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The Scottish Government published National Planning 
Framework 3 (NPF3) on the 23rd June 2014. NPF3 identifies 
Expansion of Aberdeen Harbour as a National Development 
and Nigg Bay as the chosen location. The Aberdeen City and 
Shire Strategic Development Plan (SDP) identifies the need 
to improve the port to make the most of its potential and the 
emerging Aberdeen Local Development Plan (ALDP) identifies 
Nigg Bay as an allocation for harbour expansion. The planning 
principle has therefore been established. 

This Development Framework looks at an area wider than the 
NPF3 designation. Through engagement, it has evolved a long 
term strategy that seeks to maximise the economic benefits 
of the new harbour while balancing these aspirations against 
social and environmental sensitivities.

Executive Summary

LDP

SDP

NPF3

DEVELOPMENT FRAMEWORK

NATIONAL

REGIONAL 

LOCAL 

SUPPLEMENTARY GUIDANCE

“The expansion of Aberdeen 
Harbour will strengthen its key 
role in supporting the economy 

of the north east, as too will 
continued improvements to 
infrastructure Nigg Bay has 

been identified as the preferred 
development option”.

National Planning Framework 3

Figure 1  The Planning Hierarchy 
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1.1) What is a Development Framework?

1.1.1 As Aberdeen Harbour progress their proposals for 
expansion into Nigg Bay, now is the time to consider how 
best to maximise the impact of this significant investment 
for businesses and communities and to plan for necessary 
infrastructure. 

1.1.2 Aberdeen City Council, through discussions with 
Scottish Enterprise and Aberdeen Harbour Board, has 
identified the need to prepare a Development Framework 
which should consider how to maximise the opportunities 
presented by investment in the new harbour, in terms of 
economic development, regeneration and environmental 
improvements. This should also address the co-ordination of 
essential infrastructure, and identify opportunities for strategic 
improvements to the road and rail network.

1.1.3 The Development Framework will therefore consider the 
site of the new harbour at Nigg Bay, and its interaction with 
surrounding areas, with a particular focus on the existing 
industrial areas at Altens and East Tullos.

1.1.4 It will seek to facilitate cohesive and properly planned 
growth, in particular the coordination of essential infrastructure 
and establishing parameters within which new development 
can take place.

1.1.5 This will sit in the context of the presently adopted and 
future Aberdeen Local Development Plans being considered 
as interim guidance under the Aberdeen Local Development 
Plan 2012 until it is adopted as Supplementary Guidance 
under the Aberdeen Local Development Plan 2016. The 
Development Framework will however take a long term 
approach to placemaking, infrastructure provision and land 
use planning and must be considered not only in the context 
of current planning policy, but be suitably flexible and robust to 
be relevant and deliverable throughout numerous plan cycles.

The objectives of the Development Framework were 
refined as a result of an engagement process at the 
inception stage of the project. Following discussion 
between Scottish Enterprise, Aberdeen City Council 
and Aberdeen Harbour, as well as feedback from local 
communities and groups, the following objectives 
were chosen as key for the Development Framework.

• To inform the process of clearly defining the extent 
and content of the forthcoming applications for 
the new harbour at Nigg Bay and its associated 
facilities;

• To inform the preparation of the proposed Local 
Development Plan;

• To consider the interaction with the Aberdeen City 
Centre Development Framework;

• To establish a clear brief for more detailed 
masterplans at the new harbour, Altens and East 
Tullos;

• To provide clear and concise guidelines for 
sustainable, low carbon development;

• To consider how surrounding land uses can evolve 
to maximise opportunities to benefit from the arrival 
of this major piece of investment;

• To identify aspects of broader strategic 
infrastructure investment, including roads and rail, 
that will support this process and consider ways in 
which all stakeholders can work together to deliver 
this infrastructure;

• To involve local people at the heart of this process 
and identify mechanisms which ensure an ongoing 
benefit to those communities; and,

• To engage with local business and landowners on 
these matters.
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Figure 2  Individual Masterplan Locations

1.1.6 The Development Framework will set the context for 
a series of more detailed masterplans to come forward to 
facilitate delivery for sub areas within the framework area. At 
this stage, these are envisaged to be:

• Nigg Bay;

• East Tullos; and

• Altens.

1.1.7 The Masterplan for Nigg Bay will be brought forward by 
Aberdeen Harbour Board as part of the consenting process 
for the new harbour. Masterplans for Altens and East Tullos 
will be brought forward by stakeholders for these areas, likely 
to include businesses, landowners, Aberdeen City Council and 
Scottish Enterprise.

1.1.8 The Development Framework is required to take 
cognisance of relevant planning policies and other proposals 
including the existing and emerging masterplans and 
supplementary guidance.

1.1.9 The preparation of this supplementary guidance 
has been informed by studies assessing environmental, 
economic and technical matters as well as a thorough 
and inclusive programme of community and stakeholder 
engagement. Aberdeen City Council as planning authority 
has been instrumental in shaping the form and content of the 
Development Framework throughout its preparation.

1.1.10 This document supplements the Development 
Framework which is to be considered and adopted by 
Aberdeen City Council as Supplementary Guidance. It 
represents a full explanation of the process and findings of this 
work involved in the preparation of the Nigg Bay Development 
Framework and sets the context for its use as Supplementary 
Guidance.
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2.1) AN ENGAGEMENT-LED APPROACH

2.1.1 The ongoing community and stakeholder engagement 
held by Aberdeen Harbour on the proposals for expansion of 
the harbour into Nigg Bay have played a key component in 
the baseline for this study. This engagement has comprised a 
series of themed stakeholder workshops with both statutory 
and non-statutory consultees, as well as public exhibitions and 
workshops over the past 2 years. 

“I recognise there is a need for the 
harbour to change, I recognise 

why new ideas need to be brought 
forward…a good harbour will be 
clean, sustainable, provide local 
jobs and will fit well into the local 
environment, and compliment the 

local communities.“

David Fryer,  Torry Community 
Council

“I would be in favour of the 
regeneration of Nigg Bay as a 

harbour, it would be good for the 
economy of the area and as long 

as environmental issues are looked 
after and we can still walk round it 

I’d be fine.“

Torry Resident

“I think its a good idea having a new 
harbour, it’ll take a lot of revenue into 
the Torry area which is well needed.“

Torry Resident

“ I think it looks a really exciting 
development...I think the idea of 
attracting cruise ships and cruise 

liners into the Aberdeen area is great 
because at the moment there is 

nowhere for them to stop along this 
part of the coast.“

Dame Anne Beg, Local MP for Torry

“It could only be a good thing 
because the Harbour needs to grow.“

Torry Resident

Figure 3  Community Engagement Snapshot
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2.2) ROOTED IN THE PLANNING HIERARCHY

Engagement
2.2.1 Since 2011, Aberdeen Harbour has been in constant 
dialogue with stakeholders and communities regarding the 
existing harbour and the need to expand.

2.2.2 The Aberdeen Harbour Development Framework emerged 
from a requirement in the Aberdeen Local Development Plan 
for the Harbour Board Operational Area to be subject to a 
Masterplan to provide detailed guidance in respect of land 
uses, policies, proposals, access and connectivity within it 
and adjoining areas. This was prepared in close consultation 
with Aberdeen City Council and key stakeholders and was 
ultimately adopted by the Council in January 2012.

2.2.3 Following the completion of the Aberdeen Harbour 
Development Framework, the body of evidence pointing 
toward a need for expansion was building. Aberdeen Harbour 
Board then published the Case for Growth (September 
2012), which set out the reasoning behind commencement 
of the feasibility study into the expansion of the Harbour. This 
was distributed widely and marked commencement of an 
engagement process which is still ongoing today.

2.2.4 The Harbour Board then carried out options testing on 
the potential locations for harbour expansion. A series of 
stakeholder workshops, presentations and exhibitions were 
held with a range of consultees, including statutory and non-
statutory consultees, community councils and local interest 
groups. The study identified and ruled out a number of 
alternative locations for harbour expansion before confirming 
that Nigg Bay represents the most realistic location within 
which to accommodate future growth of the Harbour.
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NATIONAL SIGNIFICANCE - NPF3 
2.2.5 The Directions for Growth document formed a key 
component to the promotion of the Harbour proposals through 
the National Planning Framework (NPF3). NPF3 represents the 
top tier of Scotland’s planning hierarchy. 

2.2.6 The Aberdeen Harbour executive team has worked 
closely with the Scottish Government, the City Council and 
Strategic Development Planning Authority in its preparation.

2.2.7 This designation effectively established the need for 
harbour expansion at Nigg Bay and sets the baseline from 
which options for wider economic growth can stem.

Figure 4  Extract from NPF3 (page 66)

Figure 5  Extract from NPF3 (page 79)

2.2.8 The Scottish Government published National 
Planning Framework 3 on the 23rd June 2014. NPF3 
identifies Expansion of Aberdeen Harbour as a National 
Development and Nigg Bay as the preferred development 
option. 

2.2.9 With harbour expansion at Nigg Bay established at the 
top tier of the planning hierarchy, it follows that the strategic 
and local development plan tiers should seek to facilitate and 
deliver this development. The Development Framework once 
approved will comprise a component of this statutory planning 
hierarchy.



17

1) P
urpose 

2) A
 C

lear D
evelopm

ent  
P

lan C
ontext

3) P
hysical and  

C
ontextual A

nalysis 
4) E

ngagem
ent

5) G
row

th S
cenarios  

6) O
ptions 

7) S
econd R

ound of 

E
ngagem

ent  

8) H
ow

 to use The 

D
evelopm

ent Fram
ew

ork

17

2) A
 C

lear D
evelo

p
m

ent  
P

lan C
o

ntext

Note: Not all built form is illustrated on the visualisation. The Nigg Bay Masterplan 
will determine the precise level of built form.

Figure 6  Plan of Proposed Harbour at Nigg Bay (inc. HRO Boundary)

Figure 7  Proposed Harbour Visualisation
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Figure 8  Baseline Development NPF3
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2.2.10 A scenario which limits development solely to land within 
the red line boundary shown in National Planning Framework 
3 represents the baseline against which alternative options 
will be considered. This represents the extent of development 
likely to be proposed by Aberdeen Harbour Board as part of 
the planning application and Harbour Revision Order process. 

2.2.11 A ‘Harbour only’ scenario therefore forms the baseline 
to the Development Framework: Background Report. This 
development will comprise the creation of a secure facility 
comprising and supported by:

• 1,700m of deepwater berth;

• 125,000m2 m2 of open quayside;

• Direct access onto the local road network incorporating 
the rerouting of Coast Road, Greyhope Road and St 
Fitticks Road; and,

• Alterations to the existing bridge crossing the railway 
and Coast Road.

Access

2.2.12 This scenario utilises Coast Road as the principal route 
of access to the harbour, with upgrades north of Hareness 
Road to a new access into the harbour from its western edge. 
This would include upgrades to the existing bridge crossing 
the railway.

2.2.13 Traffic modelling identifies that impacts on the wider 
network as a result of the baseline scenario are minimal. 
Increases in traffic would be focused on Coast Road in 
particular. Some alterations to the existing railway bridge traffic 
signals would mitigate traffic impact.  It is generally accepted 
that the existing road network with suitable alterations would 
be sufficient to enable the construction and early years of 
operation of the harbour.

Development 

2.2.14 Within the designation for Expansion of Aberdeen 
Harbour at Nigg Bay in the National Planning Framework, 
areas of land beyond the physical harbour are included. These 
include land on the headlands at Greggness and Girdleness as 
well as some land within St Fitticks Park and areas alongside 
Coast Road The majority of these areas would be used  to 
enable access to temporary construction/manufacturing areas 
and site compounds and would be restored following the 
completion of the construction process. 
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2.3) A CLEAR DEVELOPMENT PLAN CONTEXT

Figure 9  Publication History 
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2.3.1 A number of other documents have been produced 
in recent years which set the context for the production 
of the Development Framework. These vary from Council 
publications which form part of the statutory planning process, 
productions by Aberdeen Harbour which inform the proposals 
for Nigg Bay itself and independent studies commissioned by 
Scottish Enterprise.

2.3.2 A brief summary of each follows:

National Renewables Infrastructure Plan (N-RIP 
Stage 1 January 2010 and Stage 2 July 2010) – 
Scottish Enterprise.

The N-RIP identifies Aberdeen Harbour as a key port to support 
the renewables industry with a particular focus on distributed 
manufacturing and operation/maintenance. It recognises 
channel entrance to existing harbour may be a restriction 
to some wide beam vessels and that this may require to be 
addressed in order to support offshore wind projects.

  

Aberdeen City and Shire 
Strategic Development Plan
March 2014

National Renewables Infrastructure Plan 

National Renewables Infrastructure Plan Stage 2  
Report from Scottish Enterprise and Highlands and Islands Enterprise

July 2010

Aberdeen City and Shire Strategic Development 
Plan (SDP - March 2014) – Aberdeen City and Shire 
Strategic Development Planning Authority.

The SDP sets strategic planning policy for the Aberdeen 
city region. The SDP aims to be an even more attractive, 
prosperous and sustainable European city region and an 
excellent place to live, visit and do business and be recognised 
for:

• enterprise and inventiveness, particularly in the 
knowledge economy and in high-value markets;

• the unique qualities of its environment; and 

• a high quality of life.

It seeks to facilitate courageous decisions necessary to further 
develop a robust and resilient economy and to lead the way 
towards development being sustainable, including dealing with 
climate change and creating a more inclusive society.

The SDP confirms that  

“The harbour has been identified as a key port in the 
National Renewables Infrastructure Plan. Work will be 

needed to set out in more detail the likely implications of 
this (building on ‘The Case for Growth’) and how the growth 

of the harbour can be accommodated to inform the next 
local development plan. Given its city-centre location, 

this work should take into account the wider city-centre 
regeneration as part of the current City Centre Development 

Framework and the competing demands for land.”

The SDP finds that at present, there is an adequate supply of 
business and employment land across the city region in both 
the City and Shire, extending to the end of the plan period to 
2035.
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Economic impact of Aberdeen Harbour Nigg Bay 
Development 

A final report to 
Scottish Enterprise 
 
 
19th December 2013 
 

BiGGAR Economics 

BiGGAR Economics 
Midlothian Innovation Centre 
Pentlandfield 
Roslin, Midlothian 
EH25 9RE 
0131 440 9032 
info@biggareconomics.co.uk 
www.biggareconomics.co.uk   

Environmental Impact Assessment Scoping Report 
(July 2013) – RPS on behalf of Aberdeen Harbour. 

Aberdeen Harbour is carrying out Environmental Impact 
Assessment (EIA) for the harbour proposals at Nigg Bay as 
defined by the NPF3 National Development. Once complete, 
the EIA will provide an evidence base and assessment of 
environmental impacts associated with the harbour expansion 
proposals, including construction and essential infrastructure, 
as well as identifying appropriate mitigation to minimise 
environmental impacts. This will accompany applications for 
planning permission, a marine licence and a Harbour (Revision) 
Order. The EIA Scoping Report was prepared in consultation 
with statutory consultees and sets parameters for EIA, surveys 
of which are now underway.

Economic Impact of Aberdeen Harbour Nigg 
Bay Development (December 2013) – BiGGAR 
Economics on behalf of Scottish Enterprise.

A report commissioned by Scottish Enterprise identifies the 
potential economic impact of the harbour proposals with 
accompanying infrastructure. The study concludes that in 
order to maximise the efficiency of the new harbour it would 
be necessary to upgrade the roads infrastructure to help make 
industrial land surrounding the new harbour, specifically Altens 
and East Tullos, more attractive to potential investors. This is 
considered more fully later in the Baseline Report.
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Aberdeen City Local Development Plan 2012 and 
Aberdeen City Local Development Plan 2016 (LDP 
2012 and LDP 2016) – Aberdeen City Council

The LDP 2012 was adopted by Aberdeen City Council in 
February 2012. At the point of preparation of the Nigg Bay 
Development Framework the LDP 2012 comprised the 
adopted plan for the Council area and it is under this that the 
Nigg Bay Development Framework will be approved as interim 
Supplementary Guidance until adoption of the LDP 2016.

The LDP 2016 was published in its Proposed Plan format 
for consultation in March 2015 and represents the Council’s 
committed view in advance of Examination into unresolved 
matters. Following its adoption, the Nigg Bay Development 
Framework will also be adopted as Supplementary Guidance, 
forming part of the statutory development plan.

The following policies in the LDP are of particular relevance to 
this Supplementary Guidance alongside requirements for the 
Development Framework as a result:

LDP 2012 Policy I1 – Infrastructure Delivery and 
Developer Contributions and LDP 2016 Policy I1 – 
Infrastructure Delivery and Planning Obligations 
require that development be supported by suitable 
infrastructure, services and facilities.

The Development Framework should therefore identify the 
necessary infrastructure interventions necessary to enable new 
development and ensure that these are brought on stream in 
tandem to avoid any detrimental impact to the wider network.

LDP 2012 and LDP 2016 Policies T1 – Land for Transport 
support enabling transportation works including 
improved rail services

The Development Framework should ensure that development 
is accompanied by appropriate supporting transportation 
works and should consider the long term potential for 
enhanced rail services.

LDP 2012 and LDP 2016 Policies T2 – Managing the 
Transport Impact of Development requires that sufficient 
measures are taken to minimise traffic generated.

The Development Framework should therefore seek to 
maximise the use of sustainable modes of transport such 
as walking, cycling and public transport / rail freight. Where 
road vehicular movements are necessary by the nature of the 
journeys being undertaken, these should be directed to the 
most appropriate directions in order to minimise impacts upon 
already pressured parts of the network.

LDP 2012 Policy D2 - Design and Amenity sets out 
principles for design quality and protection of amenity.

LDP 2016 Policy D1 – Quality Placemaking by Design 
seeks to secure quality through high standards of design 
and fostering a sense of place.

The Development Framework should ensure that proposals for 
development are in line with the principles set out in Designing 
Streets and ACC’s Supplementary Guidance as regards 

March 2015

Proposed Aberdeen
Local Development Plan 
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Aberdeen City Local Development Plan 2012 and 
Aberdeen City Local Development Plan 2016 (LDP 
2012 and LDP 2016) – Aberdeen City Council

The LDP 2012 was adopted by Aberdeen City Council in 
February 2012. At the point of preparation of the Nigg Bay 
Development Framework the LDP 2012 comprised the 
adopted plan for the Council area and it is under this that the 
NBDF will be approved as interim Supplementary Guidance 
until adoption of the LDP 2016.

The LDP 2016 was published in its Proposed Plan format 
for consultation in March 2015 and represents the Council’s 
committed view in advance of Examination into unresolved 
matters. Following its adoption, the NBDF will also be adopted 
as Supplementary Guidance, forming part of the statutory 
development plan.

The following policies in the LDP are of particular relevance to 
this Supplementary Guidance alongside requirements for the 
Development Framework as a result:

LDP 2012 Policy I1 – Infrastructure Delivery and 
Developer Contributions and LDP 2016 Policy I1 – 
Infrastructure Delivery and Planning Obligations 
require that development be supported by suitable 
infrastructure, services and facilities.

The Development Framework should therefore identify the 
necessary infrastructure interventions necessary to enable new 
development and ensure that these are brought on stream in 
tandem to avoid any detrimental impact to the wider network.

LDP 2012 and LDP 2016 Policies T1 – Land for Transport 
support enabling transportation works including 
improved rail services

The Development Framework should ensure that development 
is accompanied by appropriate supporting transportation 
works and should consider the long term potential for 
enhanced rail services.

LDP 2012 and LDP 2016 Policies T2 – Managing the 
Transport Impact of Development requires that sufficient 
measures are taken to minimise traffic generated.

The Development Framework should therefore seek to 
maximise the use of sustainable modes of transport such 
as walking, cycling and public transport / rail freight. Where 
road vehicular movements are necessary by the nature of the 
journeys being undertaken, these should be directed to the 
most appropriate directions in order to minimise impacts upon 
already pressured parts of the network.

LDP 2012 Policy D2 - Design and Amenity sets out 
principles for design quality and protection of amenity.

LDP 2016 Policy D1 – Quality Placemaking by Design 
seeks to secure quality through high standards of design 
and fostering a sense of place.

The Development Framework should ensure that proposals for 
development are in line with the principles set out in Designing 
Streets and ACC’s Supplementary Guidance as regards 
street layout and design. It should seek to preserve residential 
amenity through masterplanning, siting and design, avoiding 
neighbouring developments which are incompatible.

LDP 2012 Policy D3 - Sustainable and Active Travel and 
LDP Policy T3 – Sustainable and Active Travel require 
that permeability be maintained and enhanced through 
new development and accessibility to employment 
opportunities, essential services and recreation 
maximised.

The Development Framework should seek to preserve and 
enhance existing sustainable transport routes as well as 
maximise opportunities for new ones. Particular emphasis 
should be given to walking and cycling routes between the 
masterplan areas as well as building on existing potential for 
public transport and rail freight opportunities.

LDP 2012 Policy D5 - Built Heritage and LDP 2016 Policy 
D4 – Historic Environment seek to minimise and mitigate 
against impact upon the built heritage.

The Development Framework should highlight significant 
aspects of the built heritage and ensure that any adverse 
impacts upon them as a result of development are suitably 
mitigated and minimised through the development process.

LDP 2012 Policy D6 – Landscape seeks to avoid adverse 
landscape impact as well as impact upon wildlife or 
recreational resources.

LDP 2016 Policy D2 – Landscape requires that new 
development has a strong landscape framework and is 
informed by landscape appraisal. 

The Development Framework should acknowledge areas of 
landscape sensitivity and plan for development accordingly. 
Where landscape impact may arise as a result of development, 
these should be suitably assessed and mitigated against 
through the development process.

LDP 2012 and LDP 2016 Policies BI1 - Business and 
Industrial Land supports Class 4, 5 and 6 uses in 
appropriate locations. It also includes provisions for the 
protection of residential amenity.

The Development Framework should seek to maximise the 
use of established areas of business and industrial land for 
similar and complementary uses. Where conflicting land uses 
occur, their interrelationship should be managed through 
the development process so as to minimise impact upon 
residential amenity and business viability.
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LDP 2012 and LDP 2016 Policies NE1 – Green Space 
Network seek to protect the integrity and coherence of 
the GSN. Where impact is unavoidable mitigation should 
enhance wider network.

The Development Framework should highlight the GSN and 
opportunities for its enhancement as a recreational and wildlife 
resource. Where areas of the GSN are deemed to be essential 
to accommodate infrastructure improvements which would 
affect its function at a particular location, improvements to the 
wider network should be secured through the development 
process.

LDP 2012 and LDP 2016 Policies NE2 – Green Belt afford 
protection to the GB from development. Exceptions 
include essential infrastructure.

The Development Framework should seek to maintain the role 
and function of the green belt in line with SPP and LDP policy. 
Any amendments to the green belt boundary to accommodate 
new development should be brought forward through 
development plan review.

LDP 2012 and LDP 2016 Policies NE5 - Trees and 
Woodlands presume against development that will result 
in loss of trees and woodlands that contribute to nature 
conservation, landscape character or local amenity.

The Development Framework should seek to direct 
development toward areas which would not result in adverse 
impact upon trees and woodland. Where areas of woodland 
are deemed to be essential to accommodate infrastructure 
improvements which would affect existing trees or woodland, 
replacement planting should be secured through the 
development process.

LDP 2012 and LDP 2016 Policies NE6 - Flooding and 
Drainage seek to reduce the risk of flooding on site and 
offsite. 

Detailed flood risk assessment for proposals will be dealt with 
through the development management process.

LDP 2012 and LDP 2016 Policies NE7 - Coastal Planning 
seeks to protect the coastal area from development that 
does not require a coastal location.

The Development Framework should, with the exception 
of the new harbour and any essential ancillary or temporary 
development which requires a coastal location, seek to direct 
new development to areas outwith the undeveloped coast. 

LDP 2012 and LDP 2016 Policies NE8 - Natural Heritage 
require mitigation against impact upon protected species 
or designated sites and compliance with SPP as regards 
International Designations, National Designations, Local 
Designations and European Protected Species and 
Species protected under the Wildlife and Countryside 
Act 1981. 

The Development Framework should seek to minimise adverse 
impact upon the natural environment. Detailed environmental 
assessment for individual proposals will be dealt with through 
the development management process. Any potential adverse 
impact upon protected species or habitats should be suitably 
considered and mitigated against.

LDP 2012 and LDP 2016 Policies NE9 – Access and 
Informal Recreation require that development should 
not compromise existing or potential recreation and 
should include new or improved provision for public 
access, permeability and links to green space.

The Development Framework should seek to maximise 
opportunities for outdoor access and recreation. Where areas 
which are presently accessible will be compromised through 
the introduction of development or infrastructure, the principle 
of access should be maintained through diverted routes both 
during construction and thereafter. 

LDP 2012 Policy NE10 - Air Quality and LDP 2016 Policy 
T4 – Air Quality presumes against development which 
would result in an increase in air pollutants unless 
suitably mitigated.

The Development Framework should seek to minimise the 
potential for increase in air pollution through encouraging 
sustainable transport modal share wherever possible. 
Individual proposals for development which could give rise 
to exacerbation of air quality issues will be properly assessed 
and mitigation secured through the development management 
process.

In line with the SDP, the LDP 2016 confirms that the 
employment land allocations in the plan are predominantly 
those carried over from the 2012 LDP and as a result very few 
new allocations for employment are proposed.

The LDP 2016 proposes the removal of land at Nigg Bay for 
the proposed harbour from the greenbelt and green space 
network and allocated as B5 – Aberdeen Harbour. 
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Policy B5 Aberdeen Harbour states:

“Within the areas zoned for Aberdeen Harbour on the 
Proposals Map, there will be a presumption in favour 
of harbour infrastructure and ancillary uses, which are 
required for the effective and efficient operation of the 
harbour and which have a functional requirement to be 
located there. This may include administrative offices, 

warehousing and storage (including fuel storage), 
distribution facilities and car/HGV parking. Other harbour-

related uses will be treated on their merits. 

Due regard will be paid to any conflicts of use between the 
harbour and both new and existing developments in its vicinity, 
in order to preserve the amenity of new development and 
maintain the operational efficiency of the harbour. Mitigation 
measures may be required in order to permit uses which may 
otherwise be unacceptable.”

The wider NPF boundary is identified within the LDP 2016 as 
an opportunity site for the expansion of the harbour, however 
the green belt and green space network designations are 
proposed to remain on this wider area.

The LDP 2016 states:

“A Development Framework will be prepared and adopted 
as Supplementary Guidance for the new harbour at Nigg 
Bay and its surrounding area. This will consider how to 
maximise the opportunities presented by investment in 
the new harbour, in terms of economic development, 

regeneration and environmental improvements. It will also 
address the co-ordination of essential infrastructure, and 
identify opportunities for strategic improvements to the 
road and rail network. Complementary Masterplans will 

then be prepared to provide further detail.”

2.3.3 The development plan and this development framework 
have been prepared in accordance with other relevant 
international, national and regional strategies and legislation. 
These include:

Scottish Planning Policy (July 2014) Scottish Government

SPP is the Scottish Government’s principal planning policy 
guidance and reiterates the central purposes of increasing 
sustainable economic growth (P 24). 

In introducing a presumption in favour of development that 
contributes to sustainable development, SPP confirms that 
policies and decisions should be guided by the following 
principles:

• giving due weight to net economic benefit;

• responding to economic issues, challenges and 
opportunities, as outlined in local economic strategies;

• supporting good design and the six qualities of 
successful places;

• making efficient use of existing capacities of land, 
buildings and infrastructure including supporting town 
centre and regeneration priorities;

• supporting delivery of accessible housing, business, 
retailing and leisure development;

• supporting delivery of infrastructure, for example 
transport, education, energy, digital and water;

• supporting climate change mitigation and adaptation 
including taking account of flood risk;

• improving health and well-being by offering 
opportunities for social interaction and physical activity, 
including sport and recreation;

• having regard to the principles for sustainable land use 
set out in the Land Use Strategy;

• protecting, enhancing and promoting access to cultural 
heritage, including the historic environment;

• protecting, enhancing and promoting access to natural 
heritage, including green infrastructure, landscape and 
the wider environment;

• reducing waste, facilitating its management and 
promoting resource recovery; and

• avoiding over-development, protecting the amenity 
of new and existing development and considering 
the implications of development for water, air and soil 
quality.
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Other relevant international, national and 
regional strategies and legislation
The Conservation of Habitats and Species 
Regulations 2010

2.3.4 Regulation 61 of the Conservation of Habitats and 
Species Regulations 2010 requires that the impacts of a 
plan upon a European designated site or species must be 
considered prior to its approval via Habitats Regulations 
Appraisal HRA). Where as a result of screening it is determined 
that a significant effect upon such interests are anticipated 
then Appropriate Assessment is required to be carried out as 
part of the HRA process. 

Aberdeen City Local Transport Strategy

2.3.5 At the time of preparing the Development Framework, 
Aberdeen City is in the process of refreshing its Local Transport 
Strategy (LTS) The Consultative Draft LTS 2015 – 2020 was 
published for consultation for a period ending in July 2015 and 
once approved will replace the 2008 iteration. 

2.3.6 The LTS carries forward much of that contained in the 
outgoing version, with the delivery of the Aberdeen Western 
Peripheral Route still pending.

