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Foreword

This submission to the National Planning Framework 4 Call for Ideas, has 
been prepared on behalf of Caledonian Properties Limited and Mactaggart & 
Mickel Homes Ltd. Together they form a unique partnership, centred around 

settlements, associated standalone renewable energy production facilities and 
associated large scale woodland and community grow facilities on land to the 
north of Glasgow. 

Planning Framework process, the Call for Ideas creates an opportunity, not 
only to answer the questions in the prospectus, but also to introduce particular 

planning system or mindset. We are probably 5 years away from a detailed 
planning application.

practice in Scotland and how it can adapt to the forces of change that it will 

that planning system will continue to identify and help support the creation 

struggles to embrace big ideas, let alone encourage them. Yet big ideas will be 

neutrality, housing and renewable energy.

Project Antonine is an exceptional opportunity to celebrate Scotland’s unique 
history and transform the urban and rural landscape on the edge of its largest 
City. The frontier of the Roman Empire sits to the North of Glasgow and is 
amongst the most accessible and tangible examples of a culture long gone. 

energy centres, an electric bus route and a series of grow rooms and large scale 
community greenhouses. 

This will be a self sustaining community that should not add to the pressures 

our existing cities.  

seek to expand upon the knowledge of our Roman past with a series of digs, 
interpretation projects and reconstructions of the Antonine wall. The line of 

appraisal and design process, engaging with the many organisations who are 

We look forward to working with the National Planning Framework team, East 
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The Context
This National Planning Framework is emerging at a most critical 
and interesting time, even putting aside the current Covid-19 
crisis. The UK is emerging into a new epoch for our society 
and our economy, as it leaves the European Union and as we 
examine the nature of our own union in far greater detail. Who 
can say what will happen between now and 2050 but it feels 
like we are living through a paradigm shift in the country we 
know. 

Juxtaposed with this new world, is the reality of climate 
change. Scotland has rightly set itself ambitious targets to be 
carbon neutral by 2045. Whilst achieving this target is by no 
means straightforward, there is broad support for initiatives and 
ideas that will help us get there. The question for the National 
Planning Framework and the emerging Regional Spatial 
Strategies is how they, and our planning system generally, can 
lead and direct this process; whether the imagination, political 
ambition, skills and resources exist within our planning system 
to get us there? 

•• ••• • • • ••• •

Planning at Scale
Scotland and the UK have faced challenges on this scale before. 
Between 1955 and 1970, Scotland, under the New Towns 
Act, allocated and then delivered some 250,000 homes across 

investment is unlikely to be matched in the near future, it is 
also true that development can rise to this scale of challenge. 

will/determination both politically and professionally in the 
1950s and where we are now, is considerable. Scotland has 

In total, they are proposed to deliver some 25,000 units. The 

below that of the New Towns. They are predominantly private 

delivered on these sites as the market takes time to catch up 
with the idea. 

This is not a criticism of the ambitious planning which has gone 
into these projects. Rather it is a recognition of the limitations 
of our planning system (and more relevantly our development 
process). We rely hugely upon the private sector to drive these 
projects. The public sector input is focussed upon the forward 
planning and allocation. The New Towns saw much greater 
public sector involvement and funding. That said, achieving the 
climate change targets set for 2045 will require a change in the 
way we plan and deliver.
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Heat
30% of our housing stock is over 50 years old and a further 
40% was built before the 1980’s. While investment has been 

Quality Standards, existing homes in Scotland continue to be 

carbon footprint of the country. 

Even though gas heating will be banned in new homes from 
2025, we still have an enormous task in resolving the challenge 

Transport
The other key component in achieving carbon neutrality by 
2045 is managing the impacts of our movement networks 
and between homes, work and physical and community 
infrastructure. 

2045?  What are Transport Scotland’s parameters for transport 
modelling? How should we allow for the growth in electric car 

by 2035 in our development proposals? 

of electric vehicles, the level of hydrogen or electric bus use. 
What level of vehicle charging points we should assume; how 
we should deal with the question of driverless cars; what level 
of car ownership we should assume etc?

Perhaps, most importantly, what assumptions should we make 

Lifestyle
Given that we have a challenge in improving the energy 

how transportation is changing, we should be encouraging 
new exemplar developments that demonstrate what a carbon 
neutral place looks like. 

These exemplars (particularly if they are to be privately funded) 
will not happen by chance and they will not happen in just 
any location if sponsored privately. They will require relatively 
simple land ownership; they will be located where infrastructure 
exists, the market is strong; and; where people are willing and 
skilled enough to embrace a new lifestyle based around more 

modes of transport.

Some of these exemplar projects will be in our cities but others 
will sit in the countryside around our towns. Currently, much of 
this land is zoned as countryside or greenbelt.

shows that 4.2 million people regularly worked 

by 2017. Prediction then was that half of the UK 
workforce will work remotely (at least one day per 
week) by 2020.

a sustained period of time.
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Planning for Infrastructure

When the Scottish Government introduced a Climate Change 
Plan which outlined how Scotland will move towards a low 
carbon economy, it set out the broader policy objectives to 
deliver sustainable economic growth and to create a cleaner, 
greener and healthier Scotland by 2032. 

To deliver such aspirations, the Climate Change (Scotland) 
Bill 2018 was enacted which set a target date for Scotland to 
reach net-zero emissions by 2045. It also increased targets for 
a reduction in carbon emissions to 70% by 2030 and 90% by 

statutory targets in the world to achieve net-zero emissions 
within this period.

At the national level, this is supported by the National 
Renewables Infrastructure Plan (N-RIP) which seeks to support 

industry based in Scotland alongside infrastructure priorities 
up to 2040. The Infrastructure Commission Scotland (ICS) was 
recently set up to advise on a new infrastructure investment 

economic development and support Scotland’s low carbon 
objectives. 

More recently, in January 2020, the ICS published their 
Phase 1 Key Findings Report. This report included eight 
recommendations including one to reach net zero carbon over 
the next 30 years and to accelerate the decarbonisation of 
heat and transport. Chief amongst these was the theme 
of maximising, broadening the use of and better 
maintaining existing assets.

Established less than a year ago to develop Scotland’s 
infrastructure strategy for the next 30 years, the ICS recognised 
net zero carbon and an inclusive growth economy as two 
overarching policies that were priorities on both a national and 
global scale. Therefore, the ICS placed these priorities at the 
heart of its objectives, marking a sharp shift from the overall 
policy convention of the last 50 years, which has broadly been 
aimed at maximising GDP.

Ian Russell, chair of the ICS, said: 

“While infrastructure investment remains a vital factor in 
supporting the economy and acting as an enabler to deliver 

should be based on their ability to clearly demonstrate their 
contribution to an inclusive, net zero carbon economy. We do 
not underestimate the nature and scale of the challenges facing 

will need to be made. This will require bold and determined 
leadership from the Scottish Government. However, this is 
not just a challenge for the public sector. Critically it is a call 
to everyone who plans, builds, invests in, owns, operates, 
regulates and, as importantly, uses Scotland’s infrastructure. 
The value of investing in infrastructure goes beyond the 
physical homes, schools and hospitals we see in everyday life. 
If done well, it has the capacity to unlock economic potential, 
support jobs, and enable our businesses and communities to 
strengthen and grow.”

