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The guidance was first produced prior to the adoption of the Local Development Plan.

However, the document remains valid and the guidance derived from this still informs 
the City Council’s decisions on such development in Aberdeen. Therefore any queries 
concerning the text of the guidance should be directed to the Planning Authority for 
possible clarification. 
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1. THE MASTERPLANNING PROCESS
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ABERDEEN CITY AND SHIRE STRATEGIC 
DEVELOPMENT PLAN 

The Aberdeen City and Shire Strategic Development Plan was approved 
by Scottish Ministers in March 2014. The Strategic Development Plan 
allocates 31,500 homes to Aberdeen City for the period upto 2035 with 
10,500 of these houses proposed for brownfield and regeneration sites. 
The Plan highlights the need to create sustainable communities and sets 
the target for 33%  of all new housing in Aberdeen to be on brownfield 
sites. Development of the former Davidson's Mill site will contribute 
significantly to helping meet that target. 

ABERDEEN LOCAL DEVELOPMENT PLAN 

The site is identified as OP16 within the Aberdeen Local Development 
Plan. The relevant policy for the site is LR2 - Delivery of Mixed Use 
Communities. The Plan identifies that the site may be at risk of flooding 
and that a Flood Risk Assessment will be required to ascertain the 
suitability of the site for redevelopment. The Aberdeen Local 
Development Plan sets down the main policy context for the site, 
particularly with regard to the issues of design, open space, retailing 
and affordable housing provision. 
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All comments received were reported in the public consultation report 
that was submitted with the application the development. A further 
chance to comment on and influence the proposals was also given 
when the application was submitted. 
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STRATEGIC TRANSPORT INFRASTRUCTURE
In considering the impact of development on the strategic transport 
network, applicants shall comply with Local Development Plan Policy I1 

– Infrastructure Delivery and Planning Obligations and Policy T2 –
Managing the Transport Impact of Development, as well as any other 
relevant policy/guidance.  In considering the acceptability of 
proposals, the impact of development on the strategic transport 
network will need to be assessed.  Applicants must demonstrate (e.g. 
via a Transport Assessment) how they might mitigate any such 
impact.  In appropriate cases, proportionate contributions may be 
sought to support strategic projects that are related to the 
developments concerned and that are necessary to make those 
developments acceptable in planning terms.
A legal challenge was lodged at the Court of Session (Inner House) in 
August 2015 by the Elsick Development Company Ltd and Goodgrun 
Ltd, against the adoption by the Strategic Development Planning 
Authority (SDPA) of Supplementary Guidance entitled “Delivering 
Identified Projects through a Strategic Transport Fund”.  The Inner 
House issued its decision on 29 April 2016 which allowed the appeal.  
The SDPA has sought leave to appeal that decision from the Supreme 
Court and, at the time of writing, awaits the outcome of this process.  
Should the appeal be upheld then the Council retains the right to 
apply the Strategic Transport Fund policy as per the arrangements set 
out in the SDPA’s Supplementary Guidance.



�����	������2����-	�*�3�&"��2	��������
�	�4��5��6�7��*�)���� ����$�

�����
�����?
&"����
����"�	�	�"��-���)���	���
�����"���������
����
��	,��"��
����	������
�"�	��"� ������� 
����6� ������� �,@������ ��������� ��
� �"�� ������	�� ��
�
��������� 	,� 7��
��� ��������6� ��*��� �
�������� 	,� �"�� ���� �"������������
�"�	��"��"��)��
���,	�����
�,�)��6�)�,	�����������"����
���
�
����
�����
���)	���,@������������

'����������-�����	�������	�����	�������������
��	��)���-������	������	��
-"��������������"���������	�,	���)�����
�,����	��������	������

+��	�)��
���������,@��������
�����-�)�������������������-���)��
����	��
�
��� 
�����
� 
����� ������ �"�	��"� �"�� ���� 	,� 
������ �"������ ������	�� �	�
	�������"����	�	��
�
����	����������,	���������

&"������������-��� )�� �	�
��	����������������,@��������
��� ��
���	�� ��
�'������	���)���	�������-�"��"����A����������������������	���

&"������ �������� �	
������ 
����� 
�����
� 
����� -��� ���)��� �"�� 
�����
�
������� ������ ��������� �	� )�� ���
���
� ��
� �"���	��� ����	������ ��
� �������
�,@�����2�)��6�K(+����
���"�����	�)��
�������
���
��"������	����
����)	��
����	���,��������������
�

��������
�
&"����-�!�	����
�7��
���D������	����������
���'��	)����1�1���A�������)	��
����	����	�)����
���
�)����,���"����1E��	�����
��	�����	�������
��
����+�
�"�����	,� �"��
����	���������� ��A���� �	������������	,� �"��
����	������
��A������	�������"���1�1�����
��
����
��	�����������"����A���������	,�
,�������������	��8������1��L�1�%9��

����.�	�����
	G	�
���?	�������
�?	
'�������	��"�-���)���	�
����	���������������������,	���"���	�������
����	������
�����;�� -	��
� ������� ����)��"� �� ��"�
���� 	,� ���	��	
��	�� ,	�� �"�� ������
7���"���*��,	���������
����
����
����)	��������-	��
��"���)������)��"�
�
,	�����"�	,��"����	����������&"�������������-�����������)��"�
�����
��
����
�
�<"	���� 
���6� �	���"��� -�"� ��	F����
� ,	��"�	�������
��	��� ����
��
�� �	�
��	�
���������
��������
����
����
��'������	�����

&"����������������������)��
�����������	����"��
����	���������*�����	�)���"��
���
�������	��	������&"������������"���,	���,	��������	��
�"	��������"	��"�
�"����F	����	,����������-���)��������)����	��"���	��
	������)��
�������	��

���	�
����	�������"���������
��'����
���	���������
�������
���������,@������
����������������	����
�
���	�
����	���
�����"��	�����	�����������
����
�6�
�"��"������
����
�������������

������
�	�����
0<�������-"�"����������������
��������7��
���D������	���-���)����"���
�������������

��	����������?	
&"�� )��
��� �	�������	�� �"	��
� ������� ��� ��"������� +� ������� 	,� ���
������)���������	,���WL�XL"�Y�1��������	����
�
�

+����"��������������"	��
�)�������
�	���,	��	-����	�������	���	�����	���	�

��	���������"����"���������
����������)����"���)������"���
�������

����
����
			
&"��
-������	������	�� �"	��
�)��	�����
� �	� ��
���� �"��"������
����
��
#���� ������ ��
� )�
�		��� �"	��
� )�� �	��"� ,����� �	� ��*�� �
�������� 	,� �	-�
-���������"����������!	�����"�
����	��
�)����	�
�
��	�������������-����
�
�	����"��������
�������������

:��M����"	��
�)���������
��	�����������,����	�������6���������-����
�
�	����������
��������
�����"����

�����	�����	.�
������
		
#������������
�)�
�		����"	��
�)��������������������
����	����)���-�
	-��
-"��������	�������
�*��"����-����*�������
��	������������,�����

��������	����
�
��"�����*����������
����������������	��,�	�����*�����������
������
�,�	���"���		,��������	���	�
���	�������<"��������	����������
���������
"������������������������	��"���		,�������

�?������
�	
�����"���� �"	��
� )�� 	�����
� �	� ��
���� �������� 	�� ���@���� ��"�����&"��
�"	��
�����
��,���
�����M�����
��		,���"����	���������������


�
	��������	�������
&"�� ���	����
�
� �	�� 
	������ ��������� -��� �������� )�� ��� �)	��� -�"�
�	��
����	��	,��"��,	��	-����

�	�������������

����
�	.�
������
	
�	��	��
�����
�
�	��.��	
;"�������"�������������	������A���
�	��
		������������"	��
�)���	���	���
�
���������)���G	-���������)���
�	��	���������
�����	���!��"����������"	��
�
���	���	��	����
�����������	�����	��������"����������������

;"���� ��A���
� "�"� �,@�����6� �	
������
� ��
� ����)��� G	-� �������� ������
�"	��
�)����	�
�
��	������"��������
��		����
����
���

������
�
#	-� �������&�� ������ �"	��
� )�� ���
� �	� ����������� 
����"����� �	���	�� 	,�
���@������"����8����������
���������9��"	��
�)����������,���
������������
�
���	������	���	��)��������	,��"	�	����6�������	�*�6���D6��	�����
�B	�L	,,4���
�

���)����-��"���

/�������� ��"���� �"	��
� �-��"� 	,,� ���	��������� 
����� 
������ "	���� ��
�
�"	��
���	�
������������1�������������L������-�������

�������
&"����	
���	�6�������
�
��	����	,�)��
���������������	�����,	�����@�����
A��������	,����������
����	�����6�)	�"��������	��������
�-�"���"��0?��&"��
����	,��	�������	�����������-�"��	-�����	��������������	�����"��,�����,��
������	,� �"��)��
��� �"���� )�� ����
�
�-�"�� �"��
����	�����6� �"����-��� )��

�������
���
�����@�
��"�	��"�
�����
�
�����

;"���� �	��)������������ ��	
���
� ,�	�� 
��	��	�� -	�*�� -��� )�� �����
� 	��
�������
���
������"��
����
�,	����������������&"����������
���"��������	,�
���������
�)��*������)��
���	�����

�������������
��"�����������	,��	�������
������������������,	������-�"���"����-�
����	�������5��������������)���,	��
������-�"��
����	���������"����������-���)���������
��

������
�@�����A���
�	���"�������	�,	��������������-���)��)������
�-"�����	��)���

6�/	 ����.��?	��	�����
���	
��.������
�



����$�� �����	������2����-	�*�3�&"��2	��������
�	�4��5��6�7��*�)����

7. SUMMARY

�����?

