
SPP
Circular 1 2009
Monitoring statement LP COM3/4

What is our Preferred Option for dealing with these Issues?
We think we should:

Monitor retail and employment uses throughout the life of the Plan to
assess flows and trends

Protect strategic employment and retail sites through restricting change of
use

Progress supplementary guidance to protect retail shop frontages and

limiting the number of charity shops, particularly in Lerwick, to ensure a
balanced and varied retail offer.
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What alternative option could we pursue?

1 We could decide not to attempt to control changes of use on employment
and retail sites further than is already in place in national policy.

This would mean that the market would be free to determine these issues
and would allow greater entrepreneurship; however it might lead to a loss
of retail and employment diversity in Lerwick, especially if the economic
climate worsens or improves.
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Issue H
Shetland’s Agricultural Land

Context

The quality of the best agricultural land in Shetland falls well below that which would
normally be granted special protection from development in the rest of Scotland.
However the current Shetland Local Plan protects agricultural land that is assessed
as falling within the Macaulay Land Use Institute Classes 4.2 and 5.1. In some
communities in Shetland the protection of this land may mean that housing
development that is close to existing settlements and can be developed sustainably
with access to existing services and infrastructure is less likely to gain approval.

Support for raising this issue
Workshop 2 appendix F
Community Council Letter: Gulberwick, Quarff & Cunningsburgh
SP/LP NE 14
SPP / Shetland AGRI-BAP v.2

What is our Preferred Option for dealing with these Issues?
We think we should:

Maintain protection for this land through the current policy with some
changes detailed below.

We should grant exemptions only for single dwelling sites, where housing
need has been identified and the applicant could demonstrate that
development couldn’t be sited nearby on worse grade land.

If approved, single dwellings on good agricultural land should be approved
on large plots to preserve as much of the land as possible, with permitted
development rights removed.

A density calculation policy will need to be developed to ensure that any
subsequently approved single dwellings do not increase the density of
existing plots.

We would exempt allocated housing sites from this policy, because

retention of agricultural land would already have been considered during
the allocation process.
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What alternative options could we pursue?

1 We could delete the policy protecting this type of agricultural land.

2

3

Removing this protection would be consistent with planning policy in other
Scottish authorities on this issue, and may help with easing housing
demand around settlements. However it would reduce Shetland’s potential
for longer-term food security and might harm the faming and crofting
traditions of Shetland where settlements are frequently clustered around
this better quality land.

We could redraft the policy to distinquish between arable and grazing land,
with a view to protecting the most economically viable crofts and farms.

The difficulty of this approach is that it may be difficult for the local
planning authority to assess how economically viable agricultural land is.
Although we could ask individual developers to submit economic
justifications for bringing land out of agricultural use, it would be difficult to
impartially determine the accuracy of these, and requiring economic
assessments would mean additional expense for applicants. Another issue
would be that although the agricultural land may not be viable for either
arable or grazing purposes at today’s prices, the policy is intended to
safeguard land for future generations, and in the future both agricultural
techniques and prices may change.

We could require all planning applications for new development to be
assessed as to agricultural land quality and use this as a component of the
decision making process.

To assess all planning applications to determine if any land on the
application site fell into Macaulay Land Use Institute Classes 4.2 and 5.1
would be very resource intensive. Currently Shetland Council does not
enough have specialists available to make these assessments and
therefore at least one additional officer would be needed. The cost for this
post could potentially be recovered by charging applicant fees for these
assessments. However the need for these additional assessments has not
been fully identified or explored.
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Furthering the Conservation of Biodiversity

Context

Shetland has a unique natural heritage with rich biodiversity, and is well known for its
outstanding landscape that supports the hugely diverse mix of bird, plant and animal

species.

It is a statutory requirement that the council further the conservation of

biodiversity, and we can use planning policy as an instrument to achieve this.

Support for raising this issue
Workshop 2 Appendix F
Biodiversity Policy NE13

SPP/ Shetland AGRI-BAP v.2

What is our Preferred Option for dealing with these Issues?

Retain existing policy in the local plan on this issue (and)

Provide a link both in planning policy and at planning application stage to
the relevant national policy and legislation that provides more detailed
guidance on these issues

Develop a policy to encourage a positive and holistic approach to
biodiversity by:

Asking all developers to make a statement identifying and addressing
any known species, habitat and geodiversity impacts of their development
at planning application stage, both on and adjoining the development site

Making sure that reasonable mitigation of any identified impacts is built
into proposals if required

Ensuring that opportunities to enhance biodiversity and geodiversity are
also included where appropriate.

For smaller developments measures would need to be designed that were

not too complicated or onerous but effective in addressing any directly
related biodiversity and geodiversity issues.
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What alternative options could we pursue?

