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1. Introduction

1.1 The Kingseat Hospital Development Brief has been prepared in response to the following:

1. The importance of the Kingseat site in Aberdeenshire and a national context as the first planned
hospital settlement in the U.K.

2. The contribution the Kingseat site will make in delivering the targets of the Finalised Aberdeenshire
Local Plan and the Aberdeenshire Community Plan.

3. The need to plan the enabling development of the Kingseat site in a way which safeguards the future
of the 20th century hospital settlement but allows the site to contribute to the aspirations of the site
owner(s) and local people for the 21st century by providing 250 new houses, community facilities and
a business park.

4. The forthcoming negotiations between NHS Grampian, the prospective developer of the site and
Aberdeenshire Council.

1.2 Kingseat Hospital is located 7 kilometres north of the Dyce area of Aberdeen and 1 kilometre east of
Newmachar village.  The site is accessed by the B979 and unclassified roads and has a trackway connection
to the Formartine and Buchan Way.  The site is covered by the Finalised Aberdeenshire Local Plan and the
Kingseat Conservation Area designation. The full Kingseat Hospital land holding is 43 hectares.

1.3 The site’s name of Kingseat refers to a historical reference, which states that King Malcolm Canmore
rested here following the slaying of Macbeth at Lumphanan.

1.4 The site is in a position on a ridge between Garioch and Formartine with views across Aberdeenshire to
the Grampian Mountains.

2. Conservation Area Status

2.1 Kingseat was the first segregate or village hospital system in the British Isles.  The scheme adopted the
design principles of a similar institution in Alt Scherbitz, near Leipzig in Austria.  The village opened for pa-
tients on the 16th May 1904 and was subsequently extended in 1927 and during the Second World War when
it acted as Navy Hospital for casualties from the Atlantic and Arctic Convoys.  Approximately 810 patients plus
staff lived at Kingseat in its heyday.

2.2 The village is laid out to create a secluded and sheltered environment with low density pink granite
villas strategically laid out within a planned parkland landscape. The buildings themselves show the progres-
sion of the distinguished architect A. Marshall Mackenzie’s style from the 1890’s to the 1930’s. This architect
is also responsible for Marischal College and Grayfriars Church in Aberdeen and Marr Lodge in Upper
Deeside.  Kingseat’s parkland landscape integrates recreational facilities like the football pitch, tennis courts
and bowling greens with shelter belts of native and non native broad leaved and conifer trees. The overall
effect is that of a distinctive, self contained settlement.

2.3 Kingseat was designated a conservation area by Aberdeenshire Council on the 1st February 2000
following a public consultation process.  The conservation area designation was supported by Historic
Scotland, Newmachar Community Council, the Scottish Civic Trust and a number of other civic heritage
organisations.

2.4 The Kingseat Conservation Area was supported by the production and approval of the Kingseat Conserva-
tion Area Policies for the Control of Development report, which is contained in Annex 2 of this brief. The objectives
of the Conservation Policy are to preserve and enhance the assets of Kingseat and to maintain the areas
architectural and historic character.
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3. Planning History and Framework.

3.1 The Kingseat site has the following planning history:

1. Outline planning application 97/0717/01 for residential, business, healthcare, recreational and related
community facilities, approved 17th December 1999 with 22 conditions, expires December 2002.
Supported by Kingseat Village Proposals Report by Jenkins & Marr.

2. Planning application 99/0116/01 for residential development was refused permission by the 18th April
2000 Planning & Development Committee.

3. Planning application 99/0117/01 for residential development was also refused permission by the
18th April 2000 Planning and Development Committee.

4. Planning application 99/2717/01 for mixed use development incorporating residential (352 units),
class 4 business, and local retail uses.  An officer recommendation to approve the application was
drafted for consideration at the 27th November 2001 Committee.  The report was approved but the
planning permission was not issued until the landowner signed the section 75 agreement in
December 2002.

5. Planning application 99/2008/10 proposed the demolition of the former service/industrial buildings
on the site and a number of the granite villas.  Planning officers accepted the need to demolish
the industrial buildings to make way for a new build business park but not the villas.  This view
was supported by Historic Scotland.  No report seeking approval for the works has been submitted
to Aberdeenshire Council, and the application remains undecided.

