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THC Design Workshop Meeting Note 

Description of development 23/04003/PREMAJ - New Beauly area 400kV substation and HVDC 
converter station and associated Overhead Lines 

Date of Workshop 13/3/23 

 

Where are the key 
design viewpoints 
/ receptors in the 
surrounding area 

• 13 VPs have been agreed with THC’s Landscape Officer, however no 
wireframes or 3D model was available to review this and confirm what are 
the key design viewpoints. 
 

• Based on the information shared at the meeting, including an indicative 
site layout, site section drawings and one visual presented from c.55m 
above Kiltarlity, it was challenging to determine how much of the 
development would be visible from the surrounding areas. 
 

• The ZTV mapping produced indicated widespread bare earth visibility, 
however, this would not be the case and a further ZTVs were advised to 
be included: 
1) to show visibility with the retention of native woodland in the study 
area which is not plantation woodland; and 
2) a ZTV showing visibility above the height of the open air infrastructure 
on site to hopefully demonstrate where the upper sections of buildings 
and OHL towers would be visible with much of the lower site 
infrastructure not being visible.  

 

• Forestry management plans for all surrounding commercial woodland 
should also be studied with consideration being given to the applicant 
obtaining control over any areas of woodland where this is required to be 
retained / managed / restocked to ensure the successful visual integration 
of the proposal. 
 

• When undertaking the baseline photography, the need for micrositing 
was emphasised with the photographer having a 3D model of the scheme 
to ensure that photography is taken where there would be clear visibility 
of the proposal (i.e. not behind any roadside vegetation) and this should 
be taken when the intervening trees are not in full leaf. It would be 
helpful to have a photo of the tripod location where each VP has been 
sited, particularly if there is no clear view towards the site and 3D 
modelling / wireframes will be needed rather than a photomontage for 
select VPs. 
 

• The LVIA should carefully consider the upper elevation and roof 
treatment, including materials and colour, of the proposed buildings, 
ensuring that these elements are free from clutter, and are fit to be seen, 
are kept as low as possible, with avoidance of hard edges with building 
and rooflines to be rounded wherever possible, with the operational site 
lighting to be kept to an absolute minimum. 

 



 

What are the 
other constraints 
on the site which 
have significantly 
driven the layout 

• The decision to proceed with the HVDC building’s location on the new 
substation site, rather than within the existing quarry was again 
questioned. It was explained that the decision to not co-locate this within 
the quarry must be clearly justified within the EIA alternatives chapter.  
 

• The selected site also requires a considerable amount of cut and full, with 
it being explained that this material would remain on site and used to 
form new screening landforms wrapping around the south of the 
substation. This cut and fill approach can be supported, and the 
naturalistic form of the landforms welcomed, however, it was questioned 
how this engineered site level had been arrived at and if there was scope 
to lower the platform level further.  
 

• The Council’s expectation is for as much of the proposed landscaping 
landform around the development to be tree planted. This is essential to 
help screen the development, in combination with appropriate planting 
elsewhere within the site, and respecting the existing characteristics of 
woodland cover and open space in the surrounding area and the nearby 
presence of the Beaufort Castle Designed Landscape. 
 

• The internal site configuration should also be explored in the EIA, to see it 
the highest buildings are located in the correct location, or if these could 
be stepped further down within the site. 
 

• The concentration of the number of proposed OHL towers was also raised 
a concern, with this changing from 2 towers being on site to circa 10 
towers. The close spacing of these, and any scope to underground these, 
should be reviewed, as should their height, with scope for the LVIA to 
consider micrositing of towers in key design views. 
 

Other Key issues 
identified 

• The loss of woodland arising from the SUDS design needs to be clarified 
with tree protection measures and any management felling to create a 
windfirm edge requires to be set out in the submission, together with full 
details of the compensation plan.  
 

• SEPA are unlikely to have any concerns re flood risk, but the culverting for 
land gain for both the SUDS ponds (possibly 100m) and the proposed new 
access road (possibly over 300m) is of concern. SEPA are likely to object to 
these elements unless the SUDS ponds and access road locations can be 
modified and/or water course diversions are put in place. SEPA did find it 
concerning that addressing impact on the existing water environment did 
not appear on any of the presentation material. 
 

• The decision to form a new access road and turning areas adjacent to 
existing residential properties, was also raised as an issue regarding 
amenity impacts of turning construction vehicles throughout the lengthy 
construction period. 



 

 

• The extensive temporary storage areas proposed should also avoid 
adverse impacts on any prime agricultural land, with the phasing of these 
areas and their re-instatement requiring to be detailed to maintain soil 
quality. 
 

• Any works required to Black Bridge that require planning permission 
(including any construction working / laydown areas) need to be scoped 
into the EIA should these works be required to enable the project to 
proceed. 

 

Recommendations • Once the wireframes, any flythrough material or model extracts are 
available, this should be shared with THC for further comment ahead of 
design freeze. 

 

This advice is given without prejudice to the future consideration of and decision on any application 

received by The Highland Council 

Thathar a’ toirt seachad na comhairle seo gun chlaon-bhreith do bheachdachadh air agus co-

dhùnadh a thaobh tagradh sam bith a tha Comhairle na Gàidhealtachd a’ faighinn san àm ri teachd 
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Senior Consents and Environment Manager – Central & North 

Scottish and Southern Electricity Networks Transmission 

Inveralmond House 

200 Dunkeld Road 

Perth, PH1 3AQ 

E:  

 

06 October 2023 

Our ref: CPA172460 & CPA172461  

 

Dear , 

 

Spittal - Loch Buidhe – Beauly 400 kV Reinforcement Project 

▪ Spittal Hub (new 400 kV substation and HVDC Converter Station) 

▪ Loch Buidhe Substation (new 400 kV substation) 

▪ Beauly Hub (new 400 kV substation and HVDC Converter Station) 

 

I would like to thank you and your colleagues for taking the time to explain the project and your 

approach to identifying the substation selection sites and preferred options.  

 

Our engagement with these projects will focus on the potential for adverse effects on sites with 

statutory protection for their natural heritage value. We recognise however that substation 

proposals are large scale developments with potential to impact on a wide range of natural 

heritage interests. 

 

This letter provides our written feedback on the Detailed Site Selection Consultation 

documentation. A separate letter provides our feedback on the overhead powerline route options.   

 

Summary 

We have carefully reviewed the detail and considered the potential for the proposals to impact on 

nationally and internationally important sites for nature conservation. We will consider objecting 

if the impacts on these raise issues of national interest that cannot be adequately mitigated. We 

would do so in accordance with our guidance on Identifying Natural Heritage Issues of National 
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Interests in Development Proposals: https://www.nature.scot/doc/guidance-notice-no-019-

identifying-natural-heritage-issues-national-interest-development-proposals (Updated May 2023 

to reflect NPF4). 

 

NATURESCOT FEEDBACK 

 

We acknowledge your reasoning for selecting the preferred sites and recognition that these still 

present the potential to impact on internationally and nationally important nature conservation 

sites. We have limited our comments here to the preferred sites.  

 

Feedback on individual protected areas is provided in Annex 1 at the end of this letter for each 

substation site.  The following advice is generic to most locations where there is potential to 

impact protected areas.  

 

Protected areas 

The preferred sites are located within or adjacent to protected areas and have potential to cause 

significant effects.  

 

We recognise that the proposal falls within the National Planning Framework (NPF4) list of 

national developments. However, where construction and operation of the substation is unable 

to avoid direct or indirect effects on protected areas, we are likely to object if these effects will 

adversely affect their integrity and cannot be mitigated satisfactorily.  

 

We request that where protected areas are affected that site specific plans detailing all aspects of 

construction, operation and maintenance and the mitigation needed to avoid adverse effects are 

produced and submitted with relevant applications. 

 

We welcome ongoing liaison with you and your consultants regarding effects on protected areas 

and the surveys required to assess them. 

 

Habitats Regulations Appraisal (HRA) 

In order to carry out an HRA the competent authority must have sufficient details about all aspects 

of the proposal and how it will be constructed, operated and maintained. Information should be 

gathered about the European sites that could potentially be impacted, including their qualifying 

interests and conservation objectives.  Information about European sites is available on SiteLink. 

The definitive source for qualifying interests is: 

 

• Qualifying Interest List for SACs 

• Citation for SPAs (always use the SiteLink version and refer to the covering note where the 

citations await revision) 
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Conservation objectives can be found on SiteLink either in the Conservation Advice Package (CAP) 

for SACs, or as a separate conservation objectives document.  CAPs also list the qualifying 

interests, their most recent assessed condition (and if unfavourable the reasons for this), and any 

recommended conservation measures. 

 

We are happy to continue engagement with SSE on the gathering and production of information 

to inform the HRA.  An HRA proforma is available to help guide competent authorities through the 

process and more information is available on our Habitats Regulations Appraisal webpages. 

