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1.1.

1.2

1.3.

1.4.

1.5.

Introduction

This representation is submitted on behalf of Barratt North Scotland (Barratt) in response to the
consultation on the Aberdeen City Local Dewelopment Plan - Main Issues Report (2019)(MIR). In
particular, Barratt object to the Council’'s assessment of the development bids for land at Berryhill Farm,
Murcar as ‘undesirable’. To demonstrate the effectiveness and superiority of this location to accommodate
future residential growth, this representation is accompanied by an Indicative Framework (the Framework),
an Indicative Framework Analysis document (EMA Architects) and a Supporting Transport Note (RPS
Transport).

The development bids at Berryhill Farm proposed 3 different scales of development, put forward under the
pre-Main Issues Call for Sites (references B02/15, B02/16 and B02/17). The Framework focuses on bid
B02/15, which at 59 hectares (139 acres) reflects the land which is currently allocated OP1 and OP2 for
current and future employment development and is the subject of the Murcar Development Framework
(2008) Supplementary Guidance. As the principle of dewvelopment of this land is long-established, bid
B02/15 is the focus of this representation and supporting reports.

The Framework and the accompanying document illustrate how this land could be deweloped as an
immediate land release in the forthcoming Local Development Plan (2021)(LDP). The documents detail
how the site can be brought forward to deliver housing in the short to medium term, assisting the Council
in meeting its housing supply requirements, especially in the context of potential supply shortages
elsewhere within the City. The submitted documents provide a high-level assessment of all fundamental
site design, landscape fit and access aspects, concluding that the site is appropriate for residential
development.

The full extent of the land under Barratt’s control at Berryhill Farm is approximately 131ha hectares (324
acres), this is reflected in bid B02/17 and is identified within the Indicative Framework Analysis document
as potential future development. Development bid B02/16 reflects the circa. 69 hectares (170 acres) of
land to the south of the Burn of Mundurno, with the burn forming a physical northern boundary. In this
context this additional land provides logical options for longer term release, offering continuity of supply in
this area to the North of the City on the key A92 corridor, providing a complimentary site to those others
coming forward across the city.

The Framework has been informed by analysis of existing and expected transportation impacts in the area,
and includes a robust study of key views and landscape capacity, illustrating a level of development that
can be supported on the site to create a viable and sustainable residential-led mixed community. This
provides the connectivity and sense of place envisioned within the Murcar Development Framework, but
for a wider range of uses which responds to current and future requirements for development within this
area which have changed markedly since the current LDP. It has been established that site B02/15 forms
a logical extension to the city to the North of the Bridge of Don, and is an appropriate response to the
changing geographies of the city heralded by the completion of the Aberdeen Western Peripheral Route
(AWPR).
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1.6.

Aberdeen City Council identified land at Berryhill as suitable for accommodating development in 2004 in
its Finalised Aberdeen Local Plan, these allocations are partially developed and are currently identified as
OP1 and OP2 for current and future business development in the existing Aberdeen LDP. The majority of
site B02/15 has planning consent for the development of a business and industrial park (The Core) for
which a new vehicular access from the A92 Murcar Roundabout and necessary infrastructure is in place
to accommodate the full business park, alongside the development of three buildings. Dewelopment,
originally anticipated to complete in 2016 has not progressed beyond phase 1 and remains isolated in the
context of the surrounding land which remains in agricultural use. The MIR notes that whilst the draft SDP
employment requirement is for 60 hectares of effective land within Aberdeen city and a further 20ha for
high quality dewelopment within the Aberdeen-Aberdeenshire SGAs, the current supply in Aberdeen is
222ha. A re-zoning of the site for a residential use would address the current over-supply of employment
land in and around the city, and would represent a deliverable opportunity for housing that could come
forward in the emerging LDP. Such a development at Berryhill would provide a critical mass of residents
sufficient to maintain community vitality and viability and to anchor the existing employment land at ‘“The
Core’, as well as retail and educational facilities nearby. In the circumstances, this site is an appropriate
location for housing, in an area which is already seniced and highly sustainable in terms of active travel
modes, that will prove popular in the local market, and can be delivered in a sensitive and sustainable way
to create a welcoming gateway to the city from the north, as well as incorporating the highest standards of
place-making as set out in Scottish Government Planning policy.
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2.1.

2.2,

2.2.1.

2.2.2.

2.3.

2.3.1.

2.3.2.

2.3.3.

2.3.4.

Comment on Main Issues

The current housing land supply strategy, the identification of potential new housing sites in the MIR, and
the general over-supply of employment land in the city are all important issues for Barratt. Accordingly we
make the following comments on their behalf.