JANUARY • • • •

Phase 1: Key findings report
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unpredictable, the integrated planning of land use and 
infrastructure is key.

Homes
We will need more homes and we will need them to be smarter, 

more sophisticated (and more communal approaches) to heat, 
energy and digital networks than ever before. They will look 

but ultimately we are still likely to face the same challenges 
regarding constructing the right number of homes, in the right 

Work
We will continue to work in towns and city centres but arguably 
to a lesser extent. A further increase in home/remote working 
will have radical impact upon our cities, our work practices 
and our society. Identifying and constructing employment 
opportunities near homes is the most sustainable way to plan 
our new communities.

Community
We will continue to congregate - enjoy parks and open spaces. 

We need to plan ambitiously for new parks and open spaces 
that enrich the lives of our communities.

Create
We will continue to make things and will need space to do so. 
Industry and investment is changing in our more connected 
world, but Scotland could be on the verge of its next industrial 
evolution if it can harness its renewable energy potential.

Communicate
We will need to plan for and prioritise communication 
infrastructure at scale. The capacity of our digital network has 
grown enormously in the last 10 to 15 years. It is now one the 
key elements in our planning system.

Energy Generation

generated from renewable sources. That said, Scotland has 
some of the greatest potential per head of population in Europe 
to generate its own energy. It has the potential to generate 
more renewable energy than it currently needs. 

In 2000 12.2% of Scotland’s electricity consumption was 
delivered by renewable energy. In 2010 it was 24% and in 

requirements were met by energy from renewable sources. In 
2020 and beyond we expect to consistently provide 100%, and 
more, as we seek to provide a surplus and become an energy 
exporting nation.

The energy transition from fossil fuels to renewables is 

of our lives. We will shift entirely from petrol and diesel cars 

alongside the delivery of High Speed Rail. Air and sea travel will 
undoubtedly follow suit. 

What infrastructure do we have and what infrastructure will 
we need have in place in order to facilitate this massive energy 
transition process?

Planning for Land Use

LAND USEINFRASTRUCTURE

PLACE

NPF

LDP
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LDP

SDP?

NPF

How can our Plan Led System cope with this Change

Big Ideas vs. the Current System

planning system, one constant theme remains. Planning in 
Scotland is too politicised, too uncertain, too short term and 
absent (in the main) of any long term ambitious vision. 

Part of the reason that we are responding to the NPF is that 
there is very little chance currently of engaging and delivering 
these types of ideas through an LDP; any LDP. While Scotland 
has many well written and thoughtful plans, local planning has 
become increasingly parochial, political and cautious. If an 
ambitious local idea comes forward that local communities, and 
by default politicians, don’t like, then it is stopped at committee 
whether or not is complies with the LDP. 

This system produces unimaginative, cautious and short term 
plans, actively undermining the principle of that Plan led 
system. Anything which is outwith the plan is almost impossible 
to get discussed.       

And here lies the quandary, because developers and 
landowners are most open to radical ideas and imaginative 
outcomes on their sites (the kind of ambitious thinking that 
carbon neutrality and NPF requires) when they are trying to get 
a position in the Development Plan. 

Local planning is by nature cautious. Big ideas/projects often 

oversight. 

This latest initiative in NPF4 combined with the early work from 
the Infrastructure Commission, suggests that at a national 
level the potential for ambitious long term forward planning is 

However this needs to be matched at the regional level. To date 

widely perceived amongst the private sector, and even some of 
the Clydeplan authorities, as a barrier to development. That is 
not to say that the general principle of focussing growth upon 
Glasgow is a mistake but there is concern that constituent 
authorities around the City who are less keen on growth, 
have used Clydeplan to reduce development activity in their 
areas. Conversely, pro development authorities see an overly 
conservative Clydeplan as a limit to much needed investment. 

Carbon neutrality is not just a task for the cities. We need 
to deliver carbon neutral developments in our suburbs too. 
We can’t do that without a positive discussion on regional 
development generally.
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The Speed of Change
The way we transport and move people and goods is likely 

innovations are potentially easier to deliver on projects of scale, 
with a greater capability to deliver communal approaches to 
power, heat and transport. 

And the speed of change, whether in personal mobility, the 
choice of where to work from and the importance of digital 
infrastructure, is accelerating. All of this change, if embraced 
and channelled correctly through a long term visionary planning 

However, this will take a level of national direction and regional 
strategic thinking that we have simply not shown or embraced 
for the last 50 years. 

The potential clash between this direction of travel and the 
concerns of local democracy are obvious. 
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Closer Working Between Public & 
Private 
Undoubtedly, long-term physical/visionary planning can show 
the way. The emergence of a new type of National Planning 
Framework could very well be part of the answer. We certainly 
need a transformation in the current Development Plan.

Our current planning system, and by default our development 
industry, have become increasingly cautious, politicised, 
unambitious and focussed on delivering numbers over 
placemaking. We would rather nibble at the edges of our 
towns and villages, utilising and putting pressure on existing 
infrastructure rather than accept the reality the change is 
required at scale. 

Smaller developments on the edge of existing places will always 

a commercial and development perspective. But they cannot 
be the only solution and they certainly cannot progress in 
isolation from a broader discussion on renewing our community 
infrastructure. It is essential that we match the number of small 
developments with much larger scale new settlements and 
urban expansions and projects which have not to date been 
seen and are an entirely new concept in the way we live, work 
and enjoy our future lifestyles. 

Scale
Development at scale is one of the chief ways that our 
continental competitors deal with the issues of climate change. 
and carbon neutrality. Scale enables a sensible discussion on the 
provision of new heat networks and energy centres; new electric 
and hydrogen bus networks; cutting edge advances in digital 
infrastructure and radical new ideas on how we should live our 
lives going into the middle of the 21st century. 

Developments of 50 units on the edges of existing places 

contributions to existing community infrastructure but achieving 
a better balance between the two is essential to even begin to 
deliver our 2045 objections. 

A Well Connected City Region
The designation of land as Green Belt is widely recognised as a 
protective measure.  A measure to stop development manage 
the location of development and to avoid the coalescence of 
settlements.  The use of green belts is recognised primarily for 
the control of development around the edge of settlements.  
And when pressures require as such, areas of green belt are 
released to allow for development, managing the appropriate 
expansion of our towns in a careful and well considered 
manner. There are some real considerations as to how the 
green belt as a planning tool is utilised and administered. 
Should the green belt purely be linked to protecting the 
periphery.  The terminology indicates that this is what it’s 
original and primary function is to wrap around like a belt, a 
green belt.