 

Additional comments 

 

Landscape 

The proposed substations at Spittal, Loch Buidhe and Beauly are not expected to result in 

significant effects on landscapes of national importance.  

 

The local authority will advise on this aspect of the proposal. 

 

Peatlands and carbon-rich soils 

We have published new guidance (June 2023) to help NatureScot staff provide developers, 

planning authorities and Scottish Government with consistent advice on assessing the effects of 

development proposals on peatland, carbon-rich soils and priority peatland habitat: Advising on 

peatland, carbon-rich soils and priority peatland habitats in development management. 

 

This is relevant guidance for developers to be aware of because it sets out the information that 

must be provided with the application and Environmental Impact Assessment Report (EIAR) to 

enable assessment of effects. 

 

The approach set out in this guidance aligns with the National Planning Framework 4 (NPF4) 

policies which are relevant to development proposals on peatland, carbon-rich soils and priority 

peatland.   

 

A key focus will be helping to ensure that development is designed and constructed to follow the 

mitigation hierarchy set out in NPF4 and that, in addition, biodiversity enhancement is delivered 

through peatland restoration. 

 

The above guidance outlines the framework that NatureScot will use to consider whether the 

impact of development on carbon-rich soil and priority peatland habitats may raise issues of 

national interest, and potentially warrant an objection. 

 

To help assess when a proposal could have a significant effect that NatureScot will consider as 

raising issues of national interest, we have developed an assessment framework based on 
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guidelines for the selection of SSSI for bogs (see Annex 1 and the Template in the above 

guidance). 

 

We request that this Template is completed by the applicant and submitted with the application. 

Where the development infrastructure (including a 250 m buffer) meets the criteria in the 

template, an additional map should be provided showing its locations (e.g., Sphagnum species) in 

relation to the development.  If available, shape files showing the location of infrastructure, NVC 

communities and peat depths should also be supplied to us to aid our assessment. Full details are 

available in our guidance.  

 

The routes have been selected, where possible, to avoid priority peatland habitat as mapped 

through NatureScot’s Carbon and Peatland 2016 mapping but there are still sections that could 

impact on priority peatland and carbon-rich soils. Detailed studies will be required to determine its 

quality and sensitivity.  

 

Protecting peatland habitats and restoring them is likely to be a significant part of this project and 

we would welcome early and ongoing liaison to ensure impacts on good quality habitats can be 

avoided and minimised through iterative design. There is also a significant wealth of expertise 

shared through our Peatland ACTION;  

https://www.nature.scot/climate-change/nature-based-solutions/peatland-action-project  

 

Demonstrating positive effects for biodiversity 

NPF4 sets out new requirements for development to deliver positive effects, primarily under 

Policy 3. For national and major developments, or those subject to EIA, Policy 3b notes that 

proposals will only be supported where it can be demonstrated that they will conserve, restore 

and enhance biodiversity, including nature networks, so they are in a demonstrably better state 

than without intervention.  The policy requires that significant biodiversity enhancements are 

provided, in addition to any proposed mitigation.  Only when actions result in biodiversity being 

left in a better state than before development are positive effects secured. 

 

Our Developing with Nature guidance has been prepared, in discussion with Scottish Government, 

to support local development applications.  It sets out a number of common measures to enhance 

biodiversity.  For national, major and EIA developments, more detailed assessment and more 

ambitious measures are likely to be required.  The Scottish Government is developing separate 

guidance on Policy 3 to support delivery of biodiversity enhancement from these larger scale 

developments.  In the meantime, aspects of our Developing with Nature guidance can usefully 

inform how to take account of biodiversity in development, including ensuring future 

management and monitoring maintains the biodiversity enhancements in the long term.  

 

You should explore and identify opportunities for biodiversity enhancement as early as possible, 

including through discussion with key stakeholders.  
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Within the EIA report, information on predicted losses, proposed compensation and delivery of 

additional positive effects should be clearly summarised.  The information must be sufficient to 

allow the consenting authority and relevant stakeholders to see clearly how effects will be 

addressed, and compensation and enhancement delivered.  Developers may wish to consider the 

simple template at Annex C of the Developing with Nature guidance. 

 

Concluding remarks 

The advice in this letter is provided by NatureScot, the operating name of Scottish Natural 

Heritage. The comments provided by us are given without prejudice to a full and detailed 

consideration of the impacts of the proposal, should it be submitted as a formal application.   

 

Please contact Kirsty North (Kirsty.north@nature.scot) and Jennifer Heatley 

(Jennifer.heatley@nature.scot)  if you require any further information or advice. 

 

Yours sincerely 

 

 

Operations Manager – Central Highland 

 

cc.  Highland Council  

 Historic Environment Scotland (HES) 

SEPA 

Energy Consents Unit, Scottish Government 

 

 







 
 

Page 8 of 10 A4224710 
 

Breeding birds: 

▪ Common tern 

▪ Osprey 

Non-breeding birds: 

▪ Bar-tailed godwit 

▪ Curlew 

▪ Dunlin 

▪ Greylag goose 

▪ Knot 

▪ Oystercatcher 

▪ Pintail 

▪ Red-breasted merganser 

▪ Redshank 

▪ Scaup 

▪ Whooper swan 

▪ Wigeon 

▪ Waterfowl assemblage 

Osprey associated with the Cromarty Firth SPA, and Inner Moray Firth SPA, are known to nest in the wider 

area including at Aigas Gorge, which lies in close proximity to the proposed substation and converter 

station at Kinellan. There is a high potential for disturbance to osprey during construction, especially if 

works are to take place within the osprey breeding season (February to September).  Survey data will be 

crucial to determine likely effects to osprey breeding in the wider area and inform species mitigation plans 

that may mean working outwith the breeding season if it is not possible to avoid disturbance. 

 

No direct or indirect impacts to non-breeding birds, or SSSI/RAMSAR habitats, is anticipated. 

 

Cromarty Firth Ramsar site 

Non-breeding birds: 

▪ Bar-tailed godwit 

▪ Greylag goose 

▪ Waterfowl assemblage 

▪ Intertidal mudflats and sandflats 

Cromarty Firth SSSI 

Non-breeding birds: 

▪ Bar-tailed godwit 

▪ Red-breasted merganser 

▪ Redshank 

▪ Whooper swan 

▪ Wigeon 

▪ Mudflats 
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▪ Saltmarsh 

▪ Sandflats 

Glen Affric to Strathconon SPA 

▪ Breeding golden eagle 

The proposed substation and converter station lies approximately 10km from the SPA. There are unlikely 

to be any direct or indirect impacts to breeding golden eagle as a result of this proposal.  

Inner Moray Firth SPA 

Breeding birds: 

▪ Common tern 

▪ Osprey 

Non-breeding birds: 

▪ Bar-tailed godwit 

▪ Cormorant 

▪ Curlew 

▪ Goldeneye 

▪ Goosander 

▪ Greylag goose 

▪ Red-breasted merganser 

▪ Redshank 

▪ Scaup 

▪ Teal 

▪ Wigeon 

▪ Waterfowl assemblage 

 

Osprey associated with the Inner Moray Firth SPA, and Cromarty Firth SPA, are known to nest in the wider 

area including at Aigas Gorge, which lies in close proximity to the proposed substation and converter 

station at Fanellan. There is a high potential for disturbance to osprey during construction, especially if 

works are to take place within the osprey breeding season (February to September).  Survey data will be 

crucial to determine likely effects to osprey breeding in the wider area and inform species mitigation plans 

that may mean working outwith the breeding season if it is not possible to avoid disturbance. 

 

No direct or indirect impacts to non-breeding birds, or SSSI/RAMSAR habitats, is anticipated. 

Inner Moray Firth Ramsar site 

Non-breeding birds: 

▪ Bar-tailed godwit 

▪ Greylag goose 

▪ Red-breasted merganser 

▪ Redshank 

▪ Waterfowl assemblage 

Habitats:  

▪ Intertidal mudflats and sandflats 
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▪ Saltmarsh 

▪ Sand dunes 

▪ Shingle 

Beauly Firth SSSI 

Non-breeding birds: 

▪ Goosander 

▪ Greylag goose 

▪ Red-breasted merganser 

 

▪ Vascular plant assemblage 

▪ saltmarsh 

No direct or indirect impacts to non-breeding birds, or SSSI habitats, is anticipated. 
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Yours sincerely 
 
 
Historic Environment Scotland  
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Annex 
 
We understand that the proposals for the new substation and converter station has 
considered options which include separate but relatively close sites for the substation 
and the converter station but also options which would combine the two stations into one 
larger but relatively more contained solution to reduce the spread of infrastructure 
required. 
 
We note that from 16 potential sites originally considered the options have now been 
reduced to 4 sites with an additional quarry site recently also considered. 
 
There are a number of designated historic environment assets within our remit in the 
vicinity of the substation Site Options. 
 