Vision and Objectives

The Main Issues Report explains that the LDP must be consistent with the Proposed SDP in seeking to
achieve its Vision and Objectives. It further explains that the principle role of the MIR is to stimulate
discussion on the main planning issues facing Aberdeen and to suggest options for dealing with them.
Howewver, amongst these issues at the bottom of page 5 of the document, housing numbers and housing
delivery are noticeably absent, despite the fact that these matters are key in delivering the successful,
sustainable places required by NPF3 and SPP.

There is concern that the Council has not afforded the provision of an effective supply for the delivery of
new homes the weight that it requires, particularly in terms of delivering the Scottish Government’s
objectives of 35,000 new homes per year. This affects all housing tenures; through affordable housing
policies, private housing developments deliver a significant proportion of the City’s new affordable homes.

Housing Allowances and New Sites

Whilst the MIR does not recognise housing as a Main Issue in its own right, question 1 does ask whether
respondents agree with the Council’s preferred housing sites and whether there are other sites that would
be suitable for housing. In addressing this question it seems prudent to consider the methodology used to
arrive at the overall allowance for housing across the city.

The MIR considers that any sites 'not identified as being effective in the 2016 Housing Land Audit (HLA)
could be counted toward making up the 4168 unit allowance set out in the Proposed SDP 2018 for period
1 (2020 — 2032). These sites therefore comprise: group A, constrained greenfield sites; group B, a small
number (120) of units on greenfield sites that are identified in the existing ALDP, but not in the 2016 HLA;
and, group C, all of the brownfield sites identified in a Brownfield Urban Potential study (November 2018).

The MIR explains that it has discounted all of the potential sitesin group A as contributing toward the target
sought; and that Groups B and C which cumulatively provide 3528 units, will contribute most of the owerall
4168 houses sought in the Proposed SDP. The MIR therefore concludes that only 640 'new' units are
required in addition to the units derived from groups B and C (4168 minus 3528). Once the small number
from Group B have been remowed, this effectively means that around 81% of the total housing allocations
proposed in the MIR are from group C.

Turning to the Brownfield Urban Capacity Study (BUCS) from which the 81% of sites has been identified,
the document notes that it makes no distinction in its calculations between sites that are effective and
constrained. The document states in detail:
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2.3.5.

2.3.6.

2.3.7.

2.3.8.

2.3.9.

"All sites in the BUCS are considered to be suitable for housing and contains a mix of both effective and
constrained sites. The SDP requirements do not specify how much of the brownfield requirement has to
be effective; for this reason, no discounting of non-effective sites has been done"

The document also relies on estimates of the potential yield (the number of homes they can accommodate)
for each brownfield site the Council has identified that has not been the subject of a planning application.
The estimation of yield relies on two different forms of calculation: one that reflects historic densities for
brownfield dewvelopment in the city, and the second which applies notional density figures depending on
the site’s location within the city that provide either a 'high' or 'low' figure. In total therefore, 3 different total
amounts are identified in the assessment. The study then adds a further 1224 units to each of the three
totals that represents the number of non-effective sites identified in the 2016 HLA, and the number of non-
effective sites with existing or lapsed consents. The aggregated totals of the three different calculations
therefore range from 2436 units to 3408 units. The study concludes that given the 'high' figure is closest
(and exceeds) the figure derived from historic brownfield densities in the city, the 'high' figure represents
the 'realistic' brownfield urban potential.

Ovwerall therefore, an analysis of the group of sites which makes up 81% of the proposed housing allowance
in the MIR, shows that it includes a mixture of: previously identified non-effective sites; previously identified
non-effective sites with lapsed consents; not previously identified non-effective sites; and not previously
identified effective sites. Regardless of whether these are considered effective or not, these sites are all
expected to be delivered during the period of the emerging LDP at densities that actually exceed those of
historic brownfield developments in the city. Most of the remaining 640 units identified as contributing to
the target total of 4168, are also to be delivered on brownfield where no analysis of their effectiveness has
taken place.

At a functional lewel, there is a high degree of concern at how deliverable these many brownfield sites
actually are. As has been noted, many of the sites are recognised as being non-effective, but even among
those that are effective, the existing LDP states that

“Regeneration of city centre sites and other brownfield sites throughout the existing built-up area for
appropriate uses will be encouraged. Brownfield sites are expected to contribute 7,500 units towards our
housing requirements ower the period to 2026. The Plan identifies specific brownfield housing sites and
explains the potential for others to come forward”. (ALDP paragraph 2.2)

Further, paragraph 2.13 of the ALDP states that

“The list of brownfield sites is not exhaustive. It is not practical to try and identify brownfield sites too far
ahead as sites tend to become available or get redeveloped all the time. For this reason, brownfield sites
meeting the first seven years of the Strategic Development Plan’s requirements have been identified. We
are confident that more sites will emerge and receive planning consent during the lifetime of the Local
Development Plan”.