2.3.7 It aims that by 2020 Aberdeen’s transport system should 
have: 

• Increased modal share for public transport and active 
travel; 

• Reduced the need to travel and reducing dependence 
on the private car; 

• Improved journey time reliability for all modes; 

• Improved road safety within the City; 

• Improved air quality and the environment; 

• Improved accessibility to transport for all; and 

• Promoted a higher quality of life. 

2.3.8 The LTS contains a number of objectives, including:

•  Increasing opportunities for rail travel to, from and 
within Aberdeen;

• Ensuring that Aberdeen Harbour remains a word-
class post and the main port of call in Scotland for the 
Northern Isles ferry services; (going on to make specific 
reference to ensuring appropriate access to Nigg Bay 
in its status as a National Development);

• Ensuring the efficient movement of freight to, from and 
within the North East of Scotland; (again referencing the 
opportunity afforded by Aberdeen Harbour expansion

• Supporting improvements to the trunk road network for 
the benefit of passengers and freight travelling to, from 
and within Aberdeen; 

• Supporting the implementation of the AWPR and 
to fully realise the benefits the new road will bring in 
terms of improving conditions in the City for users of 
sustainable modes of transport. A number of projects 
are referenced including improvements of key junctions 
along Wellington Road to allow easier manoeuvring of 
HGVs;

• To ensure efficient flow of traffic;

• To highlight appropriate pick up, drop off and waiting 
zones for tourist coaches;

• To improve air quality across the City, so that the 
existing Air Quality Management Areas are revoked and 
no further Air Quality Management Areas are declared;

• To ensure that the transport impact of new development 
is minimised by requiring developers to prepare Travel 
Plans and, where appropriate, Travel Packs for all new 
sites in the City;

• To facilitate the uptake of ultra-low and low emission 
vehicles as a contribution towards improving air quality 
in the City;

• To contribute to Aberdeen’s carbon emissions targets 
and develop climate resilient infrastructure;

• Improve accessibility to open spaces and contribute 
towards the development of the green space network 
through implementation of core paths and appropriate 
mitigation as part of transport scheme delivery;

• To increase the number of people walking, both as a 
means of travel and for recreation, in recognition of 
the significant health and environmental benefits it can 
bring to our citizens;

• To improve conditions for cycling in Aberdeen and 
engender a culture change so that cycling becomes an 
everyday, safe mode of transport for all;

• To increase public transport patronage by making bus 
travel an attractive option to all users and competitive 
with the car in terms of speed and cost; and

• To implement a programme of road improvement 
schemes to complement the AWPR in order to facilitate 
a restructuring of the roads hierarchy, minimising 
through traffic in the City Centre whilst reducing 
congestion, improving connectivity and addressing air 
quality concerns.
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Aberdeen Air Quality Action Plan 2011

2.3.9 Aberdeen’s Air Quality Action Plan identifies an Air Quality 
Management Areas at the following locations:

• City Centre (including Union Street, Market Street, 
Virginia Street, Commerce Street and parts of Holburn 
Street, Guild Street and King Street);

• Anderson Drive (the whole of Anderson Drive and the 
area around Haudagain roundabout); and

• Wellington Road (Queen Elizabeth II Bridge to 
Balnagask Road).

2.3.10 ACC proposes to address these through:

• Modal shift and influencing travel choice;

• Lower emissions and cleaner vehicles;

• Road infrastructure;

• Traffic Management;

• Planning and policies; and

• Non-transport measures.

2.3.11 Aberdeen City Council Nature Conservation Strategy 
2010 – 2015

2.3.12 The LNCS was approved by ACC in 2010 and is 
presently under review. It sets a number of objectives:

1 Protect, preserve and enhance Aberdeen’s natural 
heritage;

2 Sustainably manage Aberdeen’s natural heritage;

3 Involve communities in caring for Aberdeen’s natural 
heritage; and

4 Promote a greater understanding, appreciation and 
enjoyment of Aberdeen’s natural heritage.

Aberdeen Open Space Strategy and Audit

2.3.13 The Aberdeen Open Space Strategy 2011-2016 sets 
out a new vision and aims to improve the quality of our open 
spaces in the City.  It was adopted in 2011 is supported by 
evidence gathered within the citywide Open Space Audit 
Report undertaken in 2010.  

2.3.14 The strategy seeks to ensure the provision of attractive 
and appealing places throughout the city, particularly areas 
identified as ‘low’ in quality within the open space audit. 
Notwithstanding this, is also promotes innovative opportunities 
to maintain and manage these open spaces given the context 
of ongoing financial constraint(s). It also commits to the 
promotion of and maintenance of high quality open space 
environments to ensure that Aberdeen is a better place for 
current and future generations to live, work, invest and study. 

2.3.15 The Development Framework should ensure that open 
spaces are carefully considered to ensure that the promotion 
of opens spaces is applied to regeneration aspirations within 
the Framework area. 

Aberdeen City Centre Masterplan (Ongoing) – BDP 
on behalf of Aberdeen City Council. 

2.3.16 Running concurrently to the preparation of the Nigg Bay 
Development Framework, Aberdeen City Council undertook 
the preparation of a Masterplan to consider regeneration 
options for the City Centre. 

2.3.17 The City Centre Masterplan was approved by Aberdeen 
City Council in June 2015 following a process of community 
and stakeholder engagement which sought views on how 
residents, businesses and other participants feel the city 
centre should evolve over time. This study also takes a long 
term approach to placemaking and land use planning and 
considers a 20 year timeframe to plan for the future success 
of the city centre. 

2.3.18 The masterplan envisions a revitalised city centre with a 
closer relationship to its waterfront, improved connections and 
a greater mix of uses throughout. These objectives should not 
be compromised through competing developments outwith 
the city centre intervention areas.

Figure 10  Air Quality Management Area 
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3.3.1 To ensure the physical, social and economic integration 
of development proposals, the Development Framework study 
areas of Nigg Bay, East Tullos and Altens, together with the 
wider surroundings, have been the subject of appraisal. 

3.3.2 The analysis has been split into four sections, as follows:

• Environment and Topography;

• Infrastructure; 

• Land Uses / Designations; and

• Place and People.

3.3.3 As a result of the findings from the physical and contextual 
analysis, the indicative masterplans for Nigg Bay, East Tullos 
and Altens have been designed to integrate, supplement and 
complement the adjacent land uses and where possible bring 
benefits to the local community.
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3.1) Environment and Topography 

3.1.1 This section has been informed in part by the detailed 
Environmental Impact Assessment (EIA) Scoping Report by 
Aberdeen Harbour which covers the land within the NPF3 
designation and baseline scenario. This area and the baseline 
proposals will be fully assessed by the EIA which is ongoing. 
Any detailed masterplan which emerges for this area will be 
prepared in the context of the EIA and its supporting surveys.

3.1.2 Beyond the NPF3 designation, this section has been 
informed by a desktop study and stakeholder advice during 
engagement.

3.1.3 In the interests of brevity, these considerations are 
summarised.

Topography
3.1.4 Tullos Hill, along with adjacent Kincorth Hill, together form 
part of the lowest coastal fringe of the Grampian Mountains, 
hence the local name ‘the Gramps’. Tullos Hill rises to 86 
metres Above Ordnance Datum (AOD), dropping to 8 metres 
AOD in East Tullos and 38 metres AOD in Altens. The coastal 
road wrapping the edges of Nigg Bay sits between 4 and 36 
metres AOD. It lies at 4 metres AOD around the junction where 
Coast Road, St Fitticks Road and Greyhope Road meet, it then 
rises to 14 metres AOD in the north adjacent to Girdle Ness 
Lighthouse, and 36 metres AOD south at the bridge crossing.

3.1.5 As illustrated in figure 10 Cross Section from Cove 
through to Torry Battery, the land south of Nigg Bay; Tullos Hill 
/ Ness Landfill area and Altens industrial estate, gently rise to 
89 metres AOD at Langdykes Road in Cove, whilst north of 
Nigg Bay at Torry Battery it is 26 metres AOD. The land to the 
west of the bay; St Fitticks Park is low lying, at approximately 
6 metres AOD.

3.1.6 The new harbour proposals sit at a lower level to their 
surroundings and therefore inward views to this area are 
contained to the immediate areas of higher ground at Tullos Hill 
/ Ness Landfill area and Balnagask Golf Course.

Ecology
Site of Special Scientific Interest (SSSI)

3.1.7 A SSSI is designated within Nigg Bay. The SSSI is 
designated for its geological importance for its Quatemary 
stratigraphy associated with glacial deposition. Since the 19th 
Century Nigg Bay has been recognised as a key reference site 
for interpreting glacial history and ice movement in north east 
Scotland.

3.1.8 The condition of the Nigg Bay SSSI was last assessed 
by Scottish Natural Heritage (SNH) in 1999 and was deemed 
to be in an unfavourable recovering state because part of the 
feature was obscured by tipping that was carried out as part 
of previous coastal protection measures undertaken in 1984. 
These tipping works have created a platform along the extent 
of the cliffs which has effectively halted erosion of the cliff face 
and also enabled vegetation to grow which has further covered 
the deposits.

3.1.9 A report on managing coastal erosion in Aberdeen 
by Halcrow in 1999 recommended that there be no active 
intervention at Nigg Bay, thereby allowing coastal processes 
to continue to act on the beach and the cliff and resulting in 
the SSSI deposits becoming re-exposed in the longer term. An 
inspection by SNH in 2010 confirmed that coastal erosion is 
breaking down the platform and identified that it is considered 
likely that the southern section of the SSSI will be re-exposed 
within a few years.

3.1.10 SNH has set two management objectives for the Nigg 
Bay SSSI:

• Maintain the visibility of the exposures; and

• Maintain access to the site and to the exposures.

3.1.11 It is not considered that the proposed development will 
adversely impact directly upon the first management objective 
as there will be no direct disturbance of the cliff face. However, 
there is the potential for the development to alter the current 
erosive processes occurring at the base of the cliff and hence 
a hydrodynamic study is being undertaken to investigate this 
issue as part of the EIA.

Protected Flora and Fauna

3.1.12 Studies have shown that a plant known as the sea 
pea is present in the Nigg Bay area. Sea pea is classed as 
‘locally important species’ in the North East Scotland Local 
Biodiversity Action Plan (NELBAP). Nigg Bay is one of four 
remaining mainland sites for this plant in Scotland. There is 
also the potential presence of the oysterplant, it is afforded a 
local status within the Estuarine and Intertidal Habitats Local 
Habitat Action Plan of the NELBAP. Potential impacts on these 
species will be considered within the EIA, and associated 
mitigation and enhancement actions will be identified and 
agreed with SNH.

3.1.13 Nigg Bay has the potential to be used by breeding, 
wintering and passage birds associated with SPAs on the east 
coast of Scotland, and wider wintering populations of seaduck, 
divers and shorebirds. Designated species associated with the 
following SPAs will require further consideration as part of the 
EIA for the new harbour: 

• Buchan Ness to Collieston Coast SPA

• Fowlsheugh SPA;

• Ythan Estuary, Sands of Forvie and Meikle Loch SPA; 
and

•  Montrose Basin SPA.
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Common 
name

Location 
name

Survey name

Marsh Warbler Girdle Ness
NE Scotland Bird 
Report 2008

Skylark  
NE Scotland Bird 
Report 2009

Kingfisher Girdleness
NE Scotland Bird 
Report 2005

Scarlet 
Pimpernel

Southwest 
from Girdleness 
lighthouse.

Higher plants VC91

Swift Altens
NE Scotland Bird 
Report 2008

Short-eared 
Owl

Nigg Bay
Aberdeen City Rangers 
Casual Bird Records

Purple Milk-
vetch

Girdle Ness
NESBReC Plants 
casual sightings

Scaup Girdle ness
NE Scotland Bird 
Report 2010

Barnacle 
Goose

Girdleness
NE Scotland Bird 
Report 2010

Dunlin Girdleness
NE Scotland Bird 
Report 2004

Purple 
Sandpiper

Girdleness-
Cove

NE Scotland Bird 
Report - pre 2008 
records

Ruff Girdleness
NE Scotland Bird 
Report 2004

Black-headed 
Gull

Nigg Bay
NE Scotland Bird 
Report 2009

Small Heath Gregness Butterfly Conservation

Hooded Crow Greg Ness
NE Scotland Bird 
Report 2005

Corncrake  
NE Scotland Bird 
Report 2010

Whooper Swan Girdle ness
NE Scotland Bird 
Report 2010

Yellowhammer VFA Farm
North East Scotland 
Breeding Bird Atlas 
2002-2006

Reed Bunting  
NE Scotland Bird 
Report 2009

Merlin Girdleness
NE Scotland Bird 
Report 2008

Common 
name

Location 
name

Survey name

Peregrine Girdleness
NE Scotland Bird 
Report 2008

Kestrel Doonies
Aberdeen City Rangers 
Casual Bird Records

Brambling Girdleness
NE Scotland Bird 
Report 2005

Snipe Saint Fitticks
NESBReC Birds Casual 
sightings

Black-throated 
Diver

Girdleness
NE Scotland Bird 
Report 2008

Great Northern 
Diver

Girdleness
NE Scotland Bird 
Report 2009

Red-throated 
Diver

Girdleness 
lighthouse 
seawatch

NE Scotland Bird 
Report - pre 2008 
records

Storm Petrel Girdleness
NE Scotland Bird 
Report - pre 2008 
records

Wryneck Girdleness
NE Scotland Bird 
Report 2004

Red-backed 
Shrike

Girdleness
NE Scotland Bird 
Report 2004

Herring Gull Tullos
North East Scotland 
Breeding Bird Atlas 
2002-2006

Black-Headed 
Gull

GIRDLENESS 
+ NIGG BAY

North East Scotland 
Bird Recording (yearly)

Sea Pea Nigg Higher plants VC91

Bar-tailed 
Godwit

Girdleness
NE Scotland Bird 
Report 2008

Black-tailed 
Godwit

Girdleness
NE Scotland Bird 
Report 2010

Linnet Girdleness
North East Scotland 
Breeding Bird Atlas 
2002-2006

Twite  
NE Scotland Bird 
Report 2009

Grasshopper 
Warbler

Girdleness
NE Scotland Bird 
Report 2008

Otter
North of Nigg 
Bay

NESBReC Mammals 
casual sightings

Common 
Scoter

 
NE Scotland Bird 
Report 2009

Smew Girdle Ness
NE Scotland Bird 
Report 2010

Figure 11  Recorded Species 

3.1.14 The NELBAP confirms that designated species which 
have been recorded in the area include:
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Common 
name

Location 
name

Survey name

Red Kite Girdle Ness
NE Scotland Bird 
Report 2010

Yellow Wagtail Girdle ness
NE Scotland Bird 
Report 2010

Spotted 
Flycatcher

 
NE Scotland Bird 
Report 2009

Curlew
VFA Farm 
NJ964033

North East Scotland 
Breeding Bird Atlas 
2002-2006

Eurasian 
Curlew

GIRDLENESS 
+ NIGG BAY

North East Scotland 
Bird Recording (yearly)

House Sparrow Girdleness
NE Scotland Bird 
Report 2010

Tree Sparrow  
NE Scotland Bird 
Report 2009

Grey Phalarope Girdleness
NE Scotland Bird 
Report 2008

Common Seal Nigg Bay
Aberdeen City Rangers 
Casual Records 2007

Common 
Porpoise

 
General vertebrate 
records

Snow Bunting  
NE Scotland Bird 
Report 2008

Slavonian 
Grebe

Girdle ness, 
Nigg Bay

NE Scotland Bird 
Report 2010

Dunnock Tullos Hill
Aberdeen City Rangers 
Casual Bird Records

Manx 
Shearwater

Girdle Ness
NE Scotland Bird 
Report 2004

Bullfinch Tullos Hill
NESBReC Birds Casual 
sightings

Saltwort
Nigg Bay sandy 
beach

Higher plants VC91

Woodcock Girdleness
NE Scotland Bird 
Report 2005

Eider Coastal Path
NESBReC Birds Casual 
sightings

Common Eider
GIRDLENESS 
+ NIGG BAY

North East Scotland 
Bird Recording (yearly)

Siskin Girdle Ness
NE Scotland Bird 
Report 2010

Arctic Skua Girdleness
NE Scotland Bird 
Report - pre 2008 
records

Common Tern Girdleness
NE Scotland Bird 
Report 2005

Common 
name

Location 
name

Survey name

Arctic Tern Girdleness
NE Scotland Bird 
Report 2005

Sandwich Tern  
NE Scotland Bird 
Report 2009

Starling Tullos
North East Scotland 
Breeding Bird Atlas 
2002-2006

Redshank GIRDLENESS
NE Scotland Bird 
Report 2008

Common 
Redshank

GIRDLENESS 
+ NIGG BAY

North East Scotland 
Bird Recording (yearly)

Redwing Girdleness
NE Scotland Bird 
Report 2004

Song Thrush
VFA Farm 
NJ964033

North East Scotland 
Breeding Bird Atlas 
2002-2006

Ring Ouzel Girdle ness
NE Scotland Bird 
Report 2010

Bottle-Nosed 
Dolphin

Gregness
NESBReC Mammals 
casual sightings

Lapwing Tullos Hill DWS
NESBReC Birds Casual 
sightings

Wild Pansy  
Aberdeen District 
Wildlife Sites

3.1.15 The NELBAP identifies locally important species to 
include:

Common 
name

Location 
name

Survey name

Bur Parsley Nigg parish Higher plants VC91

Lesser 
Marshwort

Bay of Nigg Higher plants VC91

Hairy Rock-
Cress

Kirkside Higher plants VC91

Purple Milk-
vetch

Girdle Ness
NESBReC Plants 
casual sightings

Frosted Orache Nigg bay Higher plants VC91

Many-Stalked 
Spike-Rush

Nigg Bay Higher plants VC91

Oysterplant  
IHS Survey 2004-2007 
Plant List

Spring Vetch  
IHS Survey 2004-2007 
Plant List

Figure 12  Locally Important Species  
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Balnagask to Cove - Local Nature Conservation Site 
(LNCS)

3.1.16 A stretch of coastline from Balnagask to Cove is 
designated as a LNCS, comprising coastal cliffs and caves, 
shingle beaches, coastal and neutral grassland, European 
dry heath and coastal heath and areas of gorse scrub. These 
areas provide habitats for coastal plant and insects as well as 
nesting sites for coastal birds.

3.1.17 St Fitticks Park Tree Planting

3.1.18 St Fitticks Park tree planting has been an ongoing 
project since 2006. It was introduced by Aberdeen City Council 
to improve biodiversity, as well as the quality of greenspace 
for the local community. It comprises approximately 7.23 ha / 
13,250 trees, including broadleaves such as oak, ash, rowan, 
elm, cherry, blackthorn, holly and hazel, as well as conifers 
such as Scots pines, larch and Norway spruce. Informal 
paths have been located throughout to connect with existing 
pedestrian routes. Now established, the planted area is 
classed as ‘woodland’ and subject to related safeguards.

Hydrology 
3.1.19 The East Tullos Burn runs between Calder Park in the 
south and St Fitticks Park in the north. It is culverted under the 
East Tullos industrial estate. 

3.1.20 The River Dee runs through Aberdeen and the existing 
harbour facility in the city centre. It is the largest watercourse in 
proximity to Nigg Bay, East Tullos and Altens, located between 
400 metres and 3,000 metres north west of the study area.

3.1.21 Neither of these two watercourses are considered to 
present a flood risk according to the SEPA Flood Map (taken 
from the National Flood Risk Assessment data).

East Tullos Burn Project

3.1.22 The East Tullos Burn Project was established in 2012 by 
Aberdeen City Council. The project aspired to rejuvenate the 
burn; in order to improve the water quality, provide a wildlife 
haven, and become an attractive feature to be enjoyed by the 
local community. The burn has been transformed from a hard 
engineered straightened channel into a more natural stream. 
The creation of wetlands associated with the burn provides 
Sustainable Urban Drainage Systems (SUDS) in an aesthetic 
and natural way. The SUDS benefit the site by improving 
wetland habitat, nutrient/pollutant buffering, and enhancing 
hydro-morphology. The project has also delivered multiple 
biodiversity improvements, including a number of nationally 
rare bird species being recorded in the first 6 months after 
completion, along with a wide range of insect species that had 
not previously been recorded in that area.

Marine Environment

3.1.23 The Development Framework area is bounded by the 
coast and much of the harbour expansion will take place below 
mean high water springs. As such a number of considerations 
in relation to the marine environment exist.

3.1.24 The River Dee estuary lies to the north of the 
Development Framework area, at the existing harbour. The 
Dee is a Special Area of Conservation, the qualifying interests 
of which include freshwater pearl mussel, Atlantic salmon and 
otter. While freshwater pearl mussel will not be present within 
Nigg Bay, any impact upon migrating salmon through the bay 
could in turn affect mussels and otters present in the Dee.

3.1.25 The Moray Firth Special Area of Conservation lies some 
distance to the north of Aberdeen; however its qualifying 
interests include bottlenose dolphins which are regularly seen 
on Aberdeen’s coast and the Dee estuary. 

3.1.26 Fish, shellfish and other marine mammals as well as 
impact upon the seabed and coastal processes will require 
further consideration through the consenting process for the 
new harbour, predominantly through the Marine Licence and 
Harbour Revision Order, and its associated Environmental 
Impact Assessment. 

Landfill

3.1.27 There are two landfills present within the Development 
Framework; Ness Landfill and Tullos Hill Landfill. They are 
contiguous but very different in character and condition.

3.1.28 The Ness Landfill area has accommodated an estimated 
3 million tonnes of waste over a 40 year period. The site 
stopped accepting waste in 2001 and over the last 13-14 
years, activity has been focused on restoration; comprising 
capping of the site and new drainage. The site was licensed 
to accept non-inert waste and currently has a liner system, 
capping system, leachate and landfill gas infrastructure which 
have been engineered into the landfill. The site still has to 
undertake an environmental monitoring regime as part of its 
licence requirements. 

3.1.29 The area is securely fenced to exclude visitors for the 
foreseeable future, probably 20-30 years. There is no path 
network that is accessible to users; however there is a network 
of tracks for maintenance purposes. There is no tree planting 
due to the nature of the capping material. No development 
would be permitted on this area unless the existing waste 
management licence was surrendered and the licence holder 
(SITA/Aberdeen City Council) were to instigate modifications.

3.1.30 Tullos Hill Landfill has undergone path improvements and 
tree planting in recent years. Approximately a third of the site 
was never landfilled, so it is in the original landform and habitat. 
Tullos Hill Landfill has open public access. There are existing 
links from Tullos Hill to St Fitticks Park, and the Coastal Path. 
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CLIMATE CHANGE
3.1.31 UK Climate Risk Assessment for Scotland states – 

“Changes induced by rises in mean sea levels, or a 
potential change in wave regime (associated with storm 

conditions and prevailing storm tracks) could therefore lead 
to shifts in areas/patterns of erosion/accretion potentially 

leading to major reorganisation of landforms and habitats”.

“There could be increased pressure on the coastal 
environment from increased tourism as a result of warmer 
and drier summers. This could lead to greater disturbance 

and damage to coastal areas, and a greater need for 
conservation and protection.”

3.1.32 The risk assessment also states that there will be:

• Risks to species and habitats due to coastal evolution 

• Changes in species migration patterns

• Major coastal flood/reconfiguration (includes coastal 
erosion)

• Water quality and pollution risks

• Priority habitats lost due to coastal erosion

• Saline intrusion

3.1.33 Future proposals within the Development Framework 
area will need to carefully consider climate change issues which 
may arise. These should focus on mitigation through reduction 
in climate emissions and contribute toward adaptation in line 
with the Council’s Climate Change Framework, Local Climate 
Impacts Profile (LCILP) and Adaptation Strategy.

Other Local Context Considerations

3.1.34 The following items are considered within Section 3.3  
under the Land Use/Designations section:

• Green Belt;

• Green Space Network;

• Site of Special Scientific Interest (SSSI);

• Balnagask to Cove Local Nature Conservation Site 
(LNCS);

• Kincorth Hill LNCS;

• Loirston Loch LNCS;

• Tullos Hill LNCS;

• River Dee LNCS;

• Kincorth Hill Local Nature Reserve (LNR); and

• River Dee - Special Area for Conservation (SAC)

SUMMARY
3.1.35 It is evident that a range of environmental considerations 
will inform the Development Framework and that further survey 
work will be necessary prior to progressing the design or 
consent of any detailed proposals. In the case of the baseline 
scenario, these will be fully addressed by the ongoing EIA. For 
development or infrastructure beyond the scope of the EIA, 
additional advice should be sought from statutory consultees 
as to the extent of further survey.
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Figure 13  Environment and Topography Constraints and Opportunities Plan

Figure 14  Cross Section from Cove through to Torry Battery
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3.2) Infrastructure 

3.2.1 Infrastructure, both existing and proposed, represents 
a fundamental issue in the evolution of the Development 
Framework. The success of the new harbour and economic 
benefits to the region are dependent on maximising existing 
infrastructure and properly planning for future improvements. 
These benefits should also extend to the amenity of existing 
residents and businesses and their experiences moving 
around the city.

Figure 15  Infrastructure Constraints and Opportunities Plan
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Transport and Access
Road

3.2.2 The principal roads within the study area are the A956 
Wellington Road and Coast Road. Hareness Road and 
Langdykes Road run east west through Altens industrial estate 
and Cove, connecting the two routes.

3.2.3 The A956 Wellington Road measures between 17 and 
18 metres wide, across 4 lanes, and joins the A90 trunk road 
south at Charleston interchange. 

3.2.4 Aberdeen City Council has designated Wellington Road 
(Queen Elizabeth II Bridge - Balnagask Road) as an Air Quality 
Management Area (AQMA) due to the high concentration of 
nitrogen dioxide and particles attributable to emissions from 
road traffic. As such, air emissions generated primarily by 
vehicles will be assessed against relevant criteria and, where 
exceeded, a screening level assessment will be completed to 
determine whether further detailed assessment (modelling) will 
be required.Coast Road runs along the eastern edge of the 
study area, and joins St Fitticks Road and Greyhope Road at 
the junction adjacent to Nigg Bay. Two-way traffic is provided 
within this network, whereby the national speed limit applies, 
on road widths between 5.5 metres and 9 metres. 

3.2.5 St Fitticks Road provides 3 metre and 5 metre lay-bys 
either side of the road where it runs between St Fitticks Park 
and Balnagask Golf Course. St Fitticks Road is an adopted 
road however the lay-bys are unadopted. Heavy Goods 
Vehicles (HGV) currently use these roads and it is recognised 
that both during and after construction of the new harbor, 
measures will be required to maintain and improve the roads 
where possible, due to the increased traffic.

3.2.6 A Transport Appraisal has been carried out on behalf of 
Aberdeen Harbour as part of the evidence base for consenting 
the new harbour. This recommends improvements to the 
Coast Road and existing railway bridge as part of an enhanced 
access to Nigg Bay. The design requirements for any new 
bridge are subject to discussion with Network Rail, and 
approach road levels, gradient and build cost are dependent 
on the design.

3.2.7 The movement patterns associated with the new harbour 
development are likely to avoid increase in city centre traffic 
and should not result in loss of potential benefits of the 
Aberdeen Western Peripheral Route (AWPR).

3.2.8 A new orbital bypass known as the Aberdeen Western 
Peripheral Route (AWPR) is under construction and is 
anticipated to be complete in winter 2017. This will include an 
interchange on the A90 south of the Development Framework 
study area. Upon completion the AWPR will form part of the 
Trunk Road network and will replace Wellington Road which is 
presently constrained due to traffic flows. It is anticipated that 
the AWPR will reduce traffic flow on the northern sections of 
Wellington Road as traffic which presently travels through the 
city centre is redistributed to the AWPR. 

Rail

3.2.9 The rail line from Aberdeen runs south along the east 
coast via Kirkcaldy, Dundee and Arbroath to Edinburgh 
Waverley, and links to the high speed East Coast Main Line 
in Edinburgh. The Aberdeen/Edinburgh line runs from the 
centre of Aberdeen, crossing the Dee bridge and then through 
Balnagask to the southern edge of Nigg Bay and south along 
the coast. 

3.2.10 The Craiginches Rail Freight Terminal is located in 
Greenwell Road in East Tullos. This lies 1.5km from Nigg Bay 
as the crow flies, but 6km by road via Wellington Road and 
Hareness Road.

3.2.11 The proximity of the rail line to Nigg Bay could present 
an opportunity for a new halt and rail link to the new harbour 
facility. Links to the existing rail freight facilities at Craiginches 
could also be considered

3.2.12 Rail freight in the region is presently marginal in 
comparison to that by road, and the existing rail link at 
Aberdeen Harbour only takes 2% of freight from the harbour. 
This low usage is primarily limited due to restrictions further up 
the line however, and there may be scope for intensification of 
this mode in future.

Bridge

3.2.13 A traffic light controlled bridge crossing is located on 
Coast Road, just south of Ness Landfill. The bridge measures 
approximately 7 metres in width, however, due to the alignment 
of the bridge and its approaches, it can only allow for single 
lane traffic to cross at any given time.
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Pedestrian/Cycle Routes

3.2.14 A number of European, National and Local networks for 
cycling and recreation can be found within the study area:

• EuroVelop 12 route (known as the North Sea Cycle 
Route);

• North Sea Trail (NAVE Nortrail Project, partly funded by 
the EU);

• National Cycle Network, Route 1; and

• Core Paths 78, 103, 104 and 108.