���	  �7�0�"&!1�#�	 &9	 ���	 9& 1� 	
��0$7�&#:�	 �$""	 $�	 &#�	 &9	 ���	 1&��	
�$%#$<'�#�	  �%�#� ��$&#	 &!!& �+#$�$��	
&9	 �	 "� %�	 8 &3#<�"7	 � ��	 $#	 ���	 �$�,�		
��$�	  �%�#� ��$&#	 3$""	 ��"!	 $1! &0�	 ���	
�#0$ &#1�#��	 7�0�"&!	 �	 7$��$#'�$0�	 !"�'�	
�&	 "$0�	 �#7	 ! &0$7�	 8�#�<��	 �&	 �7J�'�#�	
'&11+#$�$��	 $#��% ��$#%	 !&�$�$0�",	 �&	
8�'&1�	!� �	&9	�+'4�8+ #�

��$�	 7&'+1�#�	 ���	 7�1&#�� ���7	 �&3	
�� &+%�	 %&&7	 7��$%#	 �#7	 !"�##$#%	 ���	
��0�"&!1�#�	� �1�3& 4	'�#	��"!	+#"&'4	
���	 !&��#�$�"	 &9	 ��$�	 8 &3#<�"7	 �$��	 �&	
7�"$0� 	�	#�3	M!$�'�:	&9	 ���	�$�,�	 	�� &+%�	
9&""&3$#%	 �	 '&1! ���#�$0�	 �!! &�'�	 �&		
���	 1���� !"�##$#%	 &9	 ��$�	 '&1!"�;	 �$��	
���	 	 8�#�<��	 �#7	 &!!& �+#$�$��	 9& 	 8&��	
���	 "&'�"	 '&11+#$�,	 �#7	 ���	 �$�,	 ��0�	
8��#	 $7�#�$<�7	�#7	 $#'& !& ���7	 $#�&	 ���	
! &!&��"��		���	� �1�3& 4	$""+�� ����	�&3	
�	 7$��$#'�	 �#7	 '�� �'�� 9+"	 #�3	 7$�� $'��	
7 �3$#%	+!&#	���	$#�� �#�	I+�"$�$��	&9	���	
�$��	�+'�	��	���	�+'4�	�+ #�	���	�$0� 	�&#	
�#7	���	$#7+�� $�"	�� $��%�	'�#	8�	' ����7	
�&	 9& 1	 �	 #�3	  ��$7�#�$�"	 "�7	 1$;�7	 +��	
7�0�"&!1�#��	+#$I+�	$#	8� 7��#�			

��$�	 ��0�"&!1�#�	 � �1�3& 4	 ! &0$7��	
�#	 $1!& ��#�	 ���!	 $#	 ! &% ���$#%	 �����	
! &!&��"��	 �'�$�0$#%	 ���	 ��!$ ��$&#�	 &9	
���	 �$�,	 �#7	 �#�+ $#%	 ���	 &!!& �+#$�$��	
! ���#��7	� �	 ��"$��7�



�����	������2����-	�*�3�&"��2	��������
�	�4��5��6�7��*�)���� ����$%



optimised environments ltd

6th Floor  |  24 Torphichen Street  |  Edinburgh   |  EH3 8JB

t  0131 221 5920   |   w  optimisedenvironments.com

Optimised Environments Limited.  Registered in Scotland SC359690.
Registered address: 6th Floor, 24 Torphichen Street, Edinburgh, EH3 8JB



The Former DaviDson’s mill, BucksBurn
Phase 1 Masterplan
Produced on behalf of Stewart Milne Group Limited, Manse (Aberdeen) Limited

June 2012



The Former Davidson's Mill Phase One Masterplan was produced prior to the 
adoption of the Aberdeen Local Development Plan 2017, however its content 
remains valid and the document is still relevant in informing decision making. As 
part of the publication of the Local Development Plan 2017, an appraisal of the 
document has been undertaken and, as part of this process, policy references 
within the document have been reviewed and updated. 

Any queries concerning the text of the document should be directed to Planning 
and Sustainable Development (03000 200292 or pi@aberdeencity.gov.uk) for 
clarification
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1.1 Purpose of Document
The redevelopment of the former Davidson’s Mill is one of the most significant 

regeneration opportunities of a large brownfield area in Aberdeen City. This 

regeneration will help improve the environment, develop a distinctive place to live 

and provide benefits to adjacent communities integrating positively to become 

part of Bucksburn. As befits a project of such significance, a comprehensive 

process of masterplanning and design evolution has already been undertaken 

which has led to the production of a number of policy and guidance documents. 

This suite of documents will continue to expand as further design detail emerges 

and is critical in order to develop and control the required quality and character 

of the proposed redevelopment of the site. 

This Phase 1 Masterplan document is specifically structured to meet the 

requirements of Condition 5 of Aberdeen City Council’s consent for Planning 

Permission in Principle. The condition is set out opposite:

“Condition 5.

that, unless the planning authority has given written approval for a variation, no 

development pursuant to any of the four individual Phases of the development 

hereby approved (as shown in the Indicative Phasing Strategy within the 

adopted Development Framework for the site) shall take place other than in 

full accordance with a detailed masterplan for that particular Phase that has 

been submitted to and approved in writing by the planning authority. The 

masterplan(s) shall show in detail how all development within that phase 

will comply fully with the principles and criteria laid down by the approved 

Development Framework and guidance in “Designing Streets” and “Designing 

Places” “in terms of:

5(i) block structure,

5 (ii) access and connectivity (including street hierarchy, implementation 

of Core Path AP6 and National Cycle Route and integration with the existing/

future vehicular/pedestrian network and adjoining development, including 

implementation of Core Path AP6 and National Cycle Route 1)

5 (iii) landscape framework (ensuring high quality integrated treatment of 

the public realm in compliance with the approved strategic landscape plan, 

tree protection, protection of wildlife, arrangements for the management and 

maintenance of open space, treatment of car parking and detail of local/district 

level open spaces and implementation of civic spaces)

5 (iv) land use and density (including building heights and detailed typologies, 

density, details of any affordable housing provision and commercial space)

5(v) drainage (including provision for SUDS)

5 (vi) character (including architectural treatment to provide character areas 

responding to context, ensuring a high quality palette of materials, use of street 

trees and boundary treatments )

5 (vii) ensuring implementation of the key structural elements including the 

Primary Street, Diagonal Link, Riverfront and Bucksburn Park and retention of 

the Mill chimney

5 (viii) protection of trees and protected species

5 (ix) the sequence of demolition, development and provision of key elements 

(e.g. open space, commercial elements, roads, footpaths etc) within each phase 

to ensure that development within the phase is implemented in a planned and 

co-ordinated manner; unless the planning authority has given written consent 

for a variation. - in the interests of ensuring that the adopted Development 

Framework for the site and the Planning permission in principle is translated 

into the creation of a high quality sustainable mixed use community on the 

ground.”

1. Introduction
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Aberdeen City and Shire Strategic Development Plan

Aberdeen Local Development Plan

Supplementary Guidance: 
Aberdeen Masterplanning 

Process

Supplementary Guidance (Development Framework)

PPiP (Development Framework)

December 2011

Detailed Strategic Landscape plan (PPiP Condition 4) 

Phase 1 Masterplan

(PPiP Condition 5)

Phase 2 Masterplan

(PPiP Condition 5)

Phase 3 Masterplan

(PPiP Condition 5)

Phase 4 Masterplan

(PPiP Condition 5)

Note: This diagram does not include a full programme 

of Planning Conditions which require meeting before 

development commences (please refer to conditions). 

Conditions relating to applications for approval of matters specified in conditions 
for each development block including siting, design and external appearance of the 

buildings etc

2.1 The Development/Masterplanning 
process
The Former Davidson’s Paper Mill site is identified as the major part of 

opportunity site (OP16) within the Aberdeen Local Development Plan. 

With the site identified as such, a Development Framework was required 

in order to provide Supplementary  Guidance to the Local Development Plan. 

This Framework document was submitted and adopted in May 2011 and 

set out a clear and comprehensive spatial framework that illustrates how 

the site is intended to be developed for a residentially led mixed use 

development of between approximately 700 and 900 residential units and 

around 2,000sqm of supporting retail, service and community uses. It was 

prepared following consultation with the community and other key 

stakeholders including Aberdeen City Council. The Development Framework 

follows the guidance set down in the Council’s recently updated “Aberdeen 

Masterplanning Process - A Guide for Developers” as well as other national 

and local policies.