The clear conclusion to be drawn from this commentary is that the LDP already supports the development
of brownfield land for a range of different uses, and there is therefore a presumption in favour of its re-use.
Accordingly, by allocating so much of this brownfield land for housing it effectively replicates support for its
re-development found elsewhere in existing policies.
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2.3.10.

2.3.11.

2.3.12.

2.3.13.

2.3.14.

What is most important in the allocation of housing sites is that such sites are actually deliverable. It is
therefore worth reflecting on SPP paragraph 117 that states:

‘the housing land requirement can be met from a number of sources, most notably sites from the
established supply which are effective or expected to become effective in the plan period, sites with
planning permission, proposed new land allocations, and in some cases a proportion of windfall
development. Any assessment of the expected contribution to the housing land requirement from windfall
sites must be realistic and based on clear evidence of past completions and sound assumptions about
likely future trends”.

Paragraph 119 further goes on to state that for Local Authorities within City Regions

"In allocating sites, planning authorities should be confident that land can be brought forward for
development within the plan period and that the range of sites allocated will enable the housing supply
target to be met”.

Paragraph 125 further notes that

"Planning authorities, developers, senice providers and other partners in housing provision should work
together to ensure a continuing supply of effective land and to deliver housing, taking a flexible and realistic
approach".

While the enthusiasm to support the redevelopment of brownfield land is understood, relying to such a
great extent on non-effective sites to deliver the houses the city needs over the next decade is not
considered to be a flexible or realistic approach. Augmenting the brownfield sites with unconstrained
greenfield sites in popular locations that have been shown themselves to be acceptable for other uses,
would appear to build some flexibility into the supply that would have a realistic chance of being delivered.
This matter is considered further below.

Barratt consider that relying on an outdated list of random brownfield land, with notional and unrealistic
densities applied to deliver 81% of housing over the next 12 years is highly irresponsible and not aligned
to the principles of a plan-led system. It is understood that the study is to be updated to inform the
Proposed Local Development Plan (Proposed Plan), this is necessary as there are seweral large sites
identified in the 2018 study which have been redeveloped for alternative uses, such as the former PC
World on Hutcheon Street. SPP adwvocates that an urban capacity study ‘may be useful to inform the
spatial strategy’, however the intention is not that this will be relied upon to deliver the majority of housing
within a local authority area. SPP requires dewvelopment plans (to) be based on spatial strategies that are
deliverable’ (para. 48) and considering that all brownfield sites are effective is negligent, particularly when
policy support for their reuse exists, if the sites were effective it is likely that they would have come forward
for some form of development before now.
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2.4,

2.4.1.

2.4.2.

2.4.3.

2.4.4.

2.4.5.

2.5.

2.5.1.

Housing Delivery Rates

Looking beyond the new sites and brownfield sites that the Council has considered through the MIR, the
broader picture in terms of housing delivery for the city must include already allocated sites, or sites where
extant planning permissions are in place. The April 2019 Housing Land Audit shows that there is currently
an effective land supply of 6950, while the Proposed Strategic Development Plan requires that there be
an effective land supply of 6648. On the basis of this, the city is currently served by a 5 year effective
housing land supply.

However, looking more closely at the data within the audit, there are a number of factors that are worth
considering in the context of delivery rates going forward. In each of the City areas considered in the Audit,
each one relies on one or a small number of very large sites to deliver substantial parts of their housing
supply. It is worth noting that in each of these areas except Peterculter the largest 'effective’ sites have to
date delivered either none, or very few completions.

In the Former City area the largest site is at Greenferns where an allocated site for up to 1470 units is
referenced as being constrained owing to land ownership issues. Broadford Works is the second largest
site where 460 units are anticipated. None of these units have to date come forward, and the site only
benefits from Planning Permission in Principle. In the Nigg area, the largest site is at Loirston where 1600
homes are anticipated, although it too has yet to start and holds Planning Permission in Principle. At
Grandhome work has begun on a site for up to 4700 units, although only 32 completions have taken place.
Finally in the Newhills area, a trio of sites at Craibstone, Rowett South and Greenferns Landward
collectively are anticipated to deliver 3700 units. However 1000 of these units are deemed non-effective
due to ownership issues, and work has only commenced on the remaining 2700 in recent months.

Overall therefore the 7 largest sites identified in the audit contribute 11,930 units to the owerall identified
capacity of 20,114, yet 2 of these sites are non-effective and only 32 houses have so far been yielded from
the remaining 5 sites.

Such analysis vindicates the approach taken in the Proposed SDP to allocate further land in each of the
LDPs for the City Region in the event that larger strategic sites do not yield the numbers expected of them.
This latest audit, while demonstrating that a five year housing land supply is present, nevertheless
demonstrates how precarious the supply will be if the current pattern of larger sites not delivering units
continues.