• Kiltarlity Parish Church (SM5570)  
• Corff House, fort SW of (SM3195) 
• Culburnie, ring cairn and stone circle (SM2425) 
• Belladrum, Chambered Cairns 250m NNE Of Brockie's Lodge (SM2435)  
• Dun Mor, fort, Ballindoun (SM2423) 
• Phoineas Hill, enclosure 900m ESE of Phoineas House (SM4729)  
• Dun Garbhaig, fort, Kilmorack (SM2422)  
• Beaufort Castle (GDL00052) 
• Beaufort Castle (LB8068) 

 
Preferred option – Site 7 
At this stage it appears likely that a new substation could potentially be located at this site 
without raising issues of national interest for our remit.  However, this should be 
confirmed by full assessment once the details of the proposed substation including 
potential mitigation options, through landscaping, for example are known.  We would also 
note that the cumulative impacts of the proposed option along with the required overhead 
line infrastructure should be considered when more detailed assessment is undertaken. 
 
Scheduled monuments 
This option is the least likely to have significant impacts on the settings of nearby 
scheduled monuments.  Site 7 as a combined option would see the proposed substation 
situated on the plateau at Fanellan, a site which is surrounded by native woodland of 
Ruttle Wood to the northwest and the Fanellan Wood to the east.  This woodland and the 
flat nature of the plateau at Site 7 is likely to screen the majority of the proposed 
substation in views from Dun Garbhaig, fort, Kilmorack (SM2422)  and Kiltarlity Parish 
Church (SM5570).  Woodland may also provide screening cover in views from Dun Mor, 
fort, Ballindoun (SM2423), Phoineas Hill, enclosure 900m ESE of Phoineas House 
(SM4729) and Culburnie, ring cairn and stone circle (SM2425).  It is unlikely that the 
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proposed development at the Site 7 location would be visible from Corff House, fort SW 
of (SM3195) due to the intervening quarry and forestry south of Beauly.  
 
The supplied Options Appraisal also notes that there is a possibility to partially reduce the 
height of buildings in the proposed substation by sinking them into the plateau of Site 7 at 
Fanellan, which may further reduce any impacts on the settings of these adjacent 
scheduled monuments.  Further mitigation, particularly of connecting OHLs in this area, 
should also be considered including the possibility of buried cables and connections in 
sensitive areas to reduce setting impact upon assets within our remit.  
 
Further assessment of these impacts should, however, be undertaken if this option is to 
be taken forward, ideally through ZTV and targeted visualisations.  We would be happy to 
advise further on visualisation points.  This will allow for a more detailed assessment of 
the scale of impacts to be provided. 
 
Inventory Gardens & Designed Landscapes and category A listed buildings 
Site 7 is located west of the Beaufort Castle Inventory Garden and Designed Landscape 
(GDL00052) some 1.9km to the west of Beaufort Castle (LB8068).  The substation may 
be visible from the Castle and parkland which forms the core of the designed landscape 
around the Castle, however, much of the perimeter of the estate is enclosed by mature 
estate woodland, which may limit any visibility.  Although there is potential for impacts on 
both the setting of the Castle and its designed landscape, we think they are unlikely to 
raise issues of national interest.  
 
It may be possible to reduce any significant impacts by design, for example, reducing 
heights of towers if possible, micro-siting tower locations or undergrounding cables. 
 
Other site options 
 
Main options 
We have reviewed all of the other site options and note that 12 of the original 16 options 
considered were discounted at an early stage for a variety of non-heritage reasons.  We 
are content that none of these discounted options would provide a preferable site in 
comparison to Site 7 for our remit.  We are therefore satisfied that options 7, 9, 11 and 
11a have been given more detailed consideration at this stage.   
 
Sites 9, 11 and 11a sit in open plains to the south, southeast and east of Beauly and 
would be clearly visible, albeit at a low level, from nearby scheduled monuments around 
Beauly, in particular Corff House, fort SW of (SM3195), Dun Mor, fort, Ballindoun 
(SM2423) and Phoineas Hill, enclosure 900m ESE of Phoineas House (SM4729).  The 
proposed development in these locations would dislocate the scheduled monuments  
from their relationship to the land around the river Beauly.  While we have not considered 
these options in depth, given the level of information currently available, it is likely that all 
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of these substation options and in particular any connecting OHLs would have significant 
adverse impacts on the setting of these scheduled monuments. 
 
Quarry Options 
We note that Quarry B, C, D and the West of Broallan site have been discounted, with 
the assessment of Quarry C and that West of Broallan noting the presence of scheduled 
monuments within 50m as key constraints.  We agree with the initial assessment that the 
potential adverse impacts on the setting of these scheduled monuments would likely be 
significant and may raise issues of national interest for our remit.  
 
Quarry A would be situated as an extension of the existing Balblair Wood quarry to the 
immediate north of the River Beauly.  While the principle of quarrying is established in 
this location, any extension of the Balblair Wood quarry site which might be required 
would bring development closer to the scheduled area across the river at Kiltarlity Parish 
Church (SM5570), potentially within 300m of the scheduled area.  
 
Views from Kiltarlity Parish Church (SM5570) to the north are currently screened from the 
existing quarry by a shelterbelt of trees on the immediate north bank of the River Beauly, 
and the proposals for the establishment of the Quarry A site would retain a small 
shelterbelt.  Should this option be taken forward we support the retention of this 
shelterbelt which provides an important function in screening and focussing the sight line 
north from the scheduled area to local views of the river and its banks.  Should the 
current tree screening be removed to open up this view to the quarry and HVDC site it 
would have a significant impact upon the setting of the scheduled monument, such that it 
would likely raise issues of national interest and we would have to object, as operations 
within 300m of the scheduled area would serve as both a distraction to setting of the 
monument, its character and sense of place, and its relationship with the river which all 
form key aspects of its setting.  
 
Provided this screening can be delivered/ensured we would be content that Quarry A 
would not result in significant impacts on the monument’s setting.  We would welcome 
further consultation on this aspect of the proposals as they develop due to the 
sensitivities around this monument should this option be taken forward.   
 
We would also note that currently the assessment for the site at Quarry A appears to 
have only considered the category B listed building at Kiltarlity (LB8081) and does not 
appear to have considered the scheduled monument identified above. 
 
Cumulative impacts 
In addition to the potential impacts from the combined substation and converter station or 
the individual station sites, it will be vital to consider the potential cumulative impacts from 
the associated overhead lines due to connect into the sites. 
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Our response to the route options for the new 400kV overhead line between Spittal and 
Beauly is provided separately but we would note here that all of the proposed route 
options to all of the Beauly substation options potentially raise concerns over significant 
adverse impacts to the setting of designated assets.   
 
This includes assets to the north on the Beauly to Loch Buidhe section of the OHL route 
which passes in close proximity to a cluster of likely Iron Age forts including Dun 
Fhamhair (SM5212), Dun a Chliabhain (SM2424), Dun a Garbhlaich (SM2422) and Dun 
Mor (SM4979) to the northwest of Beauly, and with the proposed Beauly-Blackhillock-
New Deer-Peterhead OHL route which passes in close proximity to another cluster of 
likely Iron Age forts including Dun Mor, fort, Ballindoun (SM2423), Phoineas Hill, 
enclosure 900m ESE of Phoineas House (SM4729) and Castle Spynie, broch (SM4653) 
to the southeast of Beauly.  The Beauly-Blackhillock-New Deer-Peterhead also has the 
potential to impact on the setting of the Beaufort Castle GDL and associated listed 
buildings. 
 
Summary 
At this stage and based on the information provided so far, we consider it likely that a 
substation could be accommodated at the preferred option combined Site 7 without 
raising issues of national interest for our remit.  It will also be important to assess the 
cumulative impacts of the associated overhead lines, underground cable routes and 
other proposed substations in the vicinity which require to connect into the substation.  
 
Should the proposed development proceed, we advise that visualisations, such as 
wireframes and photomontages are used to help assess the impact of the proposed 
scheme on the setting of key cultural heritage receptors, with identification of such 
receptors aided in part by the production of a detailed ZTV.   
 
We would welcome further consultation as the proposals progress to develop a better 
understanding of the detail of potential impacts, particularly cumulative impacts and any 
potential mitigation for those impacts.   
 
Historic Environment Scotland  
06 October 2023   
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inclusive wellbeing economy. 
 
Part 2 - sets out the National Planning Policy which cover three themes: Sustainable Places, Liveable 
Places, and Productive Places; within which there are a total of 33 policies and many of these consist of 
distinct sub-policies. These 33 national planning policies form part of the development plan and will be 
assessed along with the Council's LDP policies for development management decisions. The most relevant 
policies are outlined below. 
 