3.2.15 Core Path 78 and the North Sea Trail follow the same 
route, running from the existing Aberdeen Harbour in the city 
centre, south onto Sinclair Road, followed by Greyhope Road. 
Between Torry Battery and the southern point of Nigg Bay the 
path runs adjacent to Greyhope Road. There is a whin dust 
surfaced path through the low sand dunes east of the road 
linking the car park at Nigg Bay to the cliff top coastal path 
south of Nigg Bay.

3.2.16 Core Path 103 runs from St Fitticks Road, along 
Balnagask Road in Torry, cutting under the rail line between 
Kirkhill Place and Greenwell Road, then south to Greenbnank 
Road / Greenbank Crescent in East Tullos. The path then 
connects through Loirston Country Park / Tullos Hill, and 
terminates on Wellington Road.

3.2.17 Core Path 104 runs along St Fitticks Road, providing a 
north south link across the headland.

3.2.18 Core Path 108 runs from Balnagask Road in Torry, east 
toward St Fitticks Road and south towards Greyhope Road 
and Core Path 78 / North Sea Trail, providing a structured 
network within St Fitticks Park.

3.2.19 There are also a number of ‘guided’ walks associated 
with Torry, including: Torry Churches Trail, Torry Coastal Trail, 
Torry Industrial & Maritime Trail, and Torry Urban Trail. 

Public Transport Routes

3.2.20 First Group provide a number of bus services throughout 
Aberdeen; route numbers 3, 5 and 12 run through the 
Development Framework area. Service number 3 provides 
connections from Mastrick through to Cove, service number 
5 provides connections from Craigiebuckler through to 
Balnagask and service number 12 provides connections from 
Heathryfold through to Walker Road. The Stagecoach route 
number 59 which connects Northfield, the city centre and 
Balnagask, also operates in the area.

Waste Water Treatment Works
3.2.21 The Waste Water Treatment Works adjacent to Nigg Bay 
is operated and maintained by Kelda Water Services. There are 
two outfall pipes from the plant. The principal outfall comprises 
a 2.5 metre diameter concrete lined tunnel which provides a 
long sea outfall, and the second is the 1898 Girdle Ness short 
sea outfall. In storm conditions, when flow exceeds 6,300 litres 
per second, the short sea outfall comes into operation.

3.2.22 These outfalls are the only outfalls for the Aberdeen / 
Grampian areas and are also a contingency measure for other 
areas further afield. Therefore, outfalls in the bay are critical to 
the plant operations.

3.2.23 Associated essential waste water infrastructure for the 
Waste Water Treatment Works is present underground in St 
Fitticks Park.

3.2.24 Periodically the plant can be odorous, either in prevailing 
weather conditions or activity. Kelda Water Services have 
engaged with external consultants who regularly review plant 
odour control and risk management.  

Mains Water
3.2.25 Scottish Water have indicated that a new water mains 
will be required to serve the new harbour. This will be taken 
from a feed at Queen Elizabeth Bridge.
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Summary
3.2.26 The implications of the baseline scenario will be the 
subject of more detailed transport assessment to establish 
the mitigation measures required to enable satisfactory access 
and egress from the harbour and local road network. Further 
survey and modelling work will be required to understand the 
implications for intensification of economic activity on the road 
network.

3.2.27 Opportunity for maximising rail freight in future should be 
considered, should line restrictions ease.

3.2.28 Any proposals for development or new infrastructure 
beyond the NPF designation will require close consultation with 
service providers to ensure that existing water and drainage 
infrastructure is not adversely affected. 
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3.2.29 The Development Framework study area covers a large 
area which is made up of a range of land uses. Some of these 
are mixed within a built up area and others are more formally 
defined under existing and emerging planning policy.

3.3) Land Use / Designations 

Figure 16  Land Use / Designations Constraints and Opportunities Plan
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BUSINESS AND INDUSTRY
3.3.1 Altens and East Tullos are predominantly comprised 
of business and industrial uses. East Tullos comprises small 
scale industrial sites, car salerooms and offices, whilst Altens 
predominantly comprises larger scale heavy industrial sites and 
large office HQ buildings located to the west along Wellington 
Road.

3.3.2 In addition to the established business and industrial uses 
in the area a number of new proposals have emerged through 
the LDP review.

3.3.3 An energy from waste facility or in-vessel composting 
plant is proposed at a former gas holder site across 3.12ha in 
East Tullos, identified as OP107 in the ALDP 2016. 

3.3.4 Land immediately south of Doonies Farm at Altens East 
on Coast Road is identified in the ALDP 2016 as reserved 
for a material recycling facility, refuse derived fuel plant and 
collection depot, under reference OP54.  This is the subject of 
an ongoing planning application which is before Aberdeen City 
Council for consideration.

3.3.5 An area of 20.5ha on the Ness Landfill is identified in the 
ALDP 2016 as a location for a solar farm, under reference 
OP64.

RESIDENTIAL
3.3.6 North of the study area is the community of Torry, which 
is a predominantly residential housing estate. Torry has long 
been recognised as an area in need of regeneration and has 
been the subject of numerous initiatives to achieve economic 
and environmental uplift.

3.3.7 West of the study area is the community of Nigg, 
which encompasses Kincorth and Loirston. Kincorth is a 
predominantly residential housing estate. Loirston is identified 
within the ALDP as an Opportunity Site (OP77 Loirston) 
allocated for 1,500 homes and 11 ha of employment land. A 
Development Framework for Loirston was produced in 2012 
which provides an indicative layout, as well as a number of 
design/development principles for the area. 

3.3.8 To the south of the study area is the village of Cove which 
is presently the subject of expansion with further consented 
residential development under construction.

OPEN SPACE / RECREATION
3.3.9 The most significant open/recreational spaces within the 
study area are Tullos Hill and St Fitticks Park. 

3.3.10 Tullos Hill provides a natural landscape in the midst of 
conurbation. The hill provides numerous walking/cycling 
routes, as well as boasting a vast amount of historic and 
archaeological features.

3.3.11 St Fitticks Park is the most relevant open space available 
to the residents of Torry. It provides equipped play areas, 
playing fields, skate parks, nature trails, and the scheduled 
monument/B listed remains of St Fitticks Church.

3.3.12 ACC’s Open Space Audit notes that although Torry 
benefits from a large amount of open space at Balnagask 
there is a relatively small amount of significant open space 
within the built up area. Also, whilst the quality of open space 
at St Fitticks Park scores low, the East Tullos Burn Project has 
increased the biodiversity value for part of St Fitticks Park. 
Despite this, the overall quality remains poor in terms of its 
functionality and recreational use. 

3.3.13 ACC has also recently conducted a detailed review of 
play spaces in the city to prioritise areas for improvements. 
The results of this review should be used to inform further 
improvements works in the area.

3.3.14 In addition, there are a number of significant areas 
of open space within the study area, including the Coastal 
Footpath, Walker Park, Balnagask Golf Course, Core Paths 
104, 108, 103, 83, 81 and 95, and associated woodland and 
habitat.
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DESIGNATIONS
Green Belt

3.3.15 A large area of land within the study area boundary, 
along Coast Road, Tullos Hill, St Fitticks Park and Nigg Bay 
itself, fall within Green Belt. Policy NE2 from Aberdeen Local 
Development Plan (ALDP) 2014, identifies the aim of Green 
Belt designation :

“to maintain the identity of Aberdeen and the 
communities within and around the city by 

defining their physical boundaries clearly, avoiding 
coalescence and urban sprawl, maintaining 

landscape setting and providing access to open 
space”.

3.3.16 It is noted that only essential infrastructure identified in 
the ALDP, which cannot be accommodated other than in the 
green belt will be considered.

Green Space Network 

3.3.17 The majority of land within the study area which is 
identified as Green Belt also falls within the Green Space 
Network. Policy NE1 from ALDP recognises that these areas 
provide opportunities to connect inner urban areas with their 
surrounding rural environments. The policy states 

“that where major infrastructure projects or other 
developments necessitate crossing the Green Space 
Network, such development shall take into account 
the coherence of the network. In doing so measures 

shall be taken to allow access across roads for 
wildlife and for access and outdoor recreation 

purposes.”

Site of Special Scientific Interest (SSSI)

3.3.18 As mentioned within the Environment and Topography 
section, a SSSI is designated within Nigg Bay. The condition 
of the Nigg Bay SSSI was last assessed by SNH in 1999 
and was deemed to be in an unfavourable recovering state 
because part of the feature was obscured by tipping that was 
carried out as part of previous coastal protection measures 
undertaken in 1984. These tipping works have created a 
platform along the extent of the cliffs which has effectively 
halted erosion of the cliff face and also enabled vegetation to 
grow which has further covered the deposits.

3.3.19 A report on managing coastal erosion in Aberdeen 
by Halcrow in 1999 recommended that there be no active 
intervention at Nigg Bay, thereby allowing coastal processes 
to continue to act on the beach and the cliff and resulting in 
the SSSI deposits becoming re-exposed in the longer term. An 
inspection by SNH in 2010 confirmed that coastal erosion is 
breaking down the platform and identified that it is considered 
likely that the southern section of the SSSI will be re-exposed 
within a few years.

3.3.20 It is not considered that the proposed development will 
adversely impact directly upon the visibility of the exposures as 
there will be no direct disturbance of the cliff face. However, 

there is the potential for the development to alter the current 
erosive processes occurring at the base of the cliff and hence 
a hydrodynamic study is being undertaken to investigate this 
issue as part of the EIA.

Balnagask to Cove - Local Nature Conservation Site 
(LNCS)

3.3.21 As mentioned on page 24 within the Environment and 
Topography section, a stretch of coastline from Balnagask 
to Cove is designated as a LNCS comprising coastal cliffs 
and caves, shingle beaches, coastal and neutral grassland, 
European dry heath and coastal heath and areas of gorse 
scrub. These areas provide habitats for coastal plant and 
insects as well as nesting sites for coastal birds.

Kincorth Hill - Local Nature Reserve (LNR)

3.3.22 Kincorth Hill was designated as a LNR in 1997. The 
site is approximately 41 ha, comprising heathland, grassland, 
woodland, scrub and a small pond towards the eastern end. A 
network of paths link Kincorth Hill with other local areas such 
as the Wellington Road Woods, Cove Woods and the Coastal 
Path.

River Dee - Special Area for Conservation (SAC)

3.3.23 The River Dee is designated as a SAC at a European 
level.  Whilst the proposals may not be directly impacting on 
the SAC it is very close by and potential impacts should be 
considered. 
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SUMMARY
3.3.24 The introduction of new infrastructure and land uses 
within the study area may require a future review of existing 
land use designations to facilitate change or to reflect the 
changing character and nature of the area over time.

3.3.25 The existing industrial and business areas within the 
study area offer potential for focused reinvestment, and 
economic uplift. This should however be undertaken in the 
context of neighbouring residential areas and their associated 
amenity respected.

3.3.26 New energy networks and waste disposal facilities which 
could be established through the realisation of the ALDP 2016 
strategy offer potential for improving the sustainability of new 
and existing development in the area. Concurrently, those 
proposed uses which are traffic generating may also impact 
upon road network capacity and the ability of the network to 
accommodate additional development without upgrade.
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Figure 17  Place and People Constraints and Opportunities Plan

3.3.27 The Development Framework study area encompasses 
a number of spaces and places which are of importance to the 
people who live and visit the city. These include heritage sites, 
movement routes for pedestrians and cyclists alike, community 
project sites and the visibility of these key spaces in relation to 
any new development.

3.4) Place and People
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HERITAGE
3.4.1 There are a number of cultural heritage resources that are 
integral to the history of the wider community and area. Most 
notable of these are the following:

• Girdle Ness Lighthouse – Category A listed building;

• Torry Point Battery – Scheduled Monument;

• St Fitticks Church – Scheduled Monument and 
Category B listed building; and,

• Tullos, Crabs and Barons Cairns – Scheduled 
Monuments associated with Tullos Hill.

• Girdle Ness Lighthouse was built in 1833 on the 
prominent edge of Greyhope Bay which acts as the 
maritime entrance to Aberdeen. The lighthouse was 
automated in 1991 and still remains a navigation aid for 
the many ship entering Aberdeen Harbour.

• The ‘Torry Coo’ foghorn is located approximately 80 
metres south east of the lighthouse. Although this 
structure, which dates back to 1902, is neither listed 
nor scheduled it remains an important heritage feature 
in the area.

• Torry Point Battery was built in 1861. Over the years 
Torry Battery has become ruinous, however there 
are plans to upgrade and preserve this Scheduled 
Monument with Historic Scotland. The Torry Battery 
is a popular tourist attraction in Aberdeen, as well as 
picnic spot; mostly due to the views of the North Sea, 
Aberdeen Harbour, the city and Aberdeen beach. The 
area has no public toilets or other facilities.

• St Fitticks Church dates back to the 12th century. It 
is located within St Fitticks Park and overlooks Nigg 
Bay. The church fell into disuse around 1829 when the 
new church was built. The remains of the main church 
building and watch-house sit within the enclosed 
graveyard. Due to vandalism the graveyard is now 
normally locked. 

• Around 200 historic and archaeological features have 
been identified on Tullos Hill, most notably are the 
Tullos, Crabs and Barons Cairns. There are three Tullos 
Cairns; Tullos Hill Field Clearance Cairns, Tullos Hill 
Burial Cairns and Tullos Cairn. Tullos Cairn is 20 metres 
in diameter and 2.5 metres high, making it one of the 
most noticeable burial cairns on the hill. Crabs Cairn 
is the least visible and robust of the identified group of 
Bronze Age burial cairns. The elevated location of the 
Barons Cairn makes it a highly visible heritage feature 
within the Tullos Hill landscape.

• South of the Development Framework study area 
on the eastern side of Coast Road is the Cove Bay 
Conservation Area. Its 2015 Character Appraisal 
provides commentary on its setting, open spaces and 
road network.

MOVEMENT ROUTES

3.4.2 As mentioned on page 28 within the Infrastructure 
section, a number of European, National and Local networks 
for cycling and recreation can be found within the study area.

3.4.3 Most notably, Core Path 78 and the North Sea Trail which 
run from Aberdeen Harbour in the city centre, south onto 
Sinclair Road, followed by Greyhope Road. Between Torry 
Battery and the southern point of Nigg Bay the path runs 
adjacent to Greyhope Road. There is a whin dust surfaced 
path through the low sand dunes east of the road linking the 
car park at Nigg Bay to the cliff top coastal path south of Nigg 
Bay.

3.4.4 A network of paths is present on Tullos Hill. The paths 
are fully accessible to all users and meander through scrub 
and woodland, rough grassland, and heathland. The network 
provides a number of archaeological and historical sites along 
the routes, as well as panoramic views across the city.

3.4.5 National Cycle Network Route 1 (under review) runs along 
Coast Road, Greyhope Road and Sinclair Road, leading into 
the city. There are no designated cycle lanes along this route, 
and road widths can be tight at points along the route. This 
route connects to further cycle routes within Torry, Cove and 
the city centre. 

3.4.6 Discussions with Aberdeen City Council and Nestrans 
have identified the need for improved cycling and recreation 
routes as part of the baseline development scenario which is 
being factored within the EIA.
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COMMUNITY PROJECTS
3.4.7 St Fitticks Park has been the basis for a number of 
community projects over the years. As mentioned on page 
24 within the Environment and Topography section, projects 
include:

• St Fitticks Park Tree Planting; and,

• East Tullos Burn Project

St Fitticks Park Tree Planting

3.4.8 St Fitticks Park tree planting has been an ongoing project 
since 2006. It was introduced by ACC to improve biodiversity, 
as well as the quality of greenspace for the local community. 
It comprises approximately 7.23 ha / 13,250 trees, including 
broadleaves such as oak, ash, rowan, elm, cherry, blackthorn, 
holly and hazel, as well as conifers such as Scots pines, 
larch and Norway spruce. Informal paths have been located 
throughout to connect with existing pedestrian routes.

3.4.9 In 2010, the Tree for Every Citizen Project was delivered 
using funding from local businesses and the Scottish Rural 
Development Programme. The project saw 100 ha of 
woodland planting across 12 sites in the city, one of which 
being St Fitticks Park. The project at St Fitticks Park had a 
significant amount of local community involvement especially 
from local schools. The Tree for Every Citizen has won awards 
at a national level, and most recently won the RSPB Nature of 
Scotland Award 2014 Species Champion.

East Tullos Burn Project

3.4.10 In 2012, the East Tullos Burn Project was established 
by ACC in order to improve the water quality of the burn 
which runs through St Fitticks Park, provide a wildlife haven, 
and become an attractive feature to be enjoyed by the local 
community. Funding for the project came from ACC, the 
Scottish Environment Protection Agency’s Water Environment 
Fund, Aberdeen Greenspace Trust, Total E&P, Aberdeen 
Forward, and the North East Scotland Biodiversity Partnership. 
Local school children were involved in the finishing touches of 
the project; assisted by project funders and supporters, the 
children planted approximately 1,000 plants by hand.

3.4.11 The burn has been transformed from a hard engineered 
straightened channel into a more natural stream. The 
creation of wetlands associated with the burn provides 
Sustainable Urban Drainage Systems (SUDS) in an aesthetic 
and natural way. The SUDS benefit the site by improving 
wetland habitat, nutrient/pollutant buffering, and enhancing 
hydro-morphology. The project has also delivered multiple 
biodiversity improvements, including a number of nationally 
rare bird species being recorded there in the first 6 months 
after completion, along with a wide range of insect species 
that had not previously been recorded in that area.

VISIBILITY
City Views

3.4.12 The views from the main roads, secondary roads, 
Edinburgh/Aberdeen railway line and along the river valleys do 
not generally provide open views of the city. Locally prominent 
landform features such as Tullos Hill curtail views from the 
south but do provide a sense of arrival on approach to the city. 
However, from the more elevated areas to the west (A96 at 
Tyrebagger Hill) and south west (A90 Kincorth Hill) there are 
views of the wider city and its setting between the hills and the 
sea.

3.4.13 Views from the train entering Aberdeen are panoramic 
across the rugged coast, high above the North Sea, before 
sweeping inland and running between Torry and East Tullos, 
crossing the River Dee and entering the city centre.

Nigg Bay Views

3.4.14 Nigg Bay is visible to and from Girdle Ness and 
Balnagask, with glimpsed views from the distant North Beach 
to Girdle Ness. Views from Balnagask are obtained across 
open space, although these views are influenced by industrial 
development at Tullos and the Water Treatment Plant. From 
Girdle Ness, views across the bay to the south at Tullos Hill 
are panoramic, but not remote in nature. Views north, from 
the southern approach to the city on the Edinburgh/Aberdeen 
railway line are influenced by the city skyline and the bay is 
seen in the context of the city in the background. 

3.4.15 Although open in character, the elevated landscape 
surrounding Nigg Bay creates a sense of enclosure due to 
the steeply rising cliffs, and as such, the area is primarily only 
visible from within the immediate bay area. However, views out 
to the coast are expansive and St Fitticks Park creates a sense 
of openness within the area. 

3.4.16 Visibility of Nigg Bay is obtained from a high number of 
visual receptors within close proximity (i.e. Balnagask) however, 
views towards the bay are contained locally and as such, they 
are limited in their extent.

3.4.17 Any proposals within the Development Framework study 
area will need to look at the potential effects of the following 
receptors:

• Residential properties;

• Recreational activities;

• Road users;

• Rail users; and

• Marine activities.
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SUMMARY
3.4.18 The impact of harbour development upon heritage 
interests, the landscape and recreational interests will be fully 
considered through the ongoing EIA. Any further development 
beyond the NPF designation will require careful consideration 
of its impact upon amenity and heritage.
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4.4.1 Central to the preparation of the Development Framework 
was a programme of stakeholder and public engagement 
which has helped shape the form and content of the 
Development Framework.

• The Key Audiences which were targeted included:

• Torry Community

• Cove & Altens Community

• Nigg Community

• Altens Businesses and Landowners

• East Tullos Businesses and Landowners

• City residents

• Planning & Transportation Stakeholders

• Environmental Stakeholders

• Harbour Customers
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SUMMARY
4.4.2 Aberdeen Harbour has worked in partnership with its 
customers and the surrounding communities in developing the 
Nigg Bay proposal. Extensive engagement in the last few years 
has found that the people of Aberdeen have an affinity with the 
harbour and recognise its importance in the history and future 
growth and success of the city.

4.4.3 To explore these issues further consultation was planned 
and a draft strategy was discussed with officers of Aberdeen 
City Council at inception of the process. This document – 
Prospectus for Change – sought to ensure appropriate levels 
of community involvement would be maintained throughout 
preparation of the Development Framework. Prospectus for 
Change was agreed with Aberdeen City Council in September 
2014 then distributed widely to a range of groups and 
stakeholders alongside invitations to events.

4.4.4 As well as identifying the target audiences and the means 
of engaging with them, the Discussion Paper set out a series 
of questions, fed through into the first stage of engagement.

4.4.5 The first phase of engagement on the Development 
Framework process ran from August 2014 to November 
2014. This first phase reached in excess of 300 individuals 
and involved a range of relevant stakeholders and consultation 
styles. Meetings were organised and facilitated with 
Community Councils combined with Community Exhibitions 
and targeted sessions with businesses, land owners, harbour 
customers and statutory consultees. These all played a role in 
establishing the key issues for communities and stakeholders 
that this proposed development raises. 
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GETTING THE MESSAGE OUT TO 
STAKEHOLDERS 
4.4.6 The first phase of engagement began with events at Old 
Torry Community Centre, Tullos Community Learning Centre 
and the East of Scotland College, Altens Industrial Estate. 
As the process of engagement progressed to the Union 
Square event and static exhibition at the Maritime museum 
the questions and display banners had evolved to reflect 
the feedback generated and evolution of the process.  Both 
sets of banners identified the Development Framework area 
and showed a series of transportation options for comment, 
including road links around the Ness Landfill and across St 
Fitticks Park. The Union Square banners also identified areas 
of potential land for development.

• Public Exhibition: Monday 15th September, 13:00 – 
19:00 and 16th September, 12:00 – 17:30 at Old Torry 
Community Centre,

• Public Exhibition Monday 22nd September, 14:00 – 
19:00 at Tullos Community Learning Centre;

• Altens Business and Land Exhibition 23rd September, 
14:00 – 19:00 at East of Scotland College, Altens 
Industrial Estate;

• East Tullos Business and Land Workshop 29th 
September, 10:00 – 13:00 at Tullos Community 
Learning Centre;

• City Residents Exhibition 16th October, 08:00 – 21:00 
at Union Square Shopping Centre;

• Static Exhibition, From 17th October until 31st October 
at the Maritime Museum;

4.4.7 Over 300 people attended the exhibitions and public 
workshops, with over 60 completing the questionnaires.

4.4.8 The first events at Torry, East Tullos and Altens comprised 
a static exhibition manned by staff from Barton Willmore and 
Aberdeen Harbour. Six banners set out introductory information 
and initial thoughts on the Development Framework. These 
included:

• Objectives as set out in the Discussion Paper;

•  Broad masterplan areas for Nigg Bay, Altens and East 
Tullos;

• Timetable for the preparation and consideration of 
the Development Framework as well as key dates for 
consenting and constructing the new harbour;

• Initial road options including Nigg Bay to Altens via 
Coast Road and Nigg Bay to East Tullos through either 
St Fitticks Park or around the Ness Landfill.

4.4.9 As well as seeking opinions on the merits of the 
information displayed, the accompanying questionnaire sought 
views on any other considerations which should be taken into 
account and any general comments on the proposals.

Key Considerations

4.4.10 The most common issues raised at the first sessions, 
both through questionnaire responses and verbal feedback 
during discussions, could be loosely broken down into 6 key 
themes.

4.4.11 These themes were then set out and consulted on during 
the City Residents Exhibition at Union Square in October 
2014 at which point broad support for their continuation 
was received. These considerations form the basis for 
the Development Framework and, under each heading, 
development principles will be set out which will guide future 
masterplans and detailed proposals within the area.

4.4.12 Stakeholder workshops were held with Professional 
Groups and presentations were made to community councils 
covering Torry, Nigg and Cove and Altens.

Key Messages

4.4.13 Throughout the consultation process a wide range 
of feedback was received, outlining the various issues 
that different groups and individuals have highlighted as of 
particular importance to them. The tables below outline some 
of the key issues raised at the various events:
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AGREE DISAGREE UNDECIDED

58%

9%

33%

ECONOMY

42%

14%

44%

ACCESS

47%

14%

39%

PUBLIC SPACES

49%

12%

39%

LAND USE

50%

12%

38%

COMMUNITY BENEFITS

48%
38%

PUBLIC ACCESS

14%

Figure 18  Responce: Do you agree with the Key Considerations for the Development Framework



5858

4.4.14 Following the Stakeholder Workshops and the City 
Residents exhibitions, it was considered that Environment 
should be included as one of the Key Considerations. As 
Public Space and Public Access could be considered to 
overlap, these were combined under Public Space.

Economy/Business

4.4.15 The clear benefits of the proposed harbour expansion 
to the economy were noted at the public exhibitions and this 
was reflected through the questionnaire responses with the 
inclusion of Economy/Business as a key consideration of the 
Development Framework generating more agreement than any 
of the other considerations.

4.4.16 It was noted that this development is not only beneficial 
to Aberdeen city and the immediate surrounding area, but to 
the whole of Scotland. The benefit of new job opportunities 
were also raised at the special meeting of Torry Community 
Council, with expectations that there should be employment 
opportunities for the people of Torry and not just skilled 
employees moving to the area from elsewhere. 

4.4.17 At the Business Workshop with stakeholders from 
local businesses, there was recognition of the economic 
contribution that the Harbour will make, and in particular 
there was a clear desire to see regeneration of East Tullos. 
The economic benefits were also noted by the Environment 
Workshop Stakeholders.

Environment

4.4.18 Comments on the environment were raised at every 
consultation event and these included existing environmental 
issues as well as potential impacts on the environment as a 
result of development. 

4.4.19 Roughly half of those who commented through the 
public exhibition process noted that the odour from Scottish 
Water Sewage Treatment Plant would negatively impact upon 
the tourism potential of the expanded harbour facility. This was 
also raised at Community Council meetings.

4.4.20 At the professional workshops held with statutory 
stakeholders the need for protection of the wetlands was 
noted, as was protection of the path network that surrounds 
them. In particular at the Environment Stakeholders Workshop 
concern for the wetlands was expressed.   It was noted that 
surface water drains into the wetlands at present and that 
any development of this area could potentially cause run off 
problems. Further environmental issues were raised by the 
Environment Stakeholders regarding impact on the fish plant 
outflow and impact of light pollution on Torry, however both of 
these issues will be addressed by the application process.

4.4.21 Concern was also expressed regarding the existing 
cumulative impact of development in the surrounding area.

Economy / Business Land Use

Access Public Space & Access

Environment Community Benefits

Figure 19  The 6 Key Considerations 
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Access

4.4.22 Through all events and workshops the topic of transport 
and access generated numerous responses, with many 
contributors citing them as areas of interest, both because of 
potential benefits and potential concerns. There was definitive, 
strong community resistance to the prospect of proposals that 
could exacerbate existing congestion on the wider network. 

4.4.23 This message was explicitly expressed by Torry 
Community Council and shaped much of their commentary on 
access issues. 

4.4.24 Respondents suggested promoting rail links, enabling 
access into East Tullos Industrial Estate, the movement of 
people into the city and restricting the use of Victoria Road. 
Traffic calming of Queen Elizabeth Bridge to East Tullos was 
also raised by Torry Community Council.

4.4.25 Within the first questionnaire presented at Community 
Exhibitions, one question addressed access to the site.

4.4.26 Direct access to the city centre for tourists travelling in 
on cruise ships was identified by a number of respondents. A 
consistent view was that the people visiting the city should be 
encouraged to spend in Aberdeen before they are taken on 
buses to tourist attractions across Scotland. 

4.4.27 Regarding traffic, a number of visitors to the exhibitions 
spoke of the existing traffic on Victoria Road and expressed a 
need for this being addressed. This issue was also raised by 
the Community Councils. Concern was also expressed at the 
traffic impact on Coast Road by the public and at Community 
Council meetings. It is notable though that despite these 
perceived transport issues the overall view of the harbour 
expansion remained positive. A consistent view was that East 
Tullos and Altens industrial estate would largely benefit from 
the location of the expanded harbour and from improved 
accessibility between these estates and the new harbour.

4.4.28 It was raised that any traffic increase could have a 
potential impact on cyclists. An integrated travel plan is being 
prepared by Nestrans and this should assist in informing 
potential solutions.

4.4.29 At the Union Square and Maritime Museum Exhibition, 
three suggested access arrangement options proposed to 
be taken forward were shown under the heading ‘Future 
Possibilities’, which included an upgraded coast road, a link 
across St Fitticks Park and under the railway line and a link 
around the landfill into East Tullos. Of the respondents, 84% 
were generally supportive of the three options tabled for further 
consideration.

ARE THERE OTHER 
ALTERNATIVE ACCESS 
ARRANGEMENTS THAT 
WILL MAXIMISE ECONOMIC 
IMPACT OF THESE HARBOUR 

PROPOSALS?