Oversupply of Employment Land

In order to offer a balanced view of the employment land market across the City, it is instructive to reflect
on historic up take and current equivalents. Take up at the peak of the market exceeded 1.0million sq.ft
(9.2 ha) per annum in both office and industrial sectors. This has reduced dramatically, with office take up
dropping as low as 180,000 sq.ft (1.7 ha) for the entire year in 2016, and industrial take up falling to as low
as 460,000 sq.ft (4.3 ha) in the same year. Take up in 2018 for office improved to 388,000 sq.ft (3.6 ha)
and to 640,000 sq.ft (6 ha) for industrial, but take up so far in Q1 2019 has been very poor; a total of only
37,000 sq.ft. (0.3 ha) for office space marking the lowest since records began, while Industrial take up has
amounted to approx.130,000 sq.ft. (1.2 ha).
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25.2.

253.

2.54.

2.5.5.

2.5.6.

Looking back at the City and Shire’s Employment Land Audit from 2015/16, the current situation was well
anticipated. The Audit at that time stating:

“an anticipated reduction in new build construction as a result of the prolonged downturn in the oil
and gas industry may see fewer marketable sites coming forward and existing sites being taken up at a
slower rate”.

Page 9 of the MIR acknowledges that there is now 222 hectares of employment land on the market. This
equates to more than 3.5 times the marketable employment land supply required by the Adopted Strategic
Development Plan, and by the Proposed Strategic Development Plan.

The following table offers a snapshot of the types of sites currently being offered to Industrial agents in the
City.

Site Area (hectares)

The Core, Bridge of Don 8.5
Cloverhill, Bridge of Don 23
Aberdeen Energy Park 14
Aberdeen Gateway 24
City South 8
Badentoy North 12
Altens East 3
Aberdeen One, Altens 3
Cairnrobin 16
D2, Dyce _ _ 4
ABZ Business Park, Dyce 16
Prime Four, Kingswells 12

Other than the Design and Build/pre-let activity and the speculative development that occurred at the peak
of the market, there has been very littletake up of land from owner occupiers in the lastfive years. Perhaps
only approximately 10 -15 acres of land have been delivered in this way in the City over this period. This
trend has been due to the fact that many dewelopers are not willing to sell land as there is more profit to
be made in building, leasing and selling on the investment. We are currently aware of a handful of
occupiers seeking land to self-build, but such demand is only for approximately 1-2 acres, and there is
very little demand for large plots of land from occupiers interested in this.

Geographically, Bridge of Don is not considered to be well-equipped to cope with the already turbulent
nature of the local market. Most of the business land activity around the city in recent years has taken
place on dewelopment sites concentrated on Dyce, Westhill and the south of the city. Bridge of Don would
be considered less desirable for such uses for a number of reasons: the nature of the stock there is
old/dated; it is predominantly an industrial location and accessibility has been a problem in the past (the
AWPR does help with this now of course, but it can be argued that among all of the employment land
‘destinations’, Bridge of Don benefits the least from the road as the junction is actually located further north
at Blackdog); there has also historically been very limited speculative dewelopment in Bridge of Don even
at the peak of the market, which hasn't helped stimulate demand there or improwe the variety and nature
of stock.
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2.5.7.

2.5.8.

2.5.9.

The pre-let market is no longer a feature of Industrial land development in the city. As a direct result, there
will inevitably be even less activity in the area (no Design and Build activity), and the majority of developers
are not willing to take the risk of speculative development in the current market.

Supply of existing employment land and buildings in Aberdeen is at an all-time high, there are
approximately 2.6 million sq.ft for industrial and 2.7million sq.ft for offices. Although a significant amount
of this supply is poor quality and may never be re-occupied unless refurbishment takes place, there are
nevertheless plenty of relatiely attractive existing options for occupiers in the current market.
Understandably those seeking space seem more likely to opt for existing space where they can negotiate
more flexible leases and softer rents, rather than commission a Design and Build and commit to a 10-15
year lease.

The foregoing discussion provides some useful context when considering the call in the SDP for 60
hectares of employment land within the City. Bridge of Don is one of many areas around the City where
considerable reserves of employment land are available, far in excess of what the SDP requires, or the
current market can digest. Further, geography and market legacy issues suggest that Bridge of Don is not
an area where recovery in the market is likely to be catalysed under current conditions.
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3.1.2.

Berryhill: The Case for Re-Zoning

Market Failure

The site benefits in part from an extant planning permission for the development of a Business and
Industrial Park incorporating class 4,5 and 6 uses (application P071431 (A7/1464)) of which aninitial phase
(Phase 1) has already been progressed. The Phase 1 development has been widely marketed and is now
known as ‘The Core Business Park’.