It is our view that the mechanisms for planning to improve, 
protect and strengthen the special character of our places 
are in place, but that those mechanisms perhaps are not 
being utilised correctly, and consideration needs to be given 
to mechanisms that are able to create character.  Much of 
this will be through engagement with the public, to identify 
what special character is for an area and also what is creating 
negative character?

East Dunbartonshire is a key component of a well connected 
Glasgow Region and helps support an inclusive, thriving and 
liveable City.

EDC’s key settlements are part of the City’s fabric. Existing 
road and rail transport infrastructure has served its settlements 
well for decades and, in the future, will become increasingly 
sustainable with the potential for a Glasgow Metro network 
and a more extensive network of strategic cycle paths.

Undeniably, the economic performance of East Dunbartonshire 
is linked to that of Glasgow, with the vast majority of its 
residents working in and around the City. 

From a regional planning perspective, high-quality large scale 
growth in EDC will further strengthen the City if it is delivered 
in the right place.

Our Central Belt: Planning can Show the Way
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MILNGAVIE
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Railway Network 
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Key Strategic Paths Connecting to Central Glasgow

Potential Glasgow Metro Routes (‘Connecting Glasgow’)

Motorway Network
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We still need planning. In fact, the pursuit of a carbon neutral 
Scotland by 2045 means that planning has never been more 
essential. Just like the creation of the new towns in the 1950’s, 
we planners have a central role to play. But to deliver on that 
purpose we need to be honest with ourselves about our ability 
to plan and the political willingness to embrace long term 
strategic planning as a means to an end.

The Central belt will play a key role within that journey towards 

It is our view that Clydeplan needs to be more focussed upon 
growth and recognise the value in large scale development 
around the City. This will include development in East 
Dunbartonshire. However, we should be ensuring that these 
developments are of the right type and the right quality.

Perhaps NPF4 needs to set planning authorities and industry 
some ambitious targets that chart a path between the needs 
of local democracy and the realities of the private sector 
development industry. We need to protect the environment 
and we need to respect and work with the views of local 
communities but we also need new homes, employment and 
the infrastructure to support them. The recent economic shock 
caused by Covid 19 will only increase the need for economic 
stimulus and development activity in the short to medium 
term. In certain authorities, the Development Plan conversation 
between public and private sector has sadly, broken down. It 

type of development in the right place respecting the needs of 
existing and new communities. Planning has never been more 
important. 

NPF4 could and hopefully will, sit at the heart of this new 
conversation. It could help chart a path between the way plans 
are currently prepared and emerging big ideas like Project 
Antonine. It could chart a path that recognises rather than 
ignores the motivations of landowners and the development 
industry. Perhaps it could establish some criteria for these 
discussions:

Living
• Scotland to deliver some 35,000 (tbc.) homes per year 

broken down by region, 50% of these all new homes to be 
within developments of over 1,000 units;

• 50% of all new homes in 2030 should be in developments 
which are carbon neutral, 60% in 2035, 80% in 2040 and 
100% by 2045.

• Residential development in the greenbelt only possible 
where those projects are 100% carbon neutral and 
delivered according to a comprehensive masterplan.

• Ensure that every Scot is better placed than any other part 
of the UK to work from home.

Working 
• Masterplans must show the capacity for energy 

development. 

• Enabling capacity to work from home to become a 
requirement in all new residential developments

• Developments at scale (carbon neutral) to include 
community hubs for home based working. 

Moving 
• All developments to prioritise sustainable travel with a 

comprehensive plan for cycling and walking.

• 
transition from petrol and diesel to electric vehicles.

• Development at scale to plan for daily travel solutions that 
do not require a private car.

Being
• 

that heating and transport could be delivered entirely 
through energy from renewable means.

Only if we set ambitious and real targets for our planning 
system will we conceivably reach our carbon neutral goal. The 
task lies in establishing these as realistic measurables targets 

LDP’s. We also need to instil change now/yesterday.

In Summary
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Part Two:
Project Antonine as a NPF4 Project
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Antonine: What a carbon neutral 
Development might Look Like
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KILSYTH

CUMBERNAULD

Mactaggart & Mickel, a 95 year old family business, and 
Caledonian Properties Limited, a longstanding owner of 
an estate comprising 5400 acres, are two partners whom 
collectively have the ability to deliver this ambitious vision. 
We are able to engage with East Dunbartonshire Council and 
NPF4 in a way in which a disparate set of landowners could 
not. Furthermore, we are at the outset of our journey on 
this project; ready to move forwards. We envisage a broader 
partnership that brings together key agencies such as Scottish 
Canals, Central Scotland Green Network, Historic Environment 
Scotland, West of Scotland Archaeology Service amongst 
others to achieve something special to the north of Glasgow. 
Namely, 
celebration of the areas rich heritage. 

The reality is that local authorities (with the power of a 
planning consent), can ask for a great deal from a developer 
if they ask early enough. Their requirements are made all 
the more compelling if they lead the process through the 
development plan itself. The low growth expectations set out 
to date in Clyde Plan and the unique view of development 
within EDC, has meant that reaction to development proposals 
on this scale is usually relatively cautious. The development 

partners recognise the sensitivities of this site and we know 
that to succeed we need to create something special here. We 
are entirely happy to continue to submit smaller applications 
and prepare ideas that are contrary to plan. However, the 
NPF process at least creates an opportunity to ask whether 

together to achieve a solution that is commercially successful 

community expectation, social inclusion and Place.

We don’t really have much choice because the number of 

the market wants to build are incredibly limited to the north of 
Glasgow.

We will all achieve more if we get on the front foot, embrace 
these ambitions and work together to achieve something 
special. We need planners, local authorities and local politicians 
supporting those plans, who see the opportunity to create 
something unique here and begin a discussion that sees 
EDC and Glasgow lead the way in exemplar carbon neutral 
developments. 
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Project Antonine as an NPF4 Project

sustainable communities and homes across a variety of formats 

homes and housing for older people. It will deliver a heritage 

opportunity containing extensive woodland park, green network 
connections at this valuable part of the CSGN, renewable 
technologies and cutting-edge community farming, on the 
northern edge of Glasgow. It will be self-sustaining with its own 
community infrastructure, electric bus network and community 
food production.     

The concept seeks to bring alive the Antonine Wall World 
Heritage Site (WHS) through a series of detailed archaeological 
investigations, interpretation, appropriate recreation, public 
artworks, public spaces and public realm investments, in 

woodland.

Project Antonine is an ideal candidate for national development 

development in a suburban setting. 

CAMP

BALMUILDY CAMP

NEW KILPATRICK 
CEMETERY

BALMUILDY FORTBEARSDEN

BARDOWIE LOCH
ALLANDER WATER

RIVER KELVIN 
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The Antonine Wall WHS is at the moment, little more than a 
designation. Other World Heritage Sites include the Pyramids of 
Giza, Dubrovnik, Edinburgh Old Town. However, the Antonine 
Wall is relatively mysterious and well-hidden compared to these 
exceptional wonders of history. A visitor, or indeed a local, 
would have to go out their way to discover anything of heritage 
or landscape note. 