Following the Development Framework, an application for Planning Permission 

in Principle was submitted in May 2011 and subsequently granted permission, 

subject to conditions, on the 20th December 2011. These conditions set out the 

additional documentation and information required to grant consent for the PPiP 

and also the guidance that will be required in advance of any detailed planning 

application which might come forward for sites within the Framework.  The full 

suite of documents resulting from the overall development and masterplanning 

process is set out opposite.

2. Suite of documents
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Phase 1 Masterplan area with existing site condition
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3.1 Phase 1 
Blocks K, L, R, O, P, Q

Around 261 residential units

Business Starter units provided
The first phase of the development will focus on development south of 

Mugiemoss Road, including environmental improvements to Bucks Burn corridor 

in this area. Mugiemoss Road will remain on its existing alignment providing 

access to the development.

• Development south of Mugiemoss Road.

• Demolition of existing buildings - the Social Centre and Ellonbank House –

Block O.

• Provision of a mix of low and medium density housing.

• Business starter units provided within Block K.

• Environmental improvements to Bucks Burn to south of Mugiemoss Road,

including provision of open space and ground for allotments.

• Provision of pedestrian/cycle bridges over Bucks Burn

• Path links within phase 1 and connecting to context including existing Bus

Stops on Auchmill Road and Oldmeldum Road from which this entire phase

is within 400m radius. Pedestrian connectivity to these stops has been

considered as a priority.

3. Phasing
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3.2 Phase 3
Blocks B, I (part)

Around 185 units

Leisure and recreational opportunities provided
Phase three will see the start of the river front development aspect of the 

proposals. Focused on the completion of Block I and Block B this phase will 

provide a mix of medium and high density development including river front 

properties. The open space around Danders Hill and the western end of the 

‘Riverfront Park’ including part of the ‘Lade Square’ should be completed as 

part of the phase.

• Part demolition and ground works for river front development – demolition

of old and new offices buildings.

• Completion of the Danders Hill area of public open space and western end

of the river side public park.

• Development of part of ‘Lade Square’ as part of the ‘Riverfront Park’.

• Path links within phase 3 and connecting to context.

3.3 Phase 2
Blocks A, E, F, H, I (PART), J, M, N

Around 318 units

Commercial and retail opportunities provided
The second phase of development will see the formation of the new link road, 

connecting Mugiemoss Road to the A947 and the subsequent realignment 

of the existing Mugiemoss Road. The new road link will allow development 

to commence in the northern part of the site focused around the road 

development will be concentrated to the western part of the site. The new road 

will allow opportunities for potential bus routes through the development to be 

facilitated as part of this phase. As part of this phase ‘Davidson’s Square’ and 

‘Mugiemoss Square’ should be implemented to provide core civic spaces within 

the development. the environmental improvements to the Bucks Burn should be 

completed as part of this phase.

• Prior to the occupation of the first property in Phase 2, a surfaced and

lit pedestrian route via Station Road to the centre of Bucksburn will be

provided in accordance with Condition 10 of the PPIP consent.

• Part demolition of the northern part of the site.

• Formation of the new link road including junction onto A947.

• Realignment of Mugiemoss Road and development of ‘Bucks Burn Gateway’

including provision of properties for commercial and retail development.

• Demolition of several industrial buildings.

• Development of initial residential areas to north of Mugiemoss Road,

including low, medium and high density development and areas of affordable 

housing.

• Completion of ‘Davidson’s Square’ and ‘Mugiemoss Square’ including

provision of properties for commercial and retail development.

• Completion of environmental improvements to Bucks Burn to the north of

Mugiemoss Road, including provision of open space.

• Path links within phase 2 and connecting to context.

3.4 Phase 4
Blocks C, D, G

Around 136 units

Leisure and recreational opportunities provided
The final phase of the development will see the completion of the riverfront, this 

will include the provision of all the public spaces and core path link providing 

public access to the whole river front within the former Davidson’s Mill area. 

All path connection outwith the development should be completed and the 

pedestrian crossing of the River Don will be able to be facilitated from this point.

• Provision of a mix of medium and high density housing including river front

development.

• Completion of the ‘Lade Square’ and ‘Mill Square’ including the river front

park connecting the two key public spaces, including provision of properties

for commercial and retail development.

• Core path completed including all parts of riverfront park.

• Provision made to facilitate the pedestrian crossing of the River Don.
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4.1 Character areas
Three broad character areas have been identified which help identify the 

atmosphere and visual attributes expected of development within specific zones. 

In general, character areas are continuous across streets to ensure a coherent 

and consistent street identity is developed; this results in a number of blocks 

falling under two areas. The following section identifies specific characteristics 

and approaches for each area, alongside the appropriate balance of materials 

drawn from the overall palette.

The three areas are:

Mugiemoss

Reflecting primarily the first phase of development, plus some areas of 

reflecting development at the south of Mugiemoss Road, this area must balance 

requirements to set an overall tone for Davidson’s Mill with the need to sit 

alongside a diverse range of existing and more recent buildings. 

Core

As the name suggests, this character area comprises the main portion of the 

overall development and takes in all areas north of Mugiemoss Road and along 

the Primary Street. Much of the identity will be driven by the consistent public 

realm of the Primary Street as it cuts through the character area, however 

consideration has been given to how the architectural qualities and materials 

are influenced.

Riverside

This special area has been identified to highlight the importance of the setting 

and the requirement for a truly excellent design response which is sensitive 

both to the landscape and also the industrial heritage of the site. As one of 

the most dense areas within the development, materials and architectural 

approaches must be utilised which may not be appropriate in other areas.

Mugiemoss Core Riverside

4. Character areas
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4.2 Mugiemoss

Adjectives

Responsive, informal, soft.

Typical street conditions

Curvilinear street with distorted grid which responds to slopes and gradients. 

Sympathetic layout which follows contours and prevents excessive cut and fill.

Materials

Predominantly render. Brick for larger blocks.

• In order to accommodate the transition from existing and recent

development which establishing an overall identity for Davidson’s Mill,

render should be considered in the first instance for the majority of houses

and semi-detached typologies.

• Larger typologies, from terraced units up to flatted accommodation should

utilise brick on primary frontages and as appropriate to the scale and

massing of individual blocks.

4.3 Core

Adjectives

Angular, semi-formal, varied.

Typical street conditions

Semi-formal urban grid with informal internal block circulation and layout 

arrangements.

Materials

Mix of brick, render and timber.

• The full range of materials outlined within the palette are available however

consideration should be given to using brick on detached and semi-

detached typologies as a reflection of the industrial heritage of the site.

• Away from the damper conditions of the River, timber should be considered

to complement the brick.

4.4 Riverside

Adjectives

Formal, consistent, ordered, robust.

Typical street conditions

Curving drives punctuated by point blocks and smaller scale terraces.

Materials

Predominantly brick. Some panel and timber use in response to aspect and 

orientation.

• In order to reference the industrial heritage of the setting, principle

elevations must be brick.

• The damp micro-climate of the riverside setting would suggest that render

is not appropriate, therefore other suitably robust materials such as panels

should be considered.

• For exposure and moisture reasons, timber is encouraged only on south

elevations and within recessed balconies.
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Dormers: position, proportion and size relative to the overall elevation should be considered.

Dormers: relationship with the main roof ridge line is critical. Windows in gables overlooking public space adds to townscape and street security

5. Material palette and details
5.1 Introduction
The development at Former Davidson’s Mill is envisaged as a very particular 

and high quality response to both the unique site and the surrounding urban 

context. In order to ensure an appropriate sense of place is inherent in the 

on-going architectural designs, the definition of appropriate building materials 

and details is important. This section aims to provide a commentary on a specific 

architectural appearance as guidance, rather than as strict design code. 

Because the development contains a number of discrete areas, the public realm 

elements defined within the Detailed Strategic Landscape Plan are also critical 

in bringing the development to life and will bring a level of sophistication and 

attention to detail which should also be consistent across the development.

The Former Davidson’s Mill development is not envisioned as a typical suburban 

development and the Framework clearly establishes a vision for an urban area 

which will have urban forms and house types. Elsewhere in this document, block 

structure and street layout principles are clearly set out: these principles lend 

themselves to connected urban built forms and typologies which should be 

adopted as far as possible. A standard house product response is unlikely to be 

appropriate throughout the site and this section sets out considerations which 

guide how standard products might be adapted, or bespoke responses might 

emerge. The developers and their design teams are required to produce an 

architectural design which establishes a dialogue and continuity with identified 

qualities of Aberdeen urban vernacular such as windows on gables, and 

elevated corner building arrangements are key characteristics of the Aberdeen 

townscape; most importantly the development should reflect a modern response 

to both the River Don setting and the industrial nature of the previous land use. 