This demonstrates that Aberdeen City Council are content in principle that the site is capable of hosting
dewvelopment. The Council’'s analysis included examining existing likely impact on environmental and
infrastructural assets, and looking forward, examining how increased footfall on the site could be
accommodated through the provision of appropriate mitigation measures such as improved sustainable
transport infrastructure.

As noted above the extant planning permission has been commenced with the Core Business Park. The
commencement of this site and the senvicing of land to provide for this facility means that Murcar is now
an identifiable business destination in the public consciousness. However, as already discussed in this
Statement, the turbulence in the local market for employment land dewelopment has meant that the
conventional routes to facilitate construction such as through a buoyant pre-let market or via speculative
development are no longer viable options for commercial development.

In order to continue the development of the area as a sustainable place, Aberdeen City should reconsider
the means by which to consolidate the development of the area, utilising the infrastructure and connectivity
in place and approved to facilitate the wider development of the site. Given the principle of development is
already established by virtue of the extant permission, the continued long-term identification of employment
land and the Murcar Development Framework Supplementary Guidance, a move to reallocate the
surrounding land for a residential-led dewelopment with a supporting range of complimentary uses will
simultaneously provide an attractive and deliverable housing siteto the market, as well as increase interest
in the existing employment land lying at its heart. Residential development to the east of the A92 could
accommodate a new primary school on this site, which could support pupils generated from the
redevelopment of the AECC for housing, also to the east of the A92.

This presents a most pragmatic way to address the issue created by the extraordinary owver-supply of
employment land in the City at present. Given the foregoing, a proposal to introduce a greater mix of uses
here, seems the best way to encourage activity and development in this area in advance of a significant
change in local market conditions.
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3.2. Site Assessments

3.2.1. Of the 24 bids submitted for residential development in the Bridge of Don area in the pre MIR cons ultation,
6 have been classified by officers as desirable. These comprise 3 already allocated sites (Grandhome,
Balgownie Centre and Gordon Centre), 2 ‘new greenfield sites (land at North Denmore and Balgownie
area 4), and one further ‘new brownfield site at the former Walker Technical Resources Site (WTR).
Owerall the greenfield sites would add 45 housing units to the local supply, and the brownfield site a further
20.

3.2.2. To March 2019, the dewelopment of 171 houses at the Balgownie Centre, while initiated in June 2013 has
yielded 0 completions. At Grandhome where 7000 units were allocated in the Adopted LDP, 32 units have
been completed. Aberdeen College’s Gordon Centre meanwhile has yet to be demolished or marketed,
although it is identified as a 3.1 hectare mixed use opportunity site in the Adopted LDP and is referenced
as a desirable site in the current MIR.

3.2.3. In terms of other proposed residential sites considered ‘undesirable’ by Officers in the MIR, the higher
scoring sites are worthy of reflection. The various sites at the Balgownie playing fields are restricted by
their status as urban green spaces that provide high quality recreational facilities. The site at Shielhill South
close to Hill of Tramaud landfill site is constrained by local topography that would create a sense of urban
sprawl if constructed. The site to the north of Balgownie meanwhile would necessitate the removal of an
important stand of mature trees along the Parkway in order to facilitate development.

3.24. In comparison to each of these, the site/s at Berryhill is unconstrained by any fundamental landscape or
functional concem, the fact that the site is already allocated for employment land uses proves this point.
This supporting Statement and Framework havwe considered those matters that the Council needs to take
into consideration with regards to this site, and has allowed for re-evaluation of the scoring matrix as
detailed below. When the aggregated owerall score and the arguments set out above are considered in the
round, this demonstrates that the site is both ‘desirable’ and crucially deliverable by an established house
builder active in the local housing market.

Criteria Score Justification

Exposure 2 The site occupies an exposed site, although the Landscape
Framework indicates how this can be mitigated through the use
of advance and structural planting.

Aspect 3 Site gently slopes and is mostly southeast facing, allowing
southern aspect and sea views

Slope 3 Slopes are generally fairly gentle.

Flood Risk 2 The Mundumo Bumn flows part way through the northemn edge of
the site and is prone to flooding so
hard development would need to awid this area.

Drainage 3 Site appears freely drained.

Built/Cultural Elements 2 Masterplan will need to be informed by a cultural heritage
analysis that would identify and incorporate any notable features

_ if identified.
Landscape Features 2 Area is sparsely populated open farmland with few landscape

features other than field boundaries. It is
classed as prime landscape in the Aberdeen City Landscape
Character Assessment.
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3.2.5.

3.3.

3.3.1.

3.3.2.

3.3.3.

Ovwerall this re-evaluation gives the site a score of 53 with no fundamental matters outstanding that cannot
be addressed through detailed site design. To put this in context, the site at Grandhome, far and away the
largest allocation in this area, scores only 47. The only greenfield sites that score more highly than the re-
evaluated Berryhill sites are those that are fundamentally constrained and have already been discussed
in this section.