The WHS covers an area of some 700 hectares as it runs across 
East Dunbartonshire. Development within the WHS is not 
possible, however, development within the broader impact zone 
is, as Cala Homes’ recent development on Boclair Road shows, 
acceptable. 

But what exactly is the exclusion zone protecting? Could more 

destination? Could more be done to attract people and to 
initiate a range of projects along the wall within and around 
this section in East Dunbartonshire, raising its reputation and 

a beautifully designed native woodland park could become a 
visitor attraction in its own right.

WILDERNESS 
PLANTATION

CADDER FORT

BISHOPBRIGGS

RIVER KELVIN 

FORTH & 
CLYDE CANAL

Antonine Wall (course of)

Existing Paths

Proposed Path

Heritage Assets

Potential Gateways

Bespoke Steading Developments 
(indicative locations only)

Potential Development Sites

LEGEND
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01 | Climate Change  
The development will help to reduce emissions, 
contributing to Scotland’s target of net zero emissions by 
2045, will be emissions neutral, or emissions negative.

An Antonine Lifestyle
Heritage
The Antonine Wall from Bearsden to Kirkintilloch is among the 
most accessible and tangible part of the entire structure that 
ran across central Scotland. While there are some spectacular 
set pieces at Twechar and Falkirk, between Kirkintilloch and 
Bearsden, the wall is closest to Scotland’s largest City and the 
start of the West Highland Way. 

This section of the wall is bound by several of Glasgow’s most 

to the city centre by both road and rail. An area that has 

community resistance to residential development proposals in 
particular. 

Scotland’s First Carbon Neutral Settlement

Neutral Settlement across a variety of developments, with a 
total of 3,000 new homes being proposed. 

The settlement will be made up of two major hub developments 
at the east and west of the Antonine Woodland Park. In 
between, and all connected by cycling and walking routes, an 
electric bus service and the existing road networks, there will 
be a variety of smaller steading type developments, visitor 
attractions associated with the WHS and Energy and Food 
Production Centres and Commercial Grow Rooms.

All homes will be designed to passivhaus standard. More 
than 12 million UK homes fall below the C grade on Energy 

householders spend more on energy bills and pump tonnes 
more CO2 into the atmosphere than necessary. Indeed, the 65.9 
million tonnes of CO2 produced by the UK’s homes in 2018, 
was more than that from power stations which generated our 
energy supply, according to annual greenhouse gas emissions 
data. 

the continued development of new housing without measures 
such as on-site energy generation etc. will ensure that Scotland 
fails its carbon neutrality target in 2045. The scale of what we 
are proposing will enable standalone biomass boilers to power 
the steadings and larger energy centres to power the larger 
developments at either end of the park. 30% of new homes will 

(is there a design standard that we should be employing so that 
everything is designed to make it accessible for the old).  

Energy Generation
Given the extensive land ownership there is the potential to 
establish solar farms set within new and extensive woodland 
such that energy generation is possible on a scale that can 
support the needs of all of the potential new homes in and 
around Project Antonine. There will also be the opportunity 
to explore areas of land for energy generation through wind 
power.

= Carbon Neutral
100 

Tonnes of 
Emissions

50 
Tonnes of 
Reduction

50 
Tonnes 

to Offset
- -
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Carbon Offsetting
Extensive Woodland planting is proposed. In total, 750,000 
trees will be introduced in a managed and coppiced woodland 

the UK. It will be natural Woodland of the type, density and 
species mix that would have been found in this area in Roman 
times. 

Flexible and Accessible Working
Within the new communities and at Strathkevin Retail Park, 
which is also owned by Caledonian Properties Limited, 

the opportunity to work collaboratively and foster business 
contacts close to home thus strengthening local commerce.

Sustainable and Recreational Movement 
Infrastructure
New path networks will link the 16 future settlements and 
events within the masterplan. Quality of the paths will be high 
enabling journeys to be made on electric scooters/bikes as 
well as on foot or by bicycle. The existing road network will be 
utilised for the regular electric or hydrogen bus service. 

The development of the park at this point will give visitors 
the chance to access the wall, an easy walk from anyone of 3 
railway stations or the extensive bus network nearby. 

An electric bus service will run through Antonine. 6G 

from home or anywhere within the park at a level current 
not experienced locally. We will commit to embrace all of 
this and perhaps, more importantly, the required community 
infrastructure within these settlements. No additional pressures 
will be placed on community health or local roads through this 
development.  

Leisure And Recreation
Opportunities exist to enhance Cawdor Golf Club courses to 
provide the potential for a events venue, new club facilities, 

well-being for the new community.

Community Growing
The land is currently used for various forms of agriculture. 

of a series of community grow rooms where renewable energy 
will be used to power vegetable growing under glass.  

Community Growing
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THE ANTONINE WALL

NEW FORESTRY
BEARSDEN

BEARSDEN
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Carbon OffsettingCarbon Offsetting
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SOLAR FARM

SOLAR FARM
NEW FORESTRY

BISHOPBRIGGS

BALMORE

TORRANCE

Potential Development Sites

Antonine Wall (course of)

Existing Paths

Proposed Path

Proposed Planting A

Proposed Planting B

Proposed Solar Energy
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Solar Energy Generation
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02 | People
The development will support the health, well-being, 
sustainability, and quality of life of our current and 
future population.

We will do more than just build houses. We want to create a 
unique sense of place. Exceptional houses will have a physical 
quality in their own right; each will however be integrated with 
each other in smaller more local steading groups and a larger 
sustainable community at scale. 

Individual homes will be built to passivhaus standard but it 
doesn’t stop there. Each community will have the capacity for 
energy generation. 

road cycle routes and each will have the capacity to either grow 
their own food on site or on the south facing grow rooms that 
surround them. 

And they will be integrated - old and young will live together. 

and all will be tenure blind. 

community infrastructure we require on site. Nearby 
communities often respond negatively because of the impact 
new development has on their precious services and facilities, 
particularly educational facilities and community healthcare. 
It is our intention that the development will have a relatively 
light footprint in terms of car usage, with an emphasis upon 
sustainable transport. We will also deliver land for schools 
where required, albeit proximity to existing schools (particularly 
in Bearsden) is exceptional. We will also provide community 
hub buildings to accommodate healthcare etc. 

Leisure and recreation opportunities exist to enhance Cawdor 
Golf Club courses to provide the potential for a events venue, 

to leisure and well-being for the new community.

Our view is that the best way to ensure carbon neutrality across 
the settlements is to ensure that the people living there support 
and advocate that vision.  

Carbon OffsettingCarbon Neutral Homes

26
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Homes for All
Bearsden and Bishopbriggs have among the most elderly 

encourage older people out of their existing properties because 
appropriate local, attractive alternatives do not exist. Many 

properties, all designed to meet varying needs. 

