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Planning application no.  P130265 
Site at Maidencraig, North and South of the A944   
Mixed use development incorporating residential, commercial uses, 
community facilities, open space, landscaping and associated infrastructure   
 
I have considered the above planning application and have the following 
observations: 
 
1.0 Introduction 

1.1 I note that this application is the Planning Permission in Principle for the Den 
of Maidencraig masterplan.  A Transport Assessment (TA) has been submitted 
in support of this planning application and reference is made within these 
comments to this report. 

 
2.0 Pedestrian and Cycle Access 

2.1 The applicant has confirmed plans to provide pedestrian and cycle 
connectivity from the eastern side of the development north of the Lang 
Stracht to the existing residential area to the east.  A number of potential 
routes have been identified, and I agree that the precise location of the 
connections be agreed through detailed applications. 

 
2.2 I understand that proposals for pedestrian and cycle access to the B9119 to 

the south east of the development are still under discussion.  This link is 
essential as it will provide access to Hazlehead Academy and leisure facilities.  
Should this not be resolved prior to the application being determined, I would 
request that a condition be attached to any consent that a suitable combined 
use foot and cyclepath be provided.  This route should be a minimum of 3m in 
width, adequately drained and fully lit, and be provided prior to occupation of 
the development.  I would also request a condition be attached to any consent 
that an investigation be carried out of the existing infrastructure that would 
form part of this route.  This investigation should establish the current status of 
the infrastructure, identify and subsequently implement any infrastructure 
improvements that are required. 



2.3 Core Path (CP) 29 will provide access to public transport facilities on Queens 
Road, as well as connecting the western parts of the development with the 
Kingswells to Westhill cycleway.  This route currently provides vehicular 
access to a number of properties within the development site, and these 
properties will remain.  The masterplan submitted shows that the road 
infrastructure within the development would connect with the carriageway of 
CP29.  I would object to this happening as this could provide an alternative 
access point to the development at an inappropriate and undesirable location.  
The existing properties within the development site would be able to gain 
access from the infrastructure that the development will create.  I understand 
that it would be possible to implement a Prohibition of Driving Order on CP29, 
from the north of the access to the houses fronting Skene Road.  This would 
be enforced by suitable means, likely bollards, and the infrastructure would be 
retained as pedestrian/ cycle access, including providing such access to the 
development.  The applicant will be liable for the full cost of the Prohibition of 
Driving Order, or other as determined necessary, and any infrastructure to 
support this.  This will include the construction of a footway on the section of 
CP29 where driving will remain possible.  I consider that due to the very light 
traffic volumes that will result there will be no requirement to provide additional 
cycle infrastructure, and that any narrowing in the carriageway will be able to 
be accommodated. 

 
2.4 Pedestrian and cycle access to the Lang Stracht should be provided in as 

many locations as possible, and these will be sought through the detailed 
application process for each phase of the development. 

 
3.0 Public Transport 

3.1 The masterplan process identified that the site would be served by an 
extension to the existing bus service serving Skye Road and Lewis Road.  
This would loop through both the northern and southern parts of the site.  I 
understand that it has been difficult to both reach agreement with the public 
transport operators over this proposal, and provide a route that does not 
present detriment to existing public transport users.  An alternative proposal 
has been presented which shows that new bus stops can be installed on the 
Lang Stracht.  The detail of acceptable pedestrian connectivity to these bus 
stops remains to be established.  The positioning of these bus stops is such, 
that with use of existing bus stops surrounding the site, public transport 
accessibility is achieved.  There are a small number of houses in the north 
west of the development site that fall outwith the 400m distance from a bus 
stop, however this is a small additional distance which I do not consider to be 
sufficient to dissuade residents from accessing public transport services.  In 
principle I am willing to accept the public transport measures identified, 
provided that acceptable pedestrian accessibility to the proposed new bus 
stops from the development site can be established.  Arrangements for this 
can be established through the detailed planning applications.  All identified 
bus stops, including the proposed new infrastructure, should be upgraded as 
necessary to provide a minimum provision of, shelter, seating, lighting, 
timetable information and raised kerbs.  I would request that appropriate 
conditions be attached to any consent that the new bus stops and any 



upgrades provided as the development is built out, and as they are required 
by the different phases of the development. 