Transportation

Overall the sites have excellent road access to local facilities from the A92 and the initial access road
constructed to senice the Core. In addition the site is also accessible to numerous bus routes via bus
stops on either side of the A92 and at nearby Dubford, and to a Park and Ride facility at the former AECC
complex. Cyclists can now access the wider Bridge of Don area as well as the University and city centre
via a new footway/cycleway that runs alongside the A92 adjacent to Berryhill.

Perhaps most importantly in the context of promoting this site as a sustainable new urban extension
however is the potential that now exists for sustainable and active travel following the de-trunking of the
A92 that took place in April 2019 following the opening of the AWPR. These interventions have improved
baseline conditions around the site and have improved the accessibility of the Berryhill Farm site to
residential, employment, retail, leisure and education uses. In addition, as a result of the extant planning
permission (application P071431 (A7/1464)), a number of improvements to active travel and particularly
pedestrian access have been examined on this site, and are now committed to as part of the commenced
permission. These will further enhance the site’s attractiveness as a residential site.

The Supporting Transport Note that is submitted alongside this Statement and Framework has
demonstrated at a high level that there will be no adverse impact on the local road network as a result of
residential development here over and abowve the principles established for the extant business park
consent. The scale of residential development proposed is such that onsite education facilities can be
provided, as well as an element of local retail and leisure facilities in conjunction with neighbouring
development opportunities. Accordingly the supporting Transport Note states that a residential
development of the scale proposed is able provide the necessary connectivity that will define the proposals
here as being a truly sustainable development.
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4.

4.1.

4.2.

4.3.

4.4.

4.5.

Conclusion

It is with some surprise that housing numbers and housing delivery are not addressed as a separate main
issue within the MIR, given these issues are so fundamental to assessing the health of the local housing
market and deciding how best to manage this going forward. The conclusions of our analysis of recent
housing completions in the city are concerning given they illustrate a situation where a small number of
very large sites are currently failing to deliver housing numbers, despite the city’s reliance on them to
anchor general housing delivery.

Further we also consider that the approach taken by the Council in the MIR to allocate the vast majority of
‘new’ allocations on brownfield sites that have not proven to be effective, or that failed to deliver houses
when planning permissions were extant, is an irresponsible approach that is unlikely to deliver a consistent
supply of houses to the local market. Such an approach seems neither flexible nor realistic, and
consequently is not considered to accord with the SPP.

The MIR identifies that there is a massive oversupply of employment land within Aberdeen, with around
3.5 times more land allocated than is required. Employment requirements have shifted in their nature and
geography, with Bridge of Don less preferable than those at AWPR junctions such as Dyce and Kingswells
and a non-existent demand for seniced business parks, where once there was insatiable demand.

The 21 acres of seniced employment land at The Core is considered to be a deliverable site for Class 4,5
and 6 uses - the wider site has already been planned and seniced, and The Core has already welcomed
its first occupiers. There is less enthusiasm about the future of other allocated employment land sites
further behind on the development cycle, given the well-publicised over supply of employment land in
Aberdeen, and the unwillingness for any speculative development to take place for employment uses.
However the isolated development of The Core phase 1 in relation to the Aberdeen Energy Park, which
also suffers from having been planned and seniced to cater for a type of development for which there is
no longer a demand, demonstrates how the changing market and landscape for business and industrial
development in this location requires to be rethought in order to deliver the joined up and sustainable vision
for the area that was initially approved.

In the absence of any significant new demand for employment land, and in the context of a housing supply
strategy that seems to be precariously reliant on untested brownfield land, the site at Berryhill must be
considered as an attractive option for the Council to bring forward for residential use. The site is already
considered fawvourably in dewelopment planning terms and has consequently been allocated for
employment land uses. Evidence of its suitability for development comes from the re-evaluation of the
scoring matrix that has been possible following further site analysis and through the completion of the
Indicative Framework Analysis appended to this representation. This shows that the site is the most
suitable among all of the other competing bids for greenfield dewvelopment in Bridge of Don, and is
appreciably more suitable than allocating additional land at Grandhome, which was the sole location for all
new phase 1 and 2 housing allocations within Bridge of Don in the 2017 LDP.
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4.6.

4.7.

4.8.

The dewvelopment of housing here can still continue to support a mixture of business and industrial uses
on a largely 'oven-ready' site, and will therefore compliment other housing allocations at Bridge of Don.
Allocating this site to accommodate a sustainable mixed use development as set out in the accompanying
Framework and supporting document will diversify the type of sites the Council is relying on to deliver its
housing supply strategy, and will offer an attractive and welcoming entrance to the city from the North,
rather than the current isolated business park. The opportunity that exists for the City to ensure a
masterplanned approach can be undertaken here, will help to synthesize the employment, residential, and
amenity areas, in order to realise truly positive place-making for Bridge of Don.