LINKS TO THE WIDER AREA 
20%
DEALING WITH INCREASE IN 

TRAFFIC 20%
 INFRASTRUCTURE TO LINK 

THE NEW HARBOUR WITH THE 
EXISTING HARBOUR 40%
DIRECT ACCESS TO THE CITY 

CENTRE FOR TOURISTS ON 
CRUISE SHIPS 38%

no 
16%

yes 
84%

DO YOU AGREE 
WITH THE FUTURE 
POSSIBILITIES 
INDICATED?
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Public Spaces and Access

4.4.30 The exhibition commentary received in relation to 
public space primarily related to a desire to see protection of 
the Coastal Path for runners, dog walkers and those visiting 
the Torry Battery. It is perceived as an asset of value and 
should factor in to detailed proposals with a continuous path 
maintained.

4.4.31 Lack of access to Nigg Bay was also a consistent theme 
and was raised both at exhibitions and by Torry Community 
Council. There was however, a widespread recognition that an 
operational port simply cannot accommodate people walking 
freely on the docks as it will be in continuous use. There was 
support for maximising accessibility to the coast, within the 
limitations of the operational harbour, and also maintaining 
access to the beach and SSSI at the south side of the Bay.

4.4.32 The provision of facilities for cycling and the maintenance 
or enhancement of the national cycle route was raised by 
consultees. There was particular support for the prospect 
of segregated cycle lanes wherever possible as part of 
reconfiguration of access arrangements. 

Land Uses

4.4.33 Stakeholder feedback at Workshops led to a recognition 
that there would be pressure for land use change once the 
new harbour is constructed. It was acknowledged that this 
pressure should be managed through a long term strategy 
such as the Development Framework. There was a desire to 
see existing industrial areas maximised as far as possible to 
negate the need for further greenfield land release, however 
where new land is required, then this should avoid areas of 
value for environmental or recreational reasons.

4.4.34 New areas for development land were discussed 
informally at public exhibitions and there were no overriding 
concerns raised about any of the options suggested. However 
during project team meetings and stakeholder workshops, 
there was resistance to the loss of open space and Green 
Space Network to enable further development. This sentiment 
was shared in some of the public responses, albeit not to an 
overwhelming degree.

4.4.35 Questionnaire responses at the City Residents exhibition 
demonstrated an understanding from around 60% of 
respondents that there would be a need for additional land 
for development, with 40% wishing to limit any further land 
releases. 

Community Benefits

4.4.36 The survey provided at Union Square and the Maritime 
Museum included an open question seeking suggestions 
for issues or uses to be included within the Development 
Framework or any future masterplans.

4.4.37 In response to this several respondents cited community 
benefits, as an issue which was also raised by Scottish 
Enterprise as an important outcome of the process. 

4.4.38 Verbal and written suggestions included the need to 
consider jobs for local people, improvements to the costal 
path, improvements to public open spaces and the potential for 
public art. Local recreational fishermen expressed aspirations 
for facilities to launch small boats or fish from the shore.

Professional Workshops

4.4.39 A series of Workshop sessions were held with more 
focused groups than the public exhibitions. These were themed 
around Planning & Transportation, Environment, Business & 
Land, Harbour Customers & Port Users and Transportation.

4.4.40 Each of these workshops were focused on the specific 
needs and specialisms of the particular group and, with the 
exception of the Business & Landowner events held at East 
Tullos and Altens, were well attended and meaningful.

4.4.41 Participants included professionals from the following 
bodies and industries:

• Aberdeen City Council (Various departments)

• Marine Scotland

• Transport Scotland

• Scottish Natural Heritage

• Historic Scotland

• Royal Society for the Protection of Birds

• Nestrans

• Scottish Enterprise

• Scottish Water

ARE THERE AREAS OF LAND 
WITHIN THE VICINITY OF 
NIGG BAY WHICH MAY OFFER 
POTENTIAL DEVELOPMENT 
OPPORTUNITIES IN THE 

FUTURE

TULLOS HILL 15%
WALKER PARK 15%
NOT ENOUGH DEVELOPMENT 

39%
ATLENS & EAST TULLOS 15%
TORRY 8%
COVE BAY 8%
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Figure 20  Phase 1 Engagement - Feedback Table

Event No.

Torry Community 
Exhibition

04/05

Infrastructure upgrades required 

Scottish Water sewage works odour 

City Centre access for tourists 

Impact on local infrastructure

East Tullos Business 
and Land Exhibition

06

Scope for revitalisation of East Tullos 

Consider rail access 

Scottish Water sewage works odour 

Road link to East Tullos is positive

Altens Business and 
Land Exhibition

07

Consider rail access 

Infrastructure upgrades required 

Existing business to expand 

Attracting new business to the area

East Tullos and 
Altens Business and 

Land Workshop
08/09

Infrastructure upgrades required 

Storage/ warehouse facilities 

Consider rail access 

Scope for revitalisation of East Tullos

Cove and Altens 
Community Council 

Presentation
10

Consider rail access 

Scottish Water sewage works odour 

Road link to East Tullos  positive 

City Centre access for tourists

Aberdeen Harbour 
Customers 
Workshop

11

Infrastructure upgrades required 

Road link to East Tullos is positive

Consider rail access 

Attracting new business to the area

Union Square City 
Residents Exhibition

14

Community benefits for the people 
of Torry

Consider rail access

Infrastructure upgrades required

Scottish Water sewage works odour

Road link to East Tullos is positive

Publis Access/ Coastal Path

Landscape Impact

Torry Community 
Council Workshop

17

Infrastructure upgrades required

Community benefits for the people 
of Torry

Wellington Road and wider road 
network at capacity

Scottish Water sewage works odour
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Summary 
Planning and Transportation

4.4.42 The Planning and Transportation Stakeholder Workshop 
included City Council officers from Masterplanning and 
Design, Transport and Infrastructure, Development Planning, 
Development Management, Environment and Sustainability, 
Community Planning and Economic Development, as well as 
several members from Aberdeen Harbour Board and Barton 
Willmore. 

4.4.43 The need to give careful consideration to how the 
Development Framework is progressed through to adoption 
was identified. The emerging Aberdeen LDP includes 
provisions for the harbour only and Aberdeen City Council 
advised that it is limited by the SDP in relation to the allocation 
of additional employment land. Areas for development shown 
in the workshops during the engagement process could not 
be approved as SG if they are contrary to the adopted and 
later emerging LDP. 

4.4.44 It was agreed however, that any new access 
arrangements could be accommodated within the current 
LDP as could rationalisation of existing industrial areas at 
Altens and East Tullos. Thresholds of new development in 
established industrial areas could trigger certain infrastructure 
interventions. As long as greenfield development opportunities 
are not proposed as an adoptable component, then the 
remaining parts of the rest of the SG could be adopted.

4.4.45 It was agreed that the form and content of the 
Development Framework would be the subject of further 
more detailed discussion between the project consultants and 
Aberdeen City Council.

4.4.46 Issues were raised regarding East Tullos Burn, wetlands 
and the path network surrounding it, which has been the 
subject of European funding. The need to protect the burn 
and wetland was expressed and in turn, as was the need to 
consider less sensitive areas for potential infrastructure and 
associated development. 

4.4.47 It was recognised that the need to plan for future 
development is essential as, without the Development 
Framework, ad hoc applications will come forward on 
pressured land. 

4.4.48 The National Cycle Network was raised as an issue as 
intensifying HGV use along the Coast Road could impact upon 
the route. 

4.4.49 Scottish Water advised that the Water Infrastructure 
Supply at Nigg Bay will need to be addressed. This could 
involve a significant upgrade to the city wide network or a 
dedicated line to Nigg. Separate meetings have since taken 
place between Scottish Water and Aberdeen Harbour.

4.4.50 There was concern regarding East Tullos road link 
having an effect elsewhere, potentially creating rat runs. It 
was suggested that further consideration would require to be 
given to traffic impact of the various options before a preferred 
option could be identified.

Environment

4.4.51 The Environmental Stakeholder Workshop included 
Aberdeen City Council officers from Masterplanning and 
Design, Environment and Sustainability, Environmental Health, 
Historic Scotland, Marine Scotland, RSPB, SNH and SEPA, as 
well as attendees from Aberdeen Harbour Board and Barton 
Willmore.

4.4.52 Discussion focused on environmental impact and issues 
associated with the various options presented. This was 
carried out in the context of an EIA being underway for the 
baseline scenario of ‘Harbour only’ which would assess the 
environmental impact with each component of that scenario.

4.4.53 The options which showed new roads and development 
upon St Fitticks Park and the wetlands were discussed at 
length. Comments included:

• The tree planted areas are now classed as woodland 
and should be considered;

• The setting of the Scheduled Ancient Monument at St 
Fitticks Church should be considered;

• There is potential for considerable social impact upon 
Torry;

• Impacts upon the Green Space Network could have 
implications elsewhere in the network. Compensatory 
measures will be required for any loss of network;

• The wetlands serve a surface water drainage function 
and any development in the area could impact upon 
this function; and

• The potential impact from traffic vibrations on non-
scheduled archaeological sites should be considered.

4.4.54 The need for EIA or SEA was highlighted. It was agreed 
that discussions would be held with Aberdeen City Council 
regarding the form and content of a document which could 
be adopted, with potential appendices showing components 
which would come forward at a later date.

4.4.55 It was suggested that options should relate to potential 
end uses and that consideration as to how the harbour might 
be used in future should influence any decisions.

4.4.56 Consensus was that the road layout which utilised the 
landfill via a new bridge and therefore avoiding the wetlands 
and public spaces was the most environmentally sensitive 
option for accessing East Tullos.

Customers

4.4.57 A separate workshop session was held for Aberdeen 
Harbour customers at The Thistle Aberdeen Altens Hotel. 
The workshop was attended by Barton Willmore and existing 
Aberdeen Harbour customer representatives from BP, 
Subsea7, Maersk Oil, GAC, Seletar Asco, Taqa, Searoute Port 
Services, Northwards Ltd, Technip UK, Shell and Clarkson 
Enship. Prospectus for Change Discussion Paper was 
distributed to representatives at the event. 
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4.4.58 The Development Framework was introduced and work 
carried out to date was explained. The key purpose of the 
discussion was to understand the existing harbour customers’ 
needs and ambitions in order to inform the future growth of 
port related activity. The discussion focussed around the 
Harbour Only option, that being the delivery of the Port and 
the roads infrastructure upgrades required to accommodate 
it, and a ‘Harbour +’ option which was considered necessary 
if Aberdeen City Council and Scottish Enterprise wish to 
maximise the economic impact of the development. 

4.4.59 The group widely recognised that East Tullos is presently 
landlocked and would benefit significantly from a direct access 
to the new harbour. 

4.4.60 The potential for rail network upgrades being aligned 
with roads upgrades was raised. It was suggested that direct 
rail siding access at Nigg Bay would be the best solution as 
this would avoid double handling with trucks between the 
harbour and sidings. This would be of particular benefit to the 
decommissioning industry which is better suited to rail due to 
the size of loads.

4.4.61 The need for setdown either on or as close to the 
quayside as possible was stressed. There was debate 
regarding whether setdown and storage facilities half a mile 
from the harbour would be of use, with some citing that 
those facilities if not immediately upon the quayside could be 
anywhere. The general consensus was, however, that such 
facilities should be as close to the harbour as possible.

4.4.62 It was suggested by customers that without an idea of 
the type and amount of business the new harbour will generate 
that it is not possible to properly anticipate what ancillary uses 
might be required. Aberdeen harbour are required to model 
different scenarios in order to make assumptions on the type 
of demand which may emerge.

4.4.63 There was some discussion regarding the potential for 
new industries which are presently squeezed out of existing 
harbours in Scotland due to the presence of the oil and gas 
industry. One particular example was that of the grain industry 
which requires large silos for storing and distributing grain 
whilst also requiring a ‘close to port’ location.

4.4.64 Oil and gas customers confirmed that as an industry 
they are well established and may not necessarily need new 
premises in the short term as they could continue to operate 
from existing premises. However, it was countered by some 
that presence at the new harbour may be attractive not only 
from an operational perspective, but also from an image and 
identity one.

4.4.65 Other discussion related to the existing road network 
with comments on the existing pressure on the Gregness 
Road/Wellington Road junction and the Coast Road. It was 
suggested that industrial traffic into the city centre should be 
restricted.

Business and Land

4.4.66 Two workshops were held with local businesses to 
discuss emerging concepts and key themes within the 
proposed regeneration framework. Both seminars were 
attended by a range of local companies including independent 
local businesses, national and global corporations and 
educational establishments. 

4.4.67 The first seminar was held at the East of Scotland 
College in Altens with the second seminar being held in the 
Tullos Community Learning Centre.

4.4.68 In Altens, discussions started with a review of the 
proposed road and access options including a primary option 
which included the utilisation of the Coast Road as the primary 
access and an alternative option which considered a link under 
the railway line into East Tullos. It was generally agreed that 
there was a requirement to upgrade existing road infrastructure 
within this area as the local road network was considered to 
be inadequate in meeting the needs of local businesses. It 
was put forward that the provision of a rail head/ rail sidings in 
Altens could help to address this issue. It was also suggested 
that a rail link could be provided between the harbour and the 
existing rail network to enhance rail freight movements. This 
position was viewed favourably as long it included greater 
freight transport opportunities, outside business hours, and 
allowed for commuter traffic, during the day.  

4.4.69 In terms of traffic generation, it was agreed that that 
diverting traffic back to Wellington Road was not a satisfactory 
outcome. In reviewing opportunities for business growth, the 
development framework was seen to provide various options 
that could deliver opportunities to for genuine business 
expansion and the generation of new businesses within 
the local area. It was agreed that this project could not only 
enhance the local business community but that it would bring 
with it broader benefits to the wider Scottish economy. 

4.4.70 Within East Tullos, local businesses stressed that the 
development framework should consider further investment 
and the revitalisation of East Tullos Industrial Estate. It was 
noted that consideration should be afforded to expanding 
complementary industries that could support the harbour 
(including warehousing and distribution facilities) within the 
East Tullos and Altens business estates.  It was put forward 
that East Tullos was restricted due to the railway line and that 
opportunities should be identified to provide direct road access 
to this area. It was also suggested that there was the potential 
to provide a rail head in this area to connect to the wider rail 
network. Finally, concerns were expressed in relation to the 
potential for heavy goods vehicles travelling through nearby 
residential communities, particularly Torry.  
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“SPP introduces a presumption 
in favour of development that 

contributes to sustainable 
development.

The planning system should 
support economically, 

environmentally and socially 
sustainable places by enabling 
development that balances the 

costs and benefits of a proposal 
over the longer term. The aim is 
to achieve the right development 
in the right place; it is not to allow 

development at any cost.”

5.1) PLANNING FOR SUSTAINABLE GROWTH

5.1.1 This Development Framework will act as a long term 
vision document that in turn informs and shapes individual 
masterplans for Nigg Bay, Altens and East Tullos. The nature 
of this document and its adoption as Supplementary Guidance 
will require further consideration, given its high level nature 
and its need to ask far reaching questions relative to land 
use and infrastructure provision. The individual masterplans 
which will follow will be prepared in the context of the adopted 
Development Plan at the time, and are also anticipated to be 
adopted. 

5.1.2 No one can accurately predict the form and extent of 
development over a 20 year plus period. However a framework 
can predict the likely areas that development will take place (or 
where development pressure might exist) and the infrastructure 
and other considerations that will determine the extent of that 
development. 

5.1.3 It was for these reasons that the BiGGAR report 
Economics study restricted its assessment to the likely 
economic impact of the Harbour on existing industrial areas. 
The study focused upon the likelihood of the new harbour 
promoting greater take up of existing land and facilities at 
Altens and East Tullos over a 20 year time period. It did not 
specifically consider whether new development land might be 
required. This framework however, tests whether new land is 
required and where it may come forward.  

5.1.4 In short, this Framework identifies an opportunity to 
create an exemplar of Sustainable Economic Growth with the 
new harbour at Nigg at its heart. It comprises a comprehensive 
long term development framework that:

5.1.5 Fully exploits existing supply at Altens;

5.1.6 Reinvigorates and intensifies use of the existing East 
Tullos estate; and, 

5.1.7 Identifies the capacity areas of search for new well 
located development sites to emerge over time, subject to 
development plan review. 
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GROWTH SCENARIOS - IDENTIFYING 
DEMAND
5.1.8 At present, the existing harbour is predominantly utilised 
by the oil and gas industry, with somewhere around 50% - 
75% of berths and quayside used by the industry either as 
long term leased quays or as common user quays.

5.1.9  It is not inconceivable therefore that in the short to 
medium term the split across both harbours may be similar 
in line with current trends. In other words within the first 10 
years of the BiGGAR report timescales at least, mainstream 
Oil and Gas servicing and support would continue to be the 
predominant use in Nigg as well as the new harbour facility. 

Existing Harbour
OIL & GAS 5.51 

GENERAL CARGO/SHIP REPAIR 1.18 

FUEL DEPOTS 0.94 

FISHING RELATED 0.22 

COMMON USE 2.23 

OPERATIONAL BUILDINGS 0.80 

CAR PARKING 0.06 
 

Figure 21  Aberdeen Harbour Land Use Plan 2014
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Economic Impact of Aberdeen Harbour Nigg 
Bay Development (December 2013) - BiGGAR 
Economics on behalf of Scottish Enterprise. 

5.1.10 A report commissioned by Scottish Enterprise identifies 
the potential economic impact of the harbour proposals with 
accompanying infrastructure. Three scenarios are tested, 
these being no development, the Nigg Bay proposals 
in isolation and a full development scenario where Nigg 
Bay is developed and upgrades are made to surrounding 
infrastructure to enable enhanced access to neighbouring 
industrial areas at Altens and East Tullos.

5.1.11 The study concludes that in order to maximise the 
efficiency of the new harbour it would be necessary to 
upgrade the roads infrastructure to help make industrial land 
surrounding the new harbour more attractive to potential 
investors.

5.1.12 The report finds that if Nigg Bay is not developed then 
there would be a significant decline in the contribution that 
Aberdeen Harbour makes to the regional economy by year 20 
when compared to that at present. If Nigg Bay is developed 
but without upgrades to surrounding infrastructure, the 
decline in economic contribution is markedly reduced. If the 
development is coupled with infrastructure upgrades then the 
economic benefits to the region are considerable.

5.1.13 It is therefore essential that the harbour is connected 
with existing and new areas for associated development and 
accompanying infrastructure that will enable the maximum 
economic impact to be realised.
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Net economic impact of Aberdeen Harbour in year 20:

Future development 
Scenario

Description Aberdeen C&S Scotland

Jobs GVA 
(billions)

Jobs GVA 
(billions)

Full development 
Scenario

New harbour developed at Nigg Bay 
and necessary improvements made to 
surrounding roads infrastructure

12,350 £1.8 15,510 £2.0

Basic development 
Scenario

New harbour developed at Nigg 
Bay but no improvements made to 
surrounding roads infrastructure

9,270 £1.3 11,365 £1.4

Reference Case Status quo - new harbour at Nigg Bay 
does not proceed

6,800 £1.0 8,350 £1.1

£2,500,000,000

£2,000,000,000

£1,500,000,000

£1,000,000,000

£500,000,000

Full Development  Scenario
Basic Development  Scenario

Years 1 42 53 6

£

7 108 119 12 13 14 1715 1816 19 20

Reference Case

Figure 22  Estimated Projections Extract from Biggar Economic Report

Figure 23  GVA of Aberdeen Harbour over time - Alternative Development Scenarios
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Oil & Gas
5.1.14 Oil and Gas activity is maturing and diversifying. 
Subsea is a rapidly expanding market, both in the North Sea 
and internationally. This sector also has robust long-term 
prospects, as it will support current activities in the subsea 
decommissioning sector and the growing export market. 
Scotland already has a strong presence in the subsea sector, 
with a number of Scottish domiciled subsea companies, an 
extensive supply chain and a set of ports with a proven track 
record in supporting subsea mobilisations and demobilisations. 
It is also prominent in supporting offshore wind installations.

5.1.15 The findings of a current Scottish Enterprise study 
suggest that support for the subsea sector should be the main 
priority for port investment. Subsea activity is high value and 
cross cuts a number of sectors/industries, including exploration 
and production for oil and gas, decommissioning and offshore 
renewables. In addition, both the skills and the manufactured 
products are highly exportable and could increasingly become 
a key overseas market for Scotland in the future.

5.1.16 Decommissioning is a relatively young sector, but it has a 
market which offers huge long-term potential, with consultees 
noting that there will be an estimated £40 billion of investment 
anticipated over the next 40 years. In addition, a successful 
decommissioning  industry  will  also  help  to  cushion  
Scotland  against  the  gradual rundown of activity in the oil 
and gas sector when this might eventually occur, absorbing 
surplus employees business output and providing an ongoing 
income stream for ports and harbours.

5.1.17 Some certainties include that larger vessels which 
at present cannot berth at the existing harbour due to the 
limitations of the navigational channel and depths of berths 
will be directed towards Nigg Bay. Decommissioning would, 
by way of the operational requirements of the industry which 
necessitates deep water berths and large areas of quayside, 
be directed towards Nigg Bay. This would be a relatively 
new industry to the region, and as such new development 
opportunities would be required to enable businesses to 
establish. As well as offices, off quay storage and fabrication 
areas for processing and storing offshore kit should be 
considered.

5.1.18 Decommissioning is likely to represent the most land 
intensive activity which will arise out of new industry to the 
area, alongside the renewables industry which can require 
large areas for fabrication and dismantling of infrastructure. 
It is likely that the majority of this emerging activity will take 
place at Nigg as opposed to the existing harbour due to the 
requirement for deepwater berths and large set down areas.

5.1.19 With a continued focus upon Oil and Gas in the short 
term, the customer workshop highlighted that desire for new 
development land close to Nigg Bay may be relatively limited 
in the early years as most oil and gas business is already 
established locally. 

5.1.20 As the BiGGAR Report identified however, the 
improvement of linkages to existing industrial estates is 

essential to realise the immediate potential of the new harbour 
to maximise investment in Oil and Gas, Decommissioning and 
Subsea industries. It is vital therefore that this Development 
Framework places great importance on the delivery of the 
necessary infrastructure improvements.  

New / Alternative Port Uses
5.1.21 During a number of stakeholder workshops with the 
business sector – including a session with Harbour customers 
- most highlighted their interest in considering additional and 
alternative uses at the new port. From the outset, Aberdeen 
Harbour has been keen to investigate the potential for Nigg 
Bay to accommodate improved facilities for cruise ships and 
more generally to create a facility which has flexibility of use at 
its heart. The pre requisite for open quayside and large areas 
of set down space is an obvious example of this. But how 
that flexibility might extend to the land around the Harbour, 
especially land that is currently zones for greenbelt purposes 
requires further consideration.  

5.1.22 From the customer feedback received during the 
engagement process it was clear that the oil and gas industry 
has existing bases which it will continue to use in the event 
of an increase in activity at Nigg Bay. These bases are either 
around the existing port or at Altens, although some are now 
located remotely, outwith the City Centre. It was felt that the 
majority of businesses would retain these centre of operations 
where possible. The contributors did however raise the fact 
that there would be natural pressure for new development as 
some companies might look to relocate from older facilities to 
nearer the new port. 

5.1.23 The discussion also highlighted that it would likely be 
the new or growing industries at Nigg Bay that would place 
greatest pressure on the land around the harbour – Subsea, 
Decommissioning, certain specialist Freight, Renewables and 
Cruise / Tourism. Some may require entirely new bases to 
establish operations and as a result there will likely be pressure 
for development near the harbour. Specialist storage facilities 
would also benefit from close proximity to the new harbour, 
however if this is not feasible most agreed that they could 
be located remotely, albeit as closely as is possible. With the 
exception of Cruise facilities, most workshops reported back 
that Altens and East Tullos could prove good locations for 
these uses. 

5.1.24 Of note is the fact that in the early years’ visits from 
cruise ships will occur at Nigg as opposed to the existing 
harbour and so provision for this should be factored in to the 
Development Framework. Areas for coach parking and the 
ability to transfer passengers to the city centre will feature in 
the growth of this sector. Similarly, if the passenger ferry and 
freight vessel from the northern isles are in future consolidated 
to a single ship then this too would likely require berthing at 
Nigg. If cruise requirements are combined with a possible 
move of the Ferry Terminal to Nigg Bay there would likely be 
some pressure for land on the existing NPF boundary. This 
needs to be considered in the current emerging LDP.    
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5.2) PLAN LED SYSTEM

5.2.1 Scotland operates a Plan Led system. Therefore the 
challenge for the Development Framework is (as well as clearly 
advocating the need for better linkages to these existing 
estates), to fully consider where new development could go 
over the long term.  

5.2.2 Given the timescales that the Development Framework 
will cover, it is not possible to accurately predict the demand 
for additional development which will arise as a result of the 
new harbour. At the time of writing, the Aberdeen City and 
Shire Strategic Development Plan states that there is sufficient 
land for employment purposes throughout the lifetime of the 
plan to 2035. However, this position was finalised prior to the 
emergence of the harbour expansion as a national development 
and does not factor in the potential for the significant increase 
in economic activity which could be realised through the Nigg 
Bay development. As such the supply does not include any 
additional land for development at or nearby the site of the 
new harbour.

5.2.3 While it is not possible, or indeed proper, to attempt 
to second guess the outcome of future development plan 
reviews, it is essential that the Development Framework is 
sufficiently flexible so as to facilitate appropriately located 
additional development in the future should need and demand 
dictate this as a requirement. Furthermore, such an approach 
will enable areas with the most social or environmental value to 
be more easily protected from ad hoc applications arising as 
a result of emerging demand in advance of development plan 
review.
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5.3) 5...10...15...20...  YEAR VISION: WHAT IS THE 
POTENTIAL?
5.3.1 At the early stages in the process, it was considered 
that the framework should be upfront and realistic about not 
only development potential but also developer pressure in the 
vicinity of the harbour. While significant development potential 
exists at Altens and East Tullos, particularly so in the case of 
the latter, these would require new and upgraded infrastructure 
to realise their potential which could come at significant 
cost. Furthermore, existing harbour customers intimated that 
their companies would seek to be as close to the quayside 
of the new harbour as possible, therefore greenfield land in 
the immediate vicinity would be most desirable. Should any 
greenfield land be easily developed and acceptable in social 
and environmental terms, it could be utilised as a mechanism 
to assist in funding the more significant transport infrastructure 
interventions required to open up Altens and East Tullos. 

5.3.2 With this in mind it was considered that it would be 
prudent to consider and acknowledge the development 
potential, if any, of land around the harbour and along Coast 
Road as well as consider that of brownfield sites in and around 
Altens and East Tullos. 

5.3.3 The following chapter sets out early thinking on the nature 
of infrastructure interventions required to improve accessibility 
in and around the Development Framework study area as well 
as identify the extent of developable land in Nigg Bay, Altens 
and East Tullos.
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Figure 24  Nigg Bay Oblique Aerial
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A VISION FOR NIGG BAY 

Development Parcel Adjacent to East Tullos Road 
Link

5.3.4 Should a road link be provided from the harbour to 
East Tullos across St Fitticks Park and under the railway 
then parcels of land would be sandwiched between the new 
road and the sewage works. In this instance, the recreational 
and environmental value of these parcels would likely be 
compromised. In this event they may present an opportunity 
for additional development beyond the NPF boundary.

5.3.5 Development in this location would result in a number 
of impacts, both direct and indirect. These would however 
be in the context of the road link across St Fitticks already 
having been assessed and a decision made to implement 
that particular access arrangement. As such, the impacts 
associated with the road link would already have established 
change in the area.

5.3.6 The potential land opportunity associated with this 
option would be 2.5ha. While it lies adjacent to development 
which forms part of the baseline scenario, it is anticipated that 
this would be delivered during later phases of the Development 
Framework, alongside a direct road link from Nigg Bay to East 
Tullos.

Land at the Golf Course / Walker Park

5.3.7 Although not specifically presented for development 
in any of the options, at the public exhibitions and during 
stakeholder workshops, land at the golf Course and Walker 
Park were raised as having potential for development as 
alternatives to public spaces in St Fitticks Park. A significant 
area of undeveloped land exists at these locations, however 
they are presently well used public spaces and community 
facilities and it is likely that development proposals in 
these locations would generate significant public interest.  
Topography and landscape and visual impact would be a key 
consideration, with the Torry Battery and Lighthouse situated 
in close proximity. Access arrangements onto Coast Road 
would also be a key consideration.
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Figure 25  Altens Oblique Aerial
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A VISION FOR ALTENS
5.3.16 The Altens estate is located further to the south of East 
Tullos.  It is a larger and generally more modern site than East 
Tullos with a slightly higher employment density.  Although 
Altens is also largely full, an employment land audit published 
in May 2013 shows that there are 0.9 hectares of established 
but undeveloped industrial land that are available for immediate 
development.  Although this land is not technically constrained 
from a planning perspective, neither is it currently particularly 
commercially attractive because of limited accessibility.  If 
the accessibility of the site were to be improved as a result 
of new roads infrastructure associated with a new harbour at 
Nigg Bay then this could make these undeveloped sites more 
commercially attractive to potential investors.

5.3.17 To the north and east of the existing Altens estate 
there are two further industrial areas known as Altens East 
and Peterseat, both of which have a significant amount of 
undeveloped space.  According to the recent land audit, Altens 
East currently has 8.8 hectares of established but undeveloped 
industrial land, 2.3 hectares of which is constrained by lack of 
infrastructure.  There are also a further 6.9 hectares of land 
available for immediate development at Peterseat.  If the 
accessibility of these established sites were improved by new 
roads infrastructure associated with developments at Nigg Bay 
then this could make this undeveloped land more attractive to 
potential developers and improve effectiveness. 