5.2 Street elevation
Key street elevations have been set out in terms of massing, continuity and rhythm 

elsewhere in the masterplan document. As street elevations are developed by 

the developer teams, consideration should be given to the following factors:

• Blank facades should not be presented to key streets, or on gables

addressing open spaces;

• Where terraces, town house and flatted building types are indicated by the

masterplan, a continuous elevation should be designed;

• Corners should be emphasises through design of elevations and

consideration of larger corner windows;

• Where detached or semi-detached units are indicated by the masterplan an

appropriate rhythm of setbacks and access points should be planned. The

use of interlinking garages or parking structures may also be considered to

provide a more continuous built edge;

• While referencing the overall masterplan guidance on storey heights and

principal frontages, consideration should be given to the appropriate scale

of buildings in relation to adjacent public realm or open space.
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Accordia: street elevations carefully considered to provide vertical articulation.

Accordia: pitched and flat roofs adding interest to streetscape.

Accordia: pop-out windows providing special moment on elevation.

The Drum, Bo’ness. Rhythm of pitched roofs onto secondary streets.

5.3 Building proportions
• Positioning of windows and doors within principle frontages should be

designed with regard to overall rhythm and order of individual elevations.

• Windows must relate to the overall composition of the façade. Openings

should generally exhibit a vertical emphasis.

• Window sizes and proportions should reflect orientation and uses of rooms

in order to reflect a legibility of internal uses and arrangement of spaces.

• Building aspect and orientation should have some influence on window

sizes and positioning, although the priority should be ensuring that the

principle (street) elevation reads effectively, so that north facing streets

do not have all small windows for example. North facing elevations will

generally have a great proportion of wall to window, whilst larger windows

should be considered on south-facing elevations to improve the thermal

performance of the buildings.

5.4 Elevation elements

External Doors and Porches

• In keeping with the relatively ‘flat’ elevational character of Aberdeen urban

buildings and reduced modelling of the front plane of the building, porches

or door hoods should generally be avoided. If required, they should be

designed in keeping with the vocabulary of the rest of the building to ensure

a simple and clean appearance.

• Canopies should be of simple construction and project horizontally.

Consideration should be given for entrances at larger-scale buildings such

as flatted accommodation to be inset rather than or in addition to canopies.

• Doors should be painted timber or metal or uPVC.

Windows

• Windows should be proportioned to the overall elevation and building

dimensions.

• Windows should be timber or metal or uPVC. ‘Clip-on’ glazing bars are not

permitted.

• Feature projecting windows to be wrapped in zinc or similar approved

material where located above ground floor. Where such features are located

at ground level, a robust alternative material should be selected which can

take occasional contact.

Balconies

• Balconies should generally be internal and integrated into the building

fabric. Full height windows with glazed ‘Juliet’ balconies may be considered.
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Springside: Street elevations considering aspect, orientation and adjacent public open space. Fore Street: Flat roofs carefully considered alongside massing and proportions of buildings.

Upton, Northampton: Opportunities for arrangement of pitched roofs on street elevations to be used 
in dramatic ways.

Scottish Housing Expo: Contemporary eaves dormers and rooflights.

5.5 Roofs
• The pitch and height of roofs should be carefully considered in relation to

the overall elevation and building proportions in order to avoid an over-

scaled or top-heavy appearance. In general, roofs should display a horizontal 

proportion.

• Detached, semi-detached and townhouses should generally utilise pitched

roofs. Flat roofs should be considered for flatted accommodation or terraced 

units or where a green roof is appropriate.

• Roof coverings for pitched roofs should be natural or reconstituted slate,

grey or dark concrete roof tiles. Standing seam finishes such as zinc or

copper may be considered where appropriate to mark special conditions

or feature buildings. Decorative profiles welded to single-ply membranes to

replicate standing seam and batten profiles should not be used.

• Any solar thermal or PV systems should be integrated into the overall roof

design.

• Flat roofs covered in zinc (or similar) or high-quality single-ply membranes.

• Eaves should not be excessive and should relate to the rest of the building

proportions.

• Flat roof design should include an appropriate parapet height to ensure a

clear building outline and for routine maintenance to be carried out safely.
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The Drum: A simple palette of white render and engineering brick unifies the development. Canopies, 
eaves and other projections are minimal and present relatively ‘flat’ modelling of elevations.

Caer Amon. Crisp white render with plinth. 

5.6 Walls
A simple palette of wall materials is proposed for the Former Davidson’s Mill 

development, which comprises render and brick. Timber and fibre-cement 

cladding may be considered in limited locations. Details must be robust and 

simple. Reconstituted stone should not be used on principle elevations.

Render

Render colour should generally be white; contrasting colours may be used 

sparingly and should be drawn from the brick palette of buffs/greys.

Lime-based or pre-mix is preferred; however proprietary self-coloured render 

may also be acceptable. Finishes should be precise and in keeping with the 

clean and unfussy elevational treatments. A plinth should be provided in 

complementary brick drawn from the palette set out on the following pages.
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Mixed Gloucester Grey, 

Clockwise from upper left: Blue Brindle Smooth, Sandfaced Dark, Flashed Black, Atlas Smooth Blue, .

Rothesay Blend Mystique

Gilliespie Centre, Clare College: Buff/grey brick with ordered windows and complementary timber 
tones.

The Botany, Glasgow: Characterful, but simple brick use for flatted accommodation and terraced 
housing. Sensitive use of flat and pitched roofs. Coherent streetscape and clean street elevation.

Accordia, Cambridge. Distinctive brick adopted throughout development becomes powerful element 
of neighbourhood identity. Thoughtful street elevations with lots of interest without being cluttered.

Vauxhall Grey.

Brick

Brick should generally be drawn from a Buff/Grey or Black/Blue colour palette. 

External brick should not be drawn from a red, orange, cream or yellow palette. 

Both solid colours and multi-versions may be used, however care should be 

taken not to introduce to diverse a range of appearances and the street elevation 

as a whole should be considered when selecting brick types.

Wire-cut or engineered brick should be used to ensure an exact finish, however 

textures may be used sparingly on specific marker buildings. 

Mortar colour should be selected to match brick; joints should be appropriate to 

the brick type and bonding pattern.

Brick examples: Buffs/Greys

• Vauxhall Grey & Gloucester Grey (used at Gilliespie Centre, Clare College.

Architect: van Heyningen and Haward)

• Freshfield Lane. Selected Dark Facings (used  at Church Street. AHMM)

• Rothesay Blend: Light grey to bronze surface on a buff body (used at

Springside, Edinburgh. Oberlanders)

Brick examples: Blacks/Blues

• Staffordshire Slate Blue Smooth, Staffordshire Blue Brindle (used at the

Botany, Elder and Cannon)

• Atlas Smooth Blue (used at Pegaso Brittania Walk Architect: Richard Hywel

Evans)

• Flashed Black
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Burnbrae, Edinburgh. Untreated timber neatly designed within metal flashings.

Scottish Housing Expo. Variation in timber cladding orientation and carefully considered details 
against window and door frames.

Burnbrae, Edinburgh. Untreated timber within sheltered balcony areas and recessed porch.

Timber

Timber may be considered in sheltered locations where it will weather 

consistently. Specification and cladding detailing should be carefully considered 

and best practice guidance such as “Timber Cladding in Scotland” by the Scottish 

Executive (http://www.scotland.gov.uk/Resource/Doc/46910/0024271.pdf) 

should be consulted. Timber should generally be untreated. Timber may also 

be considered for use in recessed entrance ways or as cladding to integrated 

balconies, however potential issues with vandalism and wear should be borne 

in mind.
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Reference examples:

Accordia, Cambridge. Feilden Clegg Bradley Architects, Maccreanor Lavington 

and Alison Brooks Architects

The Drum, Bo’ness. Malcolm Fraser Architects.

Springside, Edinburgh. Oberlanders Architects.

The Botany, Glasgow. Elder and Cannon Architects.

Fore Street, Glasgow. Hypostyle Architects.

Gilliespie Centre, Clare College, Cambridge. Van Heyningen and Haward 

Architects.

The Botany, Glasgow. Elder and Cannon Architects.

Caer Amon, Edinburgh. Richard Murphy Architects.

Eyre Place & Bangholm Terrace, Edinburgh, CDA._

Eternit range clockwise from top left: Natura range anthracite colour, Natura range cool grey colour, 
Eter-colour range calico colour, Eter-colour range pebble. 

Bangholm Terrace, Edinburgh. Eternit cladding panels at ground floor. Untreated timber at balcony 
areas. 

Eyre Place, Edinburgh. Eternit cladding panels at ground floor, top floor and accent areas.

Gililespie Road, London. Eternit Natura fibre-cement rainscreen wall cladding.

Cladding

Fibre-cement cladding may be considered as an accent material within 

carefully proportioned elevations of larger building typologies. It should not 

be considered for typical detached or semi-detached houses. Panels should 

be through coloured, with a matt finish and colours should be drawn from a 

natural palette (for example see Eternit Eter-colour). Cladding should employ 

a secret fix method; where an edge retention method is selected, the colour of 

the restraint members should be carefully selected to avoid an overly geometric 

appearance being created by highly contrasting colours. Corrugated profiles 

are not appropriate. 
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6.1 Landscape Features
The Bucks Burn corridor is the key landscape feature of the Phase 1 Masterplan 

and has been safe-guarded to prevent development. Improvements to the 

riparian corridor are set out in the over-arching Detailed Strategic Landscape 

Plan. Enhancements and improvements to existing vegetation are proposed 

alongside increased pedestrian routes and new stream crossing points. Detailed 

design for paths within the Bucks Burn will be in favour of suitable multiuse 

paths and crossings which are suitable for pedestrians (including prams) and 

recreational cyclists. Users with mobility impairments should be accommodated 

where appropriate. The aim is for the area to contribute to the recreational, 

ecological and hydrological functioning of the site.

