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The Vision
“To create a business park with an
exemplary working environment where
quality architecture is set in a
landscape which both enhances the
buildings themselves and provides the
highest levels of amenity for all.”

“To provide a sustainable, well
integrated extension to Kingswells
which includes essential high quality
business
accommodation
and
employment opportunities to enhance
the economic growth of the wider City
Region.”

The Kingswells Development Framework and 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 Introduction
1.1.1

Introduction

1.1.2

The Vision

1.1.3

Purpose and Structure of
Document

1.1.1 Introduction

1.1.2 The Vision

Working with Aberdeen City Council, Drum Property Group Ltd have
produced a Development Framework and Phase One Masterplan to guide the
development of a new employment destination to the west of Kingswells,
Aberdeen.

A Business Park at this site creates an
opportunity to provide Aberdeen City with an
innovative, desirable, high quality office
development in a peri-urban location attractive
to inward investment.

The aim of this document is to provide a spatial framework to inform the
future development of the site. The document also demonstrates via an
indicative masterplan how an effective development solution for Phase One
can be delivered in accordance with local, regional and national policy
aspirations for sustainable economic growth.
The site is within the Aberdeen City Council local authority boundary, four
miles to the west of Aberdeen city centre and adjacent to the settlement of
Kingswells. It is approximately two miles from Westhill (Aberdeenshire) and
its southern boundary abuts the A944 Aberdeen/Westhill dual carriageway
and Westhill – Aberdeen cycle route / pathway.
Within the North East of Scotland the site is unrivalled in respect of
opportunities to provide a high quality, properly masterplanned, business park.
The site is located adjacent to a key junction of the proposed Aberdeen
Western Peripheral Route and an existing public transport hub (Park and
Ride). A large residential catchment is also located in walking distance.

This development would be unique in the North
East of Scotland in providing occupiers the
operational benefits associated with a highly
accessible location, close to a local workforce,
all within a rural landscaped setting.
A key consideration will be to ensure the
development is not isolated from the existing
community of Kingswells.
Instead, the
proposals
should
offer
a
sustainable
development solution, incorporating into the
Park a number of key local facilities which are
currently lacking.
The overall objective is therefore to provide a
sustainable, well-integrated, extension to
Kingswells, which includes essential high quality
business accommodation and employmen
opportunities to enhance the ecnomic growth of
the wider City Region, but also key facilities
currently lacking within Kingswells via the
creation of a 'Community Hub'.

The purpose of this document is to prepare a tool which can be used to
guide future detailed planning applications.
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1.1.3 Purpose and Structure of Document
The purpose of this document is to provide a tool which can be used to guide
future detailed planning applications.
The document has been prepared in the context of Aberdeen City Council's
Masterplanning Process.

It is the intention that individual Parts contained within this document can be
updated and superseded in order to provide a detailed masterplan for each
individual phase of the site at the appropriate time. We firmly believe this
document should be a proactive tool to guide development, and never
reactionary.
The detailed consideration of all future Phases will continue to be guided by
those strategic principles established by the overall Development Framework
and site analysis contained within Parts 2 and 3.

The document is split into five parts:
Part 1. Introduction
Following this Introductory section, topic sections addressed in Part 1 include
town planning and public consultation.
In considering town planning, a legislative context for the document is
provided by identifying relevant national, regional and local town planning
policies and guidance.
We then discuss in detail the consultation undertaken prior to and during the
production of this document and the feedback received. Consultation has
been key in the preparation of this document, and extensive consultation has
been undertaken with the local community, Kingswells Community Council
and other key stakeholders over the last 18 months.
Part 2. The Site
Part 2 provides a detailed analysis of the site and surrounding environs, and
includes an assessment of topography, landscape context and connectivity.
Part 3. Development Framework
A Development Framework for the entire site is provided in Part 3. This
Framework includes conceptual design principles and expectations, informed
by the site analysis exercise.
Part 4. Phase One Masterplan
Details of the Phase One approach to design, landscape and access are
covered in Part 4. Part 4 also addresses technical aspirations such as
accessibility, infrastructure and sustainability measures, which shall then be
assessed through planning applications. A masterplan for Phase One is
provided within this Section.
Part 5. Moving Forward
Part 5 concludes the document by discussing phasing and strategies for
deliverability.
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1.2 Planning Position
1.2.1 National Context

1.2.1

National Context

1.2.2

Regional Context

1.2.3

Local context

The Development Framework for Site OP29 has
informed by the following national, regional and local
planning policy and guidance documents.

been

National Planning Framework 3
The National Planning Framework 3 (NPF3) sets a spatial strategy for the
development of Scotland over the next 20 tp 30 years. In considering the
East Coast corridor, NPF3 recognises that opportunities exist to develop
greater knowledge economy links based on the expertise associated with the
energy and offshore industries and the universities.
In keeping with the central purpose of the Scottish Government to increase
sustainable economic growth, NPF3 confirms the primary aim for Aberdeen
and Aberdeenshire is to grow and diversify the economy.
The proposed development at Kingswells would help achieve this aim by
providing an exemplary business destination aimed at attracting international
operators to Aberdeen, and retaining existing operators within the City.
Scottish Planning Policy
The Scottish Planning Policy (SPP) provides the Scottish Government’s policy
on nationally important land use planning matters. The SPP confirms the
importance of ensuring a high environmental quality in new development
aspirations. The need for such has been a key driver in the production of this
document.
SPP (2014) marks the determination to raise standards of urban and
rural development.
It is recognised in SPP that the most successful places tend to have six
qualities in common - identity, safe and pleasant spaces, ease of
movement, a sense of welcome, adaptability and good use of resources.
It is further recognised that many successful developments are rooted in the
landscape. As such, development designed to make the most of its setting in
the landscape is likely to avoid looking and feeling as though it could be
anywhere. These principles have been used to inform the design and layout
of the Development Framework for Site OP29.
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1.2.2 Regional Context

1.2.3 Local Context

Designing Streets: A Policy Statement for Scotland (2010)

Aberdeen City and Shire Strategic Development Plan

Aberdeen Local Development Plan

Designing Streets is the first policy statement in Scotland for street design. It
has been created to support the Scottish Government’s place-making agenda
and sits alongside Designing Places.
Although primarily focused on
residential layouts, the overall principles set out by Designing Streets are
equally applicable to other development opportunities.

The Strategic Development Plan identifies three Strategic Growth Areas
(SGA): Aberdeen City, Huntly to Laurencekirk and Aberdeen to Peterhead.
The OP29 site is located within the Aberdeen City SGA.

The site was first allocated as OP40 in the 2012 Aberdeen Local
Development Plan. The 2012 Plan allocated 50 hectares of employment
land in the Kingswells area in order to provide employment opportunities in
a part of the city where there were no allocated employment land.

The fundamental principle of Designing Streets is that design must consider
place before movement. This principle has been considered during the
preparation of the Development Framework, with particular attention given to
establishing a high quality street design within a landscaped setting.
Measures to encourage walking and cycling, for example by the creation of
clusters of buildings and connectivity to public and amenity spaces, have also
been important considerations.
Scottish Historic Environment Policy
The current Scottish Historic Environment Policy (SHEP) sets out the Scottish
Ministers policy for the sustainable management of the historic environment.

The Strategic Developmet Plan notes that around half of all new
development in the city region will be within the Aberdeen City SGA
In the context of national policy, a key objective of the Strategic Development
Plan is to provide opportunities which encourage economic development and
create new employment. For Aberdeen City, the following targets are noted:
•

•

The site is allocated as OP29 in the 2017 Aberdeen Local
Development Plan. An extension to the site, OP63, was also allocated
by this Plan. This Development Framework focuses solely on the
OP29 site area. A subsequent Development Framework has been
prepared for OP63.

To make sure there is at least 60 hectares of land available to businesses at
all times in a range of places within Aberdeen City.
For at least 20 hectares of land available to businesses in the strategic
growth areas to be of a standard which will attract high-quality businesses or
be suitable for company headquarters.

Within the Aberdeen City Strategic Growth Area, a Business Park of the scale
proposed at Kingswells would satisfy this requirement for provision of 20
hectares of high quality business land.

It is recognised by the SHEP that the historic character of the environment is
important to quality of life and sense of identity. Many elements are precious
and if lost or damaged cannot be replaced. The historic environment therefore
requires careful and active management to ensure its survival.
Importantly, the SHEP however confirms that the protection of the historic
environment is not about preventing change. It notes that change in this
dynamic environment should be managed intelligently and with understanding
in order to achieve the best outcome for the historic environment and for the
people of Scotland. Such decisions often have to recognise economic
realities.
Planning Advice Notes (PANs)
A number of Planning Advice Notes (PANs) have also informed the
preparation of this document, however the following have been particularly
important considerations:
PAN 3/2010: Community Engagement
PAN 60: Planning for Natural Heritage
PAN 75: Planning for Transport
PAN 77: Designing Safer Places
PAN 78: Inclusive Design
PAN 83: Masterplanning
Throughout this document, relevant policy and guidance prepared at National
level has been factored into the proposals to ensure a high quality,
sustainable, development can be created at Kingswells, in keeping with the
Scottish Government’s aspiration for sustainable economic growth across the
country.
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1.3 Consultation
1.3.1 Purpose & Objectives

1.3.1

Purpose & Objectives

1.3.2

Record of Consultation with
Local Community and Groups

1.3.3

Development Options Public
Event

1.3.4

Development Framework
Public Event

1.3.5

Feedback from Framework
Event

The preparation of a Development Framework for a site can provide an
effective and meaningful way of involving people in the evolution of a
development site at an early stage.

Consultation
with
the
local
community on the Kingswells site
first began in November 2009 and
from the start has adopted a
strategy of 'consultation with' the
community
rather
than
'presentation to'.

1.3.6

Response to Framework
Event Comments

1.3.7

Additional Consultation

As detailed site analysis and concept ideas have evolved, meetings with
Kingswells Community Council representatives have proved invaluable in
providing feedback on, and input to, our early conceptual ideas. As the
proposals have evolved further, and an indicative masterplan for Phase One
considered, the local community have also played an important part in shaping
the proposals and in ensuring key concerns such as traffic generation are
given careful consideration.

1.3.8

Future Consultation Strategy

It is the intention to continue this collaborative approach to public consultation
throughout the development of other phases of the site.

“The term ‘consultation’ is used to mean the dynamic process of dialogue
between individuals or groups, based on a genuine exchange of views and,
normally, with the objective of influencing decisions, policies or
programmes of action.” PAN 3/2010, para 8
OP29 Kingswells : Development Framework and Phase One Masterplan
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1.3.2 Record of Consultation with Local Community and Groups
Date

Type Location

Advertisement

Attendees

Purpose

Feedback

Action

24 Nov 09

Public Event

Gain initial views from the public on
intentions to develop the site for
business park use.

Discussed further overleaf (Section 1.3.3, pg 14).

Kingswells
Primary School

Members of Client / Project
Team
Council Officers and
Members
Community Council
Representatives
Local Residents
Other Developers / Agents

Discussed further overleaf (Section 1.3.3 – pg 14)

(Previous
Developer)

Aberdeen City
Council event,
publicised in local
press and on Council
website.

General presumption in favour of some economic land at this
location, but concerns over scale and traffic.

Traffic consultant (already part of Design Team) updated on
concerns and active dialogue with ACC Roads commenced.

Community Council
advised their
members of this
meeting.

Members of Client / Project
Team
Community Council
representatives

Introduce proposals to Community
Council
Discuss initial views
Develop a relationship moving
forward.

10 May 10

Meeting

(Previous
Developer)

Kingswells
Community
Centre

Submission made to Aberdeen City Council Main Issues
Report in December 2009.

Concern noted as to potential for industrial land to be included
within the site.
Visual impact of development questioned
Importance of appropriate approach to Kingswells House and
Consumption Dyke expressed.
Desire to see the Park include some facilities [e.g. hotel,
shopping] for use by the community.

Confirmation given to Community Council that the the intention
is to deliver a high amenity Business Park and the plans will
reflect this.
Landscape architect consulted on need to determine an
appropriate scale of development.
Masterplan to include some ancillary uses commensurate with
scale, which would be of benefit to residents.

Traffic a key concern. KCC queried whether the proposals
would still go ahead without the AWPR.
05 Aug 10

Meeting
Westhill

10 Aug 10

Site Meeting
On Site

Community Council
advised their
members of this
meeting.

Community Council
advised their
members of this
meeting.

Client
Community Council
Secretary

Client
Community Council Chair
and Secretary

Introduction of Drum Property Group
(DPG) as new proposed developer of
Home Farm site.
New Project Architects / Landscape
Architects introduced.
Progress update on submissions to
the Local Development Plan.

Reiterate the importance of visual impact and ongoing
consultation.

Walk the line of the Consumption
Dyke.

Note that the Dyke appeared to be in good condition.

Discuss how the site could be
developed to ensure the setting of the
Dyke would be protected.

Site visit to be arranged to walk the line of the Consumption
Dyke.

Discussion regarding an appropriate buffer zone to the South of
the Consumption Dyke.
Greater public accessibility to the Consumption Dyke and
woodland merits further investigation.