 
4.0 Vehicular Access 

4.1 The potential for vehicular access from CP 29 is discussed above, along with 
measures that I would request be conditioned to any consent to prevent this 
occurring.  In a similar vein, I have concerns that access to the development 
from the existing insert road set back to the south of the Lang Stracht could be 
delivered as a result of the development.  This would be undesirable, and I 
would object to this if it were to happen, as it could lead to vehicles accessing 
the network in inappropriate locations, including uncontrolled movements into 
signalised junctions, giving rise to road safety concerns.  In addition, the 
eastern access to the insert road will be in extremely close proximity of the 
proposed eastern access junctions, and it would be possible for vehicles to 
gain access to the insert road from the developments western access junction. 

 
4.2 It is proposed as part of the first phase of development that the emergency 

access be taken from the insert road.  Through discussion with the developer, 
it has been identified that this emergency access could be constructed to full 
road standards.  This would allow the current accesses to the insert road to be 
removed through use of the appropriate orders, while maintaining access to 
the existing houses.  On occupation of the first house, or commissioning of the 
signals (whichever occurs first), the eastern insert road access will require to 
close.  Residents on the insert road will be able to enter and exit from the 
western access point.  On completion of the fiftieth house in phase 1A of the 
development, the emergency access will require to be taken to the insert road.  
This must not permit general access without the western entrance to the insert 
road also being closed.  On completion of the central access junction to the 
development, the western access to the insert road must close, and the 
emergency access will convert to an all traffic road.  At this point residents of 
the eastern part of the insert road will be able only to gain access through the 
development and via the converted emergency access.  The developer would 
be responsible for the full cost of the necessary orders and infrastructure 
changes in order to achieve this.  Appropriate conditions should be attached to 
any consent to achieve this. 

 
4.3 Similar issues exist with the existing houses to the west of the western access 

to the insert road.  These houses can be provided with alternative access from 
within the development infrastructure.  The development spine road will cross 
the existing insert road where it gives access to the south-westernmost 
houses.  Appropriate orders can be used to prevent vehicular access along 
the western part of the insert road (i.e. those to the west of the western 
access), preventing an uncontrolled arm at the central junction and allowing 
inappropriate access for development traffic.  Again, the applicant would be 
liable for the full cost of the necessary orders and any infrastructure alterations 
that were deemed necessary.  I would request conditions be attached to any 
consent that will require the timing of this to be agreed, necessary 
infrastructure designed, stopping up and prohibition of driving orders 
promoted. 

 



4.4 Access to the development will ultimately be by means of three new junctions.  
The eastern access junction will operate as left in/ left out, although will be 
traffic signalised initially until the centre junction is installed.  The eastern 
junction should be designed with its final layout in mind, and subsequently 
adapted for signals.  Although the western junction will potentially have a bus 
gate facility, it will otherwise operate as a left in/ left out junction for general 
traffic. 

 
4.5 Additional analysis has been carried out in respect of the central access 

junction, and this reflects a more realistic scenario.  This shows that the 
central access junction will operate within capacity.  I accept the new 
distribution and analysis.  The detailed design of this junction, as with the 
other two access junctions, will require to be carried out.  I am satisfied that 
this can be carried out in accordance with the detailed applications as they are 
brought forward.  All new junctions will require to undergo the Roads 
Construction Consent (RCC) process and I would suggest that the applicant 
contact Colin Burnet to discuss this further. 

 
4.6 The applicants transport consultant has conducted analysis of the Lang 

Stracht network, extending east from the development site.  This analysis has 
identified that a number of junction improvements are necessary in order to 
accommodate and mitigate the impact of the development.  The exact nature 
of these have yet to be finalised, however it is apparent from the analysis 
submitted that a resolution can be reached.  I would request appropriate 
conditions be attached to any consent that the detailed designs of each of 
these junctions improvements be prepared and that the applicant implement 
the improvements.  The implementation of the improvements should be 
phased in accordance with the development, and as agreed with the 
developer.  The mechanism by which this is to be done has been suggested 
as proportional by the total cost of the improvements to the progression of the 
development, with an element of appropriateness taken into account.  For 
example if a particular phase of the development progresses and is within 
10% of the trigger point for a further junction improvement then the 
improvement should be implemented.  In the interests of eliminating 
incremental improvement of junctions it has been agreed that one junction 
shall be taken at a time and the full improvement at that junction implemented.  
Effectively this will mean that as the development is built out there will be 
junctions that have had delivered a better than no net detriment solution, and 
others that will have had no improvement and are experiencing detriment.  
Both these situations will be temporary until the full development is completed.  
I would request a condition be attached to any consent that a scheme 
establishing the phased implementation of the junction improvements be 
established, based on the principals outlined above, and agreed with the 
Council, prior to work starting on site.  As part of these junction improvements 
there should be a move towards providing a segregated cycle facility along the 
entire length of the Lang Stracht. 