Part 3 - provides a series of annexes that provide the rationale for the strategies and policies of NPF4, 
which outline how the document should be used, and set out how the Scottish Government will implement 
the strategies and policies contained in the document. With Annex A: 'How to use this document' noting that 
the policies within Part 2 should be read as a whole and '…it is for the decision maker to determine what 
weight to attach to policies on a case-by-case basis….'  It goes on to state that '…where a policy states that 
development will be supported, it is in principle, and it is for the decision maker to take into account all other 
relevant policies….'. 
 
Many of NPF4's policies are relevant to consideration of the proposal, but attention is particularly drawn here 
to the following policies:  
 
Policy 1 (Tackling the climate and nature crises) which intends to encourage, promote and facilitate 
development that addresses the global climate emergency and nature crisis. It requires ‘significant weight’ to 
be given to those crises.  The 8th February 2023 Chief Planner letter provides specific advice on this policy 
and notes ‘…it will be for the decision maker to determine whether the significant weight to be applied tips 
the balance in favour for, or against a proposal on the basis of its positive or negative contribution to the 
climate and nature crises….’. 
 
Policy 3 (Biodiversity) which intends to protect biodiversity, reverse biodiversity loss, deliver positive 
effects and strengthen nature networks. It should be noted that under NPF4 Policy 3, every development 
proposal has to maintain or improve the net biodiversity of a site. 
 
Policy 4 (Natural Places) which intends to protect, restore and enhance natural assets making best use of 
nature-based solutions.  
 
Policy 7 (Historic assets and places) which intends to protect and enhance historic environment assets 
and places, and to enable positive change as a catalyst for the regeneration of places.  
 
Policy 11 (Energy) which intends to encourage, promote and facilitate all forms of renewable energy 
development onshore and offshore. This includes energy generation, storage, new and replacement 
transmission and distribution infrastructure and emerging low-carbon and zero emissions technologies 
including hydrogen and carbon capture utilisation and storage (CCUS). 
 

• Section a) notes development proposals for all forms of renewable, low-carbon and zero emissions 
technologies will be supported, including (ii.) enabling works, such as grid transmission and 
distribution infrastructure. 

 
• Section c) confirms development proposals will only be supported where they maximise net 

economic impact, including local and community socio-economic benefits such as employment, 
associated business and supply chain opportunities. 

 
• Section d) requires that development proposals that impact on international or national designations 

will be assessed in relation to Policy 4. 
 

• Section e) requires project design and mitigation to demonstrate how the following impacts are 
addressed: 

• Impacts on communities and individual dwellings, including, residential amenity, visual impact, and 
noise; 

• Significant landscape and visual impacts, recognising that such impacts are to be expected for some 
forms of renewable energy. Where impacts are localised and/or appropriate design mitigation has 
been applied, they will generally be considered to be acceptable; 

• Public access, including impact on long distance walking and cycling routes and scenic routes; 
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• Impacts on aviation and defence interests including seismological recording; 
• Impacts on telecommunications and broadcasting installations, particularly ensuring that 

transmission links are not compromised; 
• Impacts on road traffic and on adjacent trunk roads, including during construction; 
• Impacts on historic environment;  
• Effects on hydrology, the water environment and flood risk; 
• Biodiversity including impacts on birds; 
• Impacts on trees, woods and forests; 
• Proposals for the decommissioning of developments, including ancillary infrastructure, and site 

restoration; 
• The quality of site restoration plans including the measures in place to safeguard or guarantee 

availability of finances to effectively implement those plans; and 
• Cumulative impacts. 

 
In considering these impacts, significant weight will be placed on the contribution of the proposal to 
renewable energy generation targets and on greenhouse gas emissions reduction targets. 
 
In the case of proposals for grid infrastructure, consideration should be given to underground connections 
where possible. 
 
Policy 20 (Blue and green infrastructure) which intends to protect and enhance blue and green 
infrastructure and their networks. 
 
Policy 22 (Flood risk and water management) which intends to strengthen resilience to flood risk by 
promoting avoidance as a first principle and reducing the vulnerability of existing and future development to 
flooding. 
 
Policy 23 (Health and Safety) which intends to protect people and places from environmental harm, 
mitigate risks arising from safety hazards and encourage, promote and facilitate development that improves 
health and wellbeing. 
 
Policy 25 (Community wealth building) which intends to encourage, promote and facilitate a new strategic 
approach to economic development that also provides a practical model for building a wellbeing economy at 
local, regional and national levels. While NPF4 considers national developments as a focus for delivery, they 
should also be exemplars of the community wealth building approach to economic development.  
 
Policy 29 (Rural Development) which intends to encourage rural economic activity, innovation and 
diversification whilst ensuring that the distinctive character of the rural area and the service function of small 
towns, natural assets and cultural heritage are safeguarded and enhanced. 
 
Policy 33 (Minerals) which intends to support the sustainable management of resources and minimise the 
impacts of the extraction of minerals on communities and the environment. 
 
Highland-wide Local Development Plan (HwLDP) (2012) 
HwLDP was adopted in 2012 and sets out a range of planning policies applicable for the whole Highland 
Council area. HwLDP continues to be used alongside NPF4, until it is replaced by a new-style LDP. The 
Council notes that legislation indicates that if there is incompatibility between the LDP and the NPF, 
whichever is the more recent shall prevail. That requirement does not take away from the fact that the 
HwLDP must, whilst still part of the adopted Development Plan, be part of the consideration and a number of 
policies could be relevant.  
 
The HwLDP policies that will be particularly key to this proposal include: 
 

• HwLDP Policy 69 (Electricity Transmission Infrastructure) Proposals for overground, underground or 
sub-sea electricity transmission infrastructure (including lines and cables, pylons/ poles and vaults, 
transformers, switches and other plant) will be considered having regard to their level of strategic 
significance in transmitting electricity from areas of generation to areas of consumption. Subject to 
balancing with this consideration, and taking into account any proposed mitigation measures, the 
Council will support proposals which are assessed as not having an unacceptable significant impact 
on the environment, including natural, built and cultural heritage features. In locations that are 
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sensitive, mitigation may help to address concerns and should be considered as part of the 
preparation of proposals. This may include, where appropriate, underground alternatives to 
overground route proposals. Where new infrastructure provision will result in existing infrastructure 
becoming redundant, the Council will seek the removal of the redundant infrastructure as a 
requirement of the development. 

• HwLDP Policy 57 (Natural, Built and Cultural Heritage) - All development will be assessed taking into 
account the level of importance and type of heritage features, the form and scale of development and 
any impact on the feature and its setting. HwLDP provides more details on the criteria which apply to 
each of the three categories of importance: international, national and local/regional. The applicant 
will be required to demonstrate that there is no significant impact on the features covered by this 
policy. 

• HwLDP Policy 61 (Landscape) requires new development to reflect the landscape characteristics 
and special qualities identified in the relevant, refreshed and published (2019) NatureScot (formerly 
SNH) Landscape Character Assessments (LCAs).  The LCAs are a starting point on which to base 
assessment of landscape and visual impact. It is important to set out who the visual receptors of the 
development are, what the landscape impacts are and how these two factors relate. 
https://www.nature.scot/professional-advice/landscape/landscape-character-assessment 

 
The preparation of a new-style Highland Local Development Plan (HLDP) 
It is likely that through 2023 the Council will focus primarily on evidence-gathering for the new HLDP, with 
the tentative programme including an Evidence Report in quarter 3 2024 and subsequent Gate Check, with 
Proposed Plan stage in 2025. We will issue an update to our Development Plans Newsletter 
(www.highland.gov.uk/developmentplansnewsletter) in early 2024 with any updates to timescales. The 
HLDP will, once adopted, replace all our current LDPs. As part of this programme of work, the Council will 
review the coverage and content of its current suite of Supplementary Guidance, to establish which aspects 
should be covered within the new Local Development Plan itself, which aspects should be covered within 
non-statutory planning guidance and any aspects no longer required. 
 
Inner Moray Firth Local Development Plan (IMFLDP) (2015) 
The ‘Area’ Local Development Plan covering the location of the proposals is the Inner Moray Firth Local 
Development Plan (IMFLDP). It should be noted that the Inner Moray Firth Local Development Plan is under 
review, with a Proposed Plan now at the advanced stage of Examination and adoption of the finalised plan 
anticipated by mid 2024. The Proposed Plan is a material consideration. 
 
The Highland Council ‘Area’ Local Development Plans’ focus is on the regional and settlement strategies for 
their respective areas and identify specific site allocations and as such, much of their content is not directly 
relevant to an energy transmission proposal, particularly one that is proposed to be located in the 
countryside, outwith towns and villages. 
 
However, certain aspects of the strategies for the local area and settlements may highlight priorities for the 
local area that should be taken into consideration when designing the development or help to inform plans 
for community engagement and/or community benefit. 
 
