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Kirkbank House
Dumfries
DG1 2HS
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[bookmark: Dear]Dear Chris 

Town and Country Planning (Environmental Impact Assessment) (Scotland) Regulations 2017: Request for Screening Opinion for partial use of agricultural land to accommodate a rifle range, facilities building and limited hardstanding infrastructure at land at Over Cassock, Langholm.

On behalf of Mr E Glendinning (the Applicant), Savills (UK) Ltd is preparing an application for planning permission for partial use of agricultural land to accommodate a rifle range, facilities building and limited hardstanding infrastructure.

A Proposal of Application Notice (PoAN) was submitted to Dumfries and Galloway Council in respect of the proposal in May 2021. It is anticipated that the forthcoming application for planning permission will be accompanied by the following documents: - 

· Pre-application Consultation Report
· Planning Statement 
· Noise Impact Assessment 
· Preliminary Ecological Appraisal

Any further supporting technical reports will be prepared as deemed appropriate. We consider that the studies outlined above will provide a robust and appropriate level of information to aid decision making.

We write to formally request the Planning Authority’s Screening Opinion on the need for Environmental Impact Assessment (EIA) pursuant to Regulation 8 of the above Regulations.  

In accordance with Regulation 8(2) please find enclosed:

· A brief description of the nature and purpose of the development; 
· A brief description of the possible effects on the environment of the development; and 
· A plan sufficient to identify the land.

A Noise Impact Assessment (NIA) and Preliminary Ecological Assessment (PEA) have been prepared to help inform the Screening Opinion.  

EIA Screening Review

In considering the need for EIA, paragraph 28 of Circular 1/2017 confirms that the key question to be addressed by the Council is: ‘Would this particular development be likely to have significant effects on the environment?’

The EIA Regulations and accompanying Circular make it clear that for all projects listed in Schedule 2 of the EIA Regulations, the planning authority must make its own formal determination of whether or not EIA is required. Paragraph 10 of the Circular confirms that ‘only a small proportion of development will require EIA’, but it is equally stressed that EIA is not discretionary. For Schedule 2 projects, this means that those which are considered likely to have significant effects on the environment will require EIA.  

In considering the potential for significant environmental effects associated with Schedule 2 projects, the Circular confirms in paragraph 31 that factors such as the nature, size and location of the proposed development are key. 

Paragraph 32 of the Circular states that ‘In the majority of cases, it will however be necessary to consider the characteristics of the proposed development in combination with its proposed location in order to identify the potential for interactions between it and its environment and therefore determine whether there are likely to be significant environmental effects’.

In considering screening requests, the Circular emphasises in paragraph 35 that the basic test of the need for EIA in a particular case is the likelihood of significant effects on the environment. In some cases, a large scale and complex development in a non-sensitive location may result in EIA being requested. In all cases, paragraph 37 of the Circular confirms that the relationship between a proposed development and its location is a crucial consideration. The same paragraph states that for any given development proposal, the more environmentally sensitive the location the more likely it is that the effects will be significant and will require EIA.

Paragraph 37 of the Circular confirms that for the purposes of the EIA Regulations, 'sensitive areas' comprise:

· Sites of Special Scientific Interest;
· Land subject to Nature Conservation Orders;
· European Sites;
· National Scenic Areas;
· World Heritage Sites;
· Scheduled Monuments;
· National Parks; and
· Marine Protected Areas.

Paragraph 41 states that the Planning Authority must take into account any proposed mitigation measures, as well as the description of the proposed development, in reaching their Screening Opinion. The information about the proposed development and the site set out in this document should provide sufficient information to enable the Council to adopt its Screening Opinion.

This document is set out in a systematic manner to aid the screening process and provide the information required by the EIA regulations:

· Section A provides a description of the nature and purpose of the development and the project site.
· Section B considers the selection criteria for screening schedule 2 development.
· Section C concludes the review.
· A plan identifying the land is appended to this letter.















Section A: Nature and Purpose of the Development

The site is located to the north west of the B709, approximately 4.3 miles to the north of Eskdalemuir. A location plan is attached showing the site outlined in red, of which only a very small portion will contain any hardstanding infrastructure. The vast majority of the site will continue to be used as agricultural land. 

The range has been successfully in operation since 2017, under the provisions of the 28 day rule, which meant that planning was not required as set out in Class 15 of the Town and Country Planning (General Permitted Development) (Scotland) Order 1992.

The Applicant now proposes to upgrade the existing firing point with a permanent structure, and at the same time formalise the partial use of this agricultural land as a rifle range.

The proposed shooting targets will be distributed in a north-south pattern along the valley. For safety reasons the targets will be located in bunkers dug into the ground with low earth mounds surrounding them. In most cases these bunkers are already in place and have been in use for target shooting. In these cases, the only change is to be the replacement of the existing targets with new targets. 

The shooting will take place from a fixed location located in the centre of the site, shooting in a generally north direction. Each participant will start by aiming at the closer targets first and will only progress to the further out targets once the Range Conducting Officer is satisfied that they are capable of hitting those targets. Consequently, the projectiles accumulate within the target bunkers, from where they will be routinely collected to be recycled.

Farm animals are cleared from the range immediately prior to the ranging going live.  As a target shooting club, no live quarry are ever shot at. Strict health and safety requirements are in place on site, with only Home Office Approved Clubs allowed to use the range.