Positive opportunities to increase awareness of the history of
the Dyke – noted as a key factor in any potential redevelopment
of the site.
The importance of a site solution which respected landscape fit
was noted as important.
Transport issues must be dealt with properly.
Links to West Hatton (East Kingsford) site to be considered.
Ecological potential of the site queried given proximity to District
Wildlife Site.

DPG to arrange a presentation for KCC on Masterplan
progress / visual impact.
Active dialogue with Historic Scotland with regards the
Consumption Dyke to be progressed.
Traffic Consultant to continue discussions with Aberdeen City
Council and revert with details of the scope of investigations to
include a Transport Assessment.
Design Brief / Indicative Masterplan strategy to be prepared for
the site and discussed with Aberdeen City Council Planning
Department.
Ecologist to be appointed to undertake a Walkcover Study.
Project Team to consider access from Consumption Dyke to
Core Path Network.
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Date

Type Location

Advertisement

Attendees

Purpose

Feedback

Action

25 Oct 10

Presentation
and Meeting

Community Council
advised their
members of this
meeting.

Members of Client /
Project Team
Community Council
representatives

Update Community Council on design
team appointments and investigatory
studies.

Concerns about potential light pollution.

DPG to develop proposals further to take account of:-

Fourmile
House,
Kingswells

Consult on how conceptual proposals
might evolve.
Town Planning update on progress of
Local Development Plan.

Concern noted regarding the visual impact from the North in
particular in relation to the Consumption Dyke. Suggestions
were put forward by KCC to incorporate a tree belt running
parallel to the Consumption Dyke to screen any proposed
buildings.
KCC expressed their desire to be kept up to date with any
discussion with Aberdeen City Council.
A query regarding the North – South orientation of buildings in
relations to sustainable design and daylighting was put forward.

01 Nov 10

Meeting
Aberdeen

Community Council
advised their
members of this
meeting.

Client
Community Council
representatives

Discuss matters raised at previous
presentation.

Meeting
Aberdeen

01 Jun 11

Meeting
Kingswells

Community Council
advised their
members of this
meeting.

Members of Client /
Project Team
Community Council
representatives

Discuss approach to Representations to
Proposed Plan.

Community Council
advised their
members of this
meeting.

Members of Client /
Project Team
Community Council
representatives

Public Event
Kingswells
Primary School

18 Jul 11

Meeting
Kingswells

•

The impact of an potential to remove power lines

•

The potential to enhance / create habitat corridors.

Project Team to discuss approach to Consumption Dyke with
Aberdeen City Council Masterplanning Team and Conservation
Officer, and provide minutes of these meetings to the
Community Council.
Project Team to consider Site Security a future stages of detail
design.

Good to see positive progress.

Offer of further detailed presentation made

Community Council welcomed the level of consultation with
Drum to date.

Evolve the Masterplan to revisit the Northern part of the site.
Consider connections with and through Park and Ride site and
undertake discussions with Aberdeen City Council.

KCC will be submitting their own response to the Proposed
Plan and confirmed their general support to an element of
employment use on the site.

Further presentation to KCC arranged for 28 November 2011,
however subsequently cancelled by KCC.

Update on progress to date.

Development Framework agreed as a positive tool.

Discuss approach to Development
Framework production.

KCC welcomed early notification of the event and advised that
the event should be well publicised in the local area. This
should include posters and an article on the KCC website.

DPG to advertise the event planned for 30/06/11 in accordance
with the missives of KCC [posters / press / website.]

Agree publicity for public event.

30 Jun 11

Discussions regarding access and integration of the Park and
Ride

It was stated that the KCC has never been consulted in such
detail and given the opportunity to understand and participate
first hand in the development process. KCC were encouraged
and generally supportive of the approach taken to date and all
agreed that it was hoped that a positive and constructive
working relationship would develop between DPG, KCC and the
project team.

The principle areas of concern were the views from the
Kingswells / Bucksburn Road and the height / visibility of the
buildings in that area and also the possible connection through
to the Park and Ride.

16 Nov 10

•

Advert placed in local
press.
Posters displayed at
key locations in the
local area.
Invites extended to
local Council
Members and
Community Council.
Details published on
Community Council
website and
kingswells.com.

Members of Client /
Project Team
Representative of
Community Council
Local residents

Involve the wider community in
developing detailed proposals for Phase
One.

Community Council
advised their
members of this
meeting.

Members of Client /
Project Team
Community Council
representatives

Discuss comments received at public
event.

Discussed separately overleaf (Section 1.3.4, pg 14).

Develop 3D modelling further.

Discussed separately overleaf (Section 1.3.4, pg 14)..

KCC happy with the geographic extent of Phase One

DPG to launch ‘online consultation’ from 20/07/11 to 15/08/11

KCC keen to explore further the composition of `The Hub’

DPG to arrange a Public Event in the coming months to evolve
the design of Phase Two of the Park and `The Hub’ in
particular

Concerns over traffic situation

DPG to evolve Transport Strategy and continue to advise KCC
on discussions with Aberdeen City Council Roads Department.
Noted that a TA was currently being prepared.
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1.3.3 Development Options Public Event

1.3.4 Development Framework Public Event

In addition to a number of meetings with Kingswells Community Council and
other key stakeholders, two public events have been held on proposals to
develop the site for employment use.

Public Event 30 June 2011

Public Event 24 November 2009
In November 2009, a previous developer presented initial proposals to
develop the Home Farm element of site as part of an event organised by
Aberdeen City Council to publicise the preparation a Local Development Plan
for the city.
The event was held in Kingswells Primary School which is a fully accessible
building in the heart of Kingswells. The event was held in the evening and
was attended by both local residents and members of Kingswells Community
Council.

Building on previous consultation, a public consultation event was held on 30
June 2011 to consult with the wider community on proposals to be included
within the Development Framework and Phase One masterplan.
The event also held in Kingswells Primary School. The event ran from
4.30pm to 8.30pm in order to appeal to a wide range of attendees from all
sectors of the community.
The event was advertised in The Citizen newspaper the week prior to the
event. Kingswells Community Council were consulted on how best to
advertise the event locally. It was agreed that, in addition to an advert in The
Citizen, advertisement should comprise the following:
•

The proposals were displayed alongside proposals for a number of competing
employment sites within the Kingswells area, and new residential proposals.
The event was advertised by Aberdeen City Council, and included an advert in
The Citizen newspaper and information on the Council's website.

•

A3 colour posters put up 2 weeks in advance of the event at the following
locations: Village Hall, Co-Op, Community Centre and Webster Park.
Details of event advertised on Kingswells Community Council website

In addition to the postings on the Community Council website, details of the
event were also included on kingswells.com, an independent local community
site. A twitter feed was also released by the owners of this site.

Information on display included two potential access to the site, and an idea of
potential development areas. A number of images of office buildings were
also presented in order to give an example of the type of development
proposed.

Display panels from event 24 Nov 2009
OP29 Kingswells : Development Framework and Phase One Masterplan
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The Aberdeen Press and Journal also published details of the event, and
provided details of date, time and location the week prior to the event.
Local Council Members and the local MP and MSP were also individually
briefed about the event and its purpose. Of the three Ward Councillors for
Kingswells, two were briefed in person, with the third unable to attend due to
holiday commitments. This Councillor was however supplied with briefing
notes and a subsequent offer to set up another meeting when convenient.
The event comprised of a number of plans and exhibition boards and was
staffed by members of the Project Team and the client. The Project Team
included architects, town planners, a transport engineer and a civil engineer in
order to ensure a wide range of queries could be adequately answered.
A register was taken at the event which recorded 35 attendees. A small
number of additional attendees refused to sign the register, and therefore a
total number of 38 attendees is estimated. The majority of attendees were
local to the area.
Attendees were greeted upon arrival and offered a Welcome Pack which
included a letter from the client thanking them for attending the event, a list of
Frequently Asked Questions and a Questionnaire / Comments Form.
Attendees were given a brief verbal introduction to the layout of boards and
invited to ask questions of the Project Team at any time.
Before leaving the venue, attendees were encouraged to complete the
Questionnaire / Comments Form and a sealed box was made available for
these to be deposited.

Photographs taken at Public Event held on 30 June 2011
Display Panels from Public Exhibition 30 Jun 11
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1.3.5 Feedback from Framework Event

1.3.6 Response to Framework Event
Comments

Comments received verbally at the event and on returned forms focused on
the following issues:

Comments received during the public consultation process have informed the
production of the Development Framework for the site and an indicative
masterplan solution for Phase One.

Accessibility and Traffic
•

•

•

•

Concerns noted on the ability of the local road network, particularly the
A944, to accommodate the development (3 written comments)
Positive impact the Aberdeen Western Peripheral Route could have on
traffic concerns (1 written comment)
Use of Park and Ride would need to be promoted by companies to get
people to use it (1 written comment)
Concerns raised on air pollution levels associated with a rise in traffic (1
written comment)

Community Facilities
•
•
•

Local facilities currently lacking (1 written comment)
Facilities could be provided within hub (1 written comment)
Not too far to travel to existing facilities in Westhill (1 written comment)

Design Approach
•
•
•

•

Pleased that a high quality development is proposed (2 written comments)
Standards of design must remain high (1 written comment)
Opportunities for heat and power to be provided by renewable energy
sources should be investigated (1 written comment)
Encouraged to see a proper masterplan exercise for a business park (1
written comment)

Other
•

•
•

•
•

Development will be positive for the city and keep employment in Aberdeen
(5 written comments)
No need for a development of this type in Kingswells (1 written comment)
Scale of development and number of jobs created considered to be a
negative aspect given traffic concerns (1 written comment)
Will increase disposable income in the area (1 written comment)
Keen to see removal of pylons (1 written comment + 90% of those of who
completed a questionnaire)

In addition, of those who completed a questionnaire, 90% agreed that the
development of a Business Park on the site could benefit the residents of
Kingswells by providing employment opportunities.
Further, 75% agreed that the development could provide the opportunity for a
community hub area to address the limited provision of existing facilities in
Kingswells.

With regards those specific comments received at the public event held in
June 2011, the client and Project team have undertaken the following:

Design Approach
Of the comments made on design and landscaping, the vast majority were
positive of the high quality design solutions displayed at the event and how
these had been informed by a good understanding of the site.

Accessibility and Traffic

Ensuring that a high quality development will be delivered across the site will
be a key objective of the Development Framework, and continue to be
assessed.

A development which could result in an increase to traffic and congestion
requires to be carefully considered throughout the Development Framework
and, as such, a Transport Assessment shall require to be undertaken.
Discussions regarding the content and focus of this Assessment are currently
ongoing with Aberdeen City Council.

Methods to introduce sustainability measures will also form part of this
Framework and Phase One Masterplan. The aim in this regard is to increase
the overall efficiency of the development through energy efficient design and
management (discussed further in Section 4.2 Sustainability).

It is recognized that the later phases of the development may coincide with the
delivery of the AWPR .It is not yet certain what impact the new road will have
on traffic patterns in the wider North East area however we anticipate the
impact on the Business Park will be positive.
The AWPR website
(www.AWPR.co.uk) will provide updated information on the progress of the
road as it is available.

Other

At the local level, studies undertaken to date have identified improvements
which will require to be made to transport infrastructure in the area to mitigate
any impacts of Phase One of the development.

We however consider the site to be wholly suitable. The proposals should be
recognised as a development within the Aberdeen City local authority area,
where the adopted Structure Plan requires the provision of high quality
employment land to ensure continued and future economic growth.

While most comments received were supportive of the economic and
investment opportunities which would be created by a new Business Park, a
number did not consider that Kingswells would be the best location for such a
development.

Ensuring that future employees of the Park utilise the sustainable transport
connections available will also require the production of a Green Travel Plan.
This Plan would highlight the opportunities to walk and cycle to the
development, as well as connectivity to public transport. This Plan could also
include provision for a Park-wide Intranet service which would connect
employees throughout the park in order to better co-ordinate car sharing
opportunities.
Community Facilities
As noted, 75% of respondents to the questionnaire agreed that the
development could provide the opportunity for a Community Hub area to
address the limited provision of existing facilities in Kingswells.
Future consultation on the facilities to be included within this hub should take
place while the masterplan strategy for this area is being considered.
Current feedback however suggests that this area might contain a hotel, retail
units, restaurants etc, which could benefit both the business park environment
and residents of Kingswells.
It is considered that providing a Hub of this type would link the Business Park
development to Kingswells and prove beneficial to the local community.
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1.3.7 Additional Consultation
Alongside consultation undertaken with the local community, the Project
Team have met with a number of other stakeholders during both the
preparation of this document and the lead up to it.
Notably, a number of meetings have been held with Aberdeen City Council,
particularly the Development Management, Policy, Transportation and
Masterplanning teams.
Consultation with bodies such as Historic Scotland, Scottish Power, Scottish
Water, BT and SEPA have also taken place and informed the Framework and
Masterplan.