The Supporting Transport Note identifies that the current infrastructure and the approved mitigations to the
road network to be delivered as part of the latter phases of The Core, on site B02/15 are more than
sufficient to accommodate the 1,200 homes that The Framework indicates could be located here as part
of a mixed use, residential-led development. Indeed the impact on the junctions is likely to be lessened
under this proposal. Alongside the development of a school within the site and the significant public and
active travel infrastructure that exists within the vicinity, the re-evaluated site assessment matrix indicates
that the proposal for a residential led development of this kind can be heartily supported.

Given the forgoing it is respectfully requested that development bid B02/15 for land at Berryhill Farm be
allocated in the forthcoming LDP to accommodate a masterplanned, residential-led mixed use
development.

May 2019 14






SCORING CRITERIA — RE-EVALUATION OF BID REF B02/15

Criteria

Score

Justlflcatlon

Exposure

24

fpem-nept-hedy—\mnds The S|te occupies an exoosed S|te
although the Landscape Framework indicates how this
can be mitigated through the use of advance and
structural planting.

Aspect

Site gently slopes and is mostly southeast facing,
allowing southern aspect and sea views

Slope

Slopes are generally fairly gentle.

Flood Risk

The Mundurno Burn flows part way through the northern
edge of the site and is prone to flooding so
hard dewvelopment would need to awid this area.

Drainage

Slte appears freely drained.

Built/Cultural Elements

Masterplan will need to be informed by a cultural

heritage analysis that would identify and incorporate
any notable features if identified

Natural Conservation

The land is cultivated and appears largely dewoid of any
woodland, tree cover or natural habitat. The

northern part of the site is classified as Green Space
Network (open and semi-natural). The site is

identified as an area of potential bat habitat. A bat
survey may therefore be required. Designated

species within 100m of the site may be an issue.
NESBReC data shows the following designated
species: Eider. Balgownie/Blackdog Links Local Nature
Conservation Site lies to the west.

Landscape Features

Area is sparsely populated open farmland with few
landscape features other than field boundaries. It is
classed as prime landscape in the Aberdeen City

Landscape Fit

Landscape Character Assessment.

from-the -A90as-youdrive—into-Aberdesn-_The site has
already been deemed suitable for development.
Sensitive masterplanning further allows for the
selective retention of sea views and creation of a

pleasant and welcoming gateway to the city

Relationship to existing
settlement

w
N

Residential development—.would-appear-isolated-from
the-main-urbanarea,disconnected-by
employment-uses-and-the-A90._ The site has been

allocated for some time, and the east side of the
recently de-trunked A92 and has the existing business
park, as well as a planned hotel and future
redevelopment of the former AECC for residential
purposes. It forms part of a comprehensive
development framework.

Land Use Mix/Balance/Senice
Thresholds

Residential, retail and employment uses would
introduce a mix to the area. Site is next to the Core
Business Park and Findlay Farm which is zoned for
employment.




Accessibility

Stagecoach bus routes (50/51, 260/263, 267/268) going
out to Ellon, Mintlaw and Fraserburgh run
along Ellon Road. The closest bus stop is less than 800

metres from much of the site. more-than1-km-away

Proximity to facilities-
shopping/health/recreation

Bridge of Don Retail Park is less than 800m away.
Brachead Way is 2.2km away.

Direct Footpath/cycle
connection to community and
recreation facilities and
resources

There are no paths within or adjacent to the site,
although the extant planning permission makes
provision for enhancements to active travel. while the
Blackdog to Union Street cycle route will become more
attractive following de-trunking of the Ellon Road.

Blackdog-toUnion-Strest cyclerouteruns—along
footpaths—on-the-A90 Ellon Road-

Proximity of employment
opportunities

The Core Business Park is located within the site.
Aberdeen Science and Energy Park is less than

Contamination

No known or likely contamination on site (there is no

dam or sluice on the site)

Land Use conflict

There are unlikely to be any conflict issues from this
largely residential proposal.

Physical Infrastructure
Capacity

Some constraints as closest gas networks run along
Ellon Road, and water networks are across Ellon
Road towards Denmore.

Physical Infrastructure Future

No known constraints.

Senice Infrastructure Capacity

Site lies within Scotstown Primary and Bridge of Don
Academy catchment areas. Scotstown Primary
School is within capacity (68%) will remain so in the
long term (78% in 2025). Bridge of Don Academy

has capacity at present (73%) howewer it is forecast to
go owver capacity in 2025 (101%).

Given the development is for 850 units, the schools
would most likely not be able to cater for this.

Other constraints

None known.
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1.0 INTRODUCTION

This document, including a Concept Framework
Masterplan, has been prepared to support the Main Issues
Report response.