[bookmark: _MailEndCompose]Upland hill farms, such as Over Cassock, have been under considerable pressure for many years. With the ongoing reform of the EU’s Common Agricultural Policy and the UK’s departure from the EU, farms are going to lose significant financial support and it has therefore never been so important for such farms to diversify to secure alternative income streams. If these farms do not diversify or secure alternative forms of income, they will fail and families will move out of the area. The farmland will be managed remotely and ranch farmed as bare land with the “farm base” many, many miles away. The buildings will no longer be required, will become derelict and ruined. The loss of farming families would clearly have a knock on effect on local services and the very way in which land is managed. The Over Cassock farming operation is loss making and the establishment of the range could help subsidise the farming activity which may have to cease without it.


The application site is approximately 592 ha in size on land at Over Cassock, Langholm. We have attached a location plan showing the site at which the development is to be carried out outlined in red. Access into the site will be from the existing access from the B709. The rurally located site is a wholly suitable location for a rifle range.

The proposal, as described above, is considered to constitute an agriculture project, as identified in part 1 (a), of Schedule 2 of the Town and Country Planning (Environmental Impact Assessment) (Scotland) Regulations 2017. The site extent (592 ha) exceeds the applicable threshold of 0.5 ha set out in Schedule 2. The development is therefore considered to be a Schedule 2 development in terms of the Regulations.






Section B: Selection Criteria for Screening Schedule 2 Development  

	1. Characteristics of Development 
	Description

	a) Size of the development 
	The site comprises low quality agricultural land. The site is 592 ha in size.


	b) Cumulation with other existing development 
	The proposed development is a stand-alone proposal and does not form part of a wider project.

	c) Use of natural resources
	The site is not classified as prime agricultural land.


	d) Production of waste
	The proposed development will produce normal levels of waste associated with a development of this scale and nature. 
 

	e) Pollution and nuisances 
	The risk of pollutants or nuisances is considered low.  

Operational noise will arise, however this can be mitigated to acceptable levels through the use of standard mitigation measures and techniques secured by appropriate conditions attached to any future planning consent. Further information is included within the submitted Noise Impact Assessment (NIA).

The rifle range is primarily a diversification of uses on Over Cassock Farm and will operate alongside it at intermittent times. 

	f) Risks of accidents
	There is considered to be a low risk of accidents associated with the proposals. Strict health and safety requirements are in place on site. Only Home Office Approved Clubs could use the range. 

There is no identified risk to the environment.


	g) Risks to human health 
	There is no identified risk to human health.




	2. Location of the Development 
	Description

	a) Existing land use
	The site comprises low quality agricultural land. 

	b) Relative abundance, quality and regenerative capacity of natural resources in the area
	There will be no irreversible action or development on any sensitive sites hosting natural resources.

	c) Absorption capacity of the natural environment (paying particular attention to the below)
	

	i) wetlands, riparian areas, river mouths;
	No

	ii) coastal zones and the marine environment;
	No 

	iii) mountain and forest areas;
	No

	iv) nature reserves and parks;
	No


	v) European sites and other areas classified or protected under national legislation;
	No


	vi) areas in which there has already been a failure to meet the environmental quality standards, laid down in Community legislation and relevant to the project, or in which it is considered that there is such a failure;
	No

	vii) densely populated areas;
	The site lies in a rural location, approximately 4.3 miles to the north of Eskdalemuir.  


	viii) landscapes and sites of historical, cultural or archaeological significance 
	The Over Cassock Fort Scheduled Monument is located within the south east corner of the site. The proposed development and any associated activity would lie well away from the Scheduled Monument and would have no direct effect upon it. 

Whilst a Scheduled Monument is located within the site boundary, there is no new built development proposed nearby.

The proposed development will not have a significant impact on the setting of the heritage asset. It is acknowledged that if necessary, mitigation can be secured through appropriately worded planning conditions. 




	3. Characteristics of the potential impact
	Description

	a) The magnitude and spatial extent of the impact
	There is no indication to suggest that the extent of any environmental impacts will be so great such that EIA is required. 


	b) The nature of the impact
	The existing use of the site as agricultural and the rural characteristics of the surrounding area suggest that the proposed use is compatible in this location, with no unacceptable impacts. 


	c) The transboundary nature of the impact
	No such impacts are considered likely with this development proposal.

	d) The intensity and complexity of the impact
	The impacts can be considered low level and are not considered complex for a development of this type.

The land use on the site will be largely altered to accommodate the proposals. 


	e) Probability of the impact
	The proposed development of the site will likely give rise to some environmental impacts. It is acknowledged that steps can be taken to minimise the environmental impacts, for example through noise mitigation and, if necessary, through appropriately worded planning conditions/mitigation. 


	f) Duration and frequency of the impact
	The proposed development will provide an additional formal use of this agricultural land, but given the intermittent use of the rifle range, the environmental impact from the proposals is considered to be limited and acceptable. 


	g) Possibility of effectively reducing the impact
	Appropriate mitigation measures identified throughout the planning process, can be agreed with the Planning Authority as required.




Section C: Conclusion

We are of the opinion that by virtue of the size, characteristics, location and nature of the proposed development, it is highly unlikely to give rise to any significant environmental effects sufficient to trigger an EIA. We therefore consider that the proposed development does not constitute EIA development and a Screening Opinion is requested from the Council to confirm this.

The above commentary highlights that given the site for the proposed development is not a Sensitive Area combined with the existing use of the site, scale and form of the proposed development as well as proposed mitigation, the proposal will not lead to significant environmental effects that warrant the need for the development to be subject to an Environmental Impact Assessment.  

Overall, the potential environmental impacts of the development are not considered to be of significance that EIA is required. 

Please do not hesitate to contact me should you require additional information prior to forming the Screening Opinion.

Yours sincerely 
[image: ]
Adam Henry
Associate

Encl.
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