1.3.8 Future Consultation Strategy
Website
Following the Public Event, a website was launched from 20 July – 15 August
2011. This site gave the opportunity for those residents who had been unable
to attend the event on 30 June 2011 to view the information displayed at the
exhibition, and submit comments online.
The website was advertised in the August edition of the ‘Kingswells
Community News’ which is prepared by the Community Council and circulated
around the village. It was also referenced on the Community Council website.

Television and Media Coverage

The date for comments to be submitted was extended to 15 August 2011 to
ensure respondents had ample opportunity to view and prepare comments on
the information available.

On 13 July 2011, local and national media outlets became aware of the
proposals. Coverage included the following:

A total of seven responses were received to the online comments form /
questionnaire provided on the website. Points raised include the following:

Aberdeen Press and Journal, pgs 1 and 13
Aberdeen Evening Express, pg 10
BBC News Website (North East, Orkney and Shetland)
BBC Scotland Radio
Northsound 1 Radio News
Original FM News
STV News

Accessibility and Traffic
•

It will be essential to ensure that consultation with the local community and
other key stakeholders continues to be a key part in the ongoing development
of the Business Park site.
Opportunities for additional public events should be progressed as the future
development phases of the park are considered viable. It will also be
important to involve the public in the detailed design of individual buildings as
detailed planning applications are considered.
Ensuring a regular diary of meetings with Kingswells Community Council will
also be a key opportunity to keep the local communities up to date with the
process and a key part of this will be to consult on the best uses and facilities
to be included within the community hub.

Traffic a major consideration which must be properly addressed (4
responses)

Community Facilities
•
•
•

•

Extent of facilities need to be appropriately considered (1 response)
Kingswells in desperate need of more local facilities (1 response)
Community hub could include restaurant, retail, pub, gym etc ( 3
responses)
Doubt if Community Hub would be of great interest to many residents given
distance from the village (1 response)

Design Approach
•

•

Looks like a well thought-out scheme, sensitive to the local environment and
landscape ( 1 response).
Consumption Dykes should be enhanced and included into the
proposals, and not removed (1 response)

Other
•
•
•

•
•

•
•

Need to attract more economic investment to the city (7 responses)
Development should not be purely speculative (1 response)
Support development, but Kingswells should continue to feel like a
village (2 responses)
Removal of pylons would be a positive (6 responses)
Employees would come from outwith Kingswells, so proposals would be
unlikely to benefit existing residents (1 response)
Kingswells does not have an unemployment problem (1 response)
Question demand for office space given number of vacant buildings in
Aberdeen at the moment (1 response).

Response to Website Comments
Snap shots of website

OP29 Kingswells : Development Framework and Phase One Masterplan

In considering the above, it is again clear that transportation issues and good
design quality are something which the Development Framework and Phase
One Masterplan will need to address throughout.

Photo of meeting with Kingswells Community Council
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Part Two – The Site

2.1 Site Analysis
2.1.1 Site Location

2.1.1

Site Location

2.1.2

Existing Site

2.1.3

Ownership

2.1.4

Ecology

2.1.5

Heritage and Archaeology

2.1.6

Surrounding Landscape

2.1.7

Topography

2.1.8

Hydrology

2.1.9

Landscape Character Zones

2.1.10 Accessibility
2.2.0

Constraints

2.3.0

Opportunities

The site is within the Aberdeen City Council local authority boundary, four
miles to the west of Aberdeen city centre and adjacent to the settlement of
Kingswells. It is approximately two miles from Westhill (Aberdeenshire
Council) and its southern boundary abuts the A944 Aberdeen/Westhill dual
carriageway and Core Path network.
The settlement of Kingswells is adjacent to the east of the site, however visual
links are tenuous due to ground levels and extensive shelter belt tree planting
along the western boundary of the existing built up residential area.
Physical connections to Kingswells are also limited because of the local road
(C89) which separates the site from the main built up area. Currently, the only
link comprises a signalised pedestrian crossing which provides connection to
a Park and Ride facility at the south east of the site.
It is approximately a fifteen minute journey north to Aberdeen Airport and ten
minutes to Cults and the Deeside Valley to the south during off-peak times.
Walking time from Kingswells to the site is approximately 5 – 15 minutes.
Cycle time from Westhill and Hazelhead (Aberdeen City) is approximately 1015 minutes.

Wider context plan

“....analysis entails an exploration of
all the constraints and opportunities
inherent
in
the
site
under
consideration”
PAN 44, para 37
Location Plan
OP29 Kingswells : Development Framework and Phase One Masterplan
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2.1.2 Existing Site
The site area allocated in the Aberdeen Local Development Plan (Site OP29)
comprises a collection of farmland, woodland and existing residential and
commercial operations. A series of overhead power lines and three pylons
also occupy the site. The site area is noted as 50ha
To the north the site is bounded by the Kingswells Consumption Dyke which is
a Scheduled Ancient Monument and Category B Listed Building. Beyond this
lies land which is in agricultural use.
The sites’ eastern boundary is defined by an unclassified road (Kingswells
Distributor Road C89). To the south-east lies a, currently under-utilised, Park
and Ride facility. The sites’ western boundary is defined by agricultural land
and existing woodland (West Hatton Local Nature Conservation Site) and is in
close proximity to the line of the Aberdeen Western Peripheral Route
(AWPR).
Existing operations within the allocation boundary include Ardene House
Veterinary Practice, the Five Mile Garage / Caravan Park and Kingswells
House and Lodge. These existing uses would remain unaffected by the
development proposals. In excluding existing uses, the site area reduces to
42 ha (103.7 acres)

Existing site plan

OP29 Boundary

AWPR

OP29 Kingswells : Development Framework and Phase One Masterplan
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2.1.3 Ownership

2.1.4 Ecology

The drawing below illustrates the ownership within the Local Development
Plan allocation.
Land owned / controlled by Drum Property Group Ltd extends to 40 hectares,
and makes up the majority of the allocation.

To the immediate west of the site lies an area covered by the West Hatton
Local Nature Conservation Site. Bats, a European Protected Species, have
been previously recorded in this area. The impact future development could
have on habitats and species of interest found within this area should be fully
investigated.

A parcel of land to the west of Kingswells House (identified in yellow on the
below) is included within the area proposed for development, however is
currently within separate ownership. Discussions with the owner of this land
are ongoing. The Framework includes guidance for this area.

Aberdeen City Council have also identified areas to the west, the north and
the south of the site as part of its Green Space Network (GSN). The aim of
the GSN is to help ensure that existing areas of green space are linked so as
to improve wildlife habitats, landscape and access opportunities.

An Ecological Survey of the site was undertaken on the 1st and 2nd
November 2010. The findings of this survey included the following:
•
•

•

•

•

The site area also includes trees covered by Tree Preservation Orders
(TPOs), predominately along the southern edge of the site, adjacent to the
A944.
The southern area of GSN has been identified as offering limited wildlife
habitat and of low ecological value. Part of this area was previously used as a
landfill site, with operations ceasing in 2002. There exists, therefore, an
opportunity to provide an enhanced area of habitat within this area. This could
include an enhanced treebelt and improvements to the section of the
Denburn and standing water bodies that would be of greater benefit to wildlife.

•

•

•

No habitats of note were recorded on the site
There was no evidence on badgers on the site, however a recent record
(2007) for an outlying sett within West Hatton was noted.
There was no evidence of otter or water vole and the site does not have any
suitable habitat that would support otter or water vole.
Tree planting on the borders of the site could offer some potential for
roosting bats and breeding birds at the appropriate time of year.
The site offers very little opportunity for foraging bats.
No evidence of squirrel was found although records for red squirrel exist for
the Kingswells area.
Areas of the site which are not properly managed may be favourable for
barn owls.
The dry stone walls which separate the fields within the site are likely to
be an important resource for wildlife

OP29 Boundary

Land Under Separate Ownership

West Hatton District Wildlife Site

Green Space Network

Land Owned by Drum Property Group

OP29 Boundary

OP29 Boundary

OWNERSHIP

Ownership Plan
OP29 Kingswells : Development Framework and Phase One Masterplan

Extent of West Hatton District Wildlife Site

Green space network plan
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:

2.1.5 Heritage and Archaeology
The OP29 site area includes the following protected heritage features:
•
•

Kingswells House – Category B Listed Building
Kingswells Consumption Dykes – Scheduled Ancient Monument / Category
B Listed Building

In addition, an area of Ancient Woodland borders the site at the north west,
and the 'Friends Burial Ground' (Category C(S) Listed Building) lies just
outwith the site to the west.

Consumption Dykes

Ancient Woodland

The northern boundary of the proposed development area is formed by four
large sections of Consumption Dyke known as Broad Dyke and East Dyke.
The need to carefully consider these Dykes was highlighted within the
community consultation period.

To the immediate west of the site lies an area noted on the Ancient Woodland
inventory as long established woodland (of plantation origin).

The Dykes are designated Schedule Ancient Monument 108 and are linear
rubble built with a paved track. They are in four sections and collectively
extend to 440m in length , 10m in width and 2m in height.

Kingswells House
Although included within the OP29 designation, the area occupied by
Kingswells House and its grounds does not form part of the area proposed
for new development.
It will however be important to consider the impact any adjacent development
may have on the character or setting of this building.
The listing extract for Kingswells House dates the property to 1666, with
subsequent extensions in 1717 and 1855. The property is 2 storey with
additional attic accommodation and was a Quaker meeting house during the
17th century.
The site is well contained within existing mature tree planting.
garden exists to the north of the property.

A walled

At the time of producing this document, the property is for sale on the open
market. The current use of the property is a commercial venture / retreat
operated by a holistic and healing practice.

There is uncertainty about the age of this feature. Whilst it is generally
considered to date from the mid 19 century , it (or part of it) may date from the
post medieval era. Although gentrified by the landowner Dr. Francis Edmond
in the mid 19th century its main purpose was that of agricultural improvement.
The Dykes were built near the foot of a hollow and are not intervisible from
Kingswells House. Similarly the Dykes cannot be seen from the east, west or
south transport thoroughfares, although they are visible from the north.
Archaeological survey work has been undertaken to justify the design and
layout of buildings proposed within this area. Consultant archaeologists have
been commissioned to undertake a laser survey in order to assess the impact
of the illustrative proposals upon the Scheduled Ancient Monument and its
setting, and to consider mitigation strategies to ensure that any impacts are
minimal.

Ancient Woodland is defined as land that is currently wooded and has been
continually wooded from at least 1750 when the first maps to cover the
country were produced.
Friends Burial Ground
This small burial-ground is situated about 520m west-north-west of Kingswells
Home Farm. Rectangular on plan, it measures 23.8m by 18m transversely
within a drystone wall.
No graves or funerary monuments are visible within the interior, but a plaque
on an adjacent post bears the legend: “Kingswells Quaker Burial Ground.
Here were buried a number of Quakers including Alexander Jaffrey of
Kingswells, Provost of Aberdeen 1673, Sarah Cant his spouse 1673, James
Forbes of Bervie 1682, Alexander Skene of Newtyle Baille of Aberdeen 1693,
Andrew Jaffrey, 4th Laird of Kingswells 1726, Robert Melvin Weaver 1808”.
.

Appendix 1 of this Framework reports on the findings of this assessment
(Refer: Appendix 1 – Assessment of the Impacts Upon the Setting of the
Dyke by the Proposed Development at Kingswells, AOC Archaeology Group,
2011)

.

.

Kingswells House
OP29 Kingswells : Development Framework and Phase One Masterplan

Consumption Dyke

Ancient Woodland
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2.1.6 Surrounding Landscape
Wider Context
The site lies to the south of Brimmond Hill and north of Kingshill, the summits
of which are 251m above Ordinance Datum and 204m above Ordinance
Datum respectively. This compares to the highest part of the allocation site at
approximately 165m. Brimmond Hill is a Local Nature Conservation Site.
This location forms the watershed between the Bucksburn and Denburn water
courses, to the north and south respectively.
This “valley”, known as the Westhill Corridor, is one of the main links from
Aberdeen City to its western hinterland of Donside and Royal Deeside. The
landform along this corridor is typical of the wider landscape surrounding
Aberdeen and comprises undulating countryside which is almost completely
agricultural.
The area surrounding the site comprises a gently undulating landform
consisting of a patchwork of agricultural fields with field patterns relating close
to topography, shelter belts and various types of tree cover including
commercial plantations, mixed deciduous and ancient woodlands. Higher
slopes are generally forested except for Brimmond Hill which consists of
heather clad slopes and wild heathland.

Landscape character photographs
OP29 Kingswells : Development Framework and Phase One Masterplan

Plan showing wider context landscape features
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2.1.7 Topography
The site is undulating, its highest point being an east/west ridge to the north at
c. 160-165 m above Ordnance Datum.
From this ridge, the ground slopes to the north towards the Consumption
Dyke, and more significantly to the south towards the A944.
The southern part of the site lies at approximately 137.5m above Ordnance
Datum, and therefore around 3m below the level of the adjacent A944. Part of
this area is designated as Green Space Network and occupies the area of the
Denburn watercourse.
From this low level the site rises some 22 metres to the flat topped ridge
behind the Park and Ride facility and Home Farm. Beyond that the ground
slopes down to the Consumption Dyke and continues level before starting to
rise again outwith the site.
The relevant geological maps covering the area record the site to be underlain
by glacial till.