3.2 The finalised Aberdeenshire Local Plan allocates the Kingseat Hospital site for enabling development
comprising of 250 residential units in total.  The local plan boundary for the site is shown on the attached
plans.  The local plan also provides background information on design guidance which applies to the Kingseat
Hospital site in Appendix 1 “The Design of New Development in Aberdeenshire, Appendix 4 “Listed Buildings
and Conservation Areas, Appendix 5 Landscape Design Guidance,  Appendix 6 “Provision of Public Open
Space”, Appendix 7 “Affordable Housing Provision”.

3.3 The Aberdeenshire Council Kingseat Conservation Area Development Control Policies Report provides
background information on the history and character of this settlement and policies for the control of develop-
ment see annex 2.

4. Kingseat Environmental Capacity Considerations

4.1 Any development proposals for Kingseat must take into account the following environmental capacity
considerations that are described below and illustrated by the attached plan.  “Kingseat Location and Planning
Status Plan”.

1. Kingseat hospital has Conservation Area status, to protect and retain the historic buildings and the
settlement pattern. There is a presumption agains the demolition of the existing granite buildings.
Where granite buildings are demolished the granite shall be re-used for repairing remaining buildings
the construction of new buildings or constructing new walls on site.

2. There are no surveys for protected wildlife species principally bats and badgers.  These surveys
need to be carried out before works start on site and, where appropriate, mitigation works agreed
with Scottish Natural Heritage.
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3.  The trees are individually protected by the conservation area status. Care needs to be taken that
new buildings, roads, drainage, cabling or other related development works do not cut through
established root systems.  A long term, costed trees and woodland management plan needs to be
agreed with Aberdeenshire Council.

3. The impact of previous industrial scale servicing and waste generation activities on the Kingseat
Hospital site land holdings. This requires a scoping study to assess any potential contaminated land
issues in and around the Kingseat Hospital site.

4. Taking into account any concerns the Health & Safety Executive might have with regard to the
proximity of Kingseat Hospital to the warehouses storing ammonium nitrate fertiliser in buildings to
the north of Kingseat.

5. The provision of shared community facilities with Newmachar village including school, sports pitches,
public open space and General Practitioner base, a lit, surfaced, access track to Newmachar via
the Formartine & Buchan Way.

6. Traffic management works within the Kingseat site to provide a one-way system, segregate the
business uses from residential areas and outwith the site, to the local road network.

7. Converting the existing buildings in a way, which anticipates the spirit of existing and future
regulations with regard to access, energy conservation and waste minimisation, yet retain their
historical character.

8. Developing a district-heating scheme for the Kingseat settlement.

4.2 The anticipated way forward on the issues is:

1. A phasing plan for the development of Kingseat showing when and how existing buildings will be
restored and re-used while new buildings are sensitively integrated into the existing settlement
pattern.

2. The use of an index 21 design code as pioneered by Robert Gordon University, see annex 1.

3. The use of planning conditions for onsite design and infrastructure works and a Section 75 Agree-
ment to deliver  public realm investments required to meet the extra needs capacity generated by the
development of Kingseat.

5. Development Proposals

5.1 The Kingseat Proposals Plan and the supporting aerial photograph shows how this site could be
developed whilst taking into account the environmental capacity considerations raised previously.  The
developments consist of:

1 The transfer of land allocated for affordable housing, to be provided by Communities Scotland and
Aberdeenshire Housing Partnership for up to 60 units at two sites within Kingseat.

2. A Phase 1 Business Park consisting of new build units and the conversion of existing buildings to
provide up to 2,000 square metres of new business floorspace, with its own road access. A Phase
2 Business Park is proposed for the nearby greenfield site, subject to Health and Safety Executive
approval.

3. Community facilities including relocated football field, changing facilities, General Practitioners
base and local shop and equipped children’s play area. The existing landscaped public open
space is needed to act as a buffer between the new business uses and residential uses and as a
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community recreation facility.  The location, services provision and mechanism for the future
management of the community hall facility needs to be agreed with Aberdeenshire Council and
Newmachar Community Council. Ideally the community hall will be located at Newmachar.

4. Conversion of existing granite villas and buildings to residential units or business units set in their
own individual grounds.

5. New build market housing on two greenfield locations .

6. Reedbed SUDS and grey water cleaning system on NHS Grampian owned land, subject to SEPA
approval, following a Drainage Impact Assessment.

7. Publicly accessible circular walks based upon existing paths around the 10.4 hectare Kingseat tree
shelterbelts and woodland, locally known as the Kingseat Mile.