The Area Local Development Plans confirm boundaries (including any refinements) of the Special 
Landscape Areas (SLAs) within their plan areas. The SLA citations webpage provides the most up to date 
information on SLAs. 
www.highland.gov.uk/downloads/file/2937/assessment of highland special landscape areas 
 
Inner Moray Firth Proposed Local Development Plan 2 (IMFpLDP2) 
The Council is currently working to replace IMFLDP.  The consultation closed on the proposed plan stage in 
summer 2022, officers have since reviewed comments received and reported these and the Council’s 
response to them to relevant Council Committees. The Plan has been submitted to Scottish Ministers for 
Examination. Given the advanced stage of IMFpLDP2, it is considered the ‘settled view’ of the Council and 
therefore carries weight in the decision-making process. This plan’s focus is again on identifying specific site 
allocations but includes a number of overarching ‘general policies’ which will apply to all developments.   
 
The most relevant to this proposal is Policy 2 (Nature Protection, Preservation and Enhancement).  This 
policy outlines that National, Major and EIA Developments must conserve and enhance biodiversity, 
including nature networks within and adjacent to the site, so that they are in a demonstrably better state than 
without intervention, including through future management. To achieve this, the policy outlines that 
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development are, what the landscape impacts are and how these two factors relate.  
 
Each of the developer's 'shortlisted' five option sites for accommodating the substation and/or the converter 
station are each within landscape character type 'Enclosed Farmland' or within landscape character type 
'Farmed River Plains’. Landscape character areas here are relatively narrow however and sometimes 
backdropped by other landscape character types close by. 
 
It is noted that the developer proposes that the 400 kV overhead line would use pylons significantly larger 
than many found in these parts of Highland currently. It is further noted that in substantial parts the preferred 
route follows alongside an existing, smaller overhead line or is set away from but still in the vicinity of the 
existing lines. It will be helpful to have clarity, as proposals move forward, as to whether the proposed 
overhead line would be entirely additional to those existing or whether any of the existing infrastructure 
would be removed. The pre-application information does mention removal of a 132 kV connection between 
Beauly and Knocknagael. Full consideration of any available options to remove existing line infrastructure is 
required. Each 'option route' for the overhead line passes through a number of different landscape character 
types. Understanding the consequences of these factors for the effects of the proposed development will be 
important, particularly at the transitions between landscape character types and also cumulative effects with 
other infrastructure. 
www.nature.scot/professional-advice/landscape/landscape-character-assessment  
 
Landscape Sensitivity 
Within your landscape and visual impact assessment (LVIA), consideration of sensitive receptors will need 
to include those who reside in the area (including residential amenity assessment) and those who visit it, 
with receptor locations particularly including areas of settlement, transport routes, and visitor and 
recreational attractions and routes. If you proceed towards application then detailed information and 
assessment will be required in due course, in order to establish the significance of any impacts. You are 
encouraged to explain the design iterations throughout the process and how they have responded to 
assessment of impacts. 
 
Special Landscape Areas 
Proposals must have regard to the citations for SLAs that summarise key characteristics, qualities, 
sensitivities, and measures for enhancement. These citations will be used to assess impacts of proposals. A 
number of SLAs could be affected, particularly by the Beauly to Peterhead overhead line element of the 
proposals as various route options including the developer’s initial preferred option pass close to some 
SLAs. 
 
www.highland.gov.uk/downloads/file/2937/assessment of highland special landscape areas 
 
Landscape and Visual Impact, NatureScot 
Our engagement with these projects will focus on the potential for adverse effects on sites with statutory 
protection for their natural heritage value. We recognise however that substation proposals are large scale 
developments with potential to impact on a wide range of natural heritage interests. 
 
The proposed substations at Spittal, Loch Buidhe and Beauly are not expected to result in significant effects 
on landscapes of national importance. We would not look to comment further on this aspect of the proposal. 
 
The OHL will pass through several areas designated for their special landscape qualities, including National 
Scenic Areas (NSAs), Wild Land Areas (WLAs) and areas of regional distinctiveness. 
 
Should route options result in significant adverse effects to the qualities of a NSA, WLA or areas of regional 
distinctiveness then this may lead to a NatureScot objection. 
 
Protected Areas, NatureScot 
There are many protected sites that are within or adjacent to route options, including your preferred routes. 
There are several sites that are further from the proposed routes but due to the nature of their interests 
(primarily birds) may still be impacted by your proposals. Your mapping has identified all these sites and we 
would like to offer some comments at this pre-application stage to help ensure that as alignment decisions 
are made these interests can be fully considered and the potential impacts robustly assessed. 
 
Cumulative impacts from other proposals could give rise to significant adverse effects on protected area 
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interests and will need to be assessed. The preferred sites are located within or adjacent to protected areas 
and have potential to cause significant effects. 
 
Operation and maintenance activities have potential to impact on protected areas for example ongoing 
wayleave management can impact habitats, and maintenance activity on towers or conductors could 
damage habitats and cause disturbance to species. A site-specific plan for each protected area affected 
spanning the lifetime of the infrastructure will ensure that any impact is minimised to help avoid the risk of 
compromising the integrity of protected sites in the long-term. 
 
NatureScot welcome ongoing liaison with you and your consultants regarding effects on protected 
areas and the surveys required to assess them. 
 
Habitats Regulations Appraisal (HRA) 
In order to carry out an HRA the competent authority must have sufficient details about all aspects of the 
proposal and how it will be constructed, operated and maintained. Information should be gathered about the 
European sites that could potentially be impacted, including their qualifying interests and conservation 
objectives. The definitive source for qualifying interests is: 
 

• Qualifying Interest List for SACs 
• Citation for SPAs  

 
NatureScot are happy to continue engagement with SSEN on the gathering and production of information to 
inform the HRA. An HRA proforma is available to help guide competent authorities through the process and 
more information is available on our Habitats Regulations Appraisal webpages. 
 
Ornithology, NatureScot 
Cromarty Firth SPA – Osprey associated with the Cromarty Firth SPA and Inner Moray Firth SPA are known 
to nest in the wider area including at Aigas George which lies in close proximity to the proposed substation 
and converter station at Kinellan. There is a high potential for disturbance to Osprey during construction, 
especially is works are to take place within the Osprey breeding season (February to September). Survey 
data will be crucial to determine likely effects to Osprey breeding in the wider area and inform species 
mitigation plans that may mean working outwith the breeding season if it is not possible to avoid 
disturbance. No direct or indirect impacts to non-breeding birds, or SSSI/RAMSAR habitats are anticipated. 
 
Glen Affric to Strathconon SPA – The proposed substation and converter station lies approximately 10km 
from this SPA. There are unlikely to be any direct or indirect impact to breeding Golden Eagle as a result of 
this proposal. 
 
Beauly Firth SSSI – No direct or indirect impacts to non-breeding birds or SSSI habitats are anticipated. 
 
Peatlands and Carbon-Rich Soils, Naturescot 
We have published new guidance (June 2023) to help NatureScot staff provide developers, planning 
authorities and Scottish Government with consistent advice on assessing the effects of development 
proposals on peatland, carbon-rich soils and priority peatland habitat: Advising on peatland, carbon-rich soils 
and priority peatland habitats in development management. 
 
This is relevant guidance for developers to be aware of because it sets out the information that must be 
provided with the application and Environmental Impact Assessment Report (EIAR) to enable assessment of 
effects. 
 
The approach set out in this guidance aligns with the National Planning Framework 4 (NPF4) policies which 
are relevant to development proposals on peatland, carbon-rich soils and priority peatland. 
 
A key focus will be helping to ensure that development is designed and constructed to follow the mitigation 
hierarchy set out in NPF4 and that, in addition, biodiversity enhancement is delivered through peatland 
restoration. 
 
The above guidance outlines the framework that NatureScot will use to consider whether the impact of 
development on carbon-rich soil and priority peatland habitats may raise issues of national interest, and 
potentially warrant an objection. 
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To help assess when a proposal could have a significant effect that NatureScot will consider as raising 
issues of national interest, we have developed an assessment framework based on guidelines for the 
selection of SSSI for bogs. 
 
We request that this Template is completed by the applicant and submitted with the application. Where the 
development infrastructure (including a 250 m buffer) meets the criteria in the template, an additional map 
should be provided showing its locations (e.g., Sphagnum species) in relation to the development. If 
available, shape files showing the location of infrastructure, NVC communities and peat depths should also 
be supplied to us to aid our assessment. Full details are available in our guidance. 
 
The routes have been selected, where possible, to avoid priority peatland habitat as mapped through 
NatureScot's Carbon and Peatland 2016 mapping but there are still sections that could impact on priority 
peatland and carbon-rich soils. Detailed studies will be required to determine its quality and sensitivity. 
 
Protecting peatland habitats and restoring them is likely to be a significant part of this project and we would 
welcome early and ongoing liaison to ensure impacts on good quality habitats can be avoided and 
minimised through iterative design. There is also a significant wealth of expertise shared through our 
Peatland site https://www.nature.scot/climate-change/nature-based-solutions/peatland-action-project. 
 