6.2 Landform
Phase 1 contains some of the steepest developable slopes found within the 

Framework area and the block structure has been designed to follow existing 

patterns of topography to facilitate development on those gradients without 

requiring excessive earthworks and platforming. The initial Phase consists of 

a predominantly north facing slope which although not ideal for residential 

development, does offer opportunities for development to benefit from views 

to the River Don and the area of future Bucks Burn improvement.

6.3 Orientation
In responding to important topographic constraints, blocks within Phase 1 are 

laid out to an east-northeast to west-south west grid. This will allow properties 

to benefit from good passive solar energy gain through appropriate building 

setbacks and internal planning of housing.
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6.4 Connections and integration
The Phase 1 Masterplan is largely based on integration with the existing road 

network via Mugiemoss Road and Station road. Upgrades to Goodhope Road 

aim to provide additional routes over the railway line through accessible slopes 

or steps which deal with the steep existing gradient. The railway bridge itself is 

under Network Rail’s control and further discussion is required to determine the 

most appropriate mechanism for its upgrade/refurbishment.

Whilst Core Path extensions and improvements are not possible within Phase 1, 

additional pedestrian and cycle routes will be created where appropriate along 

the Bucks Burn corridor and through a permeable block structure. 

Key connections have been formed to:

• Promote pedestrian and cycle movement between Bucksburn, Auchmill

Road and the new development

• Promote integration with Bucksburn and ensure a permeable block structure.

• Ensure development overlooks and addresses the Bucks Burn corridor and

the River Don.

• Provide an accessible route along Goodhope Road to Auchmill Road

• Provide pedestrian/cycle bridge crossings over the Bucks Burn

6.5 Views
Due to the landform and topography of the Phase 1 Masterplan area, several key 

views to the River should be considering in the layout of the buildings. These 

will help create both a legible and attractive place.

6.6 Spatial Experience
The Phase 1 masterplan development blocks have been laid out to ensure that 

an interesting spatial experience is created. Core spaces, civic spaces and a 

hierarchy of different streets will create a varied and legible urban form. 

Additional detailed guidance on building heights, landmarks and building types 

is set out later in this document.
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Access and Connectivity
Existing street

Secondary street

Minor street (within block)

Minor street (block edge)

NCR 1

Other connections

S1

ME1
ME2

MB3

MB2

MB1

Goodhope R
oad

Mugiemoss Road

7.1 Pedestrians 
Existing pedestrian networks will be supported and strengthened within 

the Phase 1 area; this includes routes along Mugiemoss Road. an accessible 

connection to Auchmill Road via Goodhope Road and improved integration 

with Bucksburn.

7.2 Cyclists
Within Phase 1 cyclists are generally accommodated on the street network 

following guidance from ‘Designing Streets, Policy Statement for Scotland’. 

Off-street routes through future phases will originate on the edge of the Phase 

1 area to route along the River Don. An accessible route up Goodhope Road to 

Auchmill Road will be provided by a series of ramps integrated into the existing 

slope with steps and retained soft landscape areas. Recreational cycling should 

be accommodated in the crossing of the Bucks Burn corridor.

7.3 National Cycle Route 1 (NCR1)
Within Phase 1, NCR1 runs along Mugiemoss Road; future phases will shift this 

route northward to integrate with the Primary Street alignment and take in the 

heart of the new development at Davidson’s Mill.

7. Access & Connectivity
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8. Land use and density
8.1 General landuse and density principles
It is proposed that the full development at the former Davidson’s Mill will become a residential led mixed-use development 

of approximately 900 residential units in association with around 2000 sqm of supporting retail, leisure and community 

uses, complementary to those in nearby Bucksburn and around 0.12ha of business starter units. Within Phase 1, a range of 

low to medium residential densities are proposed, capable of delivering approximately 192-292 units. Phase 1 also contains 

land identified within the Framework as suitable for Business starter units.

8.2 Residential units: Densities and rationales
Development 

Block

Number of 

units

Plot Area

(Hectares)

Residential 

density 

range

(units per 

hectare) 

Rationale for density

Min Max

K 12 26 0.3 35-85 Medium-high density plot which signals western edge of 

development on Mugiemoss Road.

L 54 84 1.79 30-45 Medium density to take advantage of relatively flat existing 

site and adjacency to Bucks Burn.

O 18 29 0.74 25-40 Low density to allow Bucks Burn to be addressed and in 

keeping with adjacent blocks.

P 26 40 1.03 25-40 Low density to accommodate existing slope whilst also 

allowing higher density blocks to address civic space.

Q 79 124 2.71 30-45 Low density to accommodate existing slope, whilst also 

allowing higher density blocks to address Mugiemoss Road 

and create near-continuous frontage. 

R 3 4 0.3 10-13 Very low density to reflect highly visible site and existing 

slope and access constraints.

Total 192 307 6.87

Average 28-45

8.3 Affordable Housing
The developer will work with RSLs and Aberdeen City Council to identify the best route to delivering the required level 

of affordable housing. As the PPIP was approved prior to the adoption of the Aberdeen Local Development Plan, the 

level of affordable housing has been set at 10% across the development. Prior to the completion of 200 units, proposals 

will be submitted which identify land and units to be utilised for either development for Affordable Housing or for Low 

Cost Home Ownership Units within Phase 1. Where provided, affordable housing will be spread throughout the site in an 

integrated and inclusive fashion, with concentrations potentially considered in areas which are;

• Well connected to the public transport network.

• Well connected in terms of pathways and cycle networks.

• In close proximity to proposed and existing mixed use centres and their associated retail and service provision.

Block K

Block L

Block O

Block P

Block Q

Block R

Phase 1 Masterplan area with Development Blocks identified
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8.4 Building typologies
A number of specific residential typologies have been utilised as ‘building’ 

blocks to develop an indicative masterplan and test in more detail how the 

Framework might be developed. In general terms, the blocks are split into:

• Flatted units

• Terraces/townhouse units

Buildings

Detached units

Semi-detached

Terrace/townhouse

Flatted units

Commercial

• Semi-detached units

• Detached units

These allow for a range of densities and urban space-making properties which 

are demonstrated in the masterplan and further detailed in the Design Principles 

section.  

Phase 1 Masterplan area showing building typologies
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Indicative heights

Up to 2 storeys

2-3 storeys

3-4 storeys

8.5 Building heights
In general, building heights have been set with reference to the proposed 

building typologies. Within Phase 1, this is generally around 2-3 storeys with 

the potential for flatted units within Block Q to go up to 4 storeys. This reflects 

the general low to medium density envisaged for the area to the south of 

Mugiemoss Road and the visual prominence of development which will result 

due to the existing gradients on Blocks O, P, Q and R.

Phase 1 Masterplan area showing indicative building heights
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8.6 Spatial definition
The masterplan identifies buildings which should contribute specifically to 

define spaces and mark urban conditions such as key corners. The identified 

plots/buildings should be considered for particular architectural treatments 

and as candidates for the highest quality materials. Gable treatments in stone 

or accent materials are appropriate or particular fenestration might be directed 

towards key street scenes.

Phase 1 Masterplan area showing spatial definition

Spatial Definition

Corner blocks 

Buildings define civic street

Landscape/acoustic barrier

Due to the proximity to adjoining industrial uses to the south, a landscaped 

acoustic/visual barrier will be required as shown.
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Landuse

Business starter units

(370m2)

Potential expansion

(flexible ground floor units)

8.7 Opportunities for commercial 
space
A potential location for business starter units has been identified with Block 

K. This has been located in close proximity to existing business uses and 

the illustrative masterplan demonstrates how shed type structures might be 

integrated into the residential neighbourhood. Whilst Phase 1 does not contain 

a location identified for mixed-use, a number of flexible ground floor units are 

proposed for potential expansion in the future.

Phase 1 Masterplan area showing opportunities for commercial space
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View from south over Phase 1 masterplan area

View from west at junction between Mugiemoss Road and Station Road over Phase 1 masterplan area
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Bucks Burn

existing road bridge
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8.8 General
Whilst Phase 1 will have a cohesive identity and structure 

as part of the wider Davidson’s Mill development, there are  

specific design principles which have been adopted for the 

individual development blocks. These specific principles 

have been guided by the more general development block 

guidance which is set out below. The following pages 

illustrate through diagrams, visuals and precedents how 

these principles are applied to the individual blocks. The 

aim is to ensure each block has an urban diversity and 

richness which fits into the wider development, to create a 

sense of place and an urban form around which  it is easy 

to navigate and move. 