Burial
Ground

2.1.8 Hydrology
The Denburn flows from west to east across the southern boundary of the site
through a concrete culvert. Anecdotal information from existing proprietors
adjacent to this area suggests that there may be opportunities to improve
drainage within this site, and this should be investigated by developers during
the detailed design of individual plots
The Denburn flows into the River Dee, a Special Area of Conservation (SAC).
The River Dee, which is located approximately 5000m south of the site
boundary, is the nearest major surface water body to the site. Any works to
the catchment of the River Dee may require a Habitats Regulations
Assessment.
Information from SEPA’s flood map indicates that the site is unlikely to be
affected by coastal flooding or river / estuarine flooding.

Topography of site

OP29 boundary

Approximate line of Denburn

OP29 Kingswells : Development Framework and Phase One Masterplan
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2.1.9 Landscape Character Zones
The Site
The topography of the site creates three distinct landscape character areas:
•
•
•

Northern Zone comprising a broad, flat topped ridge and northerly slope
Central Zone comprising a south facing southern slope facing the A944
Southern Zone comprising the low lying, flat area immediately adjacent to
the A944.

Northern Zone
The Northern Zone comprises grass fields with drystone dykes, with field
boundaries running north to south in a regular formal arrangement, meeting
the Consumption Dyke at 90 degrees. These dykes define agricultural field
patterns and are a distinctive and intrinsic feature of the site and wider North
East of Scotland countryside.
Central Zone
The Central Zone consists of south facing agricultural fields divided by stone
dykes. Whilst this gives the area a similar character to the Northern Zone, the
area is further subdivided by the policy planting of Kingswells House and the
adjacent woodland belt of the Park and Ride site, thereby giving the
landscape a different scale and a distinct character.
Southern Zone
The Southern Zone consists of the low lying area to the south of the site. This
area is associated with the Denburn and in places sits below the level of the
A944 (by around 3m). The ground here is occasionally marshy and the
vegetation of this area reflects this, giving a distinct character. There is a
mature belt of tree planting running adjacent to the A944 along some of this
length. A number of trees in this area are covered by Tree Preservation
Orders (TPOs)

Zone Plan

OP29 Boundary

OP29 Kingswells : Development Framework and Phase One Masterplan

26

2.1.10 Accessibility
The site enjoys excellent links to the local transport network, and within the
North East of Scotland the site is unrivalled in respect of its sustainable
location. At peak times, vehicular traffic within this area is however often
heavy as commuters travel both into the city and to employment sites at
Westhill.
The Aberdeen/Westhill cycle route travels along the southern boundary, and
the Core Path Network currently extends as far as Kingswells from the City.
Extension of these Core Paths and cycleways into and across the site must be
investigated.
The Park and Ride facility located to the south east of the site on the
Kingswells roundabout provides valuable, sustainable transport links to and
from the city and the wider road and rail networks.
The site abuts the A944 dual carriageway on the south and the Kingswells
distributor road (C89) on the east.
The future Aberdeen Western Peripheral Route passes close by the western
site boundary and includes a grade separated junction on the A944 at this
point (South Kingswells Junction). To the north, a further junction provides
connections to the Kingswells Distribution Road (C89) (North Kingswells
Junction). The AWPR therefore offers the opportunity to improve existing
connections directly on to the National Trunk Road Network.

Site Accessibility plan

OP29 Boundary

Public Transport Routes

Core Path Network

Dedicated Cycle Path

OP29 Kingswells : Development Framework and Phase One Masterplan
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2.2 Constraints
Overhead powerlines crossing the site
•
•

Existing landscape features such as tree
belts and field boundaries
Proximity to Scheduled Ancient Monument
(Kingswells Consumption Dykes)
Proximity to Category B listed building
(Kingswells House)
Location of Denburn and Green Space
Network
Sloping nature of northern part of site

It should be noted that while the above have been recognised as Constraints
during the site analysis exercise, many do offer positive elements which, if
properly incorporated within the Development Framework, can be identified as
assets which could help to achieve a sense of place and a sustainable design
solution.

Site Constraints plan

OP29 Kingswells : Development Framework and Phase One Masterplan

OP29 Boundary

Denburn

Green Space Network

Overhead Power Lines

Field Boundaries
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2.3 Opportunities
Future AWPR junction on A944 offers opportunity for
future connectivity to the National Trunk Road
Network.
Opportunity to maintain the integrity of the West
Hatton Local Nature Conservation Site.
Existing and historic field pattern delineated with
drystone walling provides an opportunity to define
development sites.
Existing tree planting offers opportunities to
provide effective backdrops to new buildings.
The Park and Ride facility offers a highly
sustainable transport link.
Connections to Kingswells can be extended to
integrate the site in the wider footpath and cycle
route network.
Existing Aberdeen to Westhill Cycle Route runs
adjacent to the site.
Close proximity to facilities and population within
Kingswells and opportunity to enhance these and
provide community gain.
Encourage a better understanding of the history and
purpose of the Kingswells Consumption Dyke and
its setting.
Green Space Network provides opportunity for public
amenity and recreational space for wider community.
Site opportunities plan

OP29 boundary

Park and Ride site

Existing field boundaries

Core Path Network

Dedicated cycle path

AWPR connection

OP29 Kingswells : Development Framework and Phase One Masterplan

Green Space Network

Field Boundaries
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Part Three – Development Framework

3.1 OP29 Development
Framework
3.1.1

Purpose

3.1.2

Key Objectives

3.1.3

Response to the Historic
Environment

3.1.1 Purpose
The Business Park at Kingswells will provide a balance of high quality
business land, meaningful public open space, and a Community Hub with a
mixture of uses.
In order that development remains focussed on the overall vision for the
Business Park site throughout the project lifespan, a strategic framework has
been produced to set the parameters for site development, and guidelines for
building and landscape design.

3.1.4

Development and
Landscape Strategy

This section therefore sets out the key elements of a Development
Framework which will inform the development of the site. The monitoring and
implementation of the principles and requirements set out in the Framework
will be managed and implemented by the developer and Aberdeen City
Council.

3.1.5

Landscape Framework

3.1.2 Key Objectives

3.1.6.

Connectivity and Circulation

3.1.7

Circulation Character

3.1.8

Public Spaces

3.1.9

Development Rooms

3.1.10 Development Clusters

The Kingswells site aims to provide an exemplary working environment. This
aim will however only be achieved by successfully creating an environment of
such visual quality and physical amenity that it attracts the best companies,
whom in turn can attract and retain the best staff.
The external environment can influence all these aspirations not just by
providing physical spaces and landscape features for people to use, move
through or sit in, but in the creation of a visual outlook which can raise spirits
and stimulate the mind.

3.1.11 Building Heights

The opportunity also exists to benefit the existing local community of
Kingswells by introducing a Community Hub close to the residential area. This
Hub might include facilities such as a hotel, retail, restaurant etc which could
benefit both the park environment and Kingswells.

3.1.12 Framework Drawing

Key Objectives
•

•

•

•

“Development Frameworks – setting out a baseline, or two dimensional
spatial framework, for the way in which large areas that may be in multiple
ownerships, are to be developed.”
(Aberdeen City Council, The Masterplanning Process, pg 3)

OP29 Kingswells : Development Framework and Phase One Masterplan

•

•

Create a landscape which reflects the rural character of
Aberdeenshire; relates to the surrounding area and takes its
references from the natural heritage
Create settings for buildings which are sympathetic, balanced
and mitigate their visual impact on the landscape.
Create external environments which enhance the daily living
experience (e.g. spaces for outdoor socialising and exercise)
Create a high quality environment by the considered design of
external features such as footpaths, street furniture, woodland
belts and boundary walls.
Provide multiple connections and maximum choices for people
to use sustainable travel modes to travel to work, e.g. walk,
cycle, or bus.
Create opportunities for ecological enhancements, biodiversity
and nature conservation.
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3.1.3 Response to the Historic Environment
Three historical features must be properly considered and addressed as part
of the future development of this site:
•
•

•

Kingswells House – Category B Listed Building
Kingswells Consumption Dykes – Scheduled Ancient Monument / Category
B Listed Building
Ancient Woodland

Kingswells House
Although included within the OP29 designation, the area occupied by
Kingswells House and its grounds does not form part of the area proposed for
new development.
It will however be important that proposals within the southern areas
appropriately consider any impact adjacent development may have on the
character or setting of this building. This is discussed further within the Phase
One Masterplan (Part 4).

Kingswells Consumption Dykes

The sections and plan below show the Consumption Dyke with the preserved
open space allocated as Green Space Network .

The designation of the Consumption Dykes as a Scheduled Ancient
Monument is irrefutable notwithstanding the uncertainty surrounding their date
of construction.
It is therefore paramount that this monument, and an appropriate setting, is
protected when considering the Development Framework for Kingswells
Business Park.
Protection of the Dykes must extend to the physical context within which they
are set and accordingly we must consider the protection of the landscape area
around the Dykes given that part of this area lies within our Development
Framework.

Ancient Woodland

It is the appreciation of the monument in the landscape which has informed
our definition of its setting. We have considered both the visual sensitivity of
the monument and the magnitude of any visual impact upon it, from new
buildings in the Development Framework (Refer: Appendix 1 – Assessment
of the Impacts Upon the Setting of the Dyke by the Proposed Development at
Kingswells, AOC Archaeology Group, 2011).

A cluster of Ancient Woodland lies outwith the site boundary to the northwest.
By limiting development along its exposed boundary, and preserving the open
field character, the habitat connectivity afforded by this area can be
successfully preserved and enhanced. This will also assist in linking habitats
within the Green Space Network.

Once defined, the setting of the monument must be preserved and
accordingly we have allocated an open space of 120m to provide, protect and
enhance its setting. This allocation serves to mitigate against significant visual
impact from the proposed development and is well in excess of the
Monuments setting defined by our Archaeological consultants .
The open space must be preserved by maintaining a landscape area in a
manner which best explains the significance of the Dykes and their role in
period landscape management. This could take the form of wild grasses with
informal access.
Further mitigation against visual impact is achieved by careful orientation of
buildings perpendicular to the Dyke to reduce visual impact, choice of
appropriate materials and limiting the heights of buildings closest to the
preserved open space.

OP29 Kingswells : Development Framework and Phase One Masterplan
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3.1.4 Development and Landscape Strategy
The outstanding landscape qualities of the site provide a strong influence for
establishing an architectural and environmental design solution which is
appropriate to setting and location.
.

Southern Zone

Central Zone

Northern Zone

A unique opportunity exists within the Southern area of the site for a
significant gateway building. This area benefits from a backdrop of mature
trees and an open aspect frontage.

This area contains existing developments such as Kingswells House; Ardene
House and the Park and Ride. All of these existing operations are enclosed
by extensive perimeter tree planting. Visibility from the surrounding area is
directly proportioned to the extent of the surrounding planting.

Development in the Northern Zone must respect the setting of Kingswells
Consumption Dyke (Scheduled Ancient Monument). It must also minimise
visual impact given that this area constitutes the highest part of the site.

Other sites along the A944 offer similar opportunities but the site between
Ardene House and the Park and Ride offers by far the most presence and
benefits from the existing mature tree belts to the north, west and south.
Extending the existing pattern of policy woodlands which occurs on the
southern part of the site will offer a harmonious solution to creating settings
for new development. This will allow the opportunity for major buildings to be
enclosed in external ‘rooms’ created by substantial tree belts. This provides a
clear design approach for this part of the site.

OP29 Kingswells : Development Framework and Phase One Masterplan

It would be consistent if this approach of enclosing buildings within tree belts
was adopted for this section of the site. The resulting landscape pattern
would not only reflect the existing and traditional planting forms but also allow
new buildings/car parking to be effectively embedded into a recognised
landscape form which would ensure the balance between nature and
buildings is properly controlled.
This approach will ultimately create a wooded development hillside along the
A944, containing within it substantial buildings and a major employment
centre. The changes to the surrounding area should be positive with
attractive woodlands, varied and sustainable wildlife habitats, and enhance
pedestrian and cycle networks.

The orientation of the buildings and their heights in this area should be
controlled to ensure these objectives are met. This area currently consists of
predominantly open farmland.
New development should be mitigated by introducing new shelterbelts along
the existing field boundaries and restoring former and existing dykes to act as
additional plot boundaries. Any buildings should be orientated north/south to
minimise their frontage along the hillside to allow the dykes and tree belts to
be most effective.
New tree planting in this area should consider all opportunities to benefit
adjoining local wildlife sites in particular West Hatton Local Nature
Conservation Site by linking and connecting habitats.
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3.1.5 Landscape Framework
The Landscape Framework derives from the analysis of both the site and the
wider area and the aspirations and objectives for this development.
The principle aim is to incorporate new buildings into the landscape in a
manner which is sympathetic to the rural character of the area.
The existing landscape features such as tree belts and dykes provide an
architectural design vocabulary which lends itself to this aim.
The regular field grid should be maintained and restored to define
development plots and circulation routes.
The Landscape Framework demonstrates these layout principles and can be
summarised as follows:
•

The retention of major woodland planting and tree belts e.g. Kingswells
House, Ancient Woodland

•

The reinstatement of the field pattern with new dykes and tree planting

•

The retention of open fields adjacent to the Consumption Dyke

•

•

The definition of main vehicle and pedestrian routes by continuous tree belt
planting
The containment of new development areas by extensive tree planting
around plot boundaries.