Woodland, The Highland Council 
The following policies will apply to the proposed development: 
 
Policy 6 of the National Planning Framework 4 and Policy 52 of the HwLDP both make reference to the 
Scottish Government policy on the Control of Woodland Removal which aims to minimise the permanent 
loss of woodland associated with a change in land use. Woodland removal will only be supported where 
development proposals achieve a clear and significant public benefit. In this situation, there will generally be 
a requirement to provide compensatory planting. 
 
Greater protection is given to certain woodland types and these are outlined in NPF4 Policy 6.b.i-iii. Of 
particular importance in 6.b.i. which states that: 
 
a) Development proposals that enhance, expand and improve woodland and tree cover will be supported. 
 
b) Development proposals will not be supported where they will result in: 
 
i. Any loss of ancient woodlands, ancient and veteran trees, or adverse impact on their ecological condition; 
 
ii. Adverse impacts on native woodlands, hedgerows and individual trees of high biodiversity value, or 
identified for protection in the Forestry and Woodland Strategy; 
 
iii. Fragmenting or severing woodland habitats, unless appropriate mitigation measures are identified and 
implemented in line with the mitigation hierarchy; 
 
iv. Conflict with Restocking Direction, Remedial Notice or Registered Notice to Comply issued by Scottish 
Forestry. 
 
c) Development proposals involving woodland removal will only be supported where they will achieve 
significant and clearly defined additional public benefits in accordance with relevant Scottish Government 
policy on woodland removal. Where woodland is removed, compensatory planting will most likely be 
expected to be delivered. 
 
d) Development proposals on sites which include an area of existing woodland or land identified in the 
Forestry and Woodland Strategy as being suitable for woodland creation will only be supported where the 
enhancement and improvement of woodlands and the planting of new trees on the site (in accordance with 
the Forestry and Woodland Strategy) are integrated into the design. 
 
This is a significant constraint which offers no flexibility and therefore needs to be carefully considered when 
assessing options for the overhead powerline (OHL). 
 



Page 25 of 40 
PMAJRESPACK 

The proposed OHL should aim to avoid woodland and trees of high biodiversity value. Where this is not 
possible, the operating corridor (OC) must be kept as narrow as possible through the restructuring of 
woodland. The Council are aware that the OC can vary from as much as 80 metres (40m either side of the 
OHL) through commercial woodland, to as little as 30 metres (15m either side of the OHL) in native 
woodland. The need to rationalise felling back to a windfirm edge (in commercial woodland) may involve a 
significant amount of additional felling. 
 
Where felling is considered unavoidable, these areas should be restocked with native species which enables 
the OC to be reduced to the minimum width, therefore reducing the amount of woodland removal. 
 
Where a permanent removal of woodland occurs, compensatory planting will be required to help mitigate for 
this loss of habitat. Details of compensatory planting must be provided in support of any planning 
submission. This must identify a suitable area of land which has been assessed by Scottish Forestry under 
the Forestry EIA screening process. Compensatory planting proposals must then be developed in 
consultation with Scottish Forestry and any other relevant stakeholders to demonstrate that it is a viable 
scheme. 
 
Compensatory planting must be of at least the equivalent area to that which is being removed and, in some 
cases, an enhanced area of compensatory planting will be required. It should also be noted that 
compensatory planting should be of a similar woodland type (commercial/native) to the one being removed. 
 
Any off-site compensatory planting will need to be secured through a legal agreement between the Council, 
the applicant and landowner(s). 
 
Where woodland removal or restructuring affects an area under an approved Long Term Forest Plan 
(LTFP), then this will need to be amended to account for any approved changes. 
 
It is important that any related operations are integrated, such as woodland restructuring, biodiversity 
enhancement, compensatory planting, Habitat Management Plans and Long-Term Forest Plans. 
 
The Highland-wide Local Development Plan (April 2012) explains the Highland Council's vision and sets out 
how land can be used by developers for the next 20 years. The HwLDP Policies 51 and 52 highlight the 
multiple benefits provided by trees and woodlands throughout the Highlands and in recognition of this there 
is a strong presumption in favour of protecting the existing woodland resource. 
 
Impact on Habitats, NatureScot 
NPF4 sets out new requirements for development to deliver positive effects, primarily under Policy 3. For 
national and major developments, or those subject to EIA, Policy 3b notes that proposals will only be 
supported where it can be demonstrated that they will conserve, restore and enhance biodiversity, including 
nature networks, so they are in a demonstrably better state than without intervention. The policy requires 
that significant biodiversity enhancements are provided, in addition to any proposed mitigation. Only when 
actions result in biodiversity being left in a better state than before development are positive effects secured. 
 
Our Developing with Nature guidance has been prepared, in discussion with Scottish Government, to 
support local development applications. It sets out a number of common measures to enhance biodiversity. 
For national, major and EIA developments, more detailed assessment and more ambitious measures are 
likely to be required. The Scottish Government is developing separate guidance on Policy 3 to support 
delivery of biodiversity enhancement from these larger scale developments. In the meantime, aspects of our 
Developing with Nature guidance can usefully inform how to take account of biodiversity in development, 
including ensuring future management and monitoring maintains the biodiversity enhancements in the long 
term. 
 
The Applicant should explore and identify opportunities for biodiversity enhancement as early as possible, 
including through discussion with key stakeholders. Within the EIA report, information on predicted losses, 
proposed compensation and delivery of additional positive effects should be clearly summarised. The 
information must be sufficient to allow the consenting authority and relevant stakeholders to see clearly how 
effects will be addressed, and compensation and enhancement delivered.  
 
Summary, NatureScot 
We recognise that the proposal falls within the National Planning Framework (NPF4) list of national 
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cumulative effect of the existing substation) with the background level in accordance with 
BS4142:2014+A1:2019: Methods for rating and assessing industrial and commercial sound to 
demonstrate. 

• A description of any noise mitigation methods that will be employed. The effect of mitigation methods 
on the predicted levels should be reported, where appropriate. Details of the mitigation measure 
should also the detailed specifications of any barriers, enclosures etc. 

• The outcome of the noise assessment must clearly demonstrate noise arising from proposed 
development (including any accumulative effect from existing noise sources) will not have any 
adverse impact on existing noise sensitive properties and will meet the following criteria: 
 
1. Noise arising from within the operational land of the sub-station, hereby permitted, when 
measured and/or calculated as an Leq, 5min, in the 100Hz one third octave frequency band 
must not exceed 30 dB, at noise sensitive premises; and  
 
2. The Rating Level of noise arising from the use of plant, machinery or equipment installed or 
operated within the operational land of the development must not exceed the current background 
noise levels at noise sensitive premises* 
 

In determining suitable mitigation measures and the design of the proposed new sub-station and HDVC 
convertor station, consideration should be given to the likelihood of future development at the site. It would 
be important that any future expansion of the site in terms of permitted development does not result in 
increased noise levels. 
 
It is also expected that the noise assessment will include an assessment of both the proposed new 
substation/ HDVC convertor station and any modifications/alterations to the existing Balblair substation. 
 
Should the applicant wish to clarify any of the above matters further or wish to discuss in more detail the 
operational noise assessment criteria, then please contact the Environmental Health Service directly. 
 
Finally, whilst not specifically included as part of this application, the wider project includes the installation of 
OHL lines both from Spittal and to Peterhead. The installation of 400 kV line requires significant construction 
works and will also require a construction noise management. Furthermore, an operational noise 
assessment for the OHL will require to be submitted in accordance with National Grid Technical Guidance 
Note TGN(E)322 (2021) operational audible noise assessment process for overhead lines. 
 
Noise Impacts – Operational 
Furthermore, the site at Fanellan (option 7) is located less than 200 metres away from residential properties. 
The site is a rural location, and it is anticipated that it will have a low existing ambient noise level. The noise 
emissions from substations are known to be tonal and are incongruous to the existing rural noise 
environment. The substation noise would contrast with the natural ambient sounds which would normally 
occur in this location. Such that even at low levels the noise from the proposed substation could adversely 
impact on local residents. 
 
It is, therefore, critical that noise mitigation measures are incorporated into the design of the new substation 
and are considered as a key element of the development. The design of noise mitigation measures must 
also take into account any future expansions of the development even if these will be undertaken as 
permitted development. 
 
Construction Impacts 
Planning conditions are not usually used to control the impact of construction noise as similar powers are 
available to the Local Authority under Section 60 of the Control of Pollution Act 1974. However, as proposed 
development will include significant construction works over several years and will be undertaken in close 
proximity to noise sensitive properties, there is potential for significant disturbance from construction noise. 
 
Whilst it is appreciated that SSEN already have a community liaison group in place, given the size and 
nature of the construction of this project, is it essential that the community liaison group is maintained 
throughout the duration of the project. The community liaison group should keep residents informed of the 
progress of the project and allow for complaints to be addressed fairly and expeditiously. 
 