These existing towns and communities also have the greatest 

steadings proposed will be available for community self build 
and we would be keen to engage with Tenant’s Cooperative 
and EDC to consider how this aspect of the proposals could be 
further developed.

Quality of Life
With one eye on carbon neutrality we, should also recognise 
that the communities in Milngavie, Bearsden and Bishopbriggs 
are amongst the wealthiest in Scotland. By their nature they 
have a disproportionate impact upon the countries carbon 

personal mobility and house design to make it possible (indeed 
very attractive) for the people staying in Antonine to work from 

lower their overall carbon footprint and as we can see from the 
recent Covid-19 crisis, these groups are often most able to work 

local tax they pay. 

Large numbers of people already work from home, however, 

give residents the opportunity to work collaboratively and 
foster business contacts close to home thus strengthening 

working week to support working from home and used during 
evenings and weekends as general community space. They 
will not be large and will consist of number of small conference 
rooms some desk space and supplies. 

Community SpacesWorking from Home
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BARDOWIE LOCH
ALLANDER WATER

RIVER KELVIN 

BEARSDEN

BARDOWIE

ROUTE OF ANTONINE WALL

Connections
There are a number of important cycling and walking routes 
across this part of East Dunbartonshire. The delivery of new 
routes (shown in orange) within the Heritage Trail area will 

routes create an opportunity to link existing paths to the north 
with walkways along the Kelvin Way and the Forth and Clyde 
Canal. 

New routes will also run through the new development sites 
such that residents and visitors alike can access the Heritage 
Trail and the World Heritage Site.
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RIVER KELVIN 

FORTH & 
CLYDE CANAL

BISHOPBRIGGS

BALMORE

TORRANCE

ROUTE OF ANTONINE WALL

potential path 
connections

Canal Path NetworkCanal Path Network
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CAMP

BALMUILDY CAMP

NEW KILPATRICK 
CEMETERY

BALMUILDY FORT
BEARSDEN

MILNGAVIE

SUMMERSTON

BARDOWIE
BARDOWIE LOCH

GATEWAY

WILDERNESS
PLANTATION

ALLANDER WATER

RIVER KELVIN 
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Excavation ProjectsHeritage Focussed Parks
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CADDER FORT

BISHOPBRIGGS

TORRANCE

BALMORE RIVER KELVIN 

FORTH & 
CLYDE CANAL

GATEWAY

Site Boundary

Antonine Wall (course of)

Existing Paths

Proposed Path

Potential Residential Development

Heritage Assets

Gateways

Bespoke Steading Developments 
(indicative locations only)
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Self-buildSteadings
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03 | Inclusive Growth
The development will contribute to sustainable economic 
growth that helps to reduce poverty and inequality across 
Scotland.

Investment in New Places
Antonine represents a £1billion investment in the EDC economy. 

base and further strengthen EDC’s programme of investment in 
town centres and community infrastructure.  

It will house old people in high quality, well connected homes 
at the heart of mixed neighbourhoods. People 55+ are not yet 
ready to enter a care village or an old persons home.  

the area. This will include social housing but it will also include 
community self build for the very many young people that 

end of the market. All community self build will be constructed 
to strict design codes and utilising high end architecture and 
ecological design at passivhaus plus. 

community an exceptional lifestyle opportunity and an 
opportunity to live in a highly sustainable community on the 
edge of the City. It will be naturally integrated with EDC and 
the towns that surround it but no one on Antonine should feel 
they have to use existing community facilities, rather there 
will be a choice. Similarly we expect that the communities 
around the area will utilise the woodland and parkland and the 
path connections that we will create between Kirkintilloch and 
Bearsden.    

New leisure and recreation opportunities could also be realised 

and well-being for the new community.

Community Food ProductionAccess to the Outdoors
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Home WorkingSkills Development and Employment

33

Opportunities for Business and Home 
Working

across Antonine who will choose to work from home. Living 
and working closely is a central feature of a carbon neutral 
development. Digital Connectivity must be exceptional, and 
can be, given the site’s proximity to the City. That connectivity 
will not just be in the home. Working close to home will also 

each community and at Strathkevin Retail Park, which is also 
owned by Caledonian Properties Limited, giving residents the 
opportunity to work collaboratively and foster business contacts 
close to home thus strengthening local commerce. Exceptional 
broadband and mobile network capacity and speeds will be 
delivered throughout Antonine.

creative industries. 

Employment is however not restricted to professionals. 
The technology will need experts close by. The community 
grow rooms will require people with skills in these industries 
(including research and maintenance). The paths and 
infrastructure will also provide employment opportunities.

There are also opportunities for a community business and 
social enterprise to govern all of this and run the project over 
time. 
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Vision
The land which we have termed Project Antonine is currently 
zoned as green belt in the East Dunbartonshire Local Plan 2014. 

adoption of the route of the Antonine Wall as a World Heritage 

has further restricted the potential developability of the land. 
We do not question the value of protecting the archaeological 

urge caution on either side of that line, however, we also think 
that a great deal more could be made of this World Heritage 
site which currently is relatively invisible, completely ignoring its 
potential as a visitor attraction or an economic generator in any 
way. 

Our vision, is to create an exemplar carbon neutral 
development to the North of Glasgow sitting between the 
communities of Kirkintilloch and Bearsden. We are not entirely 
driven by altruism. We are not driven solely by a desire to 

04 | Place
The development will protect or enhance the quality of a 
place or improve biodiversity.

create Scotland’s biggest tourist attraction on land where 
very little happens at the moment. However, we do think that 
the unique historical narrative on this piece of land creates a 
fascinating context for a series of features along the line of the 

realm investment along its length. If done well we think that 
this new park would be of enormous economic, educational 

gain some international recognition for this most important 
archaeological feature. 

We want to build an exceptional place to live surrounded by 
new Woodland consisting of native species that would not 
have looked out of place during Roman times. We want to 
build exceptional, cutting edge homes, in a series of new 
communities across this new landscape. These communities 
will be both large and small and will consist of a mix of tenures 
and house types. We want to ensure that every one of those 

in terms of food. 

Excavations Path Network Tree Planting

34
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We want to create an incredible place to be and an incredible 
place to visit. That latter ambition is both visual, in terms of the 
quality of what we build, but also, inextricably bound with the 
narrative of the heritage of this place and its landscape. 

experience this place. Not passing through in a car but on foot 
connected by a series of new footpaths and cycleways, or from 
an electric bus or an electric bicycle. Or sitting in one of the 

people have a genuine choice to live a vastly more sustainable 
lifestyle and where two great stages of our history and our 
heritage came together. 

Using that rich history as a base, we want to create a new 
place, or more accurately, a series of new places. While the 
land is Greenbelt, it is not particularly intensively farmed. It is 

gap land that people drive through when they commute from 
Milngavie, Bearsden and Kirkintilloch into Glasgow City Centre.   

While Greenbelt designations should not be taken lightly they 
do not mean that development cannot happen, especially 
when those developments are willing to commit to providing 
an exemplar outcome as part of any planning consent. Perhaps 
one criteria for opening the greenbelt could be that the project 
is entirely carbon neutral. 

A place that is unique and can only be Antonine.  

Forth and Clyde Canal Path Network Bespoke Housing
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• We want to build homes that provide a well-
balanced and mixed community that can 
support a range of shops and services within 
our town centres.

• A greater proportion of young people and young 
families would undoubtedly enliven our town 
centres.

• Busier and more economically viable town 
centres provide the opportunity for new 
businesses and start-ups.

• Town centres should be considered as key 
pieces of infrastructure and could/should be 
funded as such through house building.

Green Infrastructure and Healthy Lives

Built and Community Infrastructure

• 
positive impacts, supporting the enhancement 
of natural and active green networks.

• Providing the opportunity for healthy and active 
communities is increasingly important. 

• 

• Working with and supporting the EDC 
programme for Major Asset Projects delivery.

• Our proposed development sites will have 
an indirect relationship with your planned 
infrastructure (schools, sporting and other 
community facilities).

• There is an opportunity for a direct relationship 
between our proposed development sites and 
infrastructure delivery.

• We should be working together to deliver better 
solutions more quickly.

• Low carbon homes.

• 

• Renewable technology.

2

3

Placemaking at Scale 
The amount and variety of new places that could be delivered 
within Antonine could also help deliver:

Sustainable Town Centres 1
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• Mactaggart & Mickel is committed to developing 

Dunbartonshire housing range, and in Project 
Antonine, could provide a unique architectural and 
design opportunity. 

Homes for the Ageing Population

Affordable Homes for All

• 
for greater number and choice of homes.

• Downsizer opportunities for those looking to 
move but stay locally close to family.

• 
which are tenure blind across all of our 
development sites.

• This means that across our development 

investment of £15.75m in Housing Association 
Grants (HAG) from the Scottish Government.

• Mactaggart & Mickel has existing partnerships 
in place with institutional investors (pension 
funds) and has the ambition to work with these 

tenures as part of the housing mix on its EDC 
sites.

5

6

• Working with EDC to deliver a design and 
product response to provide for the need of this 
demographic.

• Increase occupancy within existing care homes 
by freeing up under occupied family homes.

High-Quality Homes and Sustainable Environments 4

Part Three:
NPF4 Call for Ideas Response



40

Q01
projects the most in the coming years and decades.  

Climate Change and all that entails.  First of all consideration 
has to be given to reducing the impact of development on the 
Carbon footprint and slowing climate change in a way that it’s 
impact is reduced. Secondly, consideration has to be given to 

developments, and how we mitigate against this.

In this aspect consideration must be given to fuel usage, both 
through property design and transport provision; infrastructure 
design and usage and to reduce the reliance on the car and 
other detrimental transport types.

Alongside this, consideration must be given to the impact 
that climate change is already having on developments and 
improving the position that we are in, in terms of our Carbon 
footprint.

To respond to this question, and taking into account the 

development that is needed to address climate change, is that 
which is in the right location.  Having the right development in 
the right place is key, making best use of the infrastructure that 
exists, and where necessary thinking strategically to ensure 
a reduction in the negative impact on climate change, and a 
positive response in reducing the impact upon our earth.

What we will need to do to reach the target of 
net zero emissions by 2045.
As noted within this document, we are of the view that the 
Scottish government is working well towards it’s target with 

being achieved.

Linking land use planning with major infrastructure delivery is 
key however as these two aspects go hand in hand in helping 
to reduce the carbon footprint.  Where major infrastructure 
exists, it should be utilised to it’s full capacity

The opportunities that this could provide to 
support jobs and the economy.
In a similar vein to linking land use with infrastructure, we 
consider that it is important, where possible, to link homes 
with jobs reducing the travel needs of workers.  Improving the 
availability of working from home and reducing the need for 
travel to work

How places can be made more resilient to the 
long term impacts of climate change.
Where done correctly, the allocation of major land releases on a 
larger scale than currently will assist in increasing resilience to 
climate change.  It will lead to less development on a piecemeal 
basis where the cumulative impact is not always as easy to 
understand.

What climate change-friendly places might 
look like in the future.

appropriate levels development focused around that.

What development will we need to 
address climate change? Q
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02
Where we might want to live in 2050.

However there is a focus on family homes in peripheral, 
well connected places, where facilities are available and the 
education of our families will be of a high standard and readily 
available at a higher level.

Where we live in 2050 will very much focus on how we live and 
work. There is likely to be more in the way of central living, 
whilst rural locations also grow in attraction. Demographics will 

How many and what types of homes we will 
need.
As with the current situation, we will seek a mixture of 
housetypes throughout. There will be trends, as there are now, 
and some housetypes will be driven by necessity, but in general 
we expect that a mix of house types is expected to still be 
required. 

How we can encourage more people to live in 
rural Scotland.
Remote working and the increased need in locally produced 
food and products will help drive the rural population. What 
is key to encouraging people to live in rural locations, is the 
investment in technological infrastructure in those locations to 
make it comfortable for people to live there.

Whether we could target development to 
address long-standing differences in health 
and quality of life.
The way people live, and where they live undoubtedly 

environmental aspects, and therefore development should be 
targeted in this respect. The planning industry is well placed to 
address this.

Whether and where we might need new 
settlements, and regeneration of existing 
communities.

that strategic thinking is required to deliver the necessary 
homes that are needed across the country.  The new towns 
approach was arguably successful previously, and a similar 
approach is required, with big and brave decisions required in 
order to deliver.

How places could be more inclusive, 
diverse, creative, vibrant, safe, resilient and 
empowering.
Places that embrace the challenge of net-zero emissions will 
by their nature be sustainable, and when developments are 
considered at scale they will provide a mix of uses (homes as 
well as the opportunity for work, leisure and recreation) that 
will be more inclusive, diverse, creative, safe, resilient and 
empowering.

How can planning best support our quality 
of life, health and wellbeing in the future?  Q
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Q03
What our economy might look like in 2050.
It is considered that a mixed economy with a mix of strong 
sectors is a route to creating a strong and resilient economy.

How planning can anticipate and respond to 
the economic challenges of Brexit.
Having now been impacted upon by the issues surrounding 
Coronavirus, the issues associated with Brexit are considered 
to minor in scale.  Notwithstanding this, economic resilience is 
of the utmost importance. It is considered that this may come 

focus on one industry.

What the key sectors might be and what 
infrastructure they may need to support 
them.
Scotland has an abundance of natural resources for energy 
creation.  Within time, our energy generation will be at such 
a level that it will become an exportable commodity.  This 
needs to be recognised and embraced, with the appropriate 
investment provided into the necessary infrastructure.

How planning could stimulate and distribute 
growth.

through a processed approach.  It is considered that Planning 
has been reactive to a degree rather than proactive, and at 
a local level it has lacked ambition through fear of causing 

enlightened decisions on major projects and should take this 
opportunity.  NPF4, should identify major new projects that will 
provide a robust future for our country, and whilst infrastructure 
is extremely important, it must link with land use throughout to 
be successful.

What type, scale and distribution of business 
and industrial land and premises will be 
needed.

are moving more and more to an on-line approach for many 
aspects of the economy.  Notwithstanding this, manufacturing 
remains a requirement, and will continue to do so, perhaps 
in an increased way to ensure economic resilience with less 

the home working economy increases, and the retail world 
will be almost purely experiential rather than a practical and 
necessity based commodity. Necessary retail, will be focused 
on-line, with the only hardware retail being where added value 
is experienced. 

It is considered that scale will increase, but it will very much 
be clustered, with less sporadic facilities across the Country. 
Having noted the above, technology may also potentially allow 
for industry to sit hand in hand with residential with improved 
mitigation measures available allowing the two to be closely 
linked.

Where significant investment sites might be.

ready workforce available.  However, where there s potential for 
major industries, that investment may be focused, such as our 

How economic opportunities could 
improve, or be accessible from, places where 
deprivation is concentrated.
In areas of deprivation, there is, more often than not, a large 
number of people.  Improving health and well being in these 
areas will bring many of those deprived into a state where 
they can, and are willing to work.  Tapping into this potential 
will make those deprived areas more attractive for economic 
investment.

What does planning need to do to enable 
an economy that benefits everyone? 
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Q04 How can planning improve, protect and 
strengthen the special character of our places?

The special character of our places, is what makes us want 
to live there, what makes us want work there, or what makes 

are many ways to improve, protect and strengthen it.  

Live
We want to live in a home that is comfortable, safe and secure, 
practical to our needs, whether that be linked to our work, our 
family situation, or our favoured pass times. We want the place 

centre with our favourite artwork on the wall, or a family home 

and space to roam. We want our homes to be in a place where 

be recreation in the form of outdoor activities, but also city 
centre and social activities.  We all relax in our own way. So we 
want a place to live that is personal to us.

Work
The vast majority of us want to work as close to our home as 
possible, whilst also being able to separate our work from our 
home life.  We want our work to be as enjoyable as possible in 
a setting where we are productive and provide value in order to 
enable us to thereafter enrich our home lives. We also want to 
be able to work from home. 

Visit

whether it be to see a beauty they don’t have at home, to 
link to the past, or to partake in a pass time that they have to 
visit a place to experience it.  Special Character, is often one 
of those reasons that people visit a place.  Again the question 
must be, how can that special character be created.

Whether we need to think about the 
concept of green belts? Protecting vs 
Creating
Scotland has an abundance of areas and places with what we 

that the mechanisms are in place, through the use of listing, 

conservation areas, world heritage sites and ecology focused 
designations, to protect that special character. 

Scotland also has an unfortunate abundance of less desirable 

needs to change to allow some resemblance of character to 
be created. These areas are rightly recognised as areas where 
intervention is required. 

The greater challenge for the planning system are those 
areas which sit in between the two. In other words, areas 
which are protected by some kind of environmental or green 
belt designation but which, due to their outstanding location 
[around our urban areas] , the infrastructure nearby, and / 
or market pressure, will always be extremely attractive for 
development. 

Our Plan Led system does not yet have the ambition or 
vision to embrace the opportunity that these areas hold, 

transport infrastructure. Greenbelt is a planning tool; it is not 
a moratorium on development - as long as that development 
is appropriate. The zero carbon agenda is transforming the 
discussion about what is appropriate, from a community focus 
upon landscape and setting to a more balanced view that 
includes the national interest re: carbon neutrality, accessibility 
and sustainability. 

Scotland is a small country.  It needs to get the best out 
of what it has. It cannot ignore the development potential 
of outstanding sites surrounded by existing infrastructure. 
Moreover these sites are often high value and (as in the 
case of Antonine) developers and landowners will embrace 
the opportunity to allocate their site by agreeing to exacting 
requirements in terms of zero carbon etc.  

The focus within many local authorities still remains on 

which very often do not possess the location, infrastructure or 
market interest. The 2045 agenda through NPF4 must require 
Development Plans to look at these more exciting if challenging 
sites and consider what the landowners could do to vcreate 
places of special character through development. If it does not 
do so, then the system will continue to struggle with planning 
applications tha are contrary to the Development Plan and yet 
which embrace all the qualities of a net zero carbon place. 
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Note: Project Antonine

of their empire, the Wall was a mighty symbol of 
their power and authority. The route made the 
most of landscape features such as ridges, crests 

barrier. Built, occupied and then abandoned by the 
Romans in the space of twenty years, the Wall has 
left its mark on Scotland’s landscape.

the Frontiers of the Roman Empire World Heritage 
Site alongside Hadrian’s Wall and the German 

heritage focussed green network and associated 

can be reconsidered if mitigating action to the 
satisfaction of the Council in consultation with 

the opportunity for this ambitious programme of 

the new woodland park, paths and interpretation 

mitigating factor.
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What special places will need protection in 
the future.
Generally, the same places that receive protection now.  
Historic Places, environmentally important places, places that 
are important for our economy. 

There has also to be a recognition that protection does not 
mean no development. Progress requires change. The planning 
system is there to ensure that that change is the right change, 
in the right place. We need a cultural shift in planning and local 
politics. There is far too much obsessing about the impact of 
development now and far too little consideration of how todays 

not just there to protect buildings or land for the next ten year 
life cycle of a plan. Planners are there to create better places 

That is how our contribution must be measured.  

What the future might be for our rural, 
coastal and island communities.
With remote working becoming much more practical, our 
rural locations will increasingly become realistic destinations 
for those who want to work in City based jobs, yet enjoy 
a more rural lifestyle. This technological revolution will be 
transformational for rural, coastal and island communities. 
However, these communities need to be ready to accept growth 
and need to keep up to date with the necessary physical, social 
and digital infrastructure, to support this transformation.  Our 
coastal locations need to be much more alive to recreational 
and short distance water based transport. 

How we could unlock the potential of vacant 
and derelict land.

decisions.  Many of the vacant and derelict sites remain as 
there are just too many barriers to delivery.  Removing those 
barriers [incl. multiple ownership, site contamination and lack 
of market interest] may need more than strong leadership. We 
may need to make brave choices. Amongst those choices may 
be the decision not to redevelop land but instead to transform 
it into parkland or ecological use. Arguably, the public purse 

green land around cities for development [which would driven 
by private investment] while greening some large previously 
developed urban sites.  

What our city and town centres might look 
like in the future.
City and Town Centres will remain as physical, social and 
economic hubs to our settlements, but evidence shows that 
retail in particular, is changing enormously. It is  however, the 
experience of being in the heart of our towns and cities that 

shopping per se. That experience must be protected. 

Flexibility in policy making is going to be critical to allow 
these centres to change at a reasonable pace while protecting 
that experience. Vacant shops and derelict spaces will be 
very damaging through this process of transition. Town and 
City Centre living still has great potential to increase, but it 
requires the right quality of services to be there. Managing this 
transition will be a huge challenge for planning going forward. 
Establishing positive, if temporary uses, upon land in transition 
will be critical i.e. adding to the experience through transition. 
Community agriculture / grow rooms, the temporary reuse of 

programme in Glasgow, will be key.    

How we can get the most out of our 
productive land.
With the climate change targets and potential impact of the 
recent Coronvirus issues, it is considered that more locally 
sourced food, grown in greater concentrations will increase in 
importance. The availability of cheap (perhaps free) renewable 
electricity also creates an unique opportunity to set up cheap 
facilities locally and at scale. 
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Q05
What infrastructure we will need in the 
future.
Scotland is potentially on the verge of a new industrial / 
energy revolution. Our small countries ability to capture 
renewable energy to an extent well beyond its own energy 
requirements, creates a unique opportunity. Scotland has the 
greatest renewable energy potential (per head of population] 
of any country in the EU. If the capacity for renewable energy 

That surplus energy [predominantly] will be used in two ways; 

services and processes [including transport infrastructure 
operating within Scotland] itself. The latter point makes 
Scotland a particularly attractive location for businesses which 
use large amounts of electricity.  

It is critical therefore that as a nation we prioritise the planning 
and delivery of:

• 
electricity;

• The physical infrastructure required to transfer this 

land based users.  

• The infrastructure for energy storage / conversion and 
capture;

• Energy networks that enable this energy to be transferred 
either internationally or intra-nationally to homes and 
businesses across Scotland and the UK; 

• The skills base and the supply chain [on both East and 
West Coast] that will ensure the investment in renewables 
comes to Scotland;

• The infrastructure that will facilitate the construction and 
ensure the long term maintenance of these new  energy 
sources and their networks; and,

• The social, educational and research infrastructure that 
will ensure that Scotland delivers on renewables and zero 
carbon in perpetuity.  

This process must be underpinned by a new type of national 
plan. It is our sincere hope that NPF4 will be that plan. 

planning cities and towns from immemorial.  Scotland needs 

to think long term as to how this potentially huge energy 

cities; its transport networks and the homes and businesses 
that they all serve. Integrated planning of infrastructure and 
land use needs to be long term, ambitious, commercial and 
apolitical. The national interest must prevail over local concerns 
for Scotland to succeed.  Ultimately [driven from the national 
level] the outcome of this planning will manifest itself in local 
development plans. 

How we can make better use of existing 
infrastructure capacity, including through 
innovation.
We can start by assessing where infrastructure exists; where 
that infrastructure has capacity; where infrastructure could be 

how land use development opportunities could be concentrated 

investment upon new infrastructure. 

expansion of renewable energy [electricity] provision. We 
should be prepared to question and innovate in terms of our 
attitudes to planning policy and environmental protection. But 
we must balance that consideration with an acknowledgement 
that Scotland’s environment is also one of its greatest 
strengths. 

Where transport connections will be needed 
to support future development.
The implications of a huge increase in renewable electricity 
will be far reaching. Electric vehicles will become the norm and 
post 2035 diesel and petrol vehicles will become few and far 
between. Public transport will see a similar transformation and 

energy costs are passed on to the consumer. 

That said our roads will still be used. Electric or driverless 
vehicles are quieter, less polluting and potentially more capable 
of being a shared resource, but personal mobility is likely to 
remain a key factor in transport usage. 

Perhaps just as importantly from a transportation perspective, 
the way we live and work, and journey between the two, 
is changing. The recent Covid19 lockdown shows that a 

homeworking three or four days per week without necessarily 

What infrastructure do we need to plan and 
build to realise our long-term aspirations? 
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frequency they choose to travel to work and how they travel. It 

This will impose / require a radical transformation in transport 
planning, modelling and funding.   

The space on our strategic roads and motorways may, 
therefore, not be used up by private cars, leaving the way 
clear to consider whether e.g. high occupancy vehicle lanes 

combination of these could be used to maximise throughput 
of persons – where required. There is a case to be made that 

moving networks. 

The Scottish Government is correct that we cannot continue to 
plan for land use and infrastructure separately.  

Where our international gateways, hubs and 
links will be in a post-Brexit world.
Traditionally our ports, train stations and harbours have been 
our critical physical gateways. There is no reason to suspect 
that that will change up to 2050. What will likely change is 
that high speed rail travel will take over from short haul air 
travel and that automated freight transport [drones] will play a 
greater role. 

In the digital world – high capacity information transmission 
networks associated with greater homeworking (see the 

where working people can still socially interface but without 
necessarily traveling to a central working point, will form future 
world facing gateways. We recognise that not all working 
people can do so from home, but many can and those that 
can, are those that are more likely to utilise outward facing 

How digital connectivity could change the 
way we live and work.
Digital connectivity is already having a huge impact on the 

and intensify. The current Covid19 lockdown process, has only 
demonstrated just how important digital platforms are to the 
way we run our businesses and communities. This change is 
fundamental and irreversible.  People and business will work 

The digital world is fast moving, and it is going to be very 
challenging to plan for something which changes constantly. 
What we can plan for however, is the best possible 
infrastructure to enable that new digital world to work better 

with faster download / realtime operation. As a society, we also 
need to ensure the best possible training and facilities to enable 
all our people and communities to be skilled in using these 
digital connections. 

Where our natural resources for energy are.
Evidence would suggest but the next great leap forward in 

serviced from Aberdeen. It seems clear that the current oil 
and gas networks and platforms in the North Sea will play a 

suggest that traditional service centres for the North Sea will 

areas oil and gas [and in the future zero carbon] hub. No such 
equivalent is found on the West Coast. 

potential to act as the hub for the construction, assembly and 

be in isolation. Mallaig, Oban and other ports up and down the 
West Coast will play their part. However like Aberdeen, the 

supply chain and rail and road networks. 

The production of renewable energy from tidal and Wave 
technology will follow closely. Protecting / retaining and putting 
in place the right infrastructure, resources and systems on 
both east and west coast now, is critical to realise Scotland’s 
potential to be a major player in the energy market going 
forward. 

What emerging and future technologies we 
will need to plan for.
We need to plan for a world that is moving so fast it’s almost 
impossible to plan for detail. We know we need to plan for good 
places and a mixture of uses. We know that we need to plan 
for renewable energy, transportation, digital and community 
infrastructure. Beyond that, everything else will be mixed use 
and judged on its quality, adaptability and sustainability. What 
this means is that forward planning needs to get the big moves 
right at the national and regional level. The local level will 
increasingly focus upon how developments respond to context.  
Traditional land use planning at the local level that allocated 

redundant. 
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