 
4.7 Included within the proposed infrastructure upgrades for the Lang Stracht is an 

improvement at the Lang Stracht/ Stronsay Drive junction.  A similar 
improvement has been identified as part of the Morrison’s development 
adjacent to this junction.  In the event that this improvement has been 
implemented by the time that the phasing agreement discussed above 



requires the Maidencraig development to implement the scheme then there 
will be no further requirement for improvement.  However, if the Morrison’s 
development has not progressed the improvement, then the Maidencraig 
development will require to carry out the upgrade.  

 
4.7 In order to allow for future infrastructure upgrades of the Lang Stracht that 

may be necessary, the developer has agreed to safeguard a corridor of land of 
sufficient size necessary to allow the dualling of the Lang Stracht where their 
ownership/ control is adjacent to the existing corridor and/ or Council 
controlled land.  This has been agreed as being of sufficient width to 
safeguard a total coirridor, including the existing road infrastructure of 27.1m.  
This land should be transferred to the Councils ownership.  I would request a 
condition to any consent of this application that the boundary of this land be 
identified, through discussion with the Council, and a plan subsequently 
prepared.  It is likely that legal agreements will additionally be required. 

 
4.9 The development has additionally identified that there will be an impact on the 

A944 Lang Stracht/ B9119 Skene Road (Switchback) junction.  The developer 
is required to mitigate their impact at this junction, and has identified a solution 
that will achieve this. This junction will be impacted by a number of other 
developments in the area, and it is desirable to derive a ‘final’ solution for this 
junction taking the impact of all developments into consideration rather than 
have this junction continuously upgraded by the different developments.  It 
would not be in the interests of the travelling public to subject the junction to 
repeated incremental improvements.  Instead of asking the developer to carry 
out the identified improvements at this junction, this service would seek that a 
financial contribution be sought of the value of constructing the identified 
improvement and that this money be used along with contributions from other 
developments to provide a solution that will accommodate all development 
traffic.  This will need to be the subject of a legal agreement, however I cannot 
at this time provide the amount that will need to be included in the legal 
agreement.  I would request a condition be attached to any consent for this 
application that the developer provide a detailed design of the required 
improvements, and that this be agreed by the Council.  This design must meet 
all relevant and current design standards.  The cost of this improvement will 
then be taken in the form of a financial contribution through the legal 
agreement and used towards the final solution at the A944/ B9119 junction, in 
whatever form that solution will be. 

 
4.10 All the new access junctions, internal road and pedestrian infrastructure and 

amendments to the existing infrastructure will require to undergo detailed 
design and the Roads Construction Consent (RCC) process at the appropriate 
stage.  The applicant would be advised to contact Colin Burnet to discuss this 
process in further detail. 

 
4.11 Analysis has been undertaken of the development, and this has included the 

impact of the Aberdeen Western Peripheral Route (AWPR).  The analysis has 
identified that 182 units can be accommodated prior to the AWPR being fully 
opened and completed.  I would therefore request a condition be attached to 
any consent that this number of units not be exceeded prior to the AWPR 
opening. 

 



4.12 In order for utilities to be connected and ultimately for residents to be able to 
occupy, street names and house numbers will be required.  This can be a 
lengthy process and I would advise the applicant to begin this at the earliest 
possible stage and to contact Stuart Allan for further information on this 
subject. 

 
5.0 Strategic Transport Fund 

5.1 The development will be eligible for a contribution to the Strategic Transport 
Fund.  I am satisfied that this can be made through the detailed applications 
pertaining to the individual phases over time.  This should be reflected in any 
final consent, and be conditioned appropriately. 

 
6.0 Travel Plan 

6.1 In line with the Transport and Accessibility Supplementary Guidance a 
residential Travel Plan and Residential Travel Packs will be required for this 
development.  I would ask that the provision of these prior to occupation be 
secured by condition to any consent.  As the development will be constructed 
in phases over a number of years, it will be necessary to update these 
documents on a regular basis and I would ask that provision for this is made 
within the conditions. 

 
7.0 Conclusion 
 
7.1 There remains an amount of work to be undertaken in order to determine 

exactly what requires to be implemented in order to mitigate the impact of the 
development, and the extent of contributions.  However, sufficient evidence 
has been submitted to suggest that it is likely that solutions can be derived 
that would allow the development to progress, and it has satisfactorily been 
shown that this is the case.  As a result, and subject to all of the conditions 
and legal agreement set out above, I have no objection to this development. 

 

Iain Hamilton 
Engineer (Developments and Traffic) 
 






