The applicant will also need to submit a construction noise assessment. The assessment should be carried 
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construction-related traffic to and from the finalised development site and help to limit impacts on the public 
road network. Such management measures will be in addition to any physical improvements deemed 
necessary. The Framework CTMP should clarify the proposed routing of construction traffic and set out what 
steps will be taken to ensure all construction traffic adheres to that routing. 
 
It should be noted that no abnormal load movements will be accepted across the existing Lovat Bridge 
carrying the A862 over the River Beauly without detailed inspections and assessments being undertaken 
and the findings accepted by our Structures Team. It's our understanding that such inspections will need to 
include diving surveys of the existing bridge piers and foundations within the river. 
 
The Framework CTMP should also set out any management measures that will be implemented to avoid 
generating unacceptable construction traffic during sensitive times on the existing local public roads (e.g. 
during school opening and closing times or large events in the area such as Belladrum). Also, any 
anticipated measures that will restrict or prevent free use of the local public road network during the works 
should also be clarified (e.g. temporary traffic lights, road closures, speed limits etc). 
 
The assessment of the need for physical road mitigation and/or traffic management measures should 
include both routes required to access the finalised new substation and converter station, plus any roads 
impacted by creating the necessary connections to the existing Beauly Substation and the proposed 
changes to distribution networks. 
 
Highland Council as the Local Roads Authority will not accept plant or materials being loaded or unloaded 
on the local public road network. Suitable facilities off the public road should be provided to permit the 
loading, unloading and storage of plant and materials. 
 
Similarly, The Council will not accept construction traffic parking on local public roads during the works. 
Again, suitable facilities should be provided for all construction traffic to park off the road. 
 
Any submission should confirm commitment to enter into a formal 'wear and tear' agreement with Highland 
Council as the Local Roads Authority, as set out in Section 96 of the Roads (Scotland) Act 1984. This 
should include a commitment to survey the proposed access routes prior to works commencing, ideally with 
a Local Area Roads representative, if available, and then again at the end of the works. Also, the Framework 
CTMP should set out how the routes will be inspected during the works to determine if there has been any 
damage that warrants immediate repair, or any mud or other construction-related materials deposited on it 
that warrants being removed. Depending on the anticipated scale of impact on the local public road network, 
it may be necessary for The Council to seek a Road Bond or other financial security to protect the Authority 
from any extraordinary expenses if required to step in and make-good any issues with the local public roads 
impacted. 
 
CTMP Mitigation 
Mitigation required may include new or improved infrastructure, road safety measures and traffic 
management arrangements.  
 
All works on the public local road network will require the approval of the Council as Roads Authority through 
a Road Construction Consent together with any necessary Technical Approval for structures. Therefore, 
detailed and dimensioned plans showing the mitigation proposals on and adjacent to the public road will be 
required to be agreed prior to any works commencing on site. 
 
Early consultation with the Council’s Structures Section is recommended with regard to affected Council 
maintained structures on the routes to the site. 
 
Design details for the proposed vehicular access(es) into the site(s) should be included in any submission. 
These details should justify that the layouts will be capable of safely accommodating the vehicle movements 
needing to use them, both during their construction and ongoing operation. The design details and 
construction forms of any accesses should adhere with the requirements from our published Roads and 
Transport Guidelines for New Developments. 
 
The accesses should also demonstrate that adequate visibility can be achieved in both directions along the 
public roads impacted. For all permanent accesses, these should be measured from a 4.5m setback behind 
the edge of the existing surfaced carriageway of the public road. In most situations, a 2.4m setback should 
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be sufficient for temporary accesses. However, this will be dependent on the nature of the road they connect 
with and the traffic using them, plus the intended purpose and duration of those proposed temporary 
accesses. For example, temporary accesses from roads with fast moving traffic that are due to be in-place 
for a considerable period are likely to benefit from 4.5m visibility splay setbacks. 
 
The required visibility distances will be dependent on the current general traffic speeds along the sections of 
road impacted. We recommend that traffic surveys are undertaken in the vicinity of the proposed accesses 
to quantify the current volumes and speeds (85th %’ile) of traffic. This can then be used to determine 
appropriate visibility splays, using Table 5.5 from our published Roads and Transport Guidelines for New 
Developments. 
 
Any submission should justify that the Promoter either has full control of all the land needed to achieve the 
required visibility splays, or that they have agreements with the neighbouring landowners impacted. Such 
agreements should demonstrate that any neighbouring landowners impacted give permission for the 
visibility splays to run through their land and that they commit to not implementing any construction, planting 
or landscaping that could impact on the achievement of those required visibility splays going forward. 
 
Access Design 
The designs for the accesses will need to demonstrate that they will prevent surface water from the 
development sites running out onto the local public road. Also, any existing roadside ditches impacted by the 
proposed access works will need to be catered for within the designs. This could involve culverting below 
the new accesses or diverting any ditches to avoid them. 
 
The new vehicular accesses should be surfaced with a suitably bound bituminous material for at least the 
first 6m from the edge of the existing carriageway of the local public road. Also, any gates should be set 
sufficiently back so that the vehicles needing access during the operation of these facilities can fully leave 
the carriageway of the public road before reaching the gates. 
 
The internal layout of the sites will need to demonstrate that suitable facilities will be provided so that any 
traffic accessing them, either during the construction or their ongoing operation, will be able to turn safely. 
This is to ensure that there should not be any need for vehicles to either reverse into or out of the sites from 
the public road. We could not support such manoeuvres from a road safety perspective. 
 
Similarly, the internal layouts will also need to clarify what the levels of operational parking provision will be 
within them. Any submission should justify why those levels will be required and why they should be deemed 
sufficient for the ongoing operation of these facilities. 
 
Access Officer 
An access management plan should be submitted with any application. It should be informed by an 
assessment of the development's impact on public access which should be delivered as part of an EIA.  
 
It should incorporate everything from access rights to water, general access rights, parts of the wider path 
network, core paths, public rights of way and other routes. Simply referring to core paths and routes in 
Scottish Hill Tracks is inadequate.  
 
Impacts during and after construction should be assessed with the priority being accommodating public 
access during construction and maximising the potential benefits. 
 
All accommodation gates, fences and tracks should accommodate public access with pass gaps or gates; a 
point that should be stressed with land managers from the outset.  
 
Impact on the Trunk Road Network, Transport Scotland 
While we would state that Transport Scotland has no comment to make on the individual site options, it 
should be noted that in the event that the chosen alignment of the OHL results in crossing any trunk road, a 
threshold assessment in line with the Institute of Environmental Management and Assessment (IEMA) 
Guidelines for the Environmental Assessment of Road Traffic will be required to determine whether there 
are likely to be any significant environmental issues associated with increased traffic on the trunk road 
network, and any requirement for further trunk road assessment. 
 
It should also be noted that any proposed changes to the trunk road network must be discussed and 
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• Kiltarlity Parish Church (SM5570) 
• Corff House, fort SW of (SM3195) 
• Culburnie, ring cairn and stone circle (SM2425) 
• Belladrum, Chambered Cairns 250m NNE Of Brockie's Lodge (SM2435) 
• Dun Mor, fort, Ballindoun (SM2423) 
• Phoineas Hill, enclosure 900m ESE of Phoineas House (SM4729) 
• Dun Garbhaig, fort, Kilmorack (SM2422) 
• Beaufort Castle (GDL00052) 
• Beaufort Castle (LB8068) 
 
Preferred Site Option 7 
At this stage it appears likely that a new substation could potentially be located at this site without raising 
issues of national interest for our remit. However, this should be confirmed by full assessment once the 
details of the proposed substation including potential mitigation options, through landscaping, for example 
are known. We would also note that the cumulative impacts of the proposed option along with the required 
overhead line infrastructure should be considered when more detailed assessment is undertaken. 
 
Scheduled Monuments 
This option is the least likely to have significant impacts on the settings of nearby scheduled monuments. 
Site 7 as a combined option would see the proposed substation situated on the plateau at Fanellan, a site 
which is surrounded by native woodland of Ruttle Wood to the northwest and the Fanellan Wood to the east. 
This woodland and the flat nature of the plateau at Site 7 is likely to screen the majority of the proposed 
substation in views from Dun Garbhaig, fort, Kilmorack (SM2422) and Kiltarlity Parish  Church (SM5570). 
Woodland may also provide screening cover in views from Dun Mor,  fort, Ballindoun (SM2423), Phoineas 
Hill, enclosure 900m ESE of Phoineas House (SM4729) and Culburnie, ring cairn and stone circle 
(SM2425). It is unlikely that the proposed development at the Site 7 location would be visible from Corff 
House, fort SW of (SM3195) due to the intervening quarry and forestry south of Beauly. 
 