Development Parcel at Altens/Coast Road

5.3.18 If access could be improved, an area of land along Coast 
Road is presently undeveloped and has been considered as 
having potential to accommodate development in future. This 
land has historically been preserved by an informal buffer strip 
to protect the amenity of Coast Road, however this is not the 
subject of any formal policy requirement and the proposed 
allocation of part of this area for a waste recycling facility in the 
PLDP would in effect supersede this approach.

5.3.19 It also serves a drainage function associated with 
neighbouring development at Altens.

5.3.20 Part of this area is subject to an allocation in the PLDP 
for a waste recycling facility. The land also presently hosts 
Doonies Rare Breeds Farm. In the event of this site being 
subject to development suitable land for which the farm could 
relocate to would be required to be identified.

5.3.21 Any development at this location would require to be 
considered against the potential for landscape and visual 
impact upon the setting of the coast and Coast Road. 
However, this would likely take place in the context of an 
upgraded Coast Road associated with intensification of 
development at Altens and with a new Waste Recycling 
development adjacent to Coast Road, proposals for which 
are presently progressing through the planning system. These 
could change the character and landscape setting of the area. 
The extent of the changes to Coast Road will be identified and 
if necessary mitigated through any detailed masterplan for 
Altens and an associated Transport Assessment. 

5.3.22 This may present an opportunity in future to review the 
extant standoff and consider the remainder of this strip for 
development.

5.3.23 This location would benefit from close proximity and 
an improved access to the harbour. While it could offer 
spectacular views across the coast and would likely be 
attractive to large campus style office developers, this would 
run contrary to Council policy, both emerging and existing, 
which seeks to direct high quality office development to the 
city centre.  As such, this may be suitable for warehouses and 
yards with associated office spaces. 

5.3.24 The potential land opportunity associated with this 
option would be 14.5ha.

5.3.25 With opportunities for development existing within Altens 
at present, it is likely that this land presents a logical overspill 
once Altens is at capacity. As such a timescale of 2020 – 2025 
would be appropriate.
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Figure 26  East Tullos Oblique Aerial
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A VISION FOR EAST TULLOS
5.3.26 East Tullos is a 63 hectare site located to the south of 
the existing harbour and was one of the first industrial estates 
developed in Aberdeen after World War II.  Although the site is 
fully developed it is currently occupied mainly by light industrial 
users, warehouses and storage yards and has a surprisingly 
low employment density considering its proximity to the city 
centre.  According to the BiGGAR Economics study , there are 
also currently eight vacant sites on the estate and consultations 
with the City Council suggests that many of the existing units 
are also now quite old and would benefit from upgrading.  This 
is particularly the case for units toward the east of the site, 
which are less accessible from the main (A956) road.  If the 
accessibility of the site were to be improved as a result of new 
roads infrastructure associated with a new harbour at Nigg 
Bay then this could provide an incentive to some owners to 
improve or redevelop their sites.

5.3.27 As identified in the BiGGAR Economic Report and 
in the plot analysis carried out within this document, land 
at East Tullos is at present under utilised, offering scope for 
consolidation and redevelopment in future to enable new 
development opportunities and intensification of employment 
densities. 

5.3.28 The full extent of this will be ascertained through detailed 
masterplan following the completion of the Development 
Framework process, however, at this stage, given the scale 
of the area and its current condition, the opportunity in this 
location is expected to be considerable.

5.3.29 This opportunity requires the most significant and 
complex of the transport interventions to be fully realised and 
would be likely to follow take up of land at Altens and Coast 
Road. Dependent on the access solution selected, it would be 
realistic that a time period of 2025 – 2035 should be assigned 
to this opportunity.
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PLANNING TO REALISE THESE 
OPPORTUNITIES: PUTTING THE 
INFRASTRUCTURE IN PLACE
Coast Road Upgrade

5.3.30 The Transport Assessment for the new harbour confirms 
that Coast Road and its junction with Hareness Road have 
sufficient capacity to accommodate harbour development with 
no need for any junction improvements. While use of Coast 
Road by cyclists is found to be low, proposals include the 
provision of a segregated cycle lane on the eastern side of the 
railway line which bounds Coast Road.

5.3.31 Notwithstanding, it is evident through discussions with 
Aberdeen City Council and road modelling undertaken in 
support of the Development Framework that upgrades to 
Coast Road would be required in order to accommodate 
intensification of activity at Altens. These are likely to include 
widening of the road from the railway bridge to the junction 
with Hareness Road.

Upgrade to Existing Railway Bridge

5.3.32 Discussions between Aberdeen Harbour and Aberdeen 
City Council have also led to consideration of the existing 
bridge crossing the railway and its ability to accommodate 
increased traffic as a result of harbour construction and 
subsequent operation. 

5.3.33 The Transport Assessment in support of the new 
harbour confirms that addition of harbour traffic to the existing 
bridge crossing the railway on Coast Road would result in an 
increase in queuing at peak times, but that the bridge would 
still operate within capacity. However, in order to mitigate the 
impact of the harbour on this junction, the proposals for the 
harbour include alterations to the signal phasing and location 
of the stop lines on either side of the bridge. By moving the 
stop lines 55m closer together it is possible to reduce the 
signal intergreen period from 16 seconds to 10 seconds per 
phase, allowing for around 200 additional vehicle crossings per 
peak hour. This would achieve no net detriment with queuing 
and delay remaining as per current conditions.

5.3.34 The environmental impacts of these works are being fully 
assessed within the agreed parameters of Aberdeen Harbour 
Board’s Environmental Impact Assessment for the construction 
of the new harbour.

Replacement of Railway Bridge at Same Location

5.3.35 While the alterations to signal phasing as described 
above would be satisfactory for harbour traffic, in the event 
that additional traffic from new development at Altens tips the 
bridge beyond capacity then a new bridge would require to be 
built. 

5.3.36 This would likely require to be built alongside the existing 
one so that Coast Road remains open for as long as possible 
during the construction period.

5.3.37 Any development which requires to take place on or over 
land controlled by Network Rail is subject to time and financial 
constraints, the extent of which cannot be defined at present.

5.3.38 Such interventions are not related in scale or kind to the 
harbour proposals and as such do not form part of the baseline 
scenario. If required these would be triggered by development 
at Altens and brought forward alongside this.

East Tullos Link Via St Fitticks Park and Railway 
Tunnel

5.3.39 A road link across St Fitticks Park and under the railway 
line could provide the most direct access into East Tullos. 

5.3.40 This would remove a large part of the public open space 
at St Fitticks Park which is at present of value to the local 
community for leisure and recreation. 

5.3.41 If a significant area of open space at St Fitticks Park were 
to be impacted by a road, there may be an opportunity for 
improvements to its remainder and other areas of open space, 
including access to these spaces by way of some mitigation.

5.3.42 St Fitticks Park includes the Torry Wetlands which have 
recently been the subject of regeneration through European 
funding of around £300,000. This has been carried out in close 
partnership with the community of Torry and has resulted in 
improvements to the quality of the Torry Burn and wetlands 
as well as an increase in ecological activity and associated 
woodland planting, with a tree planted for each child in Torry.

5.3.43 The wetlands also serve a drainage function and this 
would require to be carefully considered in any proposals to 
develop this area.

5.3.44 A road in this area would be likely to impact upon the 
environmental quality of this area and mitigation would be 
unlikely to completely offset associated impacts. The impact 
upon the amenity of neighbouring communities and city 
residents would require careful consideration and mitigation 
and/or compensatory measures put in place to offset the loss 
of public open space.

5.3.45 Engagement with Scottish Water and Kelda Water who 
manage the Sewerage Treatment Plan have confirmed that a 
number of pieces of key sewerage and water infrastructure are 
located in St Fitticks Park between the plant and St Fitticks 
Church. These present potential constraints and would require 
careful consideration to avoid adverse impact upon services.

5.3.46 As with proposed routes over the bridge, tunneling 
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underneath the railway line would also be subject to additional 
costs and programming constraints as a result of its 
relationship with land under the control of Network Rail. Again, 
these cannot be fully anticipated or understood at present.

5.3.47 To this end, and given that this intervention will likely be 
required following take up of extant and new opportunities 
for development at Altens generally which are more readily 
accessible, the suggested timescale for this intervention would 
be 2025  -2030.

Landfill Link Road

5.3.48 The Ness Landfill sits to the south west of the existing 
railway line on Tullos Hill. This was closed in 2001 and capping 
completed in 2012.

5.3.49 A track exists at present around the edge of the landfill, 
however, this is unsurfaced and single lane. It may be possible 
to upgrade this track through excavation of parts of the landfill 
to form a road linking the existing Coast Road directly into East 
Tullos. The ability to carry out such works would be dependent 
on detailed assessment of the landfill, as significant regarding 
and capping would likely be required in order to accommodate 
a road of suitable width.

5.3.50 Whilst historically, it is understood that municipal solid 
waste and other materials were accepted at this landfill,  
records of the extent of the landfill are vague and there can be 
no certainty that it can be easily developed. 

5.3.51 The landfill as part of its restoration has a surface water 
management system in place for run off toward the railway 
line. This would require reconfiguration in the event of any 
alteration.

5.3.52 Any new road along the existing track, with associated 
lighting will likely present a landscape and visual impact which 
would require mitigation.

5.3.53 Given that this link will most likely become essential 
following the take up of land at Altens and will also likely be 
subject to limitations in the short term due to the lifetime of the 
landfill, it is suggested that a realistic timescale for this item 
would be 2025 – 2035.

New Bridge North of Existing

5.3.54 If it is possible to provide a road link along the edge of 
the landfill, then a new bridge in the centre of this link could 
provide access to East Tullos from Nigg Bay. This may provide 
an opportunity for the closure of the existing rail crossing and 
Coast Road north of it to motor vehicles, enabling the creation 
of enhanced segregated footpath and cycle routes along the 
coast.

5.3.55 If this is possible, a suitable approach/egress on both 
sides of the bridge would be necessary. To the north, a new 
road spur would require to rise sharply from Coast Road 
immediately to the south of Nigg Bay before turning right 
and over the railway line. On the opposite side of the railway, 
due to topography, the road may require additional cut into 
the landfill in order to achieve a suitable sweep. The ability to 
achieve suitable clearance over the railway also may present a 
potential constraint. 

5.3.56 The introduction of a new bridge and road at an elevated 
position may result in adverse landscape and visual impact. 
This would require consideration and mitigation. 

5.3.57 As with the road link referred above, the presence of the 
landfill and ability to excavate and position infrastructure in this 
location is uncertain. Similarly the costs associated with works 
over land controlled by Network Rail also present constraints.

5.3.58 Again, given that this link will most likely become 
essential following the take up of land at Altens and will also 
likely be subject to limitations in the short term due to the 
lifetime of the landfill, it is suggested that a realistic timescale 
for this item would be 2025 – 2035.
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Access & Infrastructure

5.3.59 It is evident that one of the key components to the 
realisation of the maximum economic benefit arising as a result 
of the new harbour is the provision of improved access into 
Altens and East Tullos. These areas offer significant potential 
for redevelopment as well as new land for development which 
could accommodate businesses which would benefit from 
close proximity and access to the new harbour. 

5.3.60 More generally, the engagement process has identified 
significant local concerns across both businesses and 
communities as to the capability of the existing roads 
infrastructure to cope with further development. This is not 
focused specifically upon the introduction of a new harbour but 
is a generally held view. At this stage of the process technical 
information on whether this is an accurate observation or 
simply perception is unavailable.  

5.3.61 In the case of East Tullos, the area has been identified 
as offering potential for consolidation and redevelopment, 
having last seen investment in the 1970s and becoming tired 
and run down since. While the estate benefits from being fully 
developed it is currently occupied mainly by light industrial 
users, warehouses and storage yards and has a surprisingly 
low employment density considering its proximity to the city 
centre. 

5.3.62 The presence of existing rail sidings could offer an 
opportunity for enhanced rail freight services in the future 
if existing line restrictions can be resolved. These could also 
offer the potential for passenger services if this is technically 
possible and a business case could be demonstrated. This 
would contribute toward sustainable transport objectives and 
ease pressure on the local road network.

5.3.63 Altens, including Peterseat and Altens East, offer around 
10ha of undeveloped land within the established estates, 
which to date remains undeveloped predominantly due to 
poor accessibility. There could be further opportunity for 
development along an enhanced coast road at Altens.

5.3.64 In order to achieve the maximum economic output 
referred in the BiGGAR economics report, improving access to 
these estates is crucial.

5.3.65 Traffic congestion, both experienced at present and the 
potential for more in future, on Coast Road, Wellington Road 
and through Torry are key considerations for any potential 
solution.

5.3.66 The introduction of new or improved roads and streets 
presents opportunity for enhanced provision for walking and 
cycling.

Land for Development      

5.3.67 A series of infrastructure options were developed as 
the Stage 1 engagement process was undertaken. These 
were shaped over time and consulted on at public exhibitions 
and stakeholder workshops. It is stressed that each of these 
options has implications for the wider road network which 
require to be given detailed consideration. For the purposes 

of establishing connections between the constituent parts of 
the Development Framework however, the implications for the 
wider network are not set out at this stage but from community 
and stakeholder engagement the message was clear that 
these require to be considered further in advance of identifying 
a preferred option.
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BASELINE REPORT



6) OPTIONS
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6.1) OPTION 1 - ALTENS

6.1.1 A working draft of the Development Framework Baseline 
Report was presented to Aberdeen City Council for comment 
in late 2014. This report, in an embryonic state, set out a range 
of different scenarios over and above the Baseline Scenario 
of a ‘Harbour only’ development, made up of development 
components which had been identified through early options 
testing. 

6.1.2 The options were focused primarily on accessibility within 
the Development Framework area and the identification of 
new land which may assist in meeting the needs of Aberdeen 
Harbour customers seeking premises as close to the new 
harbour as possible while also providing land receipts which 
could be utilised in funding costly infrastructure upgrades.

6.1.3 These were as follows:

Altens
An option broadly similar to the Baseline development 
scenario but which identified land along a newly 
upgraded Coast Road as having potential for long term 
development opportunity was identified.

Nigg +
The second option represented a more significant shift 
away from the bare minimum development option and 
looks to open up access into East Tullos via a link road 
to provide across St Fitticks Park and under the railway 
line. Small parcels of greenfield land at St Fitticks were 
identified as having the potential for development 
subject to the presence of the new road.

Nigg + / Altens
The third option represented a combination of the first 
two options, showing land along Coast Road as well as 
that at St Fitticks adjacent to a link road to East Tullos.

Nigg + / Altens via Landfill
Another option considered all of the same new 
greenfield land as the previous options, but via a 
reconfigured road arrangement which proposed a road 
linking Coast Road to East Tullos via the edge of the 
Ness Landfill as well as the crossing at St Fitticks Park.

Nigg + / Altens via New Bridge and 
Landfill
The final option removed the road crossing St Fitticks 
Park and provided access via the landfill link road with 
the addition of a new bridge crossing between the 
existing bridge and Nigg Bay.

6.1.4 Each of these options identified the hectarage of new 
greenfield land achieved along with indicative costs for the 
associated infrastructure upgrades.

An option broadly similar to the 
Baseline development scenario 
but which identifies land along a 
newly upgraded Coast Road as 

having the potential for long term 
development opportunity was 

identified.

Access 
6.1.5 The upgrades to Coast Road and new access into the 
harbour remain the same as in the Baseline scenario. 

6.1.6 Traffic modelling identifies impacts on the wider network 
that requires mitigation. Congestion centres on Hareness 
Roundabout, with implications for the Hareness Road and 
Wellington Road corridors in particular. A solution is required 
which provides more capacity to the Hareness Roundabout, or 
takes traffic away from it. Potential measures include creating 
a connection from Souter Head Road to Coast Road, and 
major improvements to the Souter Head Roundabout and 
Hareness Roundabout junctions. Increases in traffic would also 
be evident on Coast Road. Widening of Coast Road would 
be required between Hareness Road and the existing railway 
bridge, and potentially also further south to a new connection 
with Souter Head Road. A new bridge across the railway line 
would be required.   

Development 
6.1.7 The same potential for operational land at the new 
junction into the harbour, within the NPF3 boundary, could 
be achieved. Additional land between Altens and Coast Road 
may also offer development potential in the future. There may 
also be an opportunity through this additional development 
to create a new link into Altens from Coast Road, increasing 
accessibility to the wider estate.

6.1.8 This option offers scope for the take-up of existing 
undeveloped land at Altens through improved access as 
well as new land along Coast Road, but does not provide 
enhanced access into East Tullos where the most economic 
potential is considered to lie.

6.1.9 The costs of implementing this option could be offset 
through contributions from the release of land at Coast Road, 
and although there are uncertainties surrounding constraints 
presented by developing over land controlled by Network Rail, 
this solution is anticipated to be deliverable.

6.1.10 The release of additional land would take place in the 
setting of a future development plan context and as such need 
not be considered contrary to planning policy.

6.1.11 Environmental impact is relatively low when compared 
against other options being considered, with landscape impact 
likely to pose the most significant issue warranting mitigation.
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6.2) OPTION 2 – NIGG +

The second option represents a 
more significant shift away from 
the bare minimum development 

option and looks to open up 
access into East Tullos. 

Access 
6.2.1 The access arrangements along Coast Road would be 
broadly similar to Option 1, with an upgraded Coast Road and 
improvements to the existing bridge.

6.2.2 A new road from the proposed access into the harbour 
would be taken across St Fitticks Park and under the 
railway line into East Tullos. This would require a new tunnel 
created under the railway, sufficiently wide and tall enough to 
accommodate heavy goods vehicles carrying containers and 
approached on either side with sufficient sweep. The new road 
link would connect into either Greenwell Road or Greenbank 
Road in East Tullos.

6.2.3 Traffic modelling identifies that impacts on the wider 
network are minimal. Increases in traffic would be focused 
on Coast Road in particular. Widening of Coast Road would 
be required between Hareness Road and the existing railway 
bridge. Some alternations to the existing railway bridge traffic 
signals would also mitigate traffic impact. A link to East Tullos 
would provide some relief to existing routes through Torry and 
Altens, and would require some improvements at the point of 
connection with Wellington Road. 

Development 
6.2.4 As per the Baseline scenario, a small parcel of land 
adjacent to the new harbour access could become available 
for operational purposes and access would be improved to 
Altens where some undeveloped sites exist. In addition, the 
new road crossing would effectively enclose two further areas 
of land against the Sewage Works building which may offer 
potential for development.

6.2.5 Fundamentally however, the new road would offer direct 
access into East Tullos and significant opportunities for 
consolidation and intensification which lie within.

6.2.6 This option, as well as facilitating the take up of 
undeveloped land within Altens, also provides access into East 
Tullos where there is significant opportunity. The construction 
of the road would also leave pockets of land adjacent to the 
sewage works which could present a development opportunity. 
It is therefore considered that this presents the full economic 
opportunity set out in the BiGGAR Economics report. 

6.2.7  The cost of developing this option is likely to be 
considerable; however, developer contributions from the 
redevelopment of East Tullos and from the release of land 
around the new road link could offset some of the associated 
costs. It is considered that this option is technically deliverable, 
albeit likely to involve significant drainage and servicing 
interventions to enable delivery.

6.2.8 The environmental and community impacts associated 
with this option are likely to be the most significant and 
mitigation and compensatory measures would be required to 
offset any impacts.
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The third option would broadly 
follow the same arrangements 

as Option 2, but with the land at 
Coast Road to the west of Altens 

brought into play.

Access 
6.2.9 This arrangement would see the same access 
arrangements around the harbour and through St Fitticks Park 
as Option 2. Coast Road would again, be upgraded, however 
the need to replace the bridge would be triggered as per 
Option 1.

6.2.10 Traffic modelling identifies impacts on the wider network 
that requires mitigation. Congestion centres on Hareness 
Roundabout, with implications for the Hareness Road and 
Wellington Road corridors in particular. A solution is required 
which provides more capacity to the Hareness Roundabout, or 
takes traffic away from it. Potential measures include creating 
a connection from Souter Head Road to Coast Road, and 
major improvements to the Souter Head Roundabout and 
Hareness Roundabout junctions. Increases in traffic would 
also be evident on Coast Road. Widening and strengthening of 
Coast Road would be required between Hareness Road and 
the existing railway bridge, and potentially also further south 
to a new connection with Souter Head Road. A new bridge 
across the railway line would be required. A link to East Tullos 
would provide some relief to existing routes through Torry and 
Altens, and would require some improvements at the point of 
connection with Wellington Road. Options for the route of the 
link road include Greenbank Road and Greenwell Road.   

Development 
6.2.11 This option would enable the development of land 
around the new harbour access, between the St Fitticks Park 
link and the sewerage works and at Coast Road, as well as 
opening up East Tullos.

6.2.12 As previously noted, this option, as well as facilitating 
the take up of undeveloped land within Altens, also provides 
access into East Tullos where there is significant opportunity. 
The construction of the road would also leave pockets of 
land adjacent to the sewage works which could present a 
development opportunity. It is therefore considered that this 
presents the full economic opportunity set out in the BiGGAR 
Economics report. In addition, land at Coast Road would also 
potentially be available, adding further economic stimulus.

6.2.13  The cost of developing this option is considerable; 
however, developer contributions from the redevelopment of 
East Tullos and from the release of land around the new road 
link and at Coast Road could offset some of the associated 
costs. Again, it is considered that this option is technically 
deliverable, albeit likely to involve significant drainage and 
servicing interventions to enable delivery as well as the 
constraints associated with a new bridge crossing.

6.3) OPTION 3 – NIGG + / ALTENS

6.2.14 The environmental and community impacts associated 
with this option are once more likely to be of the most 
significant and mitigation and compensatory measures would 
be required to offset any impacts.
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6.4) OPTION 4 – NIGG + / ALTENS VIA LANDFILL

Option 4 would achieve the 
same land and development 
opportunities as Option 3, 

but with a reconfigured road 
arrangement.

Access 
6.4.1 As per Option 3, the East Tullos link to and from the 
harbour would be taken under the railway line, however this 
could be supplemented by a new link around the outside of 
the landfill. This may or may not negate the need for a new 
bridge crossing at Gregness, as traffic could travel to and 
from the harbour to the Coast Road via the East Tullos link 
and around the landfill potentially enabling closure of the Coast 
Road from the existing bridge to the new harbour. However, if 
modelling shows that this would result in traffic avoiding the 
Coast Road entirely and placing unacceptable pressure onto 
Wellington Road from East Tullos, then a new bridge would 
likely be required and the Coast Road would be required to 
remain open.

Development 
6.4.2 As per Option 3, this option would enable the 
development of land around the new harbour access, between 
the St Fitticks Park link and the sewerage works and at the 
Coast Road, as well as opening up East Tullos.

6.4.3 This option, as well as facilitating the take up of 
undeveloped land within Altens, also provides access into East 
Tullos where there is significant opportunity. The construction 
of the road would also leave pockets of land adjacent to 
the sewage works which could present a development 
opportunity. It is therefore considered that this presents the full 
economic opportunity set out in the BiGGAR Economics report 
with additional land at the Coast Road providing economic 
stimulus. 

6.4.4  The cost of developing this option is again considerable 
and represents the most expensive of the options presented, 
however, developer contributions from the redevelopment of 
East Tullos and from the release of land around the new road 
link could offset some of the associated costs. While the link 
across St Fitticks Park and under the railway line is considered 
to be technically deliverable as per the previous options, there 
is uncertainty surrounding the ability to take access along 
the landfill. This would require significant survey and most 
likely a time period afforded to enable the landfill to become 
developable.

6.4.5 The environmental and community impacts associated 
with this option are again likely to be among the most significant 
with mitigation and compensatory measures required to offset 
any impacts.
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A final option could achieve the 
inter-area accessibility as Options 

3 and 4 through a new access 
arrangement, albeit with less land 
immediately adjacent to the new 

harbour.

Access 
6.4.6 Access would see Coast Road upgraded from Hareness 
Road to the existing bridge crossing. Rather than upgrade or 
replace the bridge, Coast Road would be continued on the 
west side of the railway line to skirt around the landfill into East 
Tullos. A new bridge would be constructed as a spur from 
this new road immediately south east of the sewage works 
which would then link back into Coast Road and into the new 
harbour. 

6.4.7 The existing rail crossing bridge and Coast Road north 
of this crossing could be closed to vehicular traffic and utilised 
for cycle and pedestrian use only. This option would negate 
the need for a crossing across St Fitticks Park and under the 
railway.

6.4.8 Traffic modelling identifies impacts on the wider network 
that requires mitigation. Congestion centres on Hareness 
Roundabout, with implications for the Hareness Road and 
Wellington Road corridors in particular. A solution is required 
which provides more capacity to the Hareness Roundabout, or 
takes traffic away from it. Potential measures include creating 
a connection from Souter Head Road to Coast Road, and 
major improvements to the Souter Head Roundabout and 
Hareness Roundabout junctions. Increases in traffic would 
also be evident on Coast Road. Widening and strengthening of 
Coast Road would be required between Hareness Road and 
the existing railway bridge, and potentially also further south 
to a new connection with Souter Head Road. A new bridge 
across the railway line would be provided. A link to East Tullos 
would provide some relief to existing routes through Torry and 
Altens, and would require some improvements at the point of 
connection with Wellington Road. Options for the route of the 
link road include Greenbank Road and Greenwell Road.   

Development 
6.4.9 The area of St Fitticks Park at the access to the new 
harbour would be available for development, as could the land 
at Altens and Coast Road. Direct access to East Tullos would 
also be achieved. 

6.4.10 This option, as well as facilitating the take up of 
undeveloped land within Altens, also provides access into 
East Tullos where there is significant opportunity. It is therefore 
considered that this presents the full economic opportunity set 
out in the BiGGAR Economics report with additional land at 
Coast Road providing economic stimulus. 

6.4.11  The cost of developing this option is significant, 
albeit less than some of the previous options and developer 
contributions from the redevelopment of East Tullos and from 
the release of land around Coast Road could offset some 
of the associated costs. As per the previous options, there 
is uncertainty surrounding the ability to take access along 
the landfill. This would require significant survey and most 
likely a time period afforded to enable the landfill to become 
developable. Furthermore, the ability to take a bridge over the 
railway line may present significant technical constraints.

6.4.12 The environmental and community impacts associated 
with this option are considered to be far lower than options 
crossing St Fitticks Park, although landscape and visual 
impact will be a key consideration.

6.5) OPTION 5 – NIGG + / ALTENS VIA NEW BRIDGE 
AND LANDFILL
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6.6) OUTCOME OF OPTION TESTING 

6.6.1 It became evident through the discussions with 
Stakeholders, in particular those with Aberdeen City Council, 
that the Options approach that had been pursued to date 
presented a range of permutations which could not be fully 
assessed in terms of environmental impact at such an early 
stage, nor could the release of greenfield land be secured in 
advance of development plan review. 

6.6.2 While the Aberdeen LDP 2016 was mid way through 
preparation at this stage, all of the land which had been 
identified was in Council ownership and there was no desire 
at that stage to see its status change from green belt and 
green space network to become available to developers. 
Furthermore, the approved Strategic Development Plan does 
not identify any requirement for additional employment land 
beyond the existing supply therefore it was not considered 
that sufficient justification existed for a departure from the 
development plan to enable greenfield release of land for 
employment purposes.

6.6.3 Therefore any additional greenfield land release identified 
in the Development Framework would not be adoptable under 
the LDP 2016.

6.6.4 It was considered that aligning 5 year phases within the 
Development Framework with the 5 year development plan 
review cycle would afford certainty as to which components 
can be anticipated within the adopted and emerging LDPs and 
which components would be delivered in the context of future 
development plans, allowing for green belt review at each 
stage, if necessary, to meet new demand in the area.

6.6.5 Officers in ACC’s Roads department had also expressed 
concern that the implications of the various parcels of 
greenfield land, significant brownfield development and the 
range of road arrangements set out in the various options 
could have significant implications for the wider road network, 
which at this stage were untested.

6.6.6 This view was echoed by local communities, in particular 
Torry. Communities did not raise significant adverse reaction to 
proposals for greenfield development, nor options that included 
new road arrangements on land which is presently public 
greenspace, but did have reservations about road network 
capacity. Public opinion was clear that existing network 
capacity constraints may present a limit to further development 
and, prior to the intensification of existing industrial estates or 
establishment of new areas for development, improvements 
to the local road network would be necessary to avoid 
exacerbating the existing problem. 

6.6.7 Given the long term nature of the Development 
Framework and the number of stakeholders who will be 
ultimately responsible for its delivery, including landowners 
and developers, it would not be feasible to undertake full 
transport or environmental assessments to cover the lifetime 
of the framework. The production of individual masterplans for 
each of the sub-areas will be prepared with developers and 
landowners in partnership with ACC and other stakeholders, at 
which time aspirations, market conditions and a range of other 
factors will establish the extent and nature of development 
which will take place in each area. 

6.6.8 Furthermore, the options approach presented too large 
a set of variables. This was not only likely to be confusing 
for communities who were expected to comment but also 
excluded the ability for options to be reasonably assessed 
against one another without the aforementioned transport, 
environmental, social and economic assessment required to 
determine their acceptability.

6.6.9 Having established that greenfield land release would 
be omitted from the adoptable document, it was then 
possible to refine the proposals against the key aspirations 
and requirements for each masterplan area. These could be 
broken into 3 key infrastructure moves or ‘gateways’ which are 
necessary to realise the development potential of each of the 
masterplan areas. These are discussed further in the following 
chapter.