Landscape framework plan

OP29 boundary

Existing tree belt

Proposed tree belt planting

OP29 Kingswells : Development Framework and Phase One Masterplan
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3.1.6 Connectivity and Circulation
This is a major development area which will require to contribute to a Strategic
Transport Fund via an emerging model to deliver the strategic transport
interventions identified in the Cumulative Impact Assessment.
Connections to the existing pedestrian, bicycle and vehicular networks
surrounding the site have been outlined with Part 2. A key aim is to continue
and enhance these existing linkages wherever possible, and to consider
future connections to the Aberdeen Western Peripheral Route (AWPR)
The adjacent drawing illustrates how the footpath, bicycle and road networks
within the site could link to the surrounding infrastructure. Embedded in this
layout is the basic concept of an overall development approach which
respects the existing landscape patterns of fields and woodlands and the
Green Space Network.
The hierarchy of routes and their different functions is also recognised in this
stage, with pedestrians given priority on streets which are shared by both
pedestrians and cars.
Footpath Network/Cycle Routes
A dedicated network of pedestrian/cycle paths within the site is essential.
These should connect all development plots to the Park and Ride, the
surrounding Core Path Network and cycleways and the existing residential
areas of Kingswells. This network should be constructed using materials
appropriate for the rural setting. Circulation within the site should reflect a
clear east/west emphasis to demonstrate the site as a sustainable extension
of Kingswells.
Public Transport
A major asset of the site is its proximity to the Park and Ride facility, and a
large proportion of the site lies with 400m of this public transport hub. No other
business / employment site in the North East of Scotland can rival the
sustainable location of the site in this regard.
Discussions with public transport operators (First and Stagecoach) have taken
place in order to discuss provision of public transport to the site and how to
rebalance existing travel patterns from the Park and Ride to reflect an
increase in journeys from Aberdeen in the morning and back at the end of the
working day.
Connections with the Park and Ride should form a key feature of the Park to
ensure maximum numbers of staff and visitors are encouraged to use
sustainable transport modes to get to and from the site. Pedestrian and cycle
links should also be considered in this context.
It is recognised that a clear management strategy needs to be implemented in
order to ensure that the Park and Ride is not used as an overflow car park.
This strategy could include parking charges for non-bus travellers, on-bus
ticketing technology, bike and ride schemes etc should the need for such
arise. Opportunities to encourage buses to travel through the site should also
be fully considered.

OP29 Kingswells : Development Framework and Phase One Masterplan
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Vehicles
It is noted from the community consultation undertaken on the Development
Framework that traffic is a key concern to local residents. Key infrastructure
and accessibility aspirations for the site have been set out within an Action
Programme for the delivery of the Proposed Local Development Plan.
These aspirations have been adopted as the basis for determining the overall
vehicular access strategy for the site, and this strategy will in turn be used to
identify a programme of phased infrastructure delivery to ensure that the
infrastructure provided at each stage of development forms part of the overall
level of provision required for the full development. This is discussed further in
Part 5.
Access Opportunities
The Transport Assessment (TA) will require to concentrate on the local impact
of the development and the access arrangements supporting it, including
sustainable travel. The TA must be agreed by Aberdeen City Council as
Roads, Access and Transport Authority.
TAs will be prepared incrementally in line with the indicative phasing strategy
in order to identify a full junction strategy for the site, and to consider the
merits of accesses onto the A944 and/or the Kingswells Distributor Road
(C89) and the Aberdeen Western Peripheral Route (AWPR)
Main Access
Subject to the findings of a TA, it is suggested that the main vehicular
entrance into the Business Park be taken from the A944. This access point
could, for example, take the form of a new roundabout.
The main access could be located adjacent to the existing Park and Ride
facility thereby offering the opportunity to combine these accesses.
We note that the entrance arrangements and distributor road network have to
fit well with the Green Space Network. Through the Landscape Strategy and
through our site analyses, we are confident that the entrance and distributor
network can be carried out in such a fashion as to enhance the Green Space
Network across this site (see also Section 1.2.3 and Section 2.1.7 – 2.1.10)
Internal Road Network
The internal network will also be informed by a Transport Assessment. There
are two categories of internal access initially suggested throughout the site:
The Primary Street and the Secondary Link Streets.
The primary street will run east/west along the centre of the site starting from
the Community Hub and on completion of all phases may link to the wider
road network at the western end of the site.

Transport links

OP29 Boundary

Potential Access

Primary Distributor Street

Secondary Link Streets
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Internal circulation will provide a secondary grid of streets and footpaths
serving individual sites and open spaces.
Green Space Network

.
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3.1.7 Circulation Character
.

.

Entrance Boulevard

Primary Streets

Parking

As discussed, subject to the findings of a TA, the Main Entrance Boulevard
will run south to north from a new access point from the A944. It should be
designed to reflect a main entrance to a prestigious business park using the
vocabulary of the rural landscape of the area.

The primary street should run east/west along the centre of the site starting
from the Community Hub and on completion of all phases should link to the
wider road network at the western end of the site. The main street will have
the look and feel of a countryside road.

Parking within the curtilage of development plots can provide an important
access and arrival experience into buildings. Car parking should be located to
the rear or side of buildings. Generally car parking should contribute to the
streetscape of the primary distributor street, but in general terms be kept away
from the secondary access streets where possible.

This could be achieved by incorporating verges either side to include avenue
tree planting and wild flower mixes to link to existing landscape features
Planting adjacent to the boulevard should be appropriate wild flower mix and
then joining into the Policy woodland perimeter planting which will supplement
the existing tree belt bounding the Park and Ride site. Informal paths either
side will also help maintain the rural character.

Wide sloped verges should be provided either side. Footpaths running
adjacent should sit behind verges or retained existing dykes. The surfaced
dressing of the adjacent footpath should be of bound crush gravel or similar.
Secondary Streets

This entrance should also consider the existing Westhill – Aberdeen Cycle
Route and ensure no barrier or significant detour is created. A solution for
such may consider the provision of a priority crossing point, or raised / colour
surfacing for the cycle route as it crosses the access road.

Secondary Streets will provide the access to and from individual building plots.
Access to development plots and how they meet the secondary streets will be
an important consideration in maintaining the rural character of the
development. Grassed verges and banks should be profiled to reflect the
local character.

Vehicular access to the Park and Ride facility if the existing access is to be
replaced should also be fully considered.

The detailed design of individual plots should ensure that the most direct
access is for those on foot or bicycle.

Car parking areas should not be treated as merely car parks however
consideration should be given to the arrival experience into buildings.
Where landform allows, the creation of ha-ha’s or the use of slopes to help
conceal car parking should be investigated.

Additional SUDS elements such as swales should be considered where
appropriate, and be informed by a Drainage Impact Assessment.

Image of a Ha-Ha
OP29 Kingswells : Development Framework and Phase One Masterplan
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3.1.8 Public Spaces
.

.
Agricultural Setting to Consumption Dyke
In order to respect the setting of the Consumption Dyke, the agricultural setting
of this area should be retained and restored.
This area should be accessible by the public, but any tracks within this area
should be informal and not surfaced walkways.

The Pedestrian/Cycle Network of Dedicated, Landscaped Paths
The pedestrian/cycle network is clearly defined and an essential component of
the site's connectivity. The routes should be tree lined avenues or dykeside
paths and be of a material linked to the rural setting. These links should create
'linear parks' (i.e. long, thin links between buildings) and be designed to
accommodate walkers, joggers and cyclists.

Public Squares
Public squares should provide a key social gathering place, e.g. within the
Community Hub. This Hub might include facilities such as a hotel, retail,
restaurant etc, which could benefit both the park environment and Kingswells.
These squares should be designed for pedestrians with buildings on all sides,
all of which fronting directly onto the square. The squares should be directly
linked to the Park and Ride facility and pedestrian and cycle linkages to
Kingswells.
Street furniture and lighting of a high quality design should be incorporated
within these areas, and public art opportunities investigated. Adopting the
principles of Secured by Design will ensure the creation of a safe attractive
environment.
Amenity Areas Surrounding Individual Buildings
Each plot should include a significant proportion of attractive, high quality
landscaped areas which provide a setting to buildings.

Public Spaces plan

OP29 Boundary

Path Network

Dedicated Cycle Path

Public Space

Primary Distributor Street

Secondary Link Streets
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With regards all public spaces / paths, the Aberdeen City Council Open Space
Strategy advises that such spaces do not always have to be highly manicured
to be high quality. High quality open space can also be achieved through
design of natural-type open space (including paths, benches, public art),
adding biodiversity benefits, which can in turn add further to people’s
enjoyment of the space.
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3.1.9 Development Rooms
Areas for building evolve from consideration of the landscape framework;
circulation routes and the visual impact of new development on the
surrounding area.
The landscape and circulation strategies described earlier in this document
set out a development pattern for the site which is illustrated in the adjacent
plan.
The layout, derived from historical precedent (e.g. Kingswells House), shows
development “rooms” of varying size contained within the original field patters
and woodland planting. These “rooms” vary in terms of possible building
sizes and heights depending on their location within the overall site. Buildings
within the Southern and Central Zones will be contained in a setting of existing
mature woodland below the level of the highest part of the site.
As existing, the lower part of the southern area of the site is approximately
one storey below road level. In this area, three or four storey development
would be entirely appropriate in terms of height and scale. The extension of
the mature woodland belts to define new development plots, combined with
the site levels also encourage higher buildings. As a result “rooms” in these
areas can accommodate more substantial structures and a larger scale of
building.
In particular, the major site adjacent to the A944 offers the greatest
opportunity for a major building. Not only is this the lowest level site but it also
benefits from the substantial tree planting surrounding Kingswells House and
the open landscaped setting created by the Green Space Network.

'room' plan

OP29 Boundary

Development Rooms
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3.1.10 Development Clusters
Within the overall strategy of creating development “rooms” the site layout
must also address the design of external spaces, and whether these are
public streets and squares, private approaches or parking areas for individual
buildings.
The relationships between buildings and the creation of varying landscape
spaces between them is important if the high aspirations for this business park
are to be achieved.
A relentless grid of buildings covering the site would be alien to the rural area
and will be avoided. Existing buildings in the countryside often appear more
sensitive when they are clustered together with surrounding open space.
Where streets or squares are proposed the buildings must address them.
Buildings within the Northern Zone should be orientated with gables facing
north and south to minimise the visual impact.
This drawing indicates the type of grouping which should be promoted. By
doing so external spaces can be maximised and the opportunities for effective
rural landscaping enhanced, along with greater interaction between buildings,
pedestrian activity, dialogue, sociability etc.
Generally, parking must be to the side or rear of buildings to allow active
frontage to the street. Where topography allows, undercroft parking should be
investigated.

Plan showing development clusters

OP29 boundary

Indicative Building positions

Connections
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3.1.11 Building Heights
An initial assessment of site topography and the heights of surrounding tree
belts suggest a variety of building heights could be accommodated across the
site.
The initial assessment concludes that:
The Southern Zone adjacent to the A944 surrounded by the Kingswells House
woodland can accommodate a four storey building of approximately 16m
The Central Zone occupying the south facing slope would allow three storeys
of approximately 12m.
Building Heights on the ridge top within the Northern Zone are likely to be two
storey height of approximately 8m.
These general principles will be considered when assessing individual
proposals. All new buildings must demonstrate that they are sympathetic to
setting and relate to the scale of landscape features.

Building Heights Plan
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3.1.12 Framework Drawing
This conceptual drawing illustrates the following key principles that will have to
be addressed in future development:
•

•

•

•

•

How existing landscape features and planting could be enhanced
How traditional patterns of fields and woodlands can be used as design
inspiration
The different approaches taken to the different topography of the site.
Relationship to the Kingswells Consumption Dyke and the Green Space
Networks
The footpath, cycle, and road networks and how they support and encourage
sustainable travel to and around the site, as well as how they link to the
surrounding infrastructure.

This layout is however only a guide, and must be flexible enough to respond to
market requirements and changing economic circumstances.

Graphic interpretation of the framework

OP29 boundary

Indicative Building positions

Agricultural Setting to Consumption dyke

Hard Landscaping
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Part Four – Phase One

4.1 Design Philosophy
4.1.1 Purpose and Objectives

4.1.1

Purpose and Objectives

4.1.2

Overarching Design Principles

4.1.3

Context

4.1.4

Development Rooms

4.1.5

Landscape Treatments

4.1.6

Streets and Pathways

4.1.7

Buildings

Based on the Site Analysis exercise, the design concepts set out in the
Development Framework provide set parameters on site layout, landscape
design and building form.
These parameters will ensure a consistent controlled approach is maintained
throughout the development and ensure that the strong identity sought for the
site is clearly defined from the start, and will be protected over the lifespan of
the development.
Part 4 further develops these guiding principles with specific reference to the
first phase of development. It describes in further detail the key design
elements relevant to this part of this site, and addresses real building
requirements.