8.8.1   Urban design
Good urban design principles should be followed to ensure 

a legible hierarchy of streets and spaces. Key buildings 

should be used to create landmarks, define spaces and 

help orientation.  

8.8.2  Spaces
A variety of informal spaces should be created within 

development blocks at key locations, such as where streets 

meet. These should be created through variety in the 

building line creating interesting streets; all spaces should 

be overlooked, benefiting from passive surveillance. 

Appropriate civic spaces should be associated with 

significant junctions to existing roads and intersections 

between development and core landscape areas. Whilst 

there are no specific mixed-use centres defined within 

Phase 1, there are a number of units identified which should 

accommodate flexible ground floor layouts that might 

support future expansion for commercial/community 

use.  These areas should have zero or minimal setback to 

ensure an active frontage and encourage people to use the 

outdoor space.

8.8.3  Residential streets
The detail design of streets should follow guidance 

within ‘Designing Streets’ which considers place before 

movement. Parking should be integrated into the street 

design to avoid it becoming over dominant. Adequate 

access for service vehicles must be provided.

Block K

Block L

Block O

Block P

Block Q

Block R

Bucks Burn Park

Bucks Burn Gateway (South)

9. Design Principles
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8.9 Architecture
Architecture has an important role to play in creating and 

defining character at Davidson’s Mill. Well designed, high 

quality architecture with close attention paid to detail and 

material selection will play an essential part in the creation 

of an attractive and desirable place to live. Architecture 

should also strive towards the highest environmental 

standards, reducing energy consumption and helping 

Davidson’s Mill meet its sustainable aspirations. 

8.9.1  Architectural form
Guidance relating to architectural typologies and form is 

provided throughout this document, presented through a 

combination of requirements relating to density, building 

height, indicative housing mix and design. Generally how-

ever architectural form should respond to the proposed 

hierarchy of streets and spaces and maximise opportuni-

ties for passive solar energy gain through a south facing 

aspect. Key streets with higher density residential typolo-

gies are oriented towards east-west with deeper setbacks 

on the northern boundaries to allow a larger proportion 

of buildings to benefit from solar gain and the potential 

for south-facing open space. Consideration should be 

given to both building height and existing trees to mini-

mise overshadowing of properties and spaces.    

8.9.2  Architectural Style
Within a development of this size there should be a variety 

of architectural styles across the site which respond to the 

existing context, proposed hierarchy of streets and spaces 

and other influences such as existing river landscape, 

woodland and any retained built structures. Generally 

a simplicity of detail should be aimed for, avoiding 

unnecessary ‘decorative’ frills and add ons. 

8.9.3  Architectural Materials
More detailed guidance on architectural style is given in 

relation to each development block later in this document 

and in the specific material palette section. The selection 

of materials across the development should aim to convey 

a sense of quality, robustness and permanence. Materials 

should also be chosen which achieve relevant targets for 

sustainability. Materials should be appropriately chosen to 

respond to both their existing context, and location within 

the proposed site layout. Palettes of materials should not 

be homogeneously applied across the site, however care 

should be taken to ensure co-ordination. Generally use 

of one colour/material for a large area will be allowed 

however localised variation along streets and in building 

clusters is encouraged.  

8.9.4  Architectural variation
Variation of adjacent building heights, styles and 

typologies can provide interest within the urban form, 

creating distinctive streets and attractive roofscapes. 

Applying homogenous building styles or heights across 

the site must be avoided. Particular site masterplan 

characteristics will lend themselves to the introduction of 

special architectural features such as gateway or corner 

buildings or gable ends creating a focal point.   

8.9.5  Gardens
Where possible, gardens should be arranged to benefit 

from a southerly aspect. Gardens on the south facing, 

northern side of streets should generally be larger than the 

south, providing a set back from the street to the public 

rooms of the house. 

8.9.6  Boundary treatments
A number of existing stone walls currently define edges 

and internal boundaries of Phase 1; clues relating to 

visual  character and materiality should be taken from 

these walls  in the design of new walls to define streets 

and spaces. Gardens should be suitably enclosed and well 

defined. In some locations (such as internal block areas) 

hedges may be a more appropriate element and should be 

treated as an important part of the streetscape. A limited 

palette of materials should be selected that compliment 

the architecture and provides cohesiveness to the 

development.

Importance of address Mugiemoss Road and creating a street frontage along its length

8.10 Landscape
The Detailed Strategic Landscape Plan should be referred 

to in parallel with this document for further guidance on the 

landscape priorities. The emerging ACC Supplementary 

Guidance document “River Don Corridor Framework” 

should also be referenced to during the development 

of detailed designs in order to ensure that the strategic 

objectives of that document are met.

8.10.1  Bucks Burn Park & 
Gateway
The Core landscape area of the Bucks Burn is a significant 

natural landscape resource which should be addressed 

by all the adjacent development blocks. Landscape 

improvements to the riparian corridor should influence the 

character of the neighbouring plots and the creation of 

new circulation routes and crossings should be addressed 

through building layout and streets. All new crossing 

points will be suitable for pedestrians and cyclists and 

will encourage the use of the area for multiple activities. 

All crossing points must be spanning structures in order 

not to fragment the potential connections of the natural 

assets and to ensure that the connectivity for wildlife is 

retained;. The stream channel should not be compromised 

and safety/security concerns should be addressed in 

relation to potential ‘dead’ spaces below structures. The 

aim should be to foster a positive relationship between the 

community and the Bucks Burn.

8.11 Flooding/SUDS/
Drainage
A Flood Risk Assessment (FRA) has been carried out in 

order to fulfil the requirements of Conditions 27 and 28 of 

the PPiP consent; the FRA should be considered in parallel  

with this masterplan document.

Due to restrictions relating to airport safeguarding, most 

SUDS features will be accommodated underground, 

utilising the more formal open spaces for storage and 

attenuation. In order to maximise the usable space of these 

spaces, the detail design of underground SUDS structures 

should ensure that above ground uses are not constrained 

as far as possible.
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9.1 Block K: Design Principles Westernmost block south of 
Mugiemoss Road. 

Number of units 

(range) 

12-26

Indicative residential 

mix

Terrace/townhouse: 100%

Building height Max 3 storey

Retained features N/A

Relevant street/core 

space/public realm 

guidance

Mugiemoss Road, Street MB1, 

Station Road, Shared surface/

courtyard

Parking Limited incurtilage parking from 

Mugiemoss Road (private drives 

to detached houses only)

Courtyard parking in shared 

surfaces to rear to service 

terraces and duplexes.

Incurtilage parking from Station 

Road

Key design principles Block to primarily address Station Road and Street MB1

Junction at Mugiemoss Road and Station Road should signal appropriate entrance to Davidson’s Mill development

Appropriate buffer and setback to be allowed against southern boundary with existing shed structures

East side of Station Road to designed to encourage suitable pedestrian and cycle movement to and from upgraded junction to south below 

railway line.

Encourage and strengthen connections to Bucksburn via Station Road

Principles of architectural 

materials, form and style

Built form and arrangement at junction of Mugiemoss Road and Station Road should reflect setback condition created by existing housing 

opposite.

Detached housing types to be generally located on Mugiemoss Road. Terrace/duplex types on Station Road and Street MB1

The importance of corner and gateway positions should be reflected in the quality and choice of architectural materials

Architectural forms should balance existing flatted accommodation opposite Station Road with traditional detached buildings along Mugiemoss 

Road.

Design and development notes Plot within southern portion of Block K identified for business units. 

Station Road

Flatted/terraced dormer block to 

address Mugiemoss Road/Station 

Road junction. Layout to reflect 

setback in housing opposite.

Important corner condition which 

signals entrance/gateway to 

development from West. Blank facade 

to be avoided.

Mugiem
oss Road

Parking should be predominantly to 

the rear in courtyard shared spaces.

Address corner access to street MB1

Illustrative view demonstrating Block K massing and street composition.
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9.1.1  Block K Key Design Principles

Access and Connectivity
Existing street

Secondary street

Minor street (within block)

Minor street (block edge)

NCR 1

Other connections

Spaces & Spatial Definition

Private gardens

Shared surfaces

Key civic space along street

Corner blocks 

Buildings define civic street

Buildings

Detached units

Semi-detached

Terrace/townhouse

Flatted units

Commercial

Parking

Undercroft parking

Incurtilage parking

Parking court/bays

Mugiemoss Road
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ta
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o

n
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a
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MB1
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9.2 Block L: Design Principles Main block wrapped on southern 
boundary by Bucks Burn. Currently 

empty fields with grassland, spoil 
heap and hardstanding parking area.

Number of units 

(range) 

54-84

Indicative residential 

mix

Terrace/townhouse: 60%, 

Detached: 40%

Building height Max 3 storey

Retained features No retained features, but 

adjacent to Bucks Burn

Relevant street/core 

space/public realm 

guidance

Mugiemoss Road, Streets MB1, 

MB2, MB3, ME2, Shared surface/

courtyard

Parking Limited incurtilage parking from 

Mugiemoss Road (private drives 

to detached houses only)

Courtyard parking access via 

Streets MB2 and ME2 in shared 

surfaces to rear to service 

terraces and duplexes.