6.6.10 At this stage it was agreed that further modelling 
work would be undertaken to understand the implications 
of the intensification of activity at Altens and East Tullos and 
the 3 gateways to development, so as to gain a greater 
understanding of the interventions which would be required at 
each stage in the process. 

6.6.11 Resultant changes to the Development Framework 
Approach:

• Focus on transport/modelling;

• Not options, but a programme of development aligned 
with infrastructure;

• 5 year phases in line with development plan review; and

• Greenfield land release to be referred in each 5 year 
phases dependent on demand.
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GATEWAYS FOR DELIVERY AND A TIMELINE 
APPROACH

6.6.12 As referred to in the Options review, it was agreed 
that following engagement the Development Framework 
would present a programme for development aligned with 
infrastructure interventions in 5 year phases to coincide with 
development plan review cycles.

6.6.13 It became evident as a result of the transport 
modelling that each of the masterplan areas required specific 
infrastructure upgrades in order to maximise their development 
potential and be delivered without adverse impact upon the 
existing network. The outcomes of the paramics modelling 
identified clearly which interventions were required to release 
each critical mass of the development.

6.6.14 Given their nature and the opportunities and constraints 
applicable to each masterplan area, a clear programme 
emerged.

6.6.15 Developer contributions for these key infrastructure 
interventions and any other local infrastructure improvements 
will be sought from future developers in the development 
framework area with the scale of contributions agreed with 
Aberdeen City Council through Transport Assessments and in 
line with Circular 1/2010. 

Gateways to Delivery
6.6.16 Nigg Bay – As the catalyst for development and 
regeneration in the area, the delivery of the new harbour at 
Nigg Bay represents the first key move. Without the delivery 
of the harbour, the level of growth anticipated would not be 
achieved. Given the level of baseline information available at 
the time of preparing the Development Framework and the 
advanced nature of the proposals, many of the implications of 
the harbour development are understood

A new harbour at Nigg Bay; 
Upgrading the road network in 

and around Altens; and Providing 
a direct link from Nigg Bay to 

East Tullos.

The 3 gateways for delivery and 
their constituent components 
have been set against 5 year 

phases in line with future 
development plan reviews. 
These identify the timing of 
infrastructure interventions 
to facilitate development 

and regeneration alongside 
public realm and accessibility 

improvements.
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Figure 27  Key Infrastructure Interventions / Gateways



99

1) P
urpose 

2) A
 C

lear D
evelopm

ent  
P

lan C
ontext

3) P
hysical and  

C
ontextual A

nalysis 
4) E

ngagem
ent

5) G
row

th S
cenarios  

6) O
ptions 

7) S
econd R

ound of 

E
ngagem

ent  

8) H
ow

 to use The 

D
evelopm

ent Fram
ew

ork

99

6) O
p

tio
ns 

Figure 28  Key Moves No. 1
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New Harbour at Nigg Bay + Improvements 
to Coast Road 
6.6.17 The key access issues for Nigg Bay are the maintenance 
and improvement of the existing road network to enable 
construction and early years of operation of the new harbour.

6.6.18 This will involve the rerouting and closure of parts of 
Greyhope Road, St Fitticks Road and Coast Road around the 
new harbour and the formation of new vehicular access points 
into the harbour.

6.6.19 During construction, vehicular access will be taken 
from the two headlands so as to facilitate construction of 
the breakwaters. The southern access will be maintained in 
perpetuity thereafter for future maintenance of the southern 
breakwater, while access to the northern breakwater for 
maintenance will be taken from the quayside.

6.6.20 The existing road network has capacity to accommodate 
harbour construction and early years of operation, albeit with 
minor improvements to the network and traffic management 
measures in place. The HGV route to and from the new 
harbour will be from the south along Coast Road so as to 
avoid increase in HGV traffic to and from Torry via Greyhope 
Road or St Fitticks Road.

6.6.21 Interventions will require to be made on Coast Road 
south of the new harbour. These could include widening of 
Coast Road from the existing rail bridge crossing to Hareness 
Road and alterations to the traffic signalling and approaches at 
the rail bridge. 

6.6.22 Scottish Water has identified the need for new water 
mains to serve the new harbour which will likely be required 
from the point of operation commencement.
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Figure 29  Key Moves No. 2 & 3
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East Tullos 

+ NEW CONNECTION BETWEEN 
NEW HARBOUR AND EAST 

TULLOS
6.6.23 The most significant infrastructure requirement over and 
above the new harbour itself will be a solution to provide direct 
access from the harbour into East Tullos. 

6.6.24 One option would be to construct an access across St 
Fitticks Park and under the railway line and embankment. 
This solution would likely be required alongside an upgraded 
or replacement bridge as described above. The design 
requirements for any new bridge are subject to discussion with 
Network Rail, and approach road levels, gradient and build 
cost are dependent on the design.

6.6.25 The alternative would be via a new bridge crossing the 
railway south of Nigg Bay with a link road around the landfill 
edge between Coast Road and East Tullos.

6.6.26 These would open up East Tullos for regeneration and 
redevelopment. In this event, the interaction of traffic between 
Wellington Road and East Tullos would require intervention, 
with junction improvements made to facilitate safe access 
and egress. Any road option selected would utilise innovative 
design and construction techniques with the aim of minimising 
environmental impact as far as possible.

6.6.27 These options do not negate the need for improvements 
to Coast Road which would likely be required to accommodate 
the intensification of activity at Altens and East Tullos.

6.6.28 The selection of either option will be considered through 
the masterplan for East Tullos and subject to Transport 
Assessment, environmental assessment and public and 
stakeholder consultation to determine their suitability. These 
assessments will be required to ascertain whether either of 
these routes are deliverable and acceptable in environmental, 
social and economic terms.

6.6.29 The rail sidings at East Tullos also offer scope for 
enhanced rail freight facilities in future as well as the potential 
for passenger services should a wider network be established. 
There are wider aspirations for such services, however these 
will be dependent on third party stakeholders such as Network 
Rail whose wider strategy must be accounted for to facilitate 
such measures.

Altens

+ IMPROVEMENTS TO 
WELLINGTON ROAD AND 

EXISTING EAST WEST 
CONNECTIONS I.E. HARENESS 

ROAD AND SOUTER HEAD 
ROAD

6.6.30 Following the arrival of the new harbour, the intensification 
of developer interest and activity at Altens is anticipated shortly 
after the construction of the harbour.  The increase in trips 
generated may trigger the need for interventions on Wellington 
Road.

6.6.31 Traffic will be directed either through or around Altens to 
Souter Head Roundabout where capacity could be realised 
through upgrading, rather than Hareness Roundabout where 
upgrading potential is limited. The function of the rail bridge 
crossing on Coast Road would require monitoring and 
improvements made or wholesale replacement if necessary. 
These could be stand alone or part of a wider strategy 
for providing access into East Tullos. Improvements to or 
replacement of the bridge will be detailed in the masterplan for 
Altens and subject to a Transport Assessment.
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6.6.32 In direct response to the feedback from communities 
and from ACC’s Roads and Transportation officers, a paramic 
modelling exercise was undertaken by Fairhurst Consulting 
Engineers which sought to identify the impact of that the 
quantum of development envisaged would have on the local 
road network and identify suitable interventions to mitigate 
these impacts. The findings as a result of this exercise are 
set out in “Nigg Bay Development Framework: Paramics 
Modelling Report –September 2015” which supplements the 
Development Framework and should be read in conjunction 
with this Baseline Report. The general findings of the paramics 
modelling are set out in the following chapter.

6.6.33 The exercise considered a reference case against which 
further scenarios were tested. This comprised an existing 
model which had been prepared on behalf of ACC that 
includes a number of existing and proposed key infrastructure 
improvements in the area, such as:

6.6.34 

• Improvements at South College Street

• A slip lane at King George Bridge

• Signal control on Langdykes Road at Souter Head 
junction

• New access to Balmoral Site at Wellington Road

• A 40mph speed limit on Wellington Road between 
Charleston and Balmoral

• Traffic signal control at Wellington Road / Old Wellington 
Road junction at Moss-side

• AWPR junction at Charleston and a new link road to 
Schoolhill 

• Two new junctions on Wellington Road at Loirston 
development

•  A new access to Cove housing opposite Balmoral site

6.6.35 It also considered a number of committed development 
proposals in the area, including:

• Balmoral Business Park, which comprises of 18 acres 
of office/industrial/commercial and hotel development, 

• 750 housing units development at Cove, 

• 150 housing units development at Stationfields and 

• the Loirston Mixed-Use development which is a 
residential-led development comprising of 1500 
housing units.

6.6.36 Fairhurst had already been involved in discussions 
with ACC’s Roads and Transportation officers regarding the 
scope of the Transport Assessment which is to accompany 
future applications for consent to construct the new harbour.  
Various development proposals were identified during these 
scoping discussions including office development at Hareness 
Road, residential led development at Loirston and a waste 
recycling facility proposed by SITA at Hareness Place. These 
developments were suitably advanced through the planning 
system to warrant consideration as part of the paramics 
exercise and were included within the model.

6.6.37 The reference case identified hotspots at all junctions 
between the AWPR to Souter Head Roundabout during 
the AM peak period and at in particular at the Hareness 
Roundabout during the PM peak period.

6.6.38 Both peak periods indicated problems on the 
approaches on either side of the Bridge of Dee and King 
George the VI Bridge.

6.7) PARAMICS MODELLING 
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Baseline Model – Nigg Bay Development 
(Years 1 – 5)
6.7.1 Vehicular access into the new harbour would be via a 
new primary access formed from a section of Coast Road 
close to where the existing Coast Road / St Fittick’s Road / 
Greyhope Road junction lies. A secondary access would be 
formed further south on Coast Road for occasional coach 
access. 

6.7.2 The model used for years 1 – 5 relied heavily on the 
scope agreed for the Aberdeen Harbour Expansion Project 
Transport Assessment, by which time was nearing completion. 

6.7.3 The TA in support of the proposed Aberdeen Harbour 
Expansion development concludes that “An assessment of 
Coast Road capacity has found that it can accommodate 
the additional harbour traffic with no need for widening 
works.” Further analysis of junctions in the agreed study area 
also concluded that the proposed harbour traffic would not 
have an adverse impact on the operation and performance 
of those existing junctions. Therefore the only off-site road 
improvements proposed to support the harbour expansion 
are minor works to move the stop lines closer together at the 
Coast Road Railway Bridge which would allow the intergreen 
time to be reduced from 16 seconds to 10 seconds, and 
proposals to form a section of off-road cycleway on the east 
side of the railway line.

6.7.4 While some further impact was predicted at Hareness 
Roundabout, the results also indicate that some routes will 
experience marginal decreases and increase in journey time 
with the addition of extra traffic from the Aberdeen Harbour 
Expansion Project. Overall the harbour development is 
predicted to have a minimal impact on the adjacent local road 
network.

Phase 2 of Development Framework – 
Harbour fully operational and build out of 
Altens remnant sites (Years 6 –10)
6.7.5 The second phase of the Development Framework 
covers the years 6 – 10 when the proposed harbour would 
have been completed and fully operational. It is anticipated that 
during this period undeveloped sites within the existing Altens 
Industrial Estate will become more attractive to developers and 
tenants. Two undeveloped sites have been identified within 
the existing Altens Industrial Estate namely: Altens East with 
approximately 8.8 hectares of available land and a further 6.9 
hectares of land available at Peterseat. This overall provides 
up to 15.7 hectares of undeveloped land within Altens. 
Assuming 40% developable areas within the sites equates 
to approximately 60,000m2 of employment land. This could 
potentially comprise of mixed Class 4, 5 and 6 uses. 

Model Option 1 – Altens East Development plus 
Souterhead Roundabout Improvements and Coast 
Road Link

6.7.6 Observation of the Reference Case (in 2020) plus 
Harbour model runs indicated capacity constraints on the 
Wellington Road corridor leading to congestion and delays 
at some key junctions. The main locations of congestion and 
delays are the Souterhead Roundabout in the AM peak period 
the Hareness Roundabout during the PM peak period. The 
Development Framework identifies potential upgrades at the 
existing Souterhead Roundabout in order to accommodate 
the additional traffic from undeveloped sites within the existing 
Altens Industrial Estate. ACC have previously identified 
improvement options at the junction and have undertaken 
public consultation on them, however the preferred option has 
not been confirmed yet. Notwithstanding this, the Paramics 
modelling also shows that some improvements will be required 
at the Souterhead Roundabout in order to accommodate 
additional development traffic passing through the junction. 
Potential solutions at the Souterhead Roundabout and its links 
to and from Coast Road have been explored. The purpose 
is to ascertain its impacts on network performance with the 
additional development at Altens in place. The proposed 
interventions include:

• Increasing the Souter Head Road entry to three lanes; 

• providing a left slip with give-way on Langdykes Road; 

• providing a new link from Coast Road to Souter Head 
Road; 

• increasing flares on various roads; and 

• providing an additional lane on Souter Head Road 
westbound approach.  
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6.7.7 The AM peak results indicate that the network overall 
experiences some impact from the traffic associated with the 
additional development at Altens. The journey time results, 
for routes identified on the surrounding network, shows 
marginal increases over the model period. The main impacts 
are southbound through the Victoria Road, St Fitticks Road 
and Coast Road corridor as well as eastbound on West Tullos 
Road. 

6.7.8 The PM peak period development traffic impacts are 
more onerous. In relation to the routes assessed, the main 
development traffic impacts occur on Balnagask Road, Victoria 
Road and Wellington Road. Hareness Road westbound 
experiences a decrease in journey time which could be 
attributed to vehicles diverting to the new Souter Head Road 
link from Coast Road as well as the existing Blackness Road 
which has been added to the model. There are also journey 
time increases on Coast Road and West Tullos Road.

6.7.9 Observation and examination of the PM model 
indicates that there are significant capacity constraints at the 
Hareness Road roundabout leading to operational difficulties 
at the junction. The results in the impact of constraints at the 
roundabout in relation to the increased number of unreleased 
vehicles at the end of the model period. In particular the 
Hareness Road approach experiences significant delays and 
congestion over a significant period during the PM peak. 
Occasionally northbound queuing at the junction extends to 
the Souterhead Roundabout resulting in additional delays and 
congestion on all approaches. Major intervention would be 
required at the Hareness Roundabout to improve its capacity 
and operation. The junction is extremely constrained and 
there is limited land in the vicinity to provide the significant 
interventions required to address the existing capacity and 
operational difficulties. Adding to these difficulties are the 
proximities of adjacent side road including Redmoss Road to 
the west and the access road into Kirkton College. 

Model Option 1a – Altens East Development plus 
Souterhead Roundabout Improvements, Coast 
Road Link with additional Improvements at the 
Hareness Road Roundabout

6.7.10 The Option 1 network performance results demonstrate 
that there would be some capacity problems on the network 
particularly in the PM peak period. This is exacerbated by the 
additional traffic from Altens Industrial Estate expansion. A key 
bottleneck on the adjacent network, as observed in Option 1, 
is the Wellington Road / Hareness Road Roundabout. These 
problems were observed in both the 2035 Reference Case 
and Option 1 Case scenarios. Consequently, a significant 
number of unreleased vehicles were observed in the PM peak 
model. Vehicles from zones adjoining Hareness Road were 
unable to get onto the network to complete their journeys. This 
could potentially have an impact on journey times observed on 
adjacent routes.

6.7.11 To address the operational problems pertaining at the 
Hareness Roundabout, minor improvements to the roundabout 
were explored which may offer some benefits in capacity and 
operation. The interventions considered include: 

• An additional lane on the Hareness Road westbound 
approach to the roundabout. The improvements 
consider an initial two lanes from Altens Farm Road 
junction flaring into three lanes on approach to the 
roundabout; 

• Increasing the length of the left turn flare on the 
Wellington Road northbound approach to the Hareness 
Road Roundabout; and

• Changing the lane utilisation on the Wellington Road 
northbound to a double left turn into West Tullos Road.

6.7.12 The results indicate that during the AM peak period 
key routes on the local network are predicted to experience 
varied development traffic impact. Some routes on the 
adjacent network would experience a saving in journey times. 
However, key access routes to the development are predicted 
to experience increases in journey times and these include; 
West Tullos Road eastbound, Victoria Road/St Fittick’s Road 
southbound and Wellington Road southbound between Queen 
Elizabeth Bridge and Hareness Roundabout.

6.7.13 The results show that the interventions on the Hareness 
Roundabout would improve network performance by reducing 
the number of unreleased vehicles on the network at the end 
of the PM peak period. The Hareness Road westbound would 
benefit from the proposed improvements through improved 
capacity and journey time savings. The additional release 
of vehicles onto the network, in the PM peak period, would 
undoubtedly result in journey time increases on some exit 
routes for outbound traffic. With the exception of Coast Road 
and Langdykes Road southbound routes, all other routes are 
predicted to experience some level of journey time increases. 
The most impacted on are Wellington Road northbound, 
Victoria Road, Balnagask Road and Langdykes Road. The 
majority of these routes provide alternative links to Wellington 
Road from Altens Industrial Estate bypassing the delays on 
Hareness Road and Souter Head Road.

6.7.14 Summary: The Option 1a results overall demonstrate 
that the identified infrastructure improvements would provide 
betterment to the network performance in comparison to the 
baseline position, but additional measures would be required 
in order to fully accommodate the trips associated with Altens 
Industrial Estate expansion. These interventions are particularly 
required for the PM peak period when the network experiences 
high traffic volumes and as a result significant delays and 
congestion.
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Model Option 2 – East Tullos Link between Coast 
Road and Wellington Road

6.7.15 The Development Framework Phase 3 period, that 
is during Years 11 – 15, envisages a potential new link from 
Wellington Road through either the St Fitticks Park or the landfill 
site to Coast Road. The proposed infrastructure is intended to 
support additional development / expansion at the East Tullos 
Industrial Estate. It is envisaged that the new link will open up 
new opportunities within East Tullos for new and expanded 
general and port related industrial activity. The Development 
Framework notes that “the most significant infrastructure 
requirement over and above the new harbour itself will be a 
solution to provide direct access from the harbour into East 
Tullos.”

6.7.16 Whilst the East Tullos Link is proposed at the Phase 3 
stage of the Development Framework it is envisaged that the 
link could benefit both existing and future Altens Industrial 
Estate expansion traffic due to the link it would provide 
between Wellington Road and Coast Road. For these reasons, 
the potential implications on network performance of bringing 
forward the East Tullos link at the Phase 2 stage (Years 6 – 10) 
were tested. This included: 

• Option 2a – the East Tullos Link from Greenwell Road 
via the Landfill site to Coast Road

• Option 2b - the East Tullos Link from Greenwell Road 
via St Fitticks Park to Coast Road with a new tunnel 
under the Railway Line

• Option 2c – the East Tullos Link from Greenwell Road 
via Landfill Site with Coast Road Re-routed and a new 
Railway Bridge

Model Option 2a – Option 1a plus the East Tullos 
Link via the Landfill Site

6.7.17 Option 2a for the Phase 2 ‘Altens Expansion’ considers 
the East Tullos Link between Wellington Road and Coast 
Road via the landfill site. The changes to the Option 1a model 
in order to derive the Option 2a model include the new East 
Tullos Link Road from Greenwell Road via the landfill to Coast 
Road at a location south of the railway bridge.

6.7.18 Under this option the existing priority junction formed 
between Wellington Road and Greenwell Road has been 
upgraded to a signal controlled junction. The exact details of 
the junction to be formed between the new East Tullos Link 
and Coast Road would be determined through consultations 
with the relevant stakeholders. However, for the purposes of 
this assessment the new link connects to Coast Road via a 
simple priority junction at a location south of the railway bridge. 
It is worth noting that the existing section of Coast Road via 
the existing Railway Bridge is maintained under this option. 

6.7.19 In the AM Peak, the new East Tullos Link does not provide 
much benefit in comparison to the Option 1a model which 
excludes the link. The results overall are similar both for the 
network performance statistics and impacts on journey time. In 
the PM peak, the new link improves network performance by 
reducing the number of unreleased vehicles. There is marginal 
decrease in mean delay as well as an increase in mean speed. 
Journey times improve on some routes in comparison to the 
Option 1a test and the routes that benefit include: Victoria 
Road northbound, Hareness Road westbound, Balnagask 
Road westbound and West Tullos Road westbound. However, 
the additional traffic from the Altens Expansion introduces 
further delays and journey time increases on all routes, with the 
exception of Hareness Road westbound and Langdykes Road 
northbound, relative to the Baseline Case.

6.7.20 Summary: The East Tullos Link road route through 
the landfill site overall could improve network performance 
particular in the PM peak period. However, it does not provide 
the relief required to significantly improve overall network 
performance and mitigate the impact of the additional 
development traffic from the Altens Expansion.
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Model Option 2b – Option 1a plus the East Tullos 
Link via St Fittick’s Park

6.7.21 Alternatively the Development Framework discusses 
the option of a new link from Greenwell Road to Coast Road 
via St Fittick’s Park and a new tunnel under the railway line. 
The Option 1a model has been updated to include the link 
from Greenwell Road via St Fittick’s Park to Coast Road. 
This is referred to as the Option 2b. This option also include 
upgrading the existing Wellington Road / Greenwell Road 
priority junction to a signal controlled junction. A four arm 
roundabout junction has been assumed at the new junction 
between Coast Road and the new link road.  The AM peak 
results show a decrease in network performance compared to 
the Option 1a and Option 2a results. In the PM peak, the new 
link improves network performance by reducing the number of 
unreleased vehicles. However, there are marginal increases in 
mean delay and mean speed. Overall the additional traffic from 
the Altens Expansion introduces further delays and journey 
time increases on all routes, with the exception of Hareness 
Road westbound and Langdykes Road southbound, relative 
to the Baseline Case. 

6.7.22 Summary: The new East Tullos link reduces the 
delays on the Hareness Road westbound route but does 
not provide the relief required to significantly improve overall 
network performance and mitigate the impact of the additional 
development traffic from the Altens Expansion.

Model Option 2c – Option 1a plus the East Tullos 
Link via the Landfill Site and Re-routed Coast Road 
with New Railway Bridge

6.7.23 The Option 2c model incorporates the new East Tullos 
Link Road via the landfill site and re-routed Coast Road with 
a new Railway Bridge. The updates in the Option 2c model 
include:

• Upgrading the existing Wellington Road / Greenwell 
Road priority junction to a signal controlled junction.

• Re-routed Coast Road with a new bridge over the 
railway

6.7.24 In the AM peak, Option 2c results show a detriment in 
network performance in comparison to the other options. In 
the PM peak Option 2c delivers a marginal improvement in 
network performance than the other Option 2 scenarios. As 
with the other Option 2 series, the results of the PM peak 
model indicates increased journey time on the majority of 
routes relative to the Baseline Case.

6.7.25 Summary: The interventions in the Option 2C model 
could be consider to yield the best network performance 
improvements overall with the addition of traffic from the Altens 
Industrial Estate expansion.
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Phase 3 – Development at East Tullos 
(Years 11 – 15)
6.7.26 The Development Framework during this period allows 
for regeneration and expansion of East Tullos Industrial Estate. 
This is likely to be related to the redevelopment of existing units 
combined with the redevelopment of up to 15.7 hectares of 
undeveloped land to provide as much as 60,000 sqm of mixed 
Classes, 4, 5 and 6 uses.  

6.7.27 No specific proposals are identified in the Development 
Framework for the expansion of the existing industrial estate. 
Therefore, it would be difficult to estimate the level of trip 
generation likely to be associated with any future development 
within the wider area, albeit 25% of projected traffic in 2035 
entering the Industrial Estate in the AM peak and exiting in the 
PM peak has been assumed. A comparison of the vehicle trip 
in shows that the vehicle trips estimated for the East Tullos 
Industrial Estate regeneration represents approximately half of 
the proposals for the Altens Industrial Estate expansion. 

Model Option 3 – Option 2a plus East Tullos 
Regeneration

6.7.28 Option 3 assesses the impact of the additional traffic 
from the East Tullos regeneration sites using the Option 2a 
Paramics model. The model considers the future East Tullos 
link through the landfill site. The 2035 projected traffic for 
the existing East Tullos Industrial Estate has been uplifted by 
25% to take account of the potential traffic related to potential 
redevelopment. The Option 3 AM peak model results indicate 
that there were unreleased vehicles at the end of the model 
period. The network statistics also points to a congested 
network resulting in increased delays and decrease in overall 
mean speed. Observation and examination of the model 
indicates significant delays and queuing southbound on the 
A90(T) from Great Western Road to Bridge on Dee. The delays 
on the A90(T) extends to adjoining roads including Broomhill 
Road, Garthdee Road and Holburn Street. The key bottleneck 
on that section of the model is the capacity constraints at the 
Bridge of Dee. This is exacerbated by the additional traffic from 
East Tullos Regeneration.

Model Option 4 – Option 2b plus East Tullos 
Regeneration

6.7.29 Option 4 assesses the impact of the additional traffic 
from the East Tullos regeneration sites using the Option 2b 
Paramics model. The model considers the future East Tullos 
link through St Fittick’s Park. The 2035 projected traffic for 
the existing industrial estate has been uplifted by 25% to take 
account of the potential traffic from any future redevelopment 
of East Tullos Industrial Estate. The results show further 
detriment in network performance in both the AM and PM 
peak periods in comparison to Option 3, with more unreleased 
vehicles. This indicates that the network would not work as 
well as it would under Option 3. The results also show that the 
interventions on Wellington Road corridor will help to alleviate 
some of the operational problems on the adjacent local road 
network. However, additional measures will be required both in 
the immediate vicinity of the two industrial estates and at other 
offsite junctions further afield.

Model Option 5 – Option 2c plus East Tullos 
Regeneration

6.7.30 Option 5 assesses the impact of the additional traffic 
from the East Tullos regeneration sites using the Option 2c 
Paramics model. The model considers the future East Tullos 
link through the landfill site and a new bridge over the railway 
line. The 2035 projected traffic for the existing industrial estate 
has been uplifted by 25% to take account of the potential traffic 
from the future redevelopment of East Tullos Industrial Estate. 
The results show further detriment in network performance in 
both the AM and PM peak periods in comparison to Option 3, 
with more unreleased vehicles. This indicates that the network 
would not work as well as it would under Option 3. Journey 
time changes follow a similar trend as the previous options, 
with some routes experiencing increased delays. The results 
also show that the interventions on Wellington Road corridor 
will help to alleviate some of the operational problems on the 
adjacent local road network. However, additional measures will 
be required both in the immediate vicinity of the two industrial 
estates and at other offsite junctions further afield.
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6.8) YEARS 1 – 5

Harbour Construction & Early Operation
6.8.1 The first phase of the Development Framework will 
be predominantly concentrated on the delivery of the new 
harbour itself. In the first instance the formation of the site 
and suitable access arrangements to facilitate construction 
will be necessary. This will include realignment of the three 
roads which meet at Nigg Bay, the exact route of which will be 
considered through the Nigg Bay masterplan and the consents 
process for the new harbour. 

6.8.2 Temporary construction areas would be formed on the 
headlands and adjacent to the beach to the north of the Waste 
Water Treatment Works. 

6.8.3 The Coastal Path would require rerouting during the 
construction period.

6.8.4 Road and signal improvements on Coast Road and Rail 
Bridge Crossing would be implemented during this period.

6.8.5 Following construction, the temporary construction areas 
would require reinstatement as would a rerouted coastal path.

6.8.6 The latter years of the first phase should be marked by 
the preparation of the Altens Masterplan which should be in 
place in advance of the second phase.

6.8.7 Additional areas of land which may be considered for 
development in the later phases of the development framework 
are identified within this Report. These should be considered 
in the context of future development plan reviews, as set out 
below.

Year Development Component Delivery

1 Alteration to Coast Road bridge signal timing and 
approach

Aberdeen Harbour / Aberdeen City Council

1 Realignment of Greyhope Road Aberdeen Harbour / Aberdeen City Council

1 Upgrades to Coast Road Aberdeen Harbour / Aberdeen City Council

1 Temporary construction areas Aberdeen Harbour

2 Formation of Breakwaters Aberdeen Harbour

2 Formation of Quays Aberdeen Harbour

3 Consideration of additional land through LDP review Aberdeen City Council

3 Preparation of Altens Masterplan Aberdeen City Council / Scottish Enterprise / 
Developers

4 Reinstatement of temporary construction areas as 
public open space

Aberdeen Harbour

4 Reinstatement and realignment of Coastal Path Aberdeen Harbour

5 Preparation of East Tullos Masterplan Aberdeen City Council / Scottish Enterprise / 
Developers

Figure 30  Development table for years 1 - 5
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Figure 31  Harbour Construction Visualisations up to year 2
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6.9) YEARS 6 - 10

Harbour operation & Altens construction
6.9.1 The second phase would cover years 6 – 10 of the 
Development Framework and would see the harbour 
operational. Undeveloped sites at Altens will become more 
attractive to developers and tenants with the presence of 
the harbour nearby and developer pressure will mount. At 
this stage upgrades to Souter Head Roundabout will be 
necessary. As referred to previously, additional interventions 
on Coast Road may be required, as may improvements or the 
replacement of the Rail Bridge Crossing.

6.9.2 In the later years of this phase a decision as to how to 
cross the railway line from Nigg Bay into East Tullos should 
be made. If the chosen route involves a new bridge then this 
would negate the need to replace the the existing bridge.