“Masterplans – detailed guidance, in three dimensions, on design matters, specific topics, or land uses for sites in
single ownership, or for buildings or external spaces within a larger development framework.” (Aberdeen City
Council, The Aberdeen Masterplanning Process, pg 4)

OP29 Kingswells : Development Framework and Phase One Masterplan
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4.1.2 Overarching Design Principles
Phase One sites should provide appropriate settings
for major ‘landmark’ buildings.
Buildings should be set within the landscape and not
dominate their individual sites.
Parking should be discrete and, where possible,
provided below ground level. Only limited parking
should be provided on the southern side of any building
(e.g. visitor parking). Disabled parking must be in
close proximity to entrances.
Development “rooms” should be enclosed with new or
existing tree planting. Outlooks to the south can be
accommodated by reducing or omitting tree planting
along the south / east / west site boundaries.
The plot adjacent to the A944, if developed for a single
building, can accommodate a four storey structure.
This building should however be located towards the
western end of the site, where the existing mature tree
belts will provide an appropriately scaled setting.
Other sites within Phase One should demonstrate that
they are sympathetic to setting.

Phase One Plan

OP29 Boundary

Phase One Boundary

Core Path Network

Potential Access
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Dedicated Cycle Path
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4.1.3 Context
Three Landscape Character Areas were identified in the Development
Framework for the site. Phase One includes parts of the Central and
Southern Character Areas.
The Southern Zone includes a Green Space Network allocation which
provides a significant asset to the setting of any buildings on the adjacent site
and could provide a key element of a Sustainable Urban Drainage system
given the opportunity to discharge into the Denburn at this location. This will
be subject to a Drainage Impact Assessment.
The rest of Phase One is located within the Central Zone. The design
principles identified in the Development Framework for this area describe the
nature of existing developments in this zone, such as Kingswells House, as
being buildings enclosed by policy woodland belts. This should be mirrored
here.
The topography of Phase One, along with the scale of surrounding tree belts
and the appropriateness of these sites for “landmark” buildings allow three
and four storey buildings to be accommodated. As Phase One plots may
provide the main entrance into the rest of the Park, and are visible from public
routes such as the A944, these buildings will set a precedent to be of an
exceptionally high design quality.
Plots (“Rooms”) within Phase One can be secluded with limited, controlled,
visibility from outwith the site. Alternatively, the plots could be partially
enclosed, therefore allowing greater visibility from the A944 and open views
out to the south. Commercial desires should not however conflict with the
overarching principles of the Development Rooms.

Phase One strategy drawing
OP29 Kingswells : Development Framework and Phase One Masterplan
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4.1.4 Development Rooms
The Development Framework sets out a clear structure for development
across the southern part of the site which should extend the existing pattern of
policy woodlands and allow the opportunity for major buildings to be enclosed
within external ‘rooms’.
The adjacent diagram illustrates the creation of this new structure through the
Policy woodland planting and then breaks down the rooms into their key
landscape elements in order to describe these more fully and provide design
guidance for each.
Whilst each type of area is described individually, relating to their specific
function and context, these elements must always be considered as a larger
composition and must be designed cohesively.
Relationships between development rooms and the Green Space Network
should be fully considered during the detailed design of individual plots.

Phase One Boundary

Building Foyer

Immediate Building Curtilage

Parking

Phase 1 Development Rooms

Landscape Terrace

Room Structure Diagram
OP29 Kingswells : Development Framework and Phase One Masterplan
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4.1.5 Landscape Treatments
Policy Woodland Perimeter
The extension of the existing policy woodland creates a strong form within
which development can be contained. This should be comprised
predominantly of a native woodland mix similar to the existing with an
appropriate understorey of grasses and ferns and managed to ensure a
limited shrub understorey, allowing visibility through the woodland base.
Function:
•
•
•
•
•

Creates a cohesive character alongside this section of the A944
Frames development.
Creates an attractive setting.
Provides ecological benefits, connecting habitat through corridors.
Provides microclimate benefits.

Design Principles:
•

•

•

•

•

Emphasis on east-west orientated tree belts running across the slope.
These help to visually layer the site and also assist informally as SUDS
elements through the uptake of water as it drains down the slope.
Additional planting supplementing the existing woodland of the Park and
Ride site along the eastern boundary of the site completes the ‘rooms’.
By utilising the existing and supplemented Park and Ride planting as the
edge of the development ‘rooms’ Policy woodland planting to the eastern
edge of the development plots can be minimal allowing visual connection to
the proposed buildings from the Main Entrance Boulevard and allowing the
character of the Main Entrance Boulevard to take prominence.
No policy woodland planting to the north eastern corner of the site, allowing
development to make a direct connection with the proposed public square.
North south running woodland belts are located where site begins to reduce
in gradient, creating a variety in spatial experience and plot size.

Policy Woodland Planting
Landscape treatment diagram
OP29 Kingswells : Development Framework and Phase One Masterplan
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The Green Space Network
The Green Space Network allocation will predominately remain as open
space. As a significant landscape feature, its value as public amenity space
must be recognised and access paths and cycleways incorporated in and
around this area.
The site landscape framework should also acknowledge the Green Space
Network, and exploit the opportunity to link both landscape and circulation
paths. This is particularly relevant along the main entrance avenue.
An existing belt of trees forms the southern boundary to the area and will be
retained where possible. As a natural low point on the site this area already
has a distinct character and is notably wetter than the rest of the site which is
reasonably free draining. This provides a natural opportunity for incorporating
SUDS elements.
It is proposed that water from the surface water outfall will exit the piped
system and flow through an open conveyance swale to a detention pond
located in the south eastern end of the site. All proposals are subject to the
findings of a Drainage Impact Assessment.
Function:
•
•

•
•

Provide an attractive setting for the building(s) set behind.
Provide a key SUDS role, providing treatment and detention of water prior to
discharge into the Denburn.
Provide opportunities for informal recreation.
Provide ecological benefits.

Design Principles:
•

•

•

•

•

•

SUDS detention pond and conveyance swale to be designed to be
adoptable standards.
Necessary design requirements for adoption to be incorporated into a
solution which is aesthetically pleasing and creates an appropriate setting
for development of this nature.
Detention basin and conveyance swale must not appear overly engineered
and must fit with the landscape.
Exit from piped surface water sewer system to conveyance swale must be
designed with care to ensure both its function and appearance are
considered.
SUDS elements must be designed to avoid the need for any fencing.
Planting can be effectively used to delineate boundaries and deter access
where required.
Required maintenance track around SUDS detention pond to be subtle and
visually unobtrusive Maintenance track to also provide opportunities for
informal recreation.

Green Space Network Diagram
OP29 Kingswells : Development Framework and Phase One Masterplan
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Bridges across the conveyance swale should be provided where appropriate,
the location of these should be carefully considered to create an attractive
landscape composition.
Appropriate native planting should be used in conjunction with the SUDS
elements. These should be suited to the local growing conditions and should
help to provide erosion control, maximise silt interception and create habitat.
Landscaping and Public Realm to be considered as an integral part of the
building/ site design.

Immediate Building Curtilage

Landscape Terraces

A high quality, predominantly soft landscaped space of a more manicured
appearance than the surrounding area. Design to relate closely to the
design of the building helping set the building within its context.

Informal areas of terraced and sloping land, predominantly of open wildflower
meadow. Potential for low retaining elements to be associated with pathways
to form informal seating areas. Potential for landform to incorporate swale
features to assist with sustainable drainage system.

Function:
•
•

Providing a setting for the building
Providing necessary access around the building for both movement and
maintenance.

Function:
•
•
•

Design Principles:

•
•

•

Design to relate closely to the design of the building.

•

Predominantly soft, manicured landscape setting.

Design Principles:
•

•

•

Predominantly low planting arranged in a simple and unfussy manner.
Transition between ‘Immediate building curtilage’ and less manicured
surroundings to be feathered, bleeding into each other, not a straight
edge.

•

•

OP29 Kingswells : Development Framework and Phase One Masterplan

Providing informal recreation and pathways.
Addressing levels
Providing informal seating opportunities.
Potential inclusion of suds elements.
Providing the majority of the character setting within the development ‘rooms’

Open, bold swathes of meadow landscape providing direct contrast with the
containment provided by the Policy Woodland Perimeter.
Slopes should generally read as constant planes running horizontally (east west) across the development ‘rooms’ to help these read as one large
space.
Tree planting within the pockets should be limited however could be
considered in association with pathways and low retaining walls, where these
could provide opportunities for shelter and shade.
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Building Foyer Spaces

Car Parking

High quality, predominantly hard landscaped spaces of an appropriate size to
the scale of the building; designed to create a formal entrance experience.

Function:
•

Function:

•
•

•
•

•

Creating a formal arrival impression.
Where appropriate these spaces should include opportunities for some
visitor parking and drop off, including secure cycle parking opportunities,
promoting sustainable modes of transport.
Branding/signage opportunity.

Providing car parking.
Providing an important access and arrival experience into buildings.
Incorporating SUDS elements in the form of porous paving and
filter/attenuation trenches.

Design Principles:
•

Car parking should be located to the rear or side of buildings, with disabled
spaces close to main entrances

Design Principles:
•
•

To be designed to a high standard.

•

To be constructed of high quality materials.

•

To be an appropriate scale for the size of building.

•

•
•

Signage and street furniture should be addressed in a co-ordinated site wide
approach.
•

•

OP29 Kingswells : Development Framework and Phase One Masterplan

Generally car parking should be on the top side of the slope and located away
from the Main Entrance Boulevard where possible.
The length of car parking runs should be limited and broken with areas of
landscape.
Car parking areas should not be treated as merely car parks however
consideration should be given to the arrival experience into buildings.
Where landform allows, the creation of ha-ha’s or the use of slopes to help
conceal car parking should be investigated.
Additional SUDS elements such as swales should be considered where
appropriate.
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4.1.6 Streets & Pathways
The Development Framework describes a clear hierarchy of streets and
network of paths throughout the site.
In order to reinforce this hierarchy and to create interest and variation, the
following describes the location, function and design intent for each of these
located within Phase One. Where appropriate street design should follow
‘Designing Streets’ policy and meet appropriate standards/requirements of
Aberdeen City Council.
Whilst the diagram opposite illustrates the key streets and paths, it is also
intended that there will be an informal network of paths included within each
Development Room, and that these should, where appropriate, connect to a
wider network.

Streets / paths diagram
OP29 Kingswells : Development Framework and Phase One Masterplan
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Main Entrance Boulevard
A Transport Assessment (TA) will be prepared in order to identify a full junction
strategy for the site, and to consider the merits of accesses onto the A944
and/or the Kingswells Distributor Road (C89). The TA should also consider the
Aberdeen Western Peripheral Route (AWPR) Junctions. The TA must be
agreed with Aberdeen City Council as Roads, Access and Transport Authority.

Along eastern boundary existing stone dyke retained and repaired where
necessary.
Where the existing power lines cross the site consultation with the relevant
energy network and detailed design at the appropriate stage will be necessary
to ensure the appropriate offset from power lines is met.
Formal Entrance

It is current proposed that the Main Entrance Boulevard will run south to north
from a new junction (e.g. roundabout) on the A944 with a gradient of
approximately 1:20.
This entrance should be designed to reflect a main entrance to a prestigious
park using the vocabulary of the rural landscape of the area. It could take the
form of a tree lined avenue with associated footpath and cycleways linked from
the existing provision alongside the A944. In this regard, it should consider the
aims of the Green Space Network, and opportunities to enhance this area.

Providing the formal entrance approach to the buildings these routes should
have the nature of an estate drive and be elegant in nature.
Design Principles:
•

•

This Entrance must take cognisance of the increasingly popular Aberdeen –
Westhill cycle route and arrangements to access the existing Park and Ride.
Design Principles:
•

•

•

•

•

•

Width indicatively 7.3m
Verge on western side to include avenue tree planting (indicative width 2.5m).
Verge on eastern side to include service strip (indicative width 3m).
Pathway indicatively 2m on both sides and of unpaved surface of bound
gravel or similar.
Defined crossing points with drop kerb should be provided as appropriate coordinating with path network.
Planting down western side to be appropriate wild flower mix with formal
avenue.
Planting on the eastern side to be appropriate wild flower mix and then joining
into the Policy woodland perimeter planting which will supplement the existing
tree belt bounding the Park and Ride site.

Generally located to the front of buildings on the lower side of the slope.
Design should be specific to each entrance. One design solution will not fit
all however the concept of an exclusive entrance estate drive, be this
curvilinear through meadow or straight with avenue trees should be sought
after.

Working Entrance
Providing the working entrance approach to the buildings for general car
parking and servicing.
Design Principles:
•

Generally located to the rear (north) of buildings on the top side of the slope.

•

Width indicatively 5.5m.

•

Pathway indicatively 2m on both sides.

•

Where landform allows, the creation of ha-ha’s or the use of slopes to help
conceal these routes should be investigated in association with the car
parking.

Pathway
Providing a network of paths throughout the scheme.
Design Principles:
•

•

•

OP29 Kingswells : Development Framework and Phase One Masterplan

Pathways should be able to accommodate the space requirements of both
pedestrains and cyclists and be appropriately surfaced.
Pathways should be located to provide connected routes between key
destinations.
Generally it is expected that cyclists will use the street network, however
where it is deemed necessary for cyclists to be accommodated on pathways
these should be designed with a greater width, appropriate surfacing and
consideration for how users will interact.
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4.1.7 Buildings
Building Heights

Building Form

An assessment of the Phase One topography and the heights of surrounding
tree belts suggest a variety of building heights could be accommodated in this
area.

A consistent approach to building design should be part of the overall design
strategy for the Park.

The southern most area adjacent to the A944 surrounded by the Kingswells
House woodland could comfortably accommodate a building of four storeys.

The aim to create a quality business environment has two main aesthetic
drivers: an appropriate and considered landscape solution and a clear
vocabulary for the buildings in terms of their scale; height; form and materials.

The central area occupying the south facing slope as far as the ridge line would
allow three storeys.

The scale of the buildings is important to ensure buildings are sympathetic to
setting. As general guidance the following basic rules should apply:

These general principles will be considered when assessing individual
proposals. All new buildings must demonstrate that they are sympathetic to
setting and relate to the scale of landscape features

•

•

•

•

Where topography allows additional top floors of buildings, these could be
treated as “penthouse” elements in order to minimise the main bulk of the
building. This can be achieved by recessed walls, lightweight structures on
top of the main building or any other architectural device to reduce the visual
height of the building.
Roofs will be “flat” or minimum pitch (below 5o) and investigate green roof
technology where appropriate
Gables will be broken down into 15/16m wide elements – these represent
standard office widths but ensure a consistent gable proportion through the
site even in buildings with large floor areas.
Buildings should respect the contours and avoid unnecessary cut/fill.

Section through Phase One

OP29 Kingswells : Development Framework and Phase One Masterplan
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Building Materials
Provided the scale, form and height of buildings is controlled and follows the
overriding strategy a degree of flexibility in terms of elevational treatment and
building materials is acceptable.
A consistent approach to colour is necessary however, and the palette of
colours should be based on those of the preferred building materials: e.g. grey
granite, grey metal curtain walling/windows, natural timber and glass.
Metal cladding, render, screens etc should respect this approach. Bright
contrastrip colours are to be limited to corporate signage or display
windows/entrances.
Where used plot boundary walling will be natural stone and car parking areas
should also be broken down into “rooms” separated with hedge and tree
planting. The overall aim is to create a rural landscaped setting and that must
be continued within each development plot.

OP29 Kingswells : Development Framework and Phase One Masterplan
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4.2 Sustainability
4.2.1 Energy Management

4.2.1

Energy Management

4.2.2

Water Management

4.2.3

Communities

4.2.4

Ecology and Biodiversity

The following best practice approach to sustainability at masterplan level follows
the BREEAM (Building Research Establishment Environmental Assessment
Method) Scheme guidance and should be incorporated within Phase One.

The aim should be to increase the overall efficiency of the development through
energy efficient design and management. A minimum BREEAM rating of ‘Very
Good’ should be targeted by the development.
An energy strategy should be developed to optimise the incorporation of energy
efficiency measures into the buildings on the site – including as a minimum the
following design principles and studies:
•

•
•

•

•

•

Minimising energy demand for the site through orientation and passive solar
design,
Maximising the thermal efficiency of building envelopes,
Minimising consumption of energy used for water heating, space heating and
cooling, lighting and power in individual buildings through efficient equipment
and controls,
A feasibility study to calculate the residual energy demand for the site and
maximise the amount of the residual demand which can be met efficiently by
Low or Zero Carbon (LZC) technologies,
A feasibility study to calculate how to meet the remaining demand through an
appropriate Allowable Solution including demonstration of how current Building
Standards and Carbon Reduction Planning Policy will be met,
To encourage the future use of active solar technologies where not originally
supplied consideration should be also given to allow future installation by the
occupier.

The strategy should also consider the requirements of the Scottish Planning
Policy in respect of carbon emissions and Proposed Local Development Plan
Policy R7 which requires 20% of the buildings energy to be met by low and zero
carbon technologies.

“Sustainable
development
meets
the
needs
of
the
present
without compromising the ability of future generations to meet their own
needs.” (Bruntland Report, 1987)
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4.2.2 Water Management

4.2.3 Communities

4.2.4 Ecology and Biodiversity

The development is to be designed to ensure due account of flood risk is
taken, and where it is present appropriate measures are adopted.

Extension of Existing Community

Enhancement of the site ecology should be considered to improve the site
ecological value following the development. As a minimum the ecological
value should remain unchanged.

The development is to be sited and designed in accordance with a Sequential
Approach.
Measures should be taken to reduce the contribution the development may
make to flash flooding. It is to be demonstrated that the site is able to contain
rainfall from at least a 1:100 year event through a comprehensive Flood Risk
Assessment.

The Vision for the OP29 site states that the development will “provide a
sustainable, well integrated, extension to Kingswells” which should include
“key facilities currently lacking within Kingswells via the creation of a
Community Hub”. The specific facilities to be contained within this Hub shall
be consulted on during the preparation of a masterplan strategy which covers
this area. This Hub might include facilities such as a hotel, retail, restaurant
etc which could benefit both the park environment and Kingswells.

Appropriate areas around the site should be planted with hedgerows or
scattered scrub and trees. Where possible species should be native or
species should be of known wildlife benefit. This could include fruit and seed
bearing trees. The above would provide habitat for a variety of species
including nesting and foraging areas for birds and improved foraging and
commuting areas for bats.

Business Community
A water balance should be developed to optimise the incorporation of water
recycling measures into the buildings on the site – including as a minimum the
following design principles and studies :
•

•
•

The detailed building design should ensure that roof space is used
productively to minimise water demand and manage water run off on the
site. At least 5% of the total site roof area is to be designed to harvest
rainwater for re-use and/or covered by green roofs,
All sanitary ware fixtures should be low flow while fit for purpose,
A feasibility study should calculate how all non potable water demands could
be met by recycled water (rain and grey water).

Policy R7 requirers water saving technologies to be used as set out
in Supplementary Guidance Resources for New Developments.

The following design principles should be adopted to create an inclusive
business community by encouraging the construction of buildings that are
accessible and easily adaptable to meet the changing needs of current and
future occupants:

Subject to the findings of a DIA, the area of marshy grassland and standing
water to the south of Phase One should be retained as a Sustainable
Drainage measure, and enhanced to increase the habitat diversity here and
provide breeding sites for amphibian species, nesting sites for birds and a
foraging area for bats

Adopt an inclusive design strategy to improve accessibility for disabled
occupants,
Actively engage through consultation with the local community and
stakeholders from an early stage,
Ensure that the character of the landscape is respected and, whenever and
wherever possible, enhanced through appropriate location and design
appropriate to the local environment,
Develop a Design and Access statement to ensure that the development is
accessible, aesthetically and architecturally attractive,
Develop local usable green space for occupants,
Recognise and encourage the implementation of effective design measures
that will reduce the opportunity for and fear of crime on the new
development,
Design to guidance requirements set out in ‘Secure by Design’ (or
equivalent),
Ensure that building frontages (active frontages) encourage pedestrian
usage of the streets, helping to make the development feel more vibrant and
contributing to vitality,
Individual buildings should achieve a minimum BREEAM Very Good.

•

•

•

•

•
•

•

•

•

Travel Plan
A Travel Plan Framework for the site will be developed as part of the
Transport Assessment. Each occupier will then require to produce their own
specific Travel Plan which adheres to the overall Framework.
Such Plans will cover the following issues as a minimum:
•

•
•
•
•
•
•
•
•
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Local public transport and how to enhance this and encourage occupants
use,
Safe routes and walking distances to public transport nodes,
Safe and all weather waiting shelters
Safe and secure cycle parking and storage
Availability of shower facilities,
Pedestrian routes to public amenities on site,
Safe and accessible cycle routes,
Car clubs and car sharing,
Reduced levels of available car parking as an incentive to use public
transport and other methods of mobility and communication.
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4.3 Accessibility and
Connectivity
4.3.1

Introduction

4.3.2

Pedestrians

4.3.1 Introduction
The Business Park proposed at the OP29 site is ideally situated for a
development of this type and size. There is no other site within the city that
has location characteristics that provide equal opportunities for sustainable
travel, such as:
•

4.3.3

Cyclists

4.3.4

Public Transport Connections

4.3.5

Road Connections

•

•

•

A large residential catchment located within walking distance
A public transport hub (Kingswells Park & Ride) serving both the Aberdeen
City Centre and Aberdeenshire located immediately adjacent to the site
There is a designated high quality walking/cycling route passing the site
boundary and links Westhill and Aberdeen City Centre
Proximity to the future Aberdeen Western Peripheral Route (AWPR) will
reduce commuter traffic within the city boundary thereby reducing journey
times for both commuters by private vehicle and public transport

The Access and Connectivity strategy for the Kingswells Business Park sets
out an integrated network that provides all end users with a well connected
and pleasant environment to travel through.
The access proposals and internal circulation for the Phase One area
represent the first stage in establishing the network of internal routes and
external connections required to deliver the overall Access and Connectivity
Strategy.

“There is no other site within the city that has location characteristics that
provide equal opportunities for sustainable travel”
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4.3.2 Pedestrians

4.3.4 Public Transport Connections

4.3.5 Road Connections

Planning Advice Note (PAN) 75: Planning for Transport (August 2005)
suggests that walking thresholds of 1,600m or 20 minutes to developments
are broadly in line with observed behaviour. Phase 1 of the site lies entirely
within a 1,000m radius of the centre of Kingswells.

It is acknowledged that a major employment centre will attract employees
from outside active travel catchments and not all employees within these
catchments would choose to travel either on foot or by cycle. However, the
site, and Phase One in particular, is very well placed for public transport
accessibility to support sustainable longer distance commuting through its
proximity to the Kingswells Park and Ride site. Services between the City
Centre and destinations to the west on the A944 via the Park and Ride are
already provided by First Aberdeen and Stagecoach Bluebird.

It is acknowledged that peak time congestion exists on both the A944 and the
Kingswells Distributor Road (C89). A Transport Assessment requires to assess
the development impacts at local junctions such as the Kingswells Roundabout
and identify improvements required to mitigate any impacts.

There is obvious potential to make excellent pedestrian connections between
Kingswells Business Park and Kingswells itself. The Local Development Plan
Action Programme stipulates the provision of an east west link connecting to
Kingswells and it is envisaged that this will be delivered in Phase One by way
of a direct pedestrian route provided through the Kingswells Park & Ride site
into the development. This route would link via the existing pedestrian
crossing facility on the Distributor Road (C89) at the Kingswood Drive junction
and beyond via the existing high quality pedestrian network within Kingswells.
Such provision would not only facilitate the integration of the Kingswells
community and the Business Park but also enhance the Park and Ride facility
as a public transport hub serving both Kingswells and the Business Park.
A direct pedestrian link will also be provided to the Westhill/Aberdeen cycle
route on the A944 corridor. Additional linkages and specific infrastructure
provision should be further detailed within a Transport Assessment.

4.3.3 Cyclists
Cyclists to the development from Kingswells should be accommodated on the
street network via Kingswood Drive, with cycle lanes provided in locations
where the road narrows, therefore providing driver awareness of potential
cyclists on the road as well as providing cycle priority at critical locations.
Cyclists should have access to safe and secure cycle parking and shower
facilities, which could be provided within the Community Hub.
Access to the site from the Distributor Road / Kingswood Drive junction would
be delivered by designating the link through the existing Park and Ride to the
Business Park as a shared use footway/cycle route.

The site provides significant potential to further develop the Park and Ride as
a public transport hub that accommodates multiple services for Kingswells
community and the Kingswells Business Park. This could include the
provision of new routes.
The Business Park will create public transport demand in the opposite
direction to existing demand, i.e. towards the Park and Ride in the AM peak
and from in the PM peak. This has the potential to increase the usage of
existing Park and Ride services and provides an opportunity to develop new
routes operating via the Park and Ride, collectively improving the viability of
the Park and Ride itself.
A key component of Phase One will therefore be to establish excellent
connectivity between the Business Park and the Park and Ride, and to ensure
that this is mirrored on the opposite side with regards to connectivity to
Kingswells. Consultation with public transport operators has been undertaken
to discuss opportunities for increasing service frequency, providing additional
services and extending routes to areas where there will be demand from
employees working on site
It is recognised that a clear management strategy needs to be implemented in
order to ensure that the Park and Ride is not used as an overflow car park.
This strategy could include parking charges for non-bus travellers, on-bus
ticketing technology, bike and ride schemes etc should the need for such
arise. Opportunities to encourage buses to travel through the site should also
be fully considered.