1 We could continue with the policy in the existing Local Plan (NE13)
unchanged

This has been successful in addressing impacts from development on
sensitive species, but may not be as effective in addressing wider
guestions of habitat and species loss. It seems likely that NE13 would
meet minimum national standards for furthering biodiversity conservation.
We have also restated the need for a commitment to biodiversity in
projects in the Interim Planning Policy Document: Towards Sustainable
Construction and Better Design in Shetland which will have the status of
Supplementary Guidance in the new Local Development Plan

2 We could commission a number of wide ranging surveys across Shetland
to identify and investigate key habitats for the most pressured species.

This would allow us to designate areas of high biodiversity and protect
them from harmful development. Whilst this might initially produce good
biodiversity outcomes it would be very expensive and resource intensive.
Also it could suffer from being too broad a survey to be meaningful at site
level and go out of date too quickly. Our preferred approach would put the
emphasis on the developer to assess biodiversity impacts and mitigate or
eliminate them and would highlight the extent of national legislation on this
issue. We would also be retaining the requirement for more in-depth
surveys for some sites funded by the developer as stated in Local Plan
Policy NE13
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Issue J
Planning for an Ageing Population

0 -

Context

Shetland’s population has fallen by four percent over the last 25 years, an average of
35 people a year. Since 1991, the trend shows a gradual increase in the proportion of
older people within the Shetland population, relative to younger people: the under 65
population has fallen by 6%, while the over 65 population has risen by 20%.

This is a trend replicated across Scotland, but because of the remoteness of some of
Shetland’s communities particular issues of accessibility and social exclusion may
arise. A recent report by the Council found that a section of the Shetland community,
namely those without easy access to private car use, have difficulty in accessing
certain services and opportunities. This impacts peoples’ ability to access
employment, social events and to purchase healthy food at a reasonable cost. This is
a particular problem for those with mobility difficulties or wider health issues.

Although many older people will be fit and active well into later life, the occurrence of
disability increases with age. Therefore if we can use planning policy to encourage
an increase in the number of specially adapted houses in locations that reduce or
eliminate the need to travel by car and give good access to local infrastructure and
services this should help to allow older people to live richer and more fulfilling lives.
The provision of more specially adapted accessible houses should also help younger
disabled people to find good accommodation on the Islands.

Support for raising this issue
Workshop 2 Appendix E
SPP3
All Our Futures 1
Structure Plan GDS 5
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What is our Preferred Option for dealing with these Issues?

We think we should:

Identify the need for housing suitable for older people with other
services and agencies including the NHS and through the Local
Housing Strategy.

Develop a policy that will identify housing sites in locations that are

particularly appropriate for accessibly designed housing schemes and
encourage developers to build for this use.

What alternative option could we pursue?

1 We could rely on current planning policy advocating accessibility to deliver
further homes for older people

We already have a policy (Structure Plan GDS3) which we intend to
preserve into the new Local Development Plan advocating accessibility in
new housing and promoting developments that make a positive
contribution to the social wellbeing of the whole community. However
since the number of people of pension age has increased rapidly, we may
need to consider their needs as a separate group. Also currently the policy
may not be proactive enough in encouraging this form of use in the right
places so that it can be most effective.
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Other issues which are within the remit of Planning such as Communications,
Open Space, Cultural Heritage, Waste Management, Mi  nerals Etc.

We feel that these issues are sufficiently and effectively dealt with in existing policy,
given that we can revisit these themes in Supplementary Guidance later on in the
Plan.

Through consultation we feel we have established in this document the Main Issues
that have arisen, changed or need to be looked at again from the existing Local and
Structure Plans. The Monitoring Table, (Appendix 4) and The Monitoring Statement
which accompanies this document, details which policies we intend to carry forward
into the new plan either unchanged or with minor updating or by publishing
Supplementary Guidance later on in the Plan.

1

Get Involved

This document sets out the main options for planning policy in Shetland for the next
twenty years. We would like you to tell us what you think about each of the issues
which we have outlined above and about how you have found the consultation on the
Main Issues Report.

You may only wish to comment on some, not all, of the issues. You do not have to
comment on the Main Issues Report to make a response to the Site Information
Survey see page 7 and Appendix 3

A downloadable response form for this consultation will be available during the
consultation period along with other information and materials about the Local
Development Plan at:

www.planshetland.org

It would also be useful to indicate whether you think we have missed any key issues.

You can send us comments via e-mail:  MIR@shetland.gov.uk

Or by letter to Philip Stephenson:
Please send us your

FREEPOST SC04317
s comments qnd |
ZE1 0BR representations to arrive

no later than the
7" of May 2010
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Appendix 1
Legislative Framework & National Guidance

There have been a significant number of changes in legislation since the preparation
of the Structure Plan and Local Plans in 2001 and 2004. Following its
re-establishment in July 1999, the Scottish Government has been working to
establish strategic objectives to provide an integrated framework of policies and
guidance to achieve a vision for Scotland to make Scotland; wealthier and fairer,
healthier, safer and stronger, smarter and greener. The vision and policies in the
Local Development Plan (LDP) will need to mesh with other Council Strategies and
Plans e.g. Blueprint for Education, Housing Strategies, Corporate Plan, Cultural
Strategy “On the Cusp”.

In particular, the planning system following the White Paper “Modernising the
Planning System” has faced its most fundamental and comprehensive reform for 60
years.

The Planning etc. (Scotland) Act 2006 _ (the overarching legislation) is a landmark
piece of legislation the changes it introduces to the Planning system are substantial.

Regulations for the preparation of future Local Development Plans:

Planning Circular 1/2009 - Development Planning _ were issued in mid February
2009, The new regulations place great weight on sustainable development with all
new development plans and supplementary guidance being required to deliver
sustainable development.

Environmental Assessment (Scotland) Act 2005 sets out the requirement to
undertake environmental assessments on the Local Development Plan (LDP). An
objective of SEA (Strategic Environmental Assessment) is to integrate environment
and sustainable development into the planning processes. The process of preparing
the SEA must be conducted in parallel with the preparation of the Local Development
Plan requiring the publication of an environmental report, the results of which are
used to inform policy choices.

The Second National Planning Framework  (NPF2), published in June 2009,
provides a long-term spatial vision for the whole of Scotland, including a spatial
perspective for rural Scotland.

The Scottish Government’s Planning Vision Scottish Planning Policy (SPP)  gives a
clearer, more focused and consistent statement of national planning policy.
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Appendix 2

Shetland Islands Council — Other Plans and Strategi  es

Corporate Plan 2008 - 2001
http://www.sic.gov.uk/corporate/documents/Corporate Plan2008-11FINAL.doc

Priorities and Targets
http://www.shetland.gov.uk/communityplanning/docume nts/shetlandtargetsandpriorities.pdf

Scottish Climate Change Declaration
http://www.sic.gov.uk/environmentalissues/documents [/climatedeclaration.pdf

Sustainability Implementation Action Plan
http://www.sic.gov.uk/environmentalissues/documents /ce5lappl.doc

Local Housing Strategy 2004 - 2009
http://www.shetland.gov.uk/housing/documents/LHSMai nDocument2005.pdf

Deprivation and Social Exclusion in Shetland
http://www.shetland.gov.uk/communityplanning/Social Exclusion.asp

On the Cusp... Shetland’s Cultural Strategy
http://www.sic.gov.uk/noticeboard/documents/Cultura IStrategy.pdf

Community Health & Care Partnership Agreement 2008  — 2011
http://www.shetland.gov.uk/socialwork-health/docume nts/CHandCPAgreement2008-2011.pdf

Countryside Access Strategy 2005
http://www.shetland.gov.uk/developmentplans/documen ts/accessstrategylC0805.pdf
http://www.shetland.gov.uk/developmentplans/Shetlan dCountrysideAccess.asp

Core Path Plan
http://www.shetland.gov.uk/developmentplans/documen ts/CPPleafletnewJuly08.pdf

Active Lives Strategy
http://www.shetland.gov.uk/community/news/ActiveLiv esStrategyConsultation.asp

Community Safety Strategy
http://www.shetland.gov.uk/communitysafety/default. asp

Shetland Transport Strategy
http://www.zettrans.org.uk/consultation/documents/S hetlandTransportStrategy050508.pdf

Blueprint for Education - Consultation
http://www.shetland.gov.uk/educationblueprint/default.asp
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Site Information Survey Form

Important Information about this survey

Scottish Planning Policy requires the Council to identify sufficient land to support the
provision of a range of housing in the right places. The Council is also required to
ensure that there is a choice of suitable marketable sites and locations for
businesses allocated in development plans.

At this stage of the plan making process key decisions about how land will be
allocated or zoned for development have not yet been made. It is the role of the Main
Issues Report to set the ‘direction of travel’ for the new Development Plan and direct
how it should progress. However land for new housing and employment development
will inevitably be needed; and it is important that as the plan progresses we are
aware of where sites of larger than 0.5 of a hectare are both available and
deliverable for development within the next 5 years, 10 years, or 20 years.

It is our intention to maintain a database of these sites in a regular survey, which will
be used to inform the development of the plan including site allocations/ zoning and
the Local Housing Strategy as well as economic development plans.

Therefore agents, landowners, developers or members of the public who wish to
promote particular sites for development in the forthcoming Shetland Local
Development Plan should submit their proposals to the Development Plan team.

The Council are especially looking for sites that may be suitable for housing,
employment, retail or community uses.

Putting a site forward does not guarantee that the Council will allocate it, or support
its development in the future. All sites will need to be judged against relevant
planning policies and other considerations including, but not limited to sustainability
criteria, access to transport links and infrastructure.

All site plans, correspondence and documents or any other material submitted as

part of the call for sites exercise will be a matter of public record and cannot be
treated confidentially and may be disclosed or published.
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Form Submission Requirements

Please complete the form clearly and legibly, complete all fields, if the answer
to a question is not known please write ‘unknown’ beside that question

Only sites of 0.5 of a hectare or larger can be considered
Please only use one form per site
You must give your name and address for your comments to be considered

YOU MUST ATTACH A CLEAR, UP TO DATE SCALE 1:1250 MAP
SHOWING THE PRECISE BOUNDARIES OF THE SITE.

By responding you are accepting that your response and the
information within it will be in the public domain, and that it may be
disclosed or published.

YOUR DETAILS

COMPANY / AGENT/ LANDOWNER / OTHER
(please state)

NAME:
ADDRESS:
POSTCODE:
TELEPHONE:
EMAIL:
REPRESENTING:

OWNERSHIP OF THE SITE

NAME OF LANDOWNER:

SOLE OR PART
LANDOWNER:

IF PART OWNER LIST OTHER
OWNERS:
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SITE DETAILS

SITE
ADDRESS:

SITE
POSTCODE:

PLEASE ATTACH A CLEAR, UP TO DATE MAP CLEARLY
SHOWING THE BOUNDARIES OF THE SITE - SCALE 1:1250

CURRENT USE

WHAT IS THE SITE USED FOR AT

PRESENT?

ARE THERE ANY CONSTRAINTS

THAT MAY PREVENT
DEVELOPMENT?

POTENTIAL FUTURE USE

WHAT POTENTIAL
USES COULD THE
SITE BE PUT TO?

HOW QUICKLY COULD
THE SITE BE
AVAILABLE FOR
DEVELOPMENT?

(put X in appropriate
box)

LESS THAN 5 YEARS [ |
BETWEEN 5 TO 10 YEARS [ ]
10 TO 20 YEARS [ ]

IF YOU ARE THE LAND
OWNER OR TENANT
DOES THE COUNCIL
HAVE_PERMISSION TO
ACCESS THE SITE?

IF SO PLEASE
PROVIDE THE BEST
CONTACT DETAILS TO
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ARRANGE A VISIT
FROM A MEMBER OF
OUR TEAM.

ARE THERE ANY ISSUES RELATING TO:

ACCESS
DIFFICULTIES:

LEGAL ISSUES:

OWNERSHIP /
TENURE / CROFTING
ISSUES:

ANY OTHER ISSUES:

Please return this form to arrive no later thanthe 7" of May 2010

You can e-mail us back the questionnaire: MIR@shetland.gov.uk

Or post to: Philip Stephenson
Shetland Islands Council
Infrastructure Services Department
FREEPOST SC04317

LERWICK

ZE1 OBR

Tel. 01595 744800
This website gives further information on the Main Issues Report:

www.planshetland.org
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Appendix 4

Policy Review Monitoring Table
(From Monitoring Statement page 16 - 30)
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(See next page for transport policies)
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Appendix 5

Supporting Graphics and lllustrations

(The .pdf version of this document allows these gra

phics to be enlarged)
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Facilities by Locality
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Shetland Islands Council — Planning Service
Department of Infrastructure

Further Information on this document can on request be made available in
Braille, on tape, in large print and in different|  anguages

For information please telephone Planning on 01595 744800,
or email MIR@shetland.gov.uk

Mandarin (Chinese) = >@"|

_08(&~:E5y\ >Nl!tls8  iKPO i+{-aeDXM@8HI1Z!t&Y ce&>| /|\e

6_"* i=AJt*u3T eMTFGA01595 744800 RAOS!P4Icw4¥& beGAC=T,
MIR@shetland.gov.uk
Polish = Polski

Na yczenie zostanudost pnione materia y informacyjne napisane przyyciu alfabetu
Braille'a, na kasetach, duym drukiem i w ronych j zykach. Aby uzyskawi cej
informacji, zadzwo do Housing pod numer 01595 744800 lub Wywiadomo e-mail na
adres MIR@shetland.gov.uk

Russian =
! # "# .3
% & : Housing 01595 744800
' MIR@shetland.gov.uk
"#$ #% &'()*
+, &
(! - #5. 18/ 0#%!$&™*  (,1.( 01595 744800

(2 *1 % 1. MIR@shetland.gov.uk
Bengali = evsjv
Abytiva Kitj Z " te®B1j, TUZc, eo nitd Ges wewfbee fvlvg cviqvi e’e v

Kiv nfe| Avtiv Zt i Rb" nvDwms-1TK 01595 744800 be~ti tdvb Kiseb, ev
MIR@shetland.gov.uk -TZ BIgBj Kiaeb|

www.planshetland.org
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