Year Development Component Delivery

6 Upgrades to Souter Head Roundabout Aberdeen City Council / Developers

7 Improvements to roads linking Coast Road to Souter 
Head Roundabout

Aberdeen City Council / Scottish Enterprise / 
Developers

7 Construction of Altens remnant sites Scottish Enterprise / Developers

8 Consideration of additional land through LDP review Aberdeen City Council

10 Decision on East Tullos Link Aberdeen City Council

Figure 32  Development table for years 6 - 10



113

1) P
urpose 

2) A
 C

lear D
evelopm

ent  
P

lan C
ontext

3) P
hysical and  

C
ontextual A

nalysis 
4) E

ngagem
ent

5) G
row

th S
cenarios  

6) O
ptions 

7) S
econd R

ound of 

E
ngagem

ent  

8) H
ow

 to use The 

D
evelopm

ent Fram
ew

ork

113

6) O
p

tio
ns 



114114

6.10) YEARS 11 - 15

East Tullos Link & Early East Tullos 
Regeneration
6.10.1 During years 11 to 15, the new route into East Tullos 
should be implemented as part of the regeneration of East 
Tullos. This will comprise one of the two options shown and will 
enable the regeneration and redevelopment of East Tullos for 
new and expanded general and port related industrial activity. 

6.10.2 The scope for additional land release may be necessary 
either to meet demand following East Tullos regeneration or as 
an additional revenue stream to assist in facilitating the delivery 
of the East Tullos Link Road.

Year Development Component Delivery

11 Access from Nigg Bay into East Tullos Scottish Enterprise / Aberdeen City Council / 
Developers

13 Construction of East Tullos Scottish Enterprise / Developers

13 Consideration of additional land through LDP review Aberdeen City Council / Developers

Figure 33  Development table for years 11 - 15
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6.11) YEARS 16 - 20

Completion of East Tullos Regeneration & 
any additional land
6.11.1 The latter years of the Development Framework will see 
the continued redevelopment and regeneration of East Tullos 
for intensified industrial activity.

6.11.2 As the land use density increases and trip movements 
change there will likely be a requirement for interventions at the 
junctions where Wellington Road affords access and egress 
into East Tullos.

6.11.3 Again at this stage the potential for any additional land 
release in the area as a result of either developer pressure or 
a need to cross fund infrastructure improvements should be 
considered in line with relevant development plan reviews. If 
necessary and justified in terms of planning policy, these would 
likely take place at or adjacent to the new route into East Tullos 
from Nigg Bay.

6.11.4 The realisation of enhanced rail facilities at East Tullos 
should be considered at this stage. These would be dependent 
on external parties.

Year Development Component Delivery

16 Construction of East Tullos Scottish Enterprise / Developers

17 Improvements to junction from Wellington Road into 
East Tullos

Scottish Enterprise / Aberdeen City Council / 
Developers

18 Improvements to path network on Tullos Hill Developers

18 Rail Halt Network Rail

19 Improvements of connections from Torry to East 
Tullos and Rail Halt

Aberdeen City Council

20 Consideration of any additional land requirements 
through LDP review

Aberdeen City Council / Developers

Figure 34  Development table for years 16 - 10
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7) SECOND ROUND OF 
ENGAGEMENT 
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7.1)  

7.1.1 The second phase of public consultation and workshops 
had commenced in February 2015 and included further 
discussions with Aberdeen City Council in the form of a Roads 
Workshop. It was this workshop along with the Special Meeting 
held with Torry Community Council which led to the decision to 
undertake paramics modelling prior to progressing any further. 
Once this had been undertaken, a further Workshop was held 
with Torry Community Council in March 2015, followed by 
three public consultation events in May 2015:

• Public Exhibition Tuesday 5th May, 10:00 – 19:00 and 
Wednesday 6th May at Tesco Wellington Road, Torry;

• Public Exhibition Friday 8th May, 10:00 – 19:00 at 
Union Square Shopping Centre; and

• Static Exhibition, From Wednesday 13th May until 
Wednesday 27th May at Marischal College, Guild 
Street.

7.1.2 This series of workshops and exhibitions presented 
the proposed timeline approach and identified a range of 
transport interventions across the lifetime of the Development 
Framework.

Torry Community Council

7.1.3 The general comments from Torry CC ranged, in particular 
revisiting traffic concerns throughout the Torry area, albeit there 
was general support for efforts to assess the impact of this 
cumulatively through the Development Framework.

7.1.4 Support was voiced for improvements to the Coast Road 
for pedestrians and cyclists and it was felt that any cycle route 
should be segregated. This was noted as essential. Screening 
and protection of Torry from industrial development was also 
highlighted. A new passenger rail halt in the Torry area was 
also supported. 

7.1.5 Air quality impacts from the additional roads was noted 
as a point to consider with concerns raised in relation to this 
issue. 

7.1.6 Regarding the 1-5 year plan outlined in the Development 
Framework, the CC were keen to see odour issues relating to 
the sewage plant included in the document. The retention of 
the rugged coast line and limitation  in the loss of character 
were also noted as important. 

7.1.7 Torry CC also felt that there should be community 
involvement in the design and maintenance of public spaces. 
The development of public space near the coast was 
mentioned as was the potential provision of a Heritage Centre.

Public Exhibitions

7.1.8 The public exhibitions in Torry and Aberdeen City Centre 
were very well attended and city residents were able to view 
and consider the proposed timeline for development and 
infrastructure.

7.1.9 A clear majority agreed with the proposals and the 
approach pursued. There was favour toward the link from 
Nigg Bay to East Tullos being around the landfill as opposed 
to across St Fitticks Park and under the railway and there 
was clear support for further consideration being given to the 
potential for utilising Craiginches for passenger services.

7.1.10 The exhibitions also sought input from communities as 
to how public spaces could be utilised or improved with a view 
to these feeding into the development and design principles 
for each masterplan area. Responses included:

• A marine coastal centre

• Landmark activity park

• Improved coastal path

• Improved access to coastal path

• More parks and activity areas

• Safer parks

• Removal of waste water works

• Extension of coastal path to Cove, more signage and 
seating

• Play areas

• Better linked cycle routes

• Dolphin and whale spotting area

• Infrastructure around harbour to encourage visitors – 
cafes, greenspace etc.

• Visitor centre

• Widen / replace old Bridge of Dee

• Marina and small boat onshore storage

• Improvements to all roads leading to the bay and the 
addition of cycle space

• Memorial

• Segregated cycle ways

• Integrated renewable energy

• Links to and from Victoria Road and Market Street

• Conservation of the Torry Battery
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Torry Community 
Council Workshop 

Torry and City Residents Exhibition

Event No. 20 21/22/23/24

• Cumulative impact 
of all development 
requiring consideration

• Access to coast 
for recreation and 
movement

• Air quality

• Consider rail access

• Retain character of 
coast. 

• Wellington Road and wider 
road network at capacity

• Infrastructure upgrades 
required

• Community benefits for the 
people of Torry 

• Protect existing and 
provide new parks/public 
green space

• Impact upon residential 
amenity through traffic 
and loss of recreation 
opportunities

• Consider rail access

• Provide wildlife / dolphin 
viewing area

• Maintenance of coastal 
path and access around 
new harbour 

• Consider rail access

• Scottish Water sewage 
works odour

• Maintenance and 
improvement of coast for 
recreation

• Protection and 
enhancement of wildlife 
and environmental interests

• Need for Environmental 
Assessment

• Protect existing and 
provide new and improved 
cycle paths / links

• Attracting new business 
to the area, in particular 
tourism and renewable 
energy

• Provision of food/ 
refreshment/ picnic areas

Figure 35  Phase 2 Engagement - feedback table
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PHASE 1 ENGAGEMENT

Figure 36  Engagement Timeline
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8) HOW TO USE THE 
DEVELOPMENT FRAMEWORK 
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Nigg Bay
8.1.1 It is envisaged that the Nigg Bay Masterplan will be first 
of the three sub-areas to be developed. This will enable the 
delivery of the new harbour in line with Aberdeen Harbour’s 
critical path programme of works. The harbour, its operational 
area and any temporary construction areas will fall within the 
defined NPF3 boundary as shown on the accompanying plan.

8.1.2 Critical interactions will be between the construction and 
operations of the harbour with adjacent land uses. There will 
be a need to maintain an acceptable level of public access 
to open spaces around the site during construction then 
reinstatement of temporary construction areas afterwards.

8.1.3 As previously referred, an EIA is being carried out 
by Aberdeen Harbour which will assess the potential 
environmental impact of the construction and operation of the 
new harbour development and any essential infrastructure and 
will propose suitable mitigation measures. The EIA will form a 
key component of the consenting process. 

8.1.4 This will include chapters covering a range of topics, 
including:

• Socioeconomics;

• Seascape and Landscape Visual Impact Assessment;

• Air Quality;

• Ecology and Protected Species;

• Geology and Land Contamination;

• Flood Risk;

• Transport;

• Geophysical;

• Metocean;

• Hydrodynamic and Plume Modelling;

• Blasting;

• Benthic and Intertidal Surveys;

• Fish and Shellfish;

• Commercial Fisheries;

• Navigation;

• Underwater Noise;

• Noise;

• Archaeology; and

• Marine Mammals and Birds.

8.1.5 The EIA has been carried out only for the harbour 
proposals as these are the only development components 
within the Development Framework that are at a stage to 
be progressed towards applications for consent. All other 
development components are outwith the control of Aberdeen 
Harbour and do not form part of their specific proposals for 
harbour expansion.

MASTERPLAN AREAS AND 
DEVELOPMENT AND DESIGN PRINCIPLES
8.1.1 The overall Development Framework approach 
comprises a two tiered process which is set out as follows:

Development Framework

8.1.2 The Development Framework considers how the 
wider study area relates to the surrounding area, and seeks 
to improve both its physical and non-physical connections 
therein.

Masterplans

8.1.3 Following adoption of the Development Framework 
Baseline Report, individual Masterplans will be prepared for 
each of the sub-areas. These will be area specific and relate 
to the future development areas within their respective study 
areas. They will have a particular focus on improving, extending 
and diversifying the activity and associated commercial offer.

8.1.4 It is envisaged that the individual masterplans and 
development components within will be progressed by the 
following parties and likely in the following order:

Masterplan Prepared by: Timescales

Nigg Bay 
Masterplan – 
Aberdeen Harbour

Aberdeen Harbour 2015/16

Altens Masterplan

Aberdeen City 
Council / Scottish 
Enterprise / 
Developers

2018/19

East Tullos 
Masterplan

Aberdeen City 
Council / Scottish 
Enterprise / 
Developers

2020/21

8.1.5 The option testing process within the Baseline 
Report resulted in an indicative vision for development. The 
development vision, strategic objectives, and a list of key 
design and development principles can be articulated, and are 
set out on the following pages.

8.1.6 The objectives and principles for each of the Masterplan 
areas; Nigg Bay, Altens and East Tullos, are categorised under 
the following headings:

• Economy / Business;

• Land Use;

• Infrastructure and Access;

• Public Spaces and Access;

• Environment; and

• Community Benefits.

8.1.7 Each Masterplan and all subsequent development 
proposals will be expected to reflect these principles.

8.1) How to Use the Development Framework
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8.1.6 The harbour proposals will be subject to three separate 
but closely interlinked consenting regimes. These are:

• A Harbour Revision Order under the Harbours 
(Scotland) Act 1964;

• A Marine Licence under the Marine (Scotland) Act 
2010; and

• Planning Permission under the Town and Country 
Planning (Scotland) Act 1997 as amended by the 
Planning (Scotland) Act 2006. 

8.1.7 The extent to which the various components will be 
required will be agreed with each of the three regulators, 
however it is widely agreed that the Harbour Revision Order 
and Marine Licence will represent the principal consent for the 
delivery of the harbour with planning permission required for 
those landward elements of the development that lie outwith 
the HRO boundary and are not deemed to be permitted 
development.

8.1.8 Any impact upon the marine environment will be 
assessed through the EIA and managed through the Harbour 
Revision Order and Marine Licensing processes. In addition, 
other consents and licences may be required, such as 
Controlled Activities Regulations licences and protected 
species licences depending on the findings of the EIA.

8.1.9 A Transport Assessment is being carried out which will 
support the various applications and inform the EIA and Nigg 
Bay masterplan. This will consider amongst other items the 
ability to restrict HGV access and egress to and from the new 
harbour via Torry, the implications of coach traffic associated 
with cruise operations and access and egress for abnormal 
loads.

8.1.10 Beyond the harbour and its construction site, a 
number of other matters require further consideration. These 
predominantly relate to the provision of public open spaces 
for recreation and movement and to transport infrastructure. 
In planning for these functions, consideration must be given 
to the impacts on the natural environment, both terrestrial and 
marine, in terms of habitat, habitat connectivity, and individual 
species.  

Altens
8.1.11 The Altens estate is located further to the south of 
East Tullos. It is a larger and generally more modern site than 
East Tullos with a slightly higher employment density. Altens 
is largely full, with an employment land audit published in 
May 2014 showing that the 0.9 hectares of established but 
undeveloped industrial land identified in the 2013 Audit and 
referenced in the Biggar Economics Report is now under 
construction. 

8.1.12 To the north and east of the existing Altens estate 
there are two further industrial areas known as Altens East 
and Peterseat, both of which have a significant amount of 
undeveloped space. According to the recent land audit, Altens 
East currently has 8.8 hectares of established but undeveloped 
industrial land, 2.3 hectares of which is constrained by lack 
of infrastructure. There are also a further 6.9 hectares of 
land available for immediate development at Peterseat. If 
the accessibility of these sites were improved by new roads 
infrastructure associated with developments at Nigg Bay then 
this could make this undeveloped land more attractive to 
potential developers.

8.1.13 Roads infrastructure upgrades will be required as and 
when new development comes forward in agreement with 
ACC. This should be properly coordinated so as not to result in 
detrimental impact upon traffic flows.

8.1.14 Further development at Altens presents the opportunity 
to improve access to surrounding open spaces such as the 
coast and the Gramps as well as to neighbouring communities 
and employment areas. Any future allocations would be 
dependent on bids to future development plan reviews.

8.1.15 The Altens Masterplan will require to consider the 
potential for cumulative impacts arising from committed or 
proposed development in neighbouring masterplan areas so 
as to suitably mitigate against any adverse implications on the 
environment, amenity or infrastructure. This will be particularly 
relevant to any measures already put in place to mitigate other 
development in the Development Framework area.
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East Tullos
8.1.16 East Tullos is a 63 hectare site located to the south of 
the existing harbour and was one of the first industrial estates 
developed in Aberdeen after WWII. Although the site is fully 
developed it is currently occupied mainly by light industrial 
users, warehouses and storage yards, it has a surprisingly low 
employment density considering its proximity to the city centre. 
According to the Biggar Economics study, there are currently 
eight vacant sites on the estate and consultations with ACC 
suggests that many of the existing units are also now quite old 
and would benefit from upgrading. This is particularly the case 
for units toward the east of the site, which are less accessible 
from the main (A956) road. If the accessibility of the site were to 
be improved as a result of new roads infrastructure associated 
with a new harbour at Nigg Bay then this could provide an 
incentive to some owners to improve or redevelop their sites.

8.1.17 As identified in the Biggar Economic Report and in 
the plot analysis carried out as part of the baseline for the 
Development Framework, land at East Tullos is at present under 
utilised, offering scope for consolidation and redevelopment 
in future to enable new development opportunities and 
intensification of employment densities.

8.1.18 The full extent of this will be ascertained through 
a detailed masterplan following the completion of the 
Development Framework process, however, at this stage, 
given the scale of the area and its current condition, the 
opportunity in this location is expected to be considerable.

8.1.19 This opportunity requires the most significant and 
complex of the transport interventions to be fully realised and 
would be likely to follow take up of land at Altens. Dependent 
on the access solution selected, it would be realistic that a time 
period of 2025 – 2035 should be assigned to this opportunity.

8.1.20 The East Tullos Masterplan should be prepared in 
advance of any significant additional development coming 
forward in the area. Individual planning applications will then 
be considered in its context on a proposal by proposal basis.

8.1.21 Roads infrastructure upgrades will be required as 
and when new development comes forward. This should be 
properly coordinated so as not to result in detrimental impact 
upon traffic flows and air quality.

8.1.22 As with Altens, the East Tullos Masterplan offers the 
opportunity to improve connections to surrounding open 
spaces such as the Gramps as well as increasing permeability 
between communities such as Torry and nearby employment 
areas.

8.1.23 The East Tullos Masterplan will require to consider the 
potential for cumulative impacts arising from committed or 
proposed development in neighbouring masterplan areas so 
as to suitably mitigate against any adverse implications on the 
environment, amenity or infrastructure. This will be particularly 
relevant to any measures already put in place to mitigate other 
development in the Development Framework area.

8.1.24 Common to each masterplan area, transport 
infrastructure and trip generating proposals within these will 
require the transport impact to be properly assessed. Detailed 
Transport Assessments will be required in line with national 
guidance, to ensure that the local road network can cope 
with the additional traffic generated, that the traffic impact is 
mitigated and sustainable means of transport are promoted. 



129

1) P
urpose 

2) A
 C

lear D
evelopm

ent  
P

lan C
ontext

3) P
hysical and  

C
ontextual A

nalysis 
4) E

ngagem
ent

5) G
row

th S
cenarios  

6) O
ptions 

7) S
econd R

ound of 

E
ngagem

ent  

8) H
ow

 to use The 

D
evelopm

ent Fram
ew

ork

129

7) S
eco

nd
 ro

und
 o

f 

E
ng

ag
em

ent 



130130

8.2) How to Use the Development Framework

The Nigg Bay Development Framework concludes with a series 
of Development and Design Principles for each masterplan 
area. These are categorised under the 6 key themes bourne 
from the engagement process, being:

• Economy and Business

• Land Use

• Infrastructure and Access

• Public Space and Access

• Environment

• Community Benefits

These Development and Design Principles have emerged 
through existing policy and legislative requirements, feedback 
from public and stakeholder engagement and through ongoing 
discussions and review with Council Officers covering a range 
of disciplines.

These are listed below with a brief explanation of their origins.



131

1) P
urpose 

2) A
 C

lear D
evelopm

ent  
P

lan C
ontext

3) P
hysical and  

C
ontextual A

nalysis 
4) E

ngagem
ent

5) G
row

th S
cenarios  

6) O
ptions 

7) S
econd R

ound of 

E
ngagem

ent  

8) H
ow

 to use The 

D
evelopm

ent Fram
ew

ork

131

7) S
eco

nd
 ro

und
 o

f 

E
ng

ag
em

ent 

Economy and Business

Objective 1: Facilitate the construction and 
operation of a new harbour facility at Nigg 
Bay.

Land as identified in ALDP 2016 should be safeguarded 
and made available for the construction of a new 
harbour facility at Nigg Bay in line with NPF3.

As per NPF3 which identifies the ‘Expansion of Aberdeen 
Harbour’ as a National Development. The Proposed ALDP 
(February 2015) confirms in Policy T1 that land is safeguarded 
for Aberdeen Harbour expansion and the proposals map 
identifies land at Nigg Bay as subject o Policy B5 – Aberdeen 
Harbour and the wider NPF3 designation being Opportunity 
Site 62 for Harbour Expansion.

Suitable supporting roads and services infrastructure 
should be provided to enable construction and 
operation.

As per PLDP (Paragraph 3.72) which confirms that the 
Development Framework should coordinate essential 
infrastructure and identify opportunities for strategic 
improvements to the road and rail network. Also as per 
the consultative draft Aberdeen Local Transport Strategy 
2015/2020 (Page 20) which identifies a key action being 
to support Aberdeen Harbour Board in the development of 
Aberdeen Harbour and Nigg Bay, including identification of 
infrastructure required to ensure the Nigg site is viable.

The new harbour should be capable of accommodating 
larger vessels than currently possible within the existing 
harbour.

As per the Case for Growth and Directions for Growth which 
identify existing capacity constraints at Aberdeen Harbour that 
require to be addressed.

The new harbour should be designed to accommodate 
future predicted traffic flows.

In order to meet the requirements identified by Aberdeen 
Harbour’s own consultants and by Scottish Enterprise as 
set out in Biggar Economics’ report “Economic Impact of 
Aberdeen Harbour Nigg Bay Development”.

Objective 2: Maintain and expand existing 
harbour related activity in the region i.e. oil 
and gas, energy, general cargo etc.

Development proposals should take cognisance of their 
surroundings, sensitively integrating with existing work 
streams and enhancing possibilities where possible.

In order to build upon and not compromise existing industry 
in the area, while presenting opportunities for new investment 
as identified in Biggar Economics’ report “Economic Impact of 
Aberdeen Harbour Nigg Bay Development”.

Objective 3: Expand the potential range 
of uses where possible, attracting new 
work streams i.e. Cruise related tourism, 
decommissioning, offshore renewables etc.

Development proposals should be sufficiently flexible so 
as to respond to and accommodate the specific needs 
of new industries.

The new harbour should be designed to accommodate as 
many future industries as possible and not to be suitable solely 
for single types of user.

Objective 4: Connect to digital infrastructure 
networks

In line with LDP policy, new development will have access 
to modern, up-to-date high-speed communications 
infrastructure.

In line with PLDP Policy CI1: Digital Infrastructure which 
requires that all new residential and commercial development 
will be expected to have access to modern, up-to-date high-
speed communications infrastructure. While this point is 
already included in the LDP, its reiteration in the Development 
Framework came as a specific request from Council Officers 
upon review of the draft Framework.

8.3) Nigg Bay
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Land Use

Objective 1: Complement and not 
compromise the vitality and regeneration of 
the city centre.

Proposals for development should not introduce 
significant uses which could compete with and detract 
from the offer of the city centre, compromising its 
regeneration.

At the time of preparing the Nigg Bay Development Framework, 
Aberdeen City Council were underway with the preparation of 
the Aberdeen City Centre Masterplan. This exercise sought 
to add vitality and breath life back into the city centre through 
regeneration and concern was expressed that proposals to 
introduce significant new office development at Altens could 
compromise the efforts of the City Centre Masterplan. This 
point was included following agreement with Council officers.

Objective 2: Sensitively manage the 
interaction between existing communities, 
businesses and industry.

Objective 3: Development proposals should 
seek to avoid compromising Green Belt and 
Green Space Network objectives as defined 
in planning policy.

Provide a safe and secure harbour environment with 
clear definition between public and private space.

&

Industrial development should be screened from public 
and residential areas as far as practicably possible.

&

Particular regard should be given to issues of noise, 
vibration, air quality, odour and light.

In response to PLDP Policy B1 – Business and Industrial Land 
which requires that low amenity ‘bad neighbour’ uses must 
have regard to surrounding uses and their potential impact on 
the environment and existing amenity. The inclusion of specific 
reference to screening and then noise, vibration, air quality, 
odour and light came in direct response to comments from 
communities and Council officials. While these are addressed 
in existing LDP policy and other environmental legislation, it 
was considered that they are of particular relevance to this 
area and should be reiterated in the Development Framework.

Development proposals within the initial phases of the 
Development Framework should be compliant with 
Green Belt policy. 

This is in direct response to PLDP Policy NE2 Green Belt which 
is clear as to which types of development are considered 
to be acceptable in the Green Belt. These include essential 
infrastructure such as transport proposals identified in the LDP 
or roads planned through the masterplanning of opportunity 
sites, provided that they cannot be accommodated outwith 
the Green Belt.

Future proposals for development beyond those 
proposed as part of the Baseline Scenario will require to 
be in line with current development plan policy and any 
associated Green Belt / Green Space Network review.

Following discussion with Council Officers it was agreed that 
the Development Framework would not identify any greenfield 
land for development other than for essential infrastructure and 
that such sites would be considered during future LDP reviews.
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Infrastructure and Access 

Objective 1: Maximise connectivity to, from 
and through the development.

Objective 3: Provide road access suitable for 
the construction and operation of the new 
harbour at Nigg Bay.

Objective 2: Establish new sustainable 
transport connections. 

All roads, streets and spaces shall be well connected, 
both internally and externally.

&

Roads and streets shall be designed so as to traffic calm 
naturally.

&

Make efficient use of road space / junctions to help 
create quality streetscapes.

In line with the spirit and provisions of Designing Streets.

New and improved routes for walking and cycling should 
be designed into proposals at an early stage.

With reference to PLDP Policy NE1 - Green Space Network, 
Policy T3 – Sustainable and Active Travel and the LTS which 
confirms that as the coastal route has both strategic walking 
and cycling routes improvements to the road network to 
access Nigg will have to consider all modes.

Any access arrangements and infrastructure 
improvements, including parking and interim 
arrangements, will be addressed in a Transport 
Assessment, in full consultation and accordance with 
ACC Transportation and Roads Services.

&

The existing road network should be maintained and 
upgraded in line with ACC requirements as agreed with 
ACC Roads Development Management to facilitate 
construction and operational traffic.

&

Construction and operation of development should not 
result in a significant adverse impact upon the road 
network to the detriment of other road users, particularly 
at peak times.

&

Provide temporary access points during the construction 
of the harbour which will not negatively impact on 
existing land uses and infrastructure.

&

Establish a principal point of access for the proposed 
harbour which will aid traffic flow in the area.

&

Safeguard road network capacity from emerging 
development proposals for harbour purposes. 

&

Access arrangement for the new harbour should be 
designed so as to restrict the access or egress of 
HGV’s via St Fitticks Road or Greyhope Road. This will 
be considered further in the Nigg Bay Masterplan and 
agreed with ACC through a Transport Assessment.

&

Suitable measures to facilitate the movement of cruise 
/ ferry passengers should be put in place in advance of 
these operations commencing.

These provisions were included following extensive discussions 
with and feedback from Council Roads Officers and local 
communities. These also link back to PLDP PoliciesT2 – 
Managing Transport Impact, Policy T3 – Sustainable and 
Active Travel and the LTS.
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Objective 4: Provide improvements along the 
existing Coast Road and bridge.

Objective 5: Ensure any planned 
infrastructure is future proofed for extreme 
weather events and impacts of coastal 
flooding as a result of climate change.

Objective 6: Minimise impact of infrastructure 
upgrade works

Upgrades to the Coast Road will require to be made to 
facilitate the construction and operation of the harbour 
without compromising its current function.

Discussions with Council Roads Officers led to general 
agreement on the findings of the Transport Assessment in 
support of the harbour proposals as well as the modelling 
undertaken as background to the Development Framework 
insofar as it confirmed that through alterations to the signal 
phasing of Coast Road’s railway bridge crossing the existing 
queuing which occurs on either side of the bridge at peak 
times would not be exacerbated.

Upgrades will include opportunities for improved 
pedestrian and cyclist access.

In direct response to feedback from local communities and 
from Nestrans, it was established that there is a desire to see 
Coast Road’s function as a key cycle route improved and its 
potential to enable pedestrian access improved. The general 
consensus was that such routes should be segregated from 
HGVs and as such a route on the eastern side of the railway 
should be considered.

Necessary upgrades to water, road and other 
infrastructure should be planned and programmed so 
as to minimise the impact upon local communities and 
businesses. 

This was included specifically to assist in minimising the impact 
of works on existing infrastructure, in particular the local road 
network as identified by local communities, in order to avoid 
impact upon amenity.

Climate change impacts will be addressed in an 
Environmental Statement in the form of an allowance in 
the flooding and drainage considerations.

This point was in direct response to feedback from Council 
Officers in the Environment Team who requested that specific 
mention be made of climate change in the development and 
design principles. In standard EIA practice, this consideration 
predominantly relates to flooding and drainage where a climate 
change allowance is factored in to assessments.
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Public Space and Access 

Objective 1: Protect and enhance existing 
heritage sites, and places of local importance; 
such as St Fitticks Church, Girdle Ness 
Lighthouse, Torry Coo etc.

Objective 2: Provide new and improved public 
spaces.

Objective 3: Provide new and improved path 
networks for cycling and recreation.

Proposals for development should sensitively respond 
to the setting of nearby Listed Buildings and Scheduled 
Ancient Monuments in the area. Any adverse impact 
upon the heritage value of these assets or their settings 
will be appropriately mitigated against. Furthermore 
any direct impact on areas of known archaeological 
potential will also be mitigated against.

In line with PLDP Policy D4 – Built Heritage.

Opportunities for interpretation of the historic 
environment should be maximised.

In response to discussions with local communities and the 
outcome of public engagement which sought improvements 
to annotation and the educational value of historic features.

Where possible, new and improved paths connecting 
these local landmarks should be considered.

In line with PLDP Policy NE1 - Green Space Network and 
Policy T3 – Sustainable and Active Travel.

Detailed proposals for the public realm should 
demonstrate the creation of a high quality environment 
for the user and contribute toward making a positive 
first impression to port users arriving into the city at this 
location. 

In line with PLDP Policy B1 – Business and Industrial Land and 
Aberdeen City Council’s Open Space Strategy and feedback 
from communities regarding the potential arrival of cruise 
passengers.

Where the loss of public space is inevitable, 
compensatory measures should be considered. 
This could include the reinstatement of temporary 
constructions areas not required for operational areas 
or other development as enhanced public spaces.

In response to the provisions of PLDP Policy NE1 – Green 
Space Network and feedback from local communities.

Areas required temporarily during construction should be 
reinstated with opportunities to increase the recreational value 
of these spaces through the reinstatement process maximised.

Car parking should be accommodated by a variety of 
means to provide flexibility and lessen visual impact.

In response to local communities who stressed that access 
along the coast should be enhanced by new and replacement 
parking.