The approach taken outlines the characteristics of the site
including development constraints and opportunities. We
have used this information to develop a concept and to
inform the outline proposals for the site.
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2.0 BACKGROUND / CONTEXT

The proposal is for a Residential-led development on sites
allocated in the 2017 Local Development Plan requiring re-
designation from employment to residential use.

The site comprises undulating agricultural land bounded
by the A90 and Bridge of Don to the West, Murcar and
Royal Aberdeen Golf Courses along the coast to the east,
agricultural land and Burn of Mundurno to the North and
Aberdeen Energy Park to the south. The Core Business
Park is located within the site, but is in separate ownership
and not included in this proposal.

The fields contain little natural landscape features other
than those associated with agricultural use. There are
scattered farm buildings and associated dwelling houses
throughout the site.

A key feature within the southern part of the site is the
Glashiehowie Burn, which runs on a roughly east-west axis.



ALLOCATED
SITE OP1

ALLOCATED ALLOCATED
SITE OP2 SITE OP2

ALLOCATED
SITE OP3
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3.0 LOCAL DEVELOPMENT PLAN

The site is subject to policies contained in the Aberdeen
Local Development Plan, which was adopted in 2017.

The City Wide Proposals Map identifies the sites as OP1
and OP2 as follows:

OP1- Land Release Policy (LR1)

OP2 - Economic Development:
Business and Industrial Land (B1)

CORE PATH NETWORK
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3.0 LOCAL DEVELOPMENT PLAN

Local Development Plan- Appendix 2 — Opportunity Sites.

OP1 Murcar:

Policy - Land Release Policy

Other Factors - Southern half of site contained in Murcar Development Framework 2008. Site may be at risk of
flooding. (Flood Risk Assessment to accompany development proposals)

OP2 Berryhill, Murcar:

Policy — Business and Industrial/Green Space Network.

Other Factors — Development Framework approved in 2008 covers this site and land to the north. Land available
for development of Use Class 4, 5 and 6. (Flood Risk Assessment to accompany development proposals)

Key Points-Residential-led Development Proposals:

10

Residential-led development, including provision for a new Primary School, is proposed to create a mixed use
development area. This will see compatible residential development adjacent to The Core and Aberdeen Energy
Park. Increasing the mix of uses in these locations will create a sustainable neighbourhood for working and
living.

There is ample employment land within the Energetica corridor. The land at Dyce, within OP23 for example has
been successful in planning permissions translating to buildings on the ground, whereas the market at Bridge of
Don has been slow.

Despite being identified for employment development for over 10 years, the slow take up of land at The Core
within OP2 and at Aberdeen Science Park is indicative of this. There is no requirement for Strategic Reserve
Employment land to the north of Bridge of Don but there is a requirement for housing land.

The housing market in Bridge of Don has remained buoyant throughout economic fluctuations and will soon be
reliant on one allocation to satisfy its housing requirements, which does not accord with the sentiment of SPP
which encourages a range of sites.
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4.0 THE SITE

The site lies within an open area of farmland lying between the
A90 and the coastal sand dunes, golf courses and beach to
the east. The land is characterised by open vistas: east to the
North Sea, north to the rolling agricultural landscape; south to
the Science and Energy Park and Aberdeen City. Views to the
west are generally curtailed by the mature structured planting
along the side of the A90. The Core Business Park occupies a
prominent position within the site effectively dividing site’s OP1
and OP2 to define character areas.

Although the site appears level there are gentle falls to the

east towards the coast. The southern area is divided by the
Glashiehowie Burn which runs across the site.

12
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BID AREA 1 - 139 ACRES

4.0 THE SITE

The site is being promoted in 3 parts. The main focus is the re-
designation of Local Development Plan sites OP1 and OP2 identified
as Area 1 on the diagram opposite.

Area 2 and Area 3 present opportunities for potential future
development.

AREA 1 - 139 ACRES
(OP1 and OP2 in LDP / MIR ref: B02/15)

AREA 2 - 170 ACRES

(MIR ref: B02/16)

AREA 3 - 324 ACRES
(MIR ref: B02/17)

SITE ALREADY SUBJECT TO PLANNING

14



BID AREA 2 - 170 ACRES

BID AREA 3 - 324 ACRES
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5.0

16

CONSTRAINTS AND OPPORTUNITIES

FUTURE
DEVELOPMENT
SITE

CLOVERHILL PROPOSED

DEVELOPMENT
SITE

ABERDEEN
ENERGY PARK

SITE PLAN

MURCAR
GOLF
CLUB

POTENTIAL
CORE PATH

CORE
PATH 18

CORE PATH NETWORK

CORE
PATH 18

FLOODING



A92

BURN OF
MUNDURNO
ACCESS
TO NORTH
PROPOSED
ROUNDABