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Your comments
This submission has been submitted on behalf of Stewart Milne Homes in response to Aberdeenshire’s Main
Issues Report (MIR) which was published in January 2019 and also responds to the draft proposed Local
Development Plan (LDP). Our client submitted a site through the Council’s call for sites in 2018, this was
GR033 Land at Hillhead of Glasgoego in Blackburn where a development of 300 residential dwellings on
42.6 ha of land was proposed. The site was considered not to be a preferred option of the Planning Officers.
This submission will contest that conclusion and seek to show that GR033 is an effective site which is
appropriate for development within the Strategic Growth Area that can assist in achieving the Councils
Housing Supply Target. Feedback from the MIR has been evaluated and it is considered that the site is
suitable and ultimately it is hoped that the site will be included in the final proposed LDP for Aberdeenshire.
Attached to this response is a further plan showing in further detail how the core path will be incorporated
within the proposal.
A summary of the comments made in the assessment and responses are set out in the table below and a
more full explanation follows.
Comment
Scale of development proposed

Prime agricultural land

Possible loss of trees

Presence of core path running through the site

HSE consultation Zone

Western part only to come forward on the basis of
GR005

Summary Response
The land to the west of the site has been separated
from the proposal for the release of the
development. The site is well connected and the
scale of development is in keeping with the size of
Blackburn and is considered appropriate.
There is only a very small portion of the site
designated as prime agricultural land and the
majority is classified as 3.2. The amount of prime
agricultural land that would be lost as a result of the
proposal would be de min
Trees form an important part of the character of the
development strategy and will be retained and
augmented through additional landscaping and
planting.
The core path will be retained and the presence of
the core path provides benefits to the development
for active travel and this also provides a direct link
to the primary school.
The consultation zone is not an absolute constraint
to development and has been factored into the
proposal. This should not influence the choice of
the most appropriate site for growth.
This land to the west has been separated from this
proposal and it is proposed as a future opportunity.

Site History
The site at Hillhead of Glasgoego was identified in the 2006 Aberdeenshire Local Plan as future housing
land by the Council. These future sites are noted as counting toward later housing allocations. This indicated
areas of search for future housing land and the “likely direction of future growth”. This location to the west of
Blackburn benefits from direct access to the area of employment, bus routes and also pedestrian
connections to the primary school within the centre of the village. The site at this time was considered as the
most suitable location for future development in Blackburn and it is considered that this remains the case.
As well as the western direction of future growth for Blackburn it must be highlighted that land to the south
and east of the settlement is greenbelt which will limit future development. This coupled with the greater
opportunity to the west clearly indicates that this is where expansion of the village should take place.

Figure 1: ALP 2006 Extract

Scale of Development and Development Boundaries

The MIR provides some feedback from the Planning Officers who considered the site. The first point which is
outlined concerns the scale of the proposed development with the Officer noting the proposed scale is a
constraint. It is also commented that the western portion can only proceed on the basis of GR005 which is
the land around Kinellar House. The development site promoted within this submission is for a stand-alone
development of GR033 as indicated in Figure 1. Sites 1 and 2 in figure 1 are requested to be considered as
separate bids and as a future development opportunity. The bid remains for 300 units, however, these will
only be developed on the site within the revised GR033 site. This was as originally considered and there is
no effect on the viability of the proposal that is under consideration.

Figure 2: Revised Site Plan

The comment on the scale of development does not highlight what in particular the concern is. The
development proposes 300 homes on the edge of the existing settlement of Blackburn, which has a
population of more than 2,000 residents. The Development Strategy submitted with the proposal outlines the
landscape considerations that have informed the proposal for development and it is considered that the
scale of the proposal is not out of keeping with the surrounding area and it benefits from good links to the
existing settlement and the services provided. There is an allocation for the east side of Blackburn identified
as an officers’ preference, identified for 268 homes, and not a dissimilar scale.
Access
The site would require two access points due to its scale of 300 homes. Fairhurst completed a Transport
Appraisal to ascertain potential access points to the Glasgoego site. The report concluded that there were
several access options available at the site to provide vehicular access. The report identified several
potential access points which would provide the development with options. The report also noted that the
site had good access to services within the settlement such as primary school and bus stop provision. The
access to the site is not a concern issue and the Fairhurst report confirms that suitable access can be
provided without issue.
Trees
The MIR highlights the loss of tress that could potentially occur. The majority of the existing trees on the site
sit on the boundary with very few located in the body of the site. The promoter has been eager to ensure that
existing woodland belts and trees, which are a key landscape feature of the area, are retained to the highest
possible extent. The development strategy submitted with the bid outlines the approach with regards trees
and their desire to minimise the impact is evident. This is especially evidenced where they seek to join on to
existing green space to create green space networks. This position is consistent with the proposed green

space networks in the draft proposed LDP. As a principle trees within the site are to be retained and the
existing areas of woodland and trees (including mature trees along the B973) have been identified for
retention on the proposals plan. The trees will provide character to the development, create a sense of place
and will be a valuable feature for the development.
Core Path
The presence of a core path running through the site is highlighted, however, its presence was fully
recognised in the development framework. From Figure 3 it can be seen that four core paths interact with the
site. Each of these is maintained in the proposal, the developer recognises the importance of core paths and
has carefully factored these into the design of the site as they have been linked with the proposed pedestrian
routes. This link will ensure there is no public loss for those who utilise the paths and enhancements of the
pedestrian network within the site will ultimately lead to net public gain. These connections with existing core
path provision in the area make this an attractive proposition whereby residents would be able to easily link
up with existing routes. There would be ample connection to the existing settlement which would promote
sustainable means of transport such as walking to key destinations such as the primary school. It is
considered that the proposal in this submission is far more advanced than that of similar bids in the village.
Further information on the Core Paths at the site can be found in the attached Core Paths Network Plan.

Figure 3: Core Paths Plan

HSE Consultation Zone
The pipeline which runs through the site is highlighted as a concern for the proposal. The fact that the site
lies within this Health and Safety Executive pipeline vicinity is acknowledged in the development strategy.
Policy P4 of the draft proposed LDP outlines the position on developments which fall within the vicinity of
hazardous sites. The policy clearly outlines that development is possible where the risk of a pipeline can be
remedied with no risk to the public then this should not act as a barrier to development. The promoter of the
site is an extremely experienced housing developer with particular experience of building homes on sites
which have pipelines running through them. Previous developments have been sufficiently mitigated
whereby the pipeline has been rerouted to accommodate the development. Specifically this occurred at
Broadshade in Westhill to allow development to proceed. This rerouting approach would be consistent with