8. Lit, surfaced footpath to the Formartine & Buchan Cycleway and Newmachar to provide a safe
walkway and cycling route to the local school.

9. Phased financial contribution to support the extension of Newmachar School based upon the
number of new build and conversions market housing family units provided at Kingseat.  Two
hundred and fifty residential units could, depending upon the mix of families within the Kingseat
development, introduce another 87 nursery and primary school age children to Newmachar
School. Residential development in excess of the 250 residential units proposed would raise
issues over the provision of a separate Kingseat School for the new settlement.

10. Financial contribution or direct works to road network to manage increased volume of traffic.  This
may include the acquisition of additional land for the road and junction works, and will need to be
supported by a Traffic Impact Assessment.
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Annex 1 - Index 21

Kingseat Index 21 Sustainability Indicators

1. Site layout with north south orientation to maximise passive & active solar heating.

2. Site layout use of hedges and shelter belts to limit exposure to cooling winds.

3. Site layout use of hedges, shelterbelts and wetland features to act as carbon sinks for carbon dioxide
generated by the construction of the settlement and the ongoing activities of the Kingseat residents.

4. Reuse of existing onsite buildings.

5. Reuse of associated building materials e.g. demolition arisings for new buildings.

6. Reuse of existing road and paths network to enable people of all ages and all abilities to travel around the
settlement and to Newmachar as pedestrians or cyclists.

7. Encourage use of shared transport methods through bus stop and bus provision, and shared car parking
courtyards.

8. Seek to design building conversions and newly constructed buildings which include energy efficient
design through basic design principles such as locating main living/working accommodation on the south
side of the buildings through to the use of triple glazing for windows/atriums, to high performance insula
tion for roofs, exterior walls and floors.

9. Seek to provide a district heating scheme for the new Kingseat Devlopment.

10. Aim to design building conversions and newly constructed buildings which minimise the use of water and
the production of waste water through the use of appropriate building techniques and the installation of
waste minimisation toilets, washing machines and other household appliances.

11. Construct integral bin stores which encourage the application of a waste code of reduce, reuse, recycle
through the use of selective waste containers e.g. composting, re-cyclables (glass, metals, plastics,
paper, and textiles) and finished products.



9



10



11



12



13



14



15



16



COMMITTEE RESPONSE  
 
7. CONSULTATION ON KINGSEAT DEVELOPMENT BRIEF – FEBRUARY 2003 
 
With reference to the Minute of the Committee of 19 November 2002 (Item 7) when 
Officers were requested to report back to the Committee following the conclusion of 
Public Consultation, the Committee had before them a report dated 3 February 2003 
by the Head of Planning, Policy and Environment updating the Committee on the 
response to the Public Consultation on the Kingseat Development Brief and seeking 
the approval of the Committee to amend the brief to take account of the consultation 
responses received. 
 
Having heard from the Environment Planner, Projects that public consultation had 
been undertaken by means of a public meeting at Newmachar and the distribution of 
questionnaires, both having had attracted a good level of interest and response, and 
that a number of other responses had been received from statutory bodies and 
others, including the landowner, Grampian Primary Care NHS Trust, the Committee 
agreed to approve and adopt the Kingseat Development Brief as a tool for 
negotiations with developers and the statutory agencies subject to the brief being 
amended to reflect the issues identified by Officers in relation to comments received 
during the consultation process, particularly: 
 
(i) the housing allocation to be retained at 250 dwellings as proposed in the draft 
finalised Aberdeenshire Local Plan; 
(ii) the brief to be amended to take into account Historic Scotland’s comments 
regarding the presumption against the demolition of granite buildings and the reuse 
of granite onsite in new buildings and structure, e.g. walls; 
(iii) the brief to remain unchanged with regard to the allocation of Class 4 business 
uses along the road frontage and to support more business conversions for the 
granite villas; 
(iv) the brief to retain an allocation of affordable housing at Kingseat; 
(v) the brief to remain unchanged with regard to the linking of the environmental 
capacity of the site to the Index 21 Design Code in order to minimise the water, 
waste and energy impacts of the development of the Kingseat site; and 
(vi) to seek the provision of shared community facilities with Newmachar village in 
order to achieve an appropriate community facility for Kingseat and Newmachar, not 
necessarily at Kingseat. 
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