Both the local and cumulative infrastructure requirements assessments
undertaken in the development of the Local Development Plan Action
Programme identify the requirement for a new major access junction on the
A944 to accommodate development proposals at the Business Park site.
Phase One proposals will include a new major junction from the A944, the
feasibility of such will be assessed through a Transport Assessment.
The Local Development Plan Action Programme also identifies improvements
to the A944/C89 (Kingswells Roundabout) junction and the A944/B9119 (6-Mile
Fork) junction on the approach to Westhill to support development along the
corridor.
A Paramics microsimulation traffic model is currently being developed in order
to help identify and evaluate new junction requirements and impacts on the
existing road network and any subsequent mitigations.
Supplementary Guidance 2010/2.1 Infrastructure and Developer Contributions
states that “the Council is currently exploring a mechanism for securing
developer contributions towards cumulative transport infrastructure and further
details will follow shortly”. It is anticipated that this development will require to
contribute to strategic transport improvements as a result.
The internal design of Phase One should lend itself to ease of movement for
the pedestrian and cyclist through the adoption of Designing Streets principles
within the internal network design. Designing Streets encourages a move away
from roads-based networks to a street based network designed to
accommodate the movement requirements for all modes of travel, particular
non-motorised forms of travel.

PAN 75 suggests that cycling thresholds of 4,800m or 20 minutes to
developments are broadly in line with observed behaviour. In addition to all of
Kingswells, a radius of this distance from the Phase One of the site includes
the residential catchments of Westhill and the West of Aberdeen City Centre.
The new shared use cycle/pedestrian path running from Westhill to Aberdeen
City Centre that runs alongside to the A944 provides a safe and traffic free
environment for employees who may choose to cycle to work from Westhill or
Aberdeen City Centre. A direct link to the A944 cycle route should be
provided via the main development access.
All paths should be constructed as shared use footway/cycleway and
connections to the site from the A944 shared use path and Kingswells
Distributor Road should be provided.
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4.4 Infrastructure
4.4.1

Introduction

4.4.2

Services

4.3.3

Drainage

4.4.1 Introduction
This Section considers the existing infrastructure and services to the site in
order to consider whether any upgrades would be required to serve Phase
One, and to identify any future capacity / service requirements.
Services focused on within this section include gas, electricity, water and
telecommunications.
Foul and surface drainage proposals are also discussed, with a specific focus
on opportunities to include Sustainable Urban Drainage Systems (SUDS) in
accordance with the requirements of the Scottish Planning Policy (SPP) and to
meet the guidance of CIRIA C697 – The SUDS Manual.

“in·fra·struc·ture - Noun: The basic physical and organisational structures
and facilities (e.g., buildings, roads, and power supplies) needed for the
operation of a society or enterprise.”
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4.4.2 Services

4.4.3 Drainage

There exists an opportunity to significantly improve the infrastructure and
services supply to this part of the City which in turn will help stimulate
investment and maintain a high standard of supply.

Foul Drainage

Adopted Road SUDS Infrastructure

A main trunk sewer exists along and within the southern boundary of Phase
One (roughly parallel to the A944). It is our understanding that some spare
capacity exists within this main trunk sewer.

SUDS for Roads promotes a range of options to treat the surface water run
off depending on whether the access is a road or a street. It is suggested that
grass conveyance swales and extended detention basins away from any of
the proposed sites at the south boundary of Phase One should be considered.

Detailed investigations on existing capacity and potential capacity are
underway and will inform the layout of services throughout phase 1 and the
wider OP29 designation.
Easy access should be provided to site services and communications
infrastructure, with minimal disruption and need for reconstruction, and
allowing for future growth in services.
Wherever possible a single point of access should be provided for each
service running through the public realm. This should be remote from
footpaths, cycle ways or roads to allow minimal disruption for maintenance
and upgrade. Wherever possible additional ducting is to be provided to allow
for future expansion of services.
Gas services
There is existing gas supply near to the site at the existing Kingswells
settlement and it is proposed to extend this supply to service Kingswells
Business Park. The supply of gas to the site will not be a constraint to
development.
Electricity supply
Scottish and Southern Energy have agreed to supply in excess of 6 MW of
power to the site which is sufficient to meet the power requirements of both
Phase 1 and the wider allocation area.
Water
The site is currently served by mains water infrastructure, the capacity of
which will be upgraded to supply both Phase 1 and the OP29 area. This
upgrade will not be a constraint to development .

Scottish Water plans have been consulted and this suggests that Phase One
of the development will drain by gravity to the existing foul sewer that runs
along the south of the site in a west to east direction. The proposed sewers
would connect into the existing sewer at two points.
It is anticipated that the development will have a new foul drainage network
installed which will be adopted by Scottish Water upon completion. Scottish
Water has requested that a Development Impact Assessment is undertaken
at this site.
Scottish Water has confirmed that their existing Waste Water Treatment Plant
(PFI Site) at Nigg has sufficient capacity to serve Phase One of the
development.
SUDS Overview
The surface water drainage requirements for this site have been investigated
and based on current development guidance the site will require to be drained
via an approved Sustainable Drainage System (SUDS). All detailed SUDS
proposals must be determined through a Drainage Impact Assessment.
The SUDS for the individual sites are likely to include a private piped drainage
system specifically designed to suit each sites requirements collecting run off
from the roofs, car parking, access roads and hard yard areas and attenuating
this run off within the site prior to discharging into the proposed outfall. These
discharges will drain the run off from the sites to one of the two proposed
extended detention basins which are to be located along the south boundary
of the site which will discharge into the Denburn.

Telecommunications

It is understood that the Denburn is at risk of not meeting the Water
Framework Directive’s aim of good ecological status by 2015. Inclusion of
SUDS should help address the burn’s water quality issues.

There is existing BT infrastructure within the site . The calibre of occupier
envisaged at Kingswells (such as those in the oil and gas industry) often
require cutting edge telecommunication technology. The development at
Kingswells therefore affords a real opportunity to provide ‘future proof
‘technology to ensure the vision of a world class Business Park is maintained.

The SUDS for proposed roads will shed to trapped gullies which will connect
into either the proposed surface water dsicharge system or the road drains.
The run off will then gravitate to a grass conveyance swale located in open
space prior to discharging into one of the extended detention basins which will
also discharge at a controlled rate into the Denburn.

Detailed discussions with providers are on going and provision of increased
supply will not be a constraint to development .

The proposed extended detention basin will only provide treatment to the
proposed roads for the development as all the required levels of treatment for
the individual plots will be undertaken within the plot boundary and will leave
the site at a controlled rate.
It should be noted that as differing levels of treatment will apply to each plot
and the roads and that is why it is recommended that a series of the required
SUDS measures are implemented within the plot boundaries rather than
communally to ensure that all surface water run off is treated sufficiently prior
to discharging into the existing Denburn.
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Part Five - Delivery

5.1 Delivery
5.1.1 Introduction

5.1.1

Introduction

5.1.2

Phasing

5.1.3

Infrastructure Delivery

Drum Property Group are committed to delivering the proposals for
the entire OP29 designation, as set out within the Development
Framework.
Drum is aware that the high quality of development envisaged will require
them to adopt a strong leadership and management role to ensure that the
overall vision is maintained, and inappropriate development is avoided.
This final Section of the document outlines the proposed Phasing Strategy
and Infrastructure Delivery Plan in order to ensure the aspirations outlined in
the Local Development Plan Action Programme can be fully considered as
early as possible.
It is expected that any off site contributions which will be required will be
concluded through negotiations with Aberdeen City Council during the
determination of planning applications for the detailed phases / individual
buildings.

“The delivery of infrastructure alongside new development can help to create
balanced, accessible and sustainable communities” (Aberdeen City Council,
Developer Obligations Supplementary Guidance, pg 2)
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5.1.2 Phasing
The indicative phasing strategy presented in this Development Framework
and Phase One Masterplan document has been established in order to
ensure a sustainable development solution can be achieved in a logical and
coherent manner.
The Strategy is however purely indicative, with its sole purpose being to
present a preferred growth strategy. In this regard, phasing should begin
adjacent to the existing built area of Kingswells and the A944 and develop to
the north and west over time
Importantly, each Phase should have the ability to function independently of
the development of future phases, without being prejudicial to overall growth.
The overall approach to phasing must integrate within each Phases'
landscape improvements, connections, open space areas and development
rooms.
Upon completion of the development, the cumulative effects of all phases will
fulfill the aims and objectives outlined within the Development Framework.
Each Phase will be predominately Class 4 Office Use, with the obvious
exception of the Community Hub, which will include complimentary facilities,
e.g. hotel, retail and restaurants. Community consultation on the specific uses
to be located within this area should be undertaken as the masterplanning of
this area progresses.
Phase 1
As detailed within this Report, it is anticipated that the southern area of the
site, encompassing the area to the east of Kingswells House and the west of
the Park and Ride facility, will be developed as Phase One. This phase will
likely include 4.no building plots. There may also be the opportunity to
commence part of the hub within this phase.
Phase 2
It is expected that Phase Two of the site will include the Community Hub area,
and encompass the area to the north of the Park and Ride facility. This hub
might include facilities such as a hotel, retail, restaurant etc which could
benefit both the park environment and Kingswells. A total of 4 plots are
expected within this Phase.
Phase 3
Phase Three is likely to be a westerly expansion of Phase 2, towards the
Ancient Woodland and include the delivery of 6.no plots.
Phase 4
The final phase is expected to cover the southern area of the site, adjacent to
the proposed line of the Aberdeen Western Peripheral Route. This Phase will
include the delivery of 8.no plots.
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5.1.3 Next Steps

5.1.3 Infrastructure Delivery

Moving forward, it is the current intention of Drum Property Group that
planning applications for buildings within Phase One of the site be submitted
in Autumn / Winter 2011, with work commencing on site in 2012, subject to
the necessary consents and permissions being secured.

The Aberdeen Local Development Plan Proposed Action Programme, along
with the Infrastructure and Developer Contributions Supplementary Guidance,
provides guidance for the delivery of future infrastructure. This guidance, and
our response, is summarised below.

To begin, development ‘rooms’ adjacent to the Park and Ride and A944
should be progressed, moving northwards towards the area identified as
Phase Two.

Strategic Transport Infrastructure:

Pre-Application Consultation with the local community on the development of
specific plots within the Phase One area is currently underway, and has been
undertaken in tandem with consultation on the Development Framework and
Phase One Masterplan.
In order to support such applications, a series of supporting documentation
shall be required. This will include, for instance, Drainage Statements,
Transport Assessments, Design and Access Statements.
Requests should also be made to Aberdeen City Council in order to determine
whether an Environmental Impact Assessment (EIA) shall be required. This
request will take the form of a Screening Opinion for each individual building.

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.

The adjacent programme provides a very high level idea of how future
development of the site may progress.

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.

The speed at which development will continue across the rest of the site will
largely be dictated by the market. It is however anticipated that the
development of Phase Two will begin from 2014 onwards.

Local Transport Infrastructure / Public Transport / Walking and Cycling /
Core Path Network:

For Plots 1 and 2 of Phase One, a Screening Opinion has already been
requested, and confirmation have been received from Aberdeen City Council
as Planning Authority that no Environmental Impact Assessment shall be
required for either of these Plots.

The Programme shows the phased development starting with Applications in
2011 and a completion of the final building in Phase Four in 2021, a period of
approximately 10 years. Once the masterplan for each phase has been
agreed, pending approval of the necessary consents, the infrastructure for
that phase would be implemented in a incremental manner to suit the speed
of development of that phase.
The overall timescale for each phase will be determined by market forces and
the layouts will take this into account. The programme is flexible enough to
allow the acceleration of certain aspects of each phase once consents are
granted. It maybe that elements of Phase Two which includes the hub are
required to be completed prior to the completion of Phase One. The
programme allows for this if required. Again this will be dictated by market
forces.
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Water:
Scottish Water will be consulted on the cumulative phases of development
and individual phases. A Drainage Impact Assessment and Water Impact
assessment will determine the phasing of requirements.
Health:
The development will not create more residents in the area, however there
does exists an opportunity to provide facilities for the benefit of Kingswells.
These could be provided within the proposed Community Hub. Discussions
with NHS Grampian and Kingswells Community Council will be progressed to
investigate requirements.
Open Space / Green Space Network:
Open space will be provided in accordance with the principle established
within the Framework, and in reference to Supplementary Guidance produced
by Aberdeen City Council. The aims and objectives of the Green Space
Network must be considered in detailed design proposals.
Air Quality:
Any requirement for an Air Quality Assessment will be discussed with
Aberdeen City Council.
The principles set out in the Development Framework have been drafted by
Drum Property Group and their team of consultants through consultation with
Aberdeen City Council and the other land owners within OP29. Where no
formal legal contract exists between land owners it is accepted by all parties
that mutual access rights will be granted to allow each landowner to construct
roads and services to implement site development in line with the principles of
the Development Framework.

The Development Framework demonstrates a high level strategy for the
delivery of the key transport Infrastructure, internal and external pedestrian
and cycle links and public transport for the site. A Transport Assessment is
currently being developed for the delivery of Phase One and will be subject to
agreement with the Aberdeen City Council as Roads, Access and Transport
Authority. The same exercise will be carried out for later phases of the
Development.
Education:
As this is an employment development, there is no impact on education
provision.
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Development Framework and Phase One Masterplan Report - July 2011
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