policy P4 and has been factored in to the viability of the development and does not present an obstacle. This
point was outlined as part of the original bid submission at the call for sites and is reiterated here. The
developer has built on similar land which has required the rerouting of pipelines running through the site and
a constraint of this nature should not lead to a negative conclusion on site GR033. Such a constraint if it can
be overcome should not influence the choice of the most appropriate location for development.
Agricultural Land
The land is largely classified as having capability for agriculture of 3.2 and is not prime agricultural land as
identified within the Main Issues Report. There are two scales of map the national scale and the partial
cover. Following discussion with the James Hutton Institute it is clarified that The 1:250,000 (national scale)
map was always intended as a reconnaissance map that covers the whole country while the 1:50,000
(partial cover) map focused primarily on the cultivated land closer to population centres where it could be of
value in planning. There is a small section of land at the Main Road identified as 3.1, but this has largely
been taken by the development of the business park. The land to the east and north of Blackburn is
classified as 3.1, prime agricultural land and with alternative options in this case it is considered that
development to the West of Blackburn would be more appropriate.
Fit with Settlement Strategy
Settlements such as Inverurie, where a total of 11 allocations forecast development of 2,159 houses, are
constrained in the short to medium term until the A96 dualling project has been completed. The average
housing completions in this settlement from 2013-17 were 147 per annum, whilst this high rate of delivery is
acknowledged it is put forth that this cannot be sustained. Inverurie currently struggles with traffic congestion
in the town and future development will only exacerbate this problem and will be unsustainable. Growing the
town by a further 1,046 homes over a five year period in line with the forecast completions in the 2018
Housing Land Audit will not be manageable. The preferred option for the dualling is to be announced this
year, but with the procedure of raising orders and a construction period to follow it is unlikely that this will be
complete within the first five years of the next plan period. This will significantly affect the delivery of the
housing requirements.
On a smaller scale, Kintore has been afforded significant housing allocation with 800 units proposed to be
allocated in the draft plan and the ability of this settlement to deliver this level of development is also
contested. Kintore is forecast to grow by 600 homes across five years, this rate of delivery in a village which
had 74 house completions in the previous five years is not realistic. For the previously mentioned reasons,
the approach proposed in the Aberdeen to Huntly Growth Area is opposed by this submission.
The Draft Proposed Plan states that “Within the Aberdeen Housing Market Area, the area in the Aberdeen /
Inverurie / Huntly Strategic Growth Area (an area identified for future strategic development options) is still
constrained by uncertainty regarding the proposed dualling of the A96. Even once a preferred route is
identified it would not be prudent to promote development until there is a completion date for the works to be
undertaken. Currently we have no knowledge as to what the solution to this constraint is likely to be, either at
Inverurie or Huntly, and this restricts opportunity for further development in this area. Development of
existing opportunity sites and, where available, brownfield land remains sufficient to meet housing demand.”
There has only been 1 house completed in Blackburn in the last five years to constrained land supply. There
is an evident solution to the problem identified in the Proposed Local Development Plan to the Constraint on
the delivery of housing in Inverurie which is for the allocation of effective land in Blackburn for development.
Blackburn is within the strategic growth area and, in addition to providing an effective development, a
development on the edge of the settlement provides an opportunity to deliver a quality development in the
right location in accordance with the objectives of Scottish Planning Policy. Development in this location
benefits from and contributes to the surrounding mix of uses in Blackburn and will provide a benefit for
investment and the continuation of the local services and facilities that are located within walking distance.
The proposal also takes a careful approach to the landscape impact and the incorporation of natural features
within the proposal.
Summary
The extent of the proposal contained within GR033 has been reduced with the remaining land promoted for
future development at this stage. It is considered that there are no constraints to development and the

comments made regarding the development of this site can be mitigated or are outweighed by the benefit of
the proposal and its location. Blackburn is a main settlement within the strategic growth areas and arguably
the only town that can deliver housing in the A96 corridor in the short to medium term. The site can
effectively contribute towards housing supply targets, supports and benefits from existing services and
employment and will delivery development in the right location. For the aforementioned reasons it is
suggested that Aberdeenshire Council should reconsider the Land at Hillhead of Glasgoego and allocate the
land for immediate development within the LDP, failing that the site should be identified as a Strategic
Reserve. The preferred site noted in the MIR/draft proposed LDP has failed to come forward for 30 years but
is still being considered. The land at Glasgoego can come forward immediately and deliver much needed
housing in Blackburn.

Blackburn
Core Path and Proposed Path Network

The MIR lists the presence of a core path
running through the site as a constraint to
development, however the development
proposals presented within the document
‘Land at Hillhead of Glasgoego, Blackburn
- Development Strategy, Response to
Aberdeenshire Local Development Plan 2021
- Call for Sites March 2018’ have sought to
demonstrate how the core paths could be
fully integrated into a development without
the need for realignment. The approach to
proposed development at Glasgoego has
been based on designing a layout structure
that fits with the landscape and utilises and
enhances the existing site features to best
effect. The presence of the core paths is a key
asset of the site - providing numerous local
routes and links to the wider network, local
amenities and public transport connections.
This diagram seeks to reinforce how design
proposals would ensure a permeable layout
is created that links positively to the existing
core paths and also that they will be positively
addressed and overlooked to ensure they are
safe and attractive routes.

Additionally, it demonstrates further that
through creating woodland edges and
enhancing existing landscape alongside the
core paths in addition to linking them directly
with areas of public open space, will improve
the recreational experience for path users and
help to integrate new development with the
existing community. Importantly integrating
the core paths into development would assist
in delivering the long-term Aberdeenshire
LDP objective of connecting various existing
routes and provide a walking route and green
network around the whole of the town.
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