The supplied Options Appraisal also notes that there is a possibility to partially reduce the height of buildings 
in the proposed substation by sinking them into the plateau of Site 7 at Fanellan, which may further reduce 
any impacts on the settings of these adjacent scheduled monuments. Further mitigation, particularly of 
connecting OHLs in this area, should also be considered including the possibility of buried cables and 
connections in sensitive areas to reduce setting impact upon assets within our remit. 
 
Further assessment of these impacts should, however, be undertaken if this option is to be taken forward, 
ideally through ZTV and targeted visualisations. We would be happy to advise further on visualisation points. 
This will allow for a more detailed assessment of the scale of impacts to be provided. 
 
Inventory Gardens & Designed Landscapes and category A listed buildings 
Site 7 is located west of the Beaufort Castle Inventory Garden and Designed Landscape (GDL00052) some 
1.9km to the west of Beaufort Castle (LB8068). The substation may be visible from the Castle and parkland 
which forms the core of the designed landscape around the Castle, however, much of the perimeter of the 
estate is enclosed by mature estate woodland, which may limit any visibility. Although there is potential for 
impacts on both the setting of the Castle and its designed landscape, we think they are unlikely to raise 
issues of national interest. 
 
It may be possible to reduce any significant impacts by design, for example, reducing heights of towers if 
possible, micro-siting tower locations or undergrounding cables. 
 
Other site options 
We have reviewed all of the other site options and note that 12 of the original 16 options considered were 
discounted at an early stage for a variety of non-heritage reasons. We are content that none of these 
discounted options would provide a preferable site in comparison to Site 7 for our remit. We are therefore 
satisfied that options 7, 9, 11 and 11a have been given more detailed consideration at this stage. 
 
Sites 9, 11 and 11a sit in open plains to the south, southeast and east of Beauly and would be clearly 
visible, albeit at a low level, from nearby scheduled monuments around Beauly, in particular Corff House, 
fort SW of (SM3195), Dun Mor, fort, Ballindoun (SM2423) and Phoineas Hill, enclosure 900m ESE of 
Phoineas House (SM4729). The proposed development in these locations would dislocate the scheduled 
monuments from their relationship to the land around the river Beauly. While we have not considered these 
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options in depth, given the level of information currently available, it is likely that all of these substation 
options and in particular any connecting OHLs would have significant adverse impacts on the 
setting of these scheduled monuments. 
 
Quarry Options 
We note that Quarry B, C, D and the West of Broallan site have been discounted, with the assessment of 
Quarry C and that West of Broallan noting the presence of scheduled monuments within 50m as key 
constraints. We agree with the initial assessment that the potential adverse impacts on the setting of 
these scheduled monuments would likely be significant and may raise issues of national interest for 
our remit. 
 
Quarry A would be situated as an extension of the existing Balblair Wood quarry to the immediate north of 
the River Beauly. While the principle of quarrying is established in this location, any extension of the Balblair 
Wood quarry site which might be required would bring development closer to the scheduled area across the 
river at Kiltarlity Parish  Church (SM5570), potentially within 300m of the scheduled area. 
 
Views from Kiltarlity Parish Church (SM5570) to the north are currently screened from the existing quarry by 
a shelterbelt of trees on the immediate north bank of the River Beauly, and the proposals for the 
establishment of the Quarry A site would retain a small shelterbelt. Should this option be taken forward we 
support the retention of this shelterbelt which provides an important function in screening and focussing the 
sight line north from the scheduled area to local views of the river and its banks. Should the current tree 
screening be removed to open up this view to the quarry and HVDC site it would have a significant impact 
upon the setting of the scheduled monument, such that it would likely raise issues of national interest and 
we would have to object, as operations within 300m of the scheduled area would serve as both a distraction 
to setting of the monument, its character and sense of place, and its relationship with the river which all form 
key aspects of its setting. 
 
Provided this screening can be delivered/ensured we would be content that Quarry A would not 
result in significant impacts on the monument’s setting. We would welcome further consultation on this 
aspect of the proposals as they develop due to the sensitivities around this monument should this option be 
taken forward. 
 
We would also note that currently the assessment for the site at Quarry A appears to have only considered 
the category B listed building at Kiltarlity (LB8081) and does not appear to have considered the scheduled 
monument identified above. 
 
Cumulative Impacts 
In addition to the potential impacts from the combined substation and converter station or the individual 
station sites, it will be vital to consider the potential cumulative impacts from the associated overhead lines 
due to connect into the sites. 
 
Our response to the route options for the new 400 kV overhead line between Spittal and Beauly is provided 
separately but we would note here that all of the proposed route options to all of the Beauly substation 
options potentially raise concerns over significant adverse impacts to the setting of designated 
assets. 
 
This includes assets to the north on the Beauly to Loch Buidhe section of the OHL route which passes in 
close proximity to a cluster of likely Iron Age forts including Dun  Fhamhair (SM5212), Dun a Chliabhain 
(SM2424), Dun a Garbhlaich (SM2422) and Dun  Mor (SM4979) to the northwest of Beauly, and with the 
proposed Beauly-Blackhillock- New Deer-Peterhead OHL route which passes in close proximity to another 
cluster of likely Iron Age forts including Dun Mor, fort, Ballindoun (SM2423), Phoineas Hill,  enclosure 900m 
ESE of Phoineas House (SM4729) and Castle Spynie, broch (SM4653) to the southeast of Beauly. The 
Beauly-Blackhillock-New Deer-Peterhead also has the potential to impact on the setting of the 
Beaufort Castle GDL and associated listed buildings. 
 
Summary 
At this stage and based on the information provided so far, we consider it likely that a substation could be 
accommodated at the preferred option combined Site 7 without raising issues of national interest for our 
remit. It will also be important to assess the cumulative impacts of the associated overhead lines, 
underground cable routes and other proposed substations in the vicinity which require to connect into the 
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Useful Weblinks  
 
 
The Highland Council Development Plans 
 
https://www.highland.gov.uk/info/178/local and statutory development plans  
 
Highland Council Supplementary and Development Guidance Listed by Category: 
 
https://www.highland.gov.uk/directory/52/development guidance  
 
Siting and Design Quality: 

 
THC Sustainable Design Guide 
https://www.highland.gov.uk/directory record/683409/sustainable design  
 
Roads/Access and Transport 
 
More information on access and parking standards (incl. small housing developments) can be found at: 
https://www.highland.gov.uk/info/20005/roads and pavements/101/permits for working on public roads/4  
 
Access Panel 
 
The Council encourages applicants at pre-application stage to engage with the local Disability Access Panel 
to consider accessibility improvements for physically disabled and sensory impaired people.  The Highland 
Council have published a Planning Protocol for Effective Engagement with Access Panels, which you should 
take into consideration    
 
Access Panels Contact Info- 
https://www.highland.gov.uk/info/751/equality diversity and citizenship/326/equality and diversity contacts
/4   
 
Scottish Government 
 
Scottish Government Building, Planning and Design Pages 
https://www.gov.scot/building-planning-and-design/  
 
Scottish Government Planning and Architecture Guidance  
https://www.gov.scot/policies/planning-architecture/planning-guidance/  
 
Scottish Planning Policy 
https://www.gov.scot/publications/scottish-planning-policy/  
 
Scottish Water 

 
Contact Scottish Water for guidance on connections to the public water/drainage network: 
https://www.scottishwater.co.uk/en/Business-and-Developers/Connecting-to-Our-Network/Pre-Development-
Information/Planning-Your-Development  
 
SEPA 

 
You can find more information on SUDS at: https://www.sepa.org.uk/regulations/water/diffuse-
pollution/diffuse-pollution-in-the-urban-environment/  
 
You can view SEPA's small-scale developments guidance here:  
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https://www.sepa.org.uk/regulations/water/small-scale-sewage-discharges/  
 
You can view SEPA's flood risk map here:  https://www.sepa.org.uk/environment/water/flooding/flood-maps/  
 
CAR Licensing - https://www.sepa.org.uk/media/34761/car a practical guide.pdf  
 
Historic Environment 

 
The Highland Historic Environment Record (HER) contains detailed information about listed buildings, 
conservation areas and archaeological sites in the Highland area:  
http://her.highland.gov.uk  
 
General advice on development affecting historic designations can be found at:  
https://www.historicenvironment.scot/advice-and-support/  
 
Protected Species -SNH 

 
More information on Scotland's protected species and areas can be found at: 
https://www.nature.scot/professional-advice/safeguarding-protected-areas-and-species/protected-species  
 
https://www.nature.scot/professional-advice/planning-and-development/natural-heritage-advice-planners-
and-developers/planning-and-development-protected-areas  
 
Trees and Woodland 

 

The Scottish Government's woodland strategy and associated polices can be found here: 
https://forestry.gov.scot/support-regulations/control-of-woodland-removal  
 
The Council's guidance on tree/woodland issues can be found here: 
http://www.highland.gov.uk/info/1225/countryside farming and wildlife/63/trees and forestry/ 
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