Incurtilage parking from Street 

MB1

Private drives to detached 

houses from Street ME2

No parking to south of Street 

ME2

Key design principles Medium density block with distinctive frontages onto the Bucks Burn to the south.

Mugiemoss Road to be primarily fronted by detached units

Streets MB1 and MB2 to be primarily fronted by terraced/townhouse types.

Street ME2 to be primarily fronted by detached units

Building layout on Street MB3 to respond to connection northwards across Mugiemoss Road into heart of development Davidson’s Mill 

Principles of architectural 

materials, form and style

Block L has the potential for high quality residential development, particularly where the housing directly overlooks the Bucks Burn valley. This 

should be reflected in high quality materials, particularly for those buildings fronting street ME2.

Terraced/townhouse typologies may be appropriate on MB2 and MB3, to respond to connections to future masterplan phases to the north.

Due to the highly visible character of the southern portion of Block L, the architecture should reflect the overall character of the development, 

therefore standard house types are not appropriate on ME2.

South-facing gardens on ME2 should be generously sized. Consideration should be given to extending the Bucks Burn landscape treatment as 

close to the southern edge of Block L as possible.

Design and development notes Connections to pedestrian/cycle bridge crossings over Bucks Burn should be integrated into housing layout.

Building layout should respond to open space at Bucks Burn Gateway to maximise safety and security 

Building layout should respond to open space along Bucks Burn maximise safety and security

Bucks Burn improved riparian 

landscape area

Detailed street layout should respond 

to pedestrian/cycle bridge crossing

Respond to public open space at 

Bucks Burn gateway. Buildings should 

help to define the space and street. 

Predominantly detached typologies

Important connection northward to 

future masterplan phase

Blank facade to be avoided.

Mugiemoss Road

ME2

Illustrative view showing Block L massing and street composition.
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9.2.1  Block L Key Design Principles

Access and Connectivity
Existing street

Secondary street

Minor street (within block)

Minor street (block edge)

NCR 1

Other connections

Spaces & Spatial Definition

Private gardens

Shared surfaces

Key civic space along street

Corner blocks 

Buildings define civic street

Buildings

Detached units

Semi-detached

Terrace/townhouse

Flatted units

Commercial

Parking

Undercroft parking

Incurtilage parking

Parking court/bays

MB1
MB3

MB2

Mugiemoss Road

ME2
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9.2.2  Block L Key streetscape and massing 
guidance

ME2

Reflect importance of 

connection northwards through 

use of terrace/townhouse 

typologies

Bucks Burn, Core landscape area

Block R

MB2

MB1

Key corner building
ME2 Street elevation to respond to Bucks 

Burn Core landscape area and to architectural 

treatment of street ME1 opposite. Sensitive street 

elevation. Highly visible and must reflect highest 

quality of development. Standard house types are 

not appropriate in this location

Key corner building to address 

new pedestrian bridge

Illustrative view from South showing Block L massing and street composition.

Key corner building
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9.3 Block O: Design Principles Low density block set between 
Goodhope Road and the Bucks Burn. 

Existing social club and cottage to be 
demolished

Number of units 

(range) 

18-29

Indicative residential 

mix

Terrace/townhouse: 35%, Semi-

detached 23%, Detached 42%

Building height Max 3 storey

Retained features No retained features, but 

adjacent to Bucks Burn

Relevant street/core 

space/public realm 

guidance

Mugiemoss Road, Streets S1, 

ME1, Shared surface/courtyard

Parking No off-street parking from 

Mugiemoss Road

Courtyard parking access via 

Goodhope street to service 

terraces

Incurtilage parking from 

Goodhope Road and Street ME1

Key design principles Layout should take into account existing levels and gradient of Goodhope Road

Building layout should respond to sloping site and views to retained chimney at Davidson’s Mill.

Consideration should be given to pulling back built frontage onto junction between Mugiemoss Road and Goodhope Street to provide opportunity 

for small scale civic space and signal pedestrian/cycle route up Goodhope Road to Auchmill Road 

Layout to reflect pedestrian/cycle route up Goodhope Street to existing bus stop on Auchmill Road

Principles of architectural 

materials, form and style

Building layout should aim to provide near continuous frontage on Mugiemoss Road with reducing density moving up the slope towards the 

existing railway bridge

Buildings along Goodhope Road to be setback to allow south-facing gardens where possible

Due to the highly visible character of the northern portion of Block O, the architecture should reflect the overall character of the development, 

therefore standard house types are not appropriate on ME1.

Consideration should be given to extending the Bucks Burn landscape treatment as close to the northern edge of Block O as possible.

Design and development notes Connections to pedestrian/cycle bridge crossings over Bucks Burn should be integrated into housing layout.

Building layout should respond to open space along Bucks Burn maximise safety and security 

M
E1
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9.3.1  Block O Key Design Principles

Access and Connectivity
Existing street

Secondary street

Minor street (within block)

Minor street (block edge)

NCR 1

Other connections

Spaces & Spatial Definition

Private gardens

Shared surfaces

Key civic space along street

Corner blocks 

Buildings define civic street

Buildings

Detached units

Semi-detached

Terrace/townhouse

Flatted units

Commercial

Parking

Undercroft parking

Incurtilage parking

Parking court/bays

Mugiemoss Road

S1

M
E1
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9.3.2  Block O Key streetscape and massing 
guidance

Bucks Burn core landscape area

pedestrian/cycle bridge crossing

ME2

Existing road bridge

ME1

Important corner plot. Must 

address multiple fronts. No 

blank gables to north/west.

ME1 is a sensitive street 

elevation. Highly visible and 

must reflect highest quality of 

development. Must consider 

architectural treatment of street 

ME2 opposite.

Goodhope Road

Block R

Illustrative view showing Block 0 massing and street composition.



phase 1 masterplan

39

Terraced/townhouse typologies 

on Goodhope Road junction

Layout should define and 

enhance ‘accent’ open space on 

Mugiemoss Road

9.4 Block P: Design Principles Low density block set around small 
public space set off Street S1.

Number of units 

(range) 

26-40

Indicative residential 

mix

Terrace/townhouse: 50%, Semi-

detached: 30%, Detached: 20%

Building height Max 3 storey

Retained features Material from demolished stone 

walls to be reused to form new 

boundaries and/or landscape 

elements within public realm 

Relevant street/core 

space/public realm 

guidance

Mugiemoss Road, Goodhope 

Street, Street S1

Parking No incurtilage parking from 

Mugiemoss Road

Incurtilage parking from 

Goodhope Road and Street S1

Parking to be sensitively set 

around small public space

Key design principles Layout should take into account existing levels and gradient of Goodhope Road

Building layout should aim to provide near continuous frontage on Mugiemoss Road with reducing density moving up the slope towards the 

existing railway bridge

Building layout should respond to sloping site and views to retained chimney at Davidson’s Mill.

Terraces/townhouses should front small public space.

Principles of architectural 

materials, form and style

Block Q is fairly low density - clusters of higher density should be located around accent open space at Mugiemoss Road and neighbourhood open 

space on S1

The steep gradient of the southern portion of Goodhope Road is likely to dictate detached typologies; care should be taken to ensure a reasonably 

continuous streetscape is maintained.

High quality materials should be used on buildings fronting public space, this is also where bespoke buildings would be most appropriate.

Design and development notes Suds features should not restrict or limit use of public space or future intensification of landscape activity

Illustrative view showing Block P massing and street composition.
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9.4.1  Block P Key Design Principles

Access and Connectivity
Existing street

Secondary street

Minor street (within block)

Minor street (block edge)

NCR 1

Other connections

Spaces & Spatial Definition

Private gardens

Shared surfaces

Key civic space along street

Corner blocks 

Buildings define civic street

Buildings

Detached units

Semi-detached

Terrace/townhouse

Flatted units

Commercial

Parking

Undercroft parking

Incurtilage parking

Parking court/bays

Mugiemoss Road

S1
Goodhope R

oad
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9.4.2  Block P Key streetscape and massing 
guidance

Western portion of Block P to 

be low density, predominantly 

detached units to respond to 

existing gradient on Goodhope 

Road.

Goodhope Road

S1

Neighbourhood public space 

to be fronted by terraced/

townhouse typologies

Goodhope Road

S1

Illustrative view showing Block P in context.

Illustrative view showing Block P with Block O in background

Both sides of Goodhope 

Road to be designed as a 

coherent street. It will not be 

acceptable to have different 

styles of building on each 

side.
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Consider how buildings are 

aligned along contours and step 

up slope towards railway line.

Opportunity 

for flatted 

accommodation to 

step up to 4 storeys

Allow for pedestrian/cycle 

access into Block

Opportunity 

for flatted 

accommodation to 

step up to 4 storeys

Detached typology not appropriate

Avoid blank gables

9.5 Block Q: Design Principles Low to medium-density block with flatted 
accommodation on Mugiemoss Road. Block Q 
will signal the entrance to the Davidson’s Mill 

development from the east.