Public art should be used appropriately to add quality 
and assist with legibility.

In line with the spirit and provisions of Designing Streets.

Care should be taken to preserve and respect the 
different nature of routes i.e. Coastal Path, Core Paths, 
Cycle Paths and upgrade where identified through 
agreement with ACC.

In line with PLDP Policy NE1 - Green Space Network and 
Policy T3 – Sustainable and Active Travel.

Where possible, new footpaths and cycle paths should 
be segregated from motor vehicles.

In response to feedback from local communities and Nestrans.
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Environment 

Objective 1: Minimise environmental impact. Objective 2: Create a ‘Green Harbour’ with 
high sustainability credentials.

Objective 3: Development should attempt 
to reduce reliance on the use of the car 
as a movement choice, through the use of 
travel planning, to facilitate an increase of 
sustainable mode share.

Proposals for development must minimise environmental 
impact through avoidance or mitigation.

&

Where impacts are anticipated, these should be 
assessed against the ability to secure compensatory 
measures.

&

Particular regard should be given to: landscape and 
visual impact; surface water drainage; biodiversity 
(flora and fauna); air quality; light pollution; noise 
and vibration, with suitable design response and/or 
mitigation measures put in place to reduce or offset any 
adverse impact.

&

A Noise Mitigation Plan which addresses avoidance of 
residential areas for HGV movement will be considered 
and a Dust Management Plan will be required for both 
the construction and operational phases of the harbour. 
Ongoing discussions with Environmental Health on 
these matters should be held.

&

Consideration must be given to climate change 
adaptation and adapting to climate change projections. 
Surface water will be a key impact, however, other 
considerations should also include sea level rise and 
additional impacts created through storm / tidal surge.

Principles established through detailed feedback from Council 
Officers and SNH. While much of these points are already 
addressed in existing planning policy and environmental 
legislation it was considered paramount to reiterate these in 
the Development Framework in order to ensure that these are 
suitably respected.

Development proposals should embrace sustainable 
construction methods and technologies.

&

Proposals should be future proofed, facilitating the ability 
to embrace renewables and low carbon technology and 
connect to wider heat and energy networks in future.

&

Proposals should contribute toward water efficiency 
and not compromise water quality

In line with the aspirations of Aberdeen Harbour and as a 
result of feedback from Council Officers and in particular 
the provisions of PLDP Policy R7 – Low and Zero Carbon 
Buildings, and Water Efficiency.

In situations where car use cannot be avoided, provision 
should be put in place to encourage access by ultra-
low emission vehicles, including those with a plug-in 
component.

In line with the LTS which aims to facilitate the uptake of 
ultra-low and low emission vehicles as a contribution towards 
improving air quality in the City.

Objective 4: Protect and enhance the 
surrounding land and marine environment.

Development should enhance local habitats and improve 
biodiversity, where possible.

&

Measures should be taken to protect and improve the 
health and diversity of land and marine environments, in 
particular where enhanced public access is afforded to 
land along the coast.

In line with PLDP policy which aims to restore and improve 
habitats, with wording refined through discussion with Council 
Officers.
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Community Benefits 

Objective 1: Provide jobs and apprenticeships 
for the local community.

Objective 2: Establish ‘Community Projects’ 
which correlate with development proposals 
where possible.

Developers should provide a number of jobs and / or 
apprenticeships for the local community which reflect 
the scale of their development.

In response to feedback from local communities.

Objective 3: Provide educational 
opportunities, not just locally but city wide, 
throughout the process of development.

The design and delivery of proposals for replacement 
or new public spaces should involve local and city-wide 
communities where possible.

In response to feedback from local communities.

Proposals for development should enable educational 
interpretation features during construction and once 
operational through a series of spaces along the coastal 
path and within new and existing open spaces.

In response to feedback from local communities.
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Economy and Business

Objective 1: Secure the development or 
redevelopment of underused or empty sites.

Bring forward proposals for development at Altens, 
Altens East and Peterseat as part of a considered and 
engaged masterplan. 

In line with the key objectives of the Nigg Bay Development 
Framework and the findings of Biggar Economics’ 
report “Economic Impact of Aberdeen Harbour Nigg Bay 
Development”.

Avoid piecemeal development and proposals for non-
complementary uses which do not conform to an 
approved masterplan.

In line with the provisions of the PLDP and associated 
Supplementary Guidance in relation to Masterplans.

Objective 2: Increase employment density in 
the area.

Objective 3: Connect to digital infrastructure 
networks

Maximise land use and employment densities as 
far as possible through encouraging higher density 
development in appropriate locations subject to 
infrastructure capacity and environmental acceptability.

In line with the key objectives of the Nigg Bay Development 
Framework and the findings of Biggar Economics’ 
report “Economic Impact of Aberdeen Harbour Nigg Bay 
Development”.

8.4) Altens

In line with LDP policy, new development will have access 
to modern, up-to-date high-speed communications 
infrastructure.

In line with PLDP Policy CI1: Digital Infrastructure which 
requires that all new residential and commercial development 
will be expected to have access to modern, up-to-date high-
speed communications infrastructure. While this point is 
already included in the LDP, its reiteration in the Development 
Framework came as a specific request from Council Officers 
upon review of the draft Framework.
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Land Use

Objective 1: Complement and not 
compromise the vitality and regeneration of 
the city centre

Objective 4: Development proposals should 
seek to avoid compromising Green Belt and 
Green Space Network objectives as defined 
in planning policy.

Objective 2: Identify vacant sites for 
development, and the types of business 
which could accommodate these sites.

Objective 3: Sensitively manage the 
interaction between existing communities, 
businesses and industry.

Proposals for development should not introduce 
significant uses which could compete with and detract 
from the offer of the city centre, compromising its 
regeneration.

At the time of preparing the Nigg Bay Development Framework, 
Aberdeen City Council were underway with the preparation of 
the Aberdeen City Centre Masterplan. This exercise sought 
to add vitality and breath life back into the city centre through 
regeneration and concern was expressed that proposals to 
introduce significant new office development at Altens could 
compromise the efforts of the City Centre Masterplan. This 
point was included following agreement with Council officers.

Development proposals within the initial phases of the 
Development Framework should be compliant with 
Green Belt and Green Space Network policy as defined 
in the development plan. 

This is in direct response to PLDP Policy NE2 Green Belt which 
is clear as to which types of development are considered 
to be acceptable in the Green Belt. These include essential 
infrastructure such as transport proposals identified in the LDP 
or roads planned through the masterplanning of opportunity 
sites, provided that they cannot be accommodated outwith 
the Green Belt.

Future proposals for development beyond those 
proposed as part of the Baseline Scenario will require to 
be in line with current development plan policy and any 
associated Green Belt / Green Space Network review.

Following discussion with Council Officers it was agreed that 
the Development Framework would not identify any greenfield 
land for development other than for essential infrastructure and 
that such sites would be considered during future LDP reviews.Support and encourage the development of sites 

identified within the Biggar Economic Report for Classes 
4, 5 and 6 in line with Local Development Plan Policy BI1.

In line with the key objectives of the Nigg Bay Development 
Framework and the findings of Biggar Economics’ 
report “Economic Impact of Aberdeen Harbour Nigg Bay 
Development”.

Industrial development should be screened from public 
and residential areas as far as practicably possible.

&

Particular regard should be given to issues of noise, 
vibration, air quality, odour and light.

In response to PLDP Policy B1 – Business and Industrial Land 
which requires that low amenity ‘bad neighbour’ uses must 
have regard to surrounding uses and their potential impact on 
the environment and existing amenity. The inclusion of specific 
reference to screening and then noise, vibration, air quality, 
odour and light came in direct response to comments from 
communities and Council officials. While these are addressed 
in existing LDP policy and other environmental legislation, it 
was considered that they are of particular relevance to this 
area and should be reiterated in the Development Framework.
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Infrastructure and Access 

Objective 1: Maintain and enhance road 
network to accommodate new development.

Objective 4: Ensure any planned 
infrastructure is future proofed for extreme 
weather events and impacts of coastal 
flooding as a result of climate change.

Any access arrangements and infrastructure 
improvements, including parking and interim 
arrangements, will be addressed in a Transport 
Assessment, in full consultation and accordance with 
ACC Transportation and Roads Services. Further 
transport work and detailed studies will be required in 
addition to the Transport Appraisal, in order to support 
any planning applications.

Established through discussions with Council Roads Officers 
as it was agreed that further modelling, building upon that 
carried out for the Development Framework Baseline Report 
and the Harbour Transport Assessment, would be required to 
understand the full implications of additional development at 
Altens.

Bring forward development in line with agreed phasing 
of road network improvements. These are likely to 
include:

• Coast Road widening south of Hareness Road

• Link from Coast Road to Souter Head 
Roundabout.

• Improvements to Souter Head Roundabout.

In line with the findings of Paramic Modelling undertaken 
during the preparation of the Development Framework and in 
line with the phased infrastructure programme which forms a 
key component of the Development Framework. 

Contributions will be sought from developers for 
transportation infrastructure improvements.

In line with PLDP Policy I1 – Infrastructure Delivery and 
Planning Obligations and Policy T2 – Managing the Transport 
Impact of Development.

Any contributions to the Strategic Transport Fund (STF) 
will be determined through the application of STF policy.

In line with the LTS and Supplementary Guidance Delivering 
identified projects through a Strategic Transport Fund.

Objective 2: Establish new sustainable 
transport connections.

Objective 3: Maximise connectivity to, from 
and through the development.

New and improved routes for walking and cycling should 
be designed into proposals at an early stage.

With reference to PLDP Policy NE1 - Green Space Network, 
Policy T3 – Sustainable and Active Travel and the LTS which 
confirms that as the coastal route has both strategic walking 
and cycling routes improvements to the road network to 
access Nigg will have to consider all modes.

All roads, streets and spaces shall be well connected, 
both internally and externally.

&

The design of roads and streets shall be so as to traffic 
calm naturally.

&

Make efficient use of road space / junctions to help 
create quality streetscapes.

&

In line with the spirit and provisions of Designing Streets.

Proposals for development would be subject to 
screening for an Environmental Impact Assessment, and 
in turn any new regulations which come into force.

To highlight the requirements of the Town and Country Planning 
(Environmental Impact Assessment) (Scotland) Regulations 
2011.
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Public Space and Access 

Objective 1: Provide new and improved public 
spaces.

Objective 2: Maintain existing and provide 
new and improved path networks for walking, 
cycling and recreation.

Objective 3: Protect and enhance existing 
heritage sites, and places of local importance.

Detailed proposals for the public realm should 
demonstrate the creation of a high quality environment 
for the user. 

In line with PLDP Policy B1 – Business and Industrial Land and 
Aberdeen City Council’s Open Space Strategy.

Where the loss of public space is inevitable, 
compensatory measures should be considered. 
This could include the reinstatement of temporary 
construction areas not required for operational areas or 
other development as enhanced public spaces.

&

Areas required temporarily during construction 
should be reinstated with opportunities to increase 
the recreational value of these spaces through the 
reinstatement process maximised.

In response to the provisions of PLDP Policy NE1 – Green 
Space Network and feedback from local communities.

Car parking should be accommodated by a variety of 
means to provide flexibility and lessen visual impact.

In response to local communities who stressed that access 
along the coast should be enhanced by new and replacement 
parking.

Public art should be used appropriately to add quality 
and assist with legibility.

In line with the spirit and provisions of Designing Streets.

Care should be taken to preserve and respect the 
different nature of routes i.e. Coastal Path, Core Paths, 
Cycle Paths.

In line with PLDP Policy NE1 - Green Space Network and 
Policy T3 – Sustainable and Active Travel.

Development on Wellington Road should enhance the 
quality of public realm and pedestrian experience. 

In line with the spirit and provisions of Designing Streets.

Where possible, new footpaths and cycle paths should 
be segregated from motor vehicles. 

In response to feedback from local communities and Nestrans.

Development should facilitate improved linkages to 
existing and new pathways and connections to public 
spaces and surrounding communities including Torry, 
the Gramps and Altens.

In line with PLDP Policy NE1 - Green Space Network and 
Policy T3 – Sustainable and Active Travel.

Proposals for development should sensitively respond 
to the setting of nearby Listed Buildings and Scheduled 
Ancient Monuments in the area. Any adverse impact 
upon the heritage value of these assets or their settings 
will be appropriately mitigated against. Furthermore 
any direct impact on areas of known archaeological 
potential will also be mitigated against.

In line with PLDP Policy D4 – Built Heritage.

Opportunities for interpretation of the historic 
environment should be maximised. 

In response to discussions with local communities and the 
outcome of public engagement which sought improvements 
to annotation and the educational value of historic features.

Where possible, new and improved paths connecting 
these local landmarks should be considered.

In line with PLDP Policy NE1 - Green Space Network and 
Policy T3 – Sustainable and Active Travel.
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Environment 

Objective 1: Development proposals should 
minimise and mitigate against adverse 
environmental impacts.

Objective 3: Development should attempt 
to reduce reliance on the use of the car 
as a movement choice, through the use of 
travel planning, to facilitate an increase of 
sustainable mode share.

Proposals for development must minimise environmental 
impact through avoidance or mitigation. Particular 
regard should be given to: landscape and visual impact; 
surface water drainage; biodiversity (flora and fauna); 
air quality; contaminated land; and light pollution, with 
suitable design response and/or mitigation measures 
put in place to reduce or offset any adverse impact.

&

Where impacts are anticipated, these should be 
assessed against the ability to secure compensatory 
measures.

&

The Altens Masterplan should give particular 
consideration to the impact of development on city-wide 
views, coastal views and the character and nature of the 
coast and how these contribute toward a sense of place. 
Any developmnet proposals within Altens may require 
to be subject to Landscape and Visual Appraisal and 
Impact Assessment.

Principles established through detailed feedback from Council 
Officers and SNH. While much of these points are already 
addressed in existing planning policy and environmental 
legislation it was considered paramount to reiterate these in 
the Development Framework in order to ensure that these 
are suitably respected. Specific reference to Landscape and 
Visual Impact was considered necessary due to the potential 
for change to the character of the coast.

Objective 2: Development proposals should 
be energy efficient where possible.

Objective 4: Protect and enhance the 
surrounding environment.

Development proposals should embrace sustainable 
construction methods and technologies.

&

Proposals should be future proofed, facilitating the ability 
to embrace renewables and low carbon technology and 
connect to wider heat and energy networks in future.

&

Proposals should contribute toward water efficiency 
and not compromise water quality.

In line with feedback from Council Officers and in particular 
the provisions of PLDP Policy R7 – Low and Zero Carbon 
Buildings, and Water Efficiency.

In situations where car use cannot be avoided, provision 
should be put in place to encourage access by ultra-
low emission vehicles, including those with a plug-in 
component.

In line with the LTS which aims to facilitate the uptake of 
ultra-low and low emission vehicles as a contribution towards 
improving air quality in the City.

The opportunities presented by the existing rail sidings 
at Craiginches in particular should be harnessed subject 
to wider network availability.

In line with the LTS and aspirations of local communities, 
Council Officers and other stakeholders.

Development should  enhance local habitats and 
improve biodiversity, where possible.

&

Measures should be taken to protect and improve the 
health and diversity of environments.

In line with PLDP policy which aims to restore and improve 
habitats, with wording refined through discussion with Council 
Officers.
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Community Benefits 

Objective 1: Avoid reduction in residential 
amenity.

Development proposals should not result in an 
unacceptable adverse impact upon residential amenity. 
Particular regard should be given to noise; light; air 
quality; public access and recreation.

In response to PLDP Policy B1 – Business and Industrial Land 
which requires that low amenity ‘bad neighbour’ uses must 
have regard to surrounding uses and their potential impact on 
the environment and existing amenity. The inclusion of specific 
reference to screening and then noise, vibration, air quality, 
odour and light came in direct response to comments from 
communities and Council officials. While these are addressed 
in existing LDP policy and other environmental legislation, it 
was considered that they are of particular relevance to this 
area and should be reiterated in the Development Framework.

Objective 3: Provide educational 
opportunities, not just locally but city wide, 
throughout the process of development.

Objective 2: Establish ‘Community Projects’ 
which correlate with development proposals 
where possible.

The design and delivery of proposals for replacement 
or new public spaces and access routes should involve 
local and city-wide communities where possible. 

In response to feedback from local communities.

Proposals for development should enable educational 
interpretation features during construction and once 
operational through a series of spaces along the coastal 
path and within new and existing open spaces.

In response to feedback from local communities.
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Economy and Business

Objective 1: Redevelop and regenerate the 
business and industry use in this area.

Bring forward proposals for development at East Tullos 
as part of a considered and engaged masterplan. 

In line with the key objectives of the Nigg Bay Development 
Framework and the findings of Biggar Economics’ 
report “Economic Impact of Aberdeen Harbour Nigg Bay 
Development”.

Avoid piecemeal development and proposals for non-
complementary uses which do not conform to an 
approved masterplan.

In line with the provisions of the PLDP and associated 
Supplementary Guidance in relation to Masterplans.

Objective 2: Increase employment density in 
the area.

Objective 3: Connect to digital infrastructure 
networks

Maximise land use and employment densities as 
far as possible through encouraging higher density 
development in appropriate locations subject to 
infrastructure capacity and environmental acceptability.

In line with the key objectives of the Nigg Bay Development 
Framework and the findings of Biggar Economics’ 
report “Economic Impact of Aberdeen Harbour Nigg Bay 
Development”.

8.5) East Tullos

In line with LDP policy, new development will have access 
to modern, up-to-date high-speed communications 
infrastructure.

In line with PLDP Policy CI1: Digital Infrastructure which 
requires that all new residential and commercial development 
will be expected to have access to modern, up-to-date high-
speed communications infrastructure. While this point is 
already included in the LDP, its reiteration in the Development 
Framework came as a specific request from Council Officers 
upon review of the draft Framework
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Land Use

Objective 1: Complement and not 
compromise the vitality and regeneration of 
the city centre.

Objective 4: Development proposals should 
seek to avoid compromising Green Belt and 
Green Space Network objectives as defined 
in planning policy.

Objective 2: Identify sites for redevelopment 
and the types of business which could 
accommodate these sites.

Objective 3: Sensitively manage the 
interaction between existing communities, 
businesses and industry.

Proposals for development should not introduce 
significant uses which could compete with and detract 
from the offer of the city centre, compromising its 
regeneration.

At the time of preparing the Nigg Bay Development Framework, 
Aberdeen City Council were underway with the preparation of 
the Aberdeen City Centre Masterplan. This exercise sought 
to add vitality and breath life back into the city centre through 
regeneration and concern was expressed that proposals to 
introduce significant new office development at Altens could 
compromise the efforts of the City Centre Masterplan. This 
point was included following agreement with Council officers.

Development proposals within the initial phases of the 
Development Framework should be compliant with 
Green Belt policy. 

This is in direct response to PLDP Policy NE2 Green Belt which 
is clear as to which types of development are considered 
to be acceptable in the Green Belt. These include essential 
infrastructure such as transport proposals identified in the LDP 
or roads planned through the masterplanning of opportunity 
sites, provided that they cannot be accommodated outwith 
the Green Belt.

Future proposals for development beyond those 
proposed as part of the Baseline Scenario will require to 
be in line with current development plan policy and any 
associated Green Belt / Green Space Network review.

Following discussion with Council Officers it was agreed that 
the Development Framework would not identify any greenfield 
land for development other than for essential infrastructure and 
that such sites would be considered during future LDP reviews.

Support and encourage the redevelopment of sites for 
Classes 4, 5 and 6 in line with Local Development Plan 
Policy BI1.

In line with the key objectives of the Nigg Bay Development 
Framework and the findings of Biggar Economics’ 
report “Economic Impact of Aberdeen Harbour Nigg Bay 
Development”.

Particular support should be given to new industries 
to the region including decommissioning which would 
benefit from close proximity to the harbour.

In line with the key objectives of the Nigg Bay Development 
Framework and the findings of Biggar Economics’ 
report “Economic Impact of Aberdeen Harbour Nigg Bay 
Development”.

Industrial development should be screened from public 
and residential areas as far as practicably possible.

Particular regard should be given to issues of noise, 
vibration, air quality, odour and light. 

In response to PLDP Policy B1 – Business and Industrial Land 
which requires that low amenity ‘bad neighbour’ uses must 
have regard to surrounding uses and their potential impact on 
the environment and existing amenity. The inclusion of specific 
reference to screening and then noise, vibration, air quality, 
odour and light came in direct response to comments from 
communities and Council officials. While these are addressed 
in existing LDP policy and other environmental legislation, it 
was considered that they are of particular relevance to this 
area and should be reiterated in the Development Framework.
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Infrastructure and Access 

Objective 1: Maintain and enhance road 
network to accommodate new development.

Objective 4: Ensure Development does not 
adversely impact upon existing infrastructure.

Any access arrangements and infrastructure 
improvements, including parking and interim 
arrangements, will be addressed in a Transport 
Assessment, in full consultation and accordance with 
ACC Transportation and Roads Services. Further 
transport work and detailed studies will be required in 
addition to the Transport Appraisal Assessment, in order 
to support any planning applications.

Established through discussions with Council Roads Officers 
as it was agreed that further modelling, building upon that 
carried out for the Development Framework Baseline Report 
and the Harbour Transport Assessment, would be required to 
understand the full implications of additional development at 
Altens.

Engineering, traffic and environmental impact will be 
weighed up prior to selection of any new route.

In recognition of the various complexities of both identified 
options and established through discussion with Council 
Officers.

Bring forward development in line with agreed phasing 
of road network improvements. These are likely to 
include:

• Improvements to junction at Wellington Road / 
Greenwell Road.

• Creation of a direct link from Nigg Bay into East 
Tullos, potentially including new bridge crossing  
railway. 

In line with the findings of Paramic Modelling undertaken 
during the preparation of the Development Framework and in 
line with the phased infrastructure programme which forms a 
key component of the Development Framework.

Contributions will be sought from developers for 
transportation infrastructure improvements. 

In line with PLDP Policy I1 – Infrastructure Delivery and 
Planning Obligations and Policy T2 – Managing the Transport 
Impact of Development.

Objective 2: Establish new sustainable 
transport connections.

Objective 3: Ensure any planned 
infrastructure is future proofed for extreme 
weather events and impacts of coastal 
flooding as a result of climate change.

Work should be undertaken with Network Rail to 
establish the potential for the introduction of a rail 
freight and / or passenger halt at Craiginches.

In line with the aspirations of the LTS and local communities, 
with recognition of the critical role of the rail network operator 
in this being realised.

New and improved routes for walking and cycling should 
be designed into proposals at an early stage.

With reference to PLDP Policy NE1 - Green Space Network, 
Policy T3 – Sustainable and Active Travel and the LTS.

Proposals for development would be subject to 
screening for an Environmental Impact Assessment, and 
in turn any new regulations which come into force.

To highlight the requirements of the Town and Country Planning 
(Environmental Impact Assessment) (Scotland) Regulations 
2011.

Proposals for development should not impact upon the 
ability of the existing infrastructure network to perform 
to an acceptable standard. 

In line with the terms of the PLDP including Policy T2 – 
Managing the Transport Impact of Development and the LTS.

Any proposals for development or works in St Fitticks 
Park should be considered against a full understanding 
of the presence of existing infrastructure including any 
underground water reserves and aquifiers which may be 
present in the area.

In response to feedback from Council Officers and third party 
stakeholders to acknowledge the uncertainty surrounding the 
ability to develop new infrastructure in this area.
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Public Space and Access 

Objective 1: Provide new and improved public 
spaces.

Objective 2: Provide new and improved path 
networks for walking and cycling.

Objective 3: Avoid reduction in residential 
amenity.

Objective 4: Protect and enhance existing 
heritage sites, and places of local importance.

Loss of open space which is of value for movement and 
/ or recreation should be avoided. 

In response to the provisions of PLDP Policy NE1 – Green 
Space Network and Policy NE9  - Informal Access and 
Recreation.

Any potential for adverse impact upon such spaces as a 
result of development should be mitigated against.

&

Where the loss of public space is inevitable, 
compensatory measures should be considered. This 
could include the improvement of existing sub-standard 
public spaces in line with wider open space network 
aspirations.

In response to the provisions of PLDP Policy NE1 – Green 
Space Network and feedback from local communities.

Should a vehicular route between Nigg Bay and East 
Tullos be provided across open space, this should be 
considered against Aberdeen City Council’s Open Space 
Audit and Guidelines.

In response to PLDP Policy NE9  - Informal Access and 
Recreation.

Detailed proposals for the public realm should 
demonstrate the creation of a high quality environment 
for the user. 

In line with the spirit and provisions of Designing Streets.

Public art should be used appropriately to add quality 
and assist with legibility.

In line with the spirit and provisions of Designing Streets.

New and enhanced existing linkages should be made 
from East Tullos to surrounding areas.

In response to the provisions of PLDP Policy NE1 – Green 
Space Network and Policy NE9  - Informal Access and 
Recreation and the LTS.

Development proposals should not result in an 
unacceptable adverse impact upon residential amenity. 
Particular regard should be given to noise; light; air 
quality; public access and recreation.

In response to PLDP Policy B1 – Business and Industrial Land 
which requires that low amenity ‘bad neighbour’ uses must 
have regard to surrounding uses and their potential impact on 
the environment and existing amenity. The inclusion of specific 
reference to screening and then noise, vibration, air quality, 
odour and light came in direct response to comments from 
communities and Council officials. While these are addressed 
in existing LDP policy and other environmental legislation, it 
was considered that they are of particular relevance to this 
area and should be reiterated in the Development Framework.

Proposals for development should sensitively respond 
to the setting of nearby Listed Buildings and Scheduled 
Ancient Monuments in the area. Any adverse impact 
upon the heritage value of these assets or their settings 
will be appropriately mitigated against. Furthermore 
any direct impact on areas of known archaeological 
potential will also be mitigated against.

In line with PLDP Policy D4 – Built Heritage.

Opportunities for interpretation of the historic 
environment should be maximised. 

In response to discussions with local communities and the 
outcome of public engagement which sought improvements 
to annotation and the educational value of historic features.

Where possible, new and improved paths connecting 
these local landmarks should be considered.

In line with PLDP Policy NE1 - Green Space Network and 
Policy T3 – Sustainable and Active Travel.
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Environment 

Objective 1: Development proposals should 
minimise and mitigate against adverse 
environmental impacts.

Objective 3: Development should attempt 
to reduce reliance on the use of the car 
as a movement choice, through the use of 
travel planning, to facilitate an increase of 
sustainable mode share and contribute to air 
quality management in the area, in particular 
on Wellington Road.

Proposals for development must minimise environmental 
impact through avoidance or mitigation.

&

Where impacts are inevitable, these should be assessed 
against the ability to secure compensatory measures.

&

Particular regard should be given to: landscape and 
visual impact; surface water drainage; biodiversity 
(flora and fauna); air quality; contaminated land; and 
light pollution, with suitable design response and/or 
mitigation measures put in place to reduce or offset any 
adverse impact.

&

Noise impact on local schools i.e. Tullos School will be 
addressed in a Noise Impact Assessment.

&

The East Tullos Masterplan should give particular 
consideration to the impact of development on city-wide 
views, coastal views and the character and nature of the 
coast and how these contribute toward a sense of place. 
Any development proposals within East Tullos may 
require to be subject to Landscape and Visual Appraisal 
and Impact Assessment.

Principles established through detailed feedback from Council 
Officers and SNH. While much of these points are already 
addressed in existing planning policy and environmental 
legislation it was considered paramount to reiterate these in 
the Development Framework in order to ensure that these 
are suitably respected. Specific reference to Landscape and 
Visual Impact was considered necessary due to the potential 
for change to the character of the coast.

Objective 2: Development proposals should 
be energy efficient where possible.

Development proposals should embrace sustainable 
construction methods and technologies.

&

Proposals should be future proofed, facilitating the ability 
to embrace renewables and low carbon technology and 
connect to wider heat and energy networks in future.

&

Proposals should contribute toward water efficiency 
and not compromise water quality.

In line with feedback from Council Officers and in particular 
the provisions of PLDP Policy R7 – Low and Zero Carbon 
Buildings, and Water Efficiency.

In situations where car use cannot be avoided, provision 
should be put in place to encourage access by ultra-
low emission vehicles, including those with a plug-in 
component.

In line with the LTS which aims to facilitate the uptake of 
ultra-low and low emission vehicles as a contribution towards 
improving air quality in the City.

The opportunities presented by the existing rail sidings 
at Craiginches in particular should be harnessed subject 
to wider network availability.

In line with the LTS and aspirations of local communities, 
Council Officers and other stakeholders.
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Community Benefits 

Objective 1: Provide jobs and apprenticeships 
for the local community.

Developers should provide a number of jobs and / or 
apprenticeships for the local community which reflect 
the scale of their development.

In response to feedback from local communities.

Objective 4: Protect and enhance the 
surrounding environment.

Development should enhance local habitats and improve 
biodiversity, where possible.

In line with PLDP policy which aims to restore and improve 
habitats, with wording refined through discussion with Council 
Officers.

Measures should be taken to protect and improve the 
health and diversity of environments.

In line with PLDP policy which aims to restore and improve 
habitats, with wording refined through discussion with Council 
Officers.

Objective 2: Establish ‘Community Projects’ 
which correlate with development proposals 
where possible.

he design and delivery of proposals for replacement or 
new public spaces and access routes should involve 
local and city-wide communities where possible. 

In response to feedback from local communities.
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