Number of units 

(range) 

79-124

Indicative residential 

mix

Flats: 40%, Terrace/townhouse: 

28%, Semi-detached: 15%, 

Detached: 17%

Building height Max 4 storey for flats. Max 3 

storeys for other types

Retained features Material from demolished stone 

walls to be reused to form new 

boundaries and/or landscape 

elements within public realm 

Refer to Tree Survey for detail 

of existing trees

Relevant street/core 

space/public realm 

guidance

Mugiemoss Road, Goodhope 

Street, Street S1

Parking No incurtilage parking from 

Mugiemoss Road

Incurtilage parking from 

western portion of Street S1

Shared surface access and 

parking areas via Street S1

Limited car park courtyards 

interspersed along eastern 

boundary with Vision 

development, integrated where 

feasible with pedestrian/cycle 

connections 

Key design principles Highly visible,low to  medium-density block which signals start of Davidson’s Mill development. 

Mix of housing types to include flats, terraces, semi-detached and detached units.

Building layout should aim to provide near continuous frontage on Mugiemoss Road with reducing density moving up the slope towards the 

existing railway bridge

Building layout should respond to sloping site and views to retained chimney at Davidson’s Mill.

Terraces/townhouses should front small public space.

An appropriate setback and landscape buffer should be allowed on the southern and south-western boundary to industrial units and the railway 

line.  This may require to integrate an acoustic barrier

Principles of architectural 

materials, form and style

Block Q must be designed as different and distinct from the adjacent Vision development. The material selection should demonstrate a specific 

character that is representative of the whole Davidson’s Mill development and should be considered a demonstration plot for building types and 

characteristics that might be appropriate in future phases.

The steep gradient of the southern portion of Goodhope Road is likely to dictate detached typologies; care should be taken to ensure a reasonably 

continuous streetscape is maintained.

Design and development notes Pedestrian and cycle connections between Block Q and the adjacent Vision development should be implemented where level changes permit.

Illustrative view showing Block Q massing and street composition.
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9.5.1  Block Q Key Design Principles

Access and Connectivity
Existing street

Secondary street

Minor street (within block)

Minor street (block edge)

NCR 1

Other connections

Buildings

Detached units

Semi-detached

Terrace/townhouse

Flatted units

Commercial

Mugiemoss Road

S1
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Spaces & Spatial Definition

Private gardens

Shared surfaces

Key civic space along street

Corner blocks 

Buildings define civic street

Parking

Undercroft parking

Incurtilage parking

Parking court/bays

9.5.2  Block Q Key Design Principles continued
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9.5.3  Block Q Key streetscape and massing 
guidance

How building turns 

corner should be 

carefully considered

Take advantage of flatter portions of site 

to create more continuous streetscapes

Avoid blank gables

Mugiemoss Road

S1

Goodhope Road

Illustrative view showing Block Q massing and street composition.

Street S1 should be considered as a whole 

- different styles on each side will not be 

acceptable.
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9.6 Block R: Design Principles Very low-density plot accessed from 
Goodhope Street

Number of units 

(range) 

3-4

Indicative residential 

mix

Detached: 100%

Building height Max 2 storey

Retained features Refer to Tree Survey for detail 

of existing trees

Relevant street/core 

space/public realm 

guidance

Goodhope Street, Shared 

surface/courtyard

Parking Incurtilage parking from plot 

access drive

Key design principles Take advantage of elevated position with views over Don and into Bucks Burn.

Building layout should respond to sloping site and views to retained chimney at Davidson’s Mill.

Provide appropriate setback and landscape buffer to southern boundary against railway line and Auchmill Road 

Ensure buildings are positioned at northernmost boundary of plot to reduce visual impact of roofline.

Principles of architectural 

materials, form and style

The plot is highly visible and has the potential to accommodate very high quality development that takes advantage of the exceptional views 

across the river valley.

The composition of Block R must be considered as a whole; the buildings will be read together and the overall visual character and coherence will 

be strongly influenced by the typology selection and orientation within the Block.

Materials should be consistent within the Block - this is not an area of the masterplan that can accommodate much variety beyond building forms 

and siting.

Landscape treatment of Bucks Burn may be extended to wrap around Plot R. Plot design must carefully balance issues with fronts and backs to 

ensure any plot treatment on the northern boundary does not become visually intrusive. A consistent landscape edge to the north-facing gardens 

should be implemented.

Design and development notes Note that existing gradient of Goodhope Road at the location of plot access is greater than usual preferred parameters.

Building layout should respond to open space at Bucks Burn Gateway to maximise safety and security 

Building layout should respond to open space along Bucks Burn maximise safety and security 

Connections to pedestrian/cycle bridge crossings over Bucks Burn should be considered when designing housing layout.
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9.6.1  Block R Key Design Principles

Access and Connectivity
Existing street

Secondary street

Minor street (within block)

Minor street (block edge)

NCR 1

Other connections

Spaces & Spatial Definition

Private gardens

Shared surfaces

Key civic space along street

Corner blocks 

Buildings define civic street

Buildings

Detached units

Semi-detached

Terrace/townhouse

Flatted units

Commercial

Parking

Undercroft parking

Incurtilage parking

Parking court/bays
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Consider an even, symmetrical arrangement of 

house types if more than one type is proposed.

Care should be taken when 

positioning buildings at western end 

where plots are at highest elevation.

Illustrative view showing Block R layout and context.

pedestrian/cycle bridge crossing
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Illustrative view showing Block R layout relationship to Bucks Burn corridor.

pedestrian/cycle bridge crossing
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9.7 Bucks Burn Park: Design Principles

Overall context
The Bucks Burn cuts a swathe through the whole Davidson’s Mill development 

and the associated parkland and landscape will form a core part of the area’s 

green space network. The Phase 1 masterplan encompasses the western portion 

of Bucks Burn Park, from the culvert outflow below the railway line to where the 

stream enters the culvert below Mugiemoss Road. 

The existing landscape associated with the stream is informal and has not 

been managed in any meaningful way for some time. It is not of particularly 

high quality although it has a certain lightly wooded character which should 

be retained and enhanced. The stream corridor itself has the character of a 

steep-sided gorge for much of the western portion within Phase 1:  this must 

be carefully considered during detail design to ensure that issues of safety and 

access are balanced. 

The plan opposite shows the extent of the parkland to be implemented as part 

of the Phase 1 development and also shows indicative locations for key crossing 

points and formalised pathways. In general, Bucks Burn Park will be a soft-

landscape area with strategic interventions to allow for circulation and crossing 

of the stream.

Remove redundant grilles, pipes 
and infrastructure 

Bucks Burn corridor to be surveyed 
in detail to determine the quality of 
existing riparian vegetation. Remove 
all invasive species and augment 
gaps with native riparian planting to 
stabilise banks. 

Re-grade steep banks where 
possible to promote biodiversity 
and make a safer river bank 
environment

Overall context
The Bucks Burn Gateway is an important open space set at the proposed new 

junction between Mugiemoss Road and the Primary Street. Both sides will act 

as formal punctuation point to the more natural Bucks Burn corridor and will 

integrate entry and exit points to new routes up and down the stream corridor.

The Gateway (South) will not be permanently implemented until the Primary 

Street is in place and is therefore not part of the permanent Phase 1 masterplan 

area. The guidance below sets out the key principles for the temporary condition 

only and any open space provided ahead of the Primary Street implementation 

should not be considered as the final design for the space. The Detailed Strategic 

Landscape Plan offers further guidance and an indicative design for what will 

be completed once the Primary Street is in place. 

Key principles (Phase 1 only)

• Develop permanent Gateway design in parallel with the Bucks Burn Park

design to ensure they are clearly integrated and complementary.

• Determine what areas (if any) can be implemented alongside Bucks Burn

Park as part of the permanent Gateway space.

• Implement a temporary open space design for any remnant space which

allows for seating and access to the adjacent Park.

9.8 Bucks Burn Gateway: Design 
Principles

Key principles
• Carry out detailed survey to establish levels, existing habitat and vegetation

condition;

• Identify areas for channel improvements;

• Identify areas of ground which require stabilisation or re-grading;

• Identify areas for supplemental riparian planting and habitat improvement.

The overall character should be light woodland matrix planting with

understory planting as appropriate.

• Establish formalised circulation routes, including new crossing points, which

allow access to the parkland area. Due to the nature of the existing slopes, it

may not be possible for all routes to be accessible;

• All new crossing points must be suitable for pedestrians and cyclists, and

should encourage the use of the corridor for multiple activities

• All crossings or bridges must be spanning structures in order to prevent

possible fragmentation of the potential connections of the natural assets

and to ensure that wildlife connectivity is retained; the stream channel must

not be compromised.  Safety and security concerns should be addressed in

relation to potential ‘dead’ spaces below structures.
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Indicative Plan: Bucks Burn Park and Gateway

indicative crossing point

indicative crossing point

indicative pathway through 
southern boundary

Bucks Burn Gateway (South): 
permanent condition to be 
established following creation of 
new junction between Mugiemoss 
Road and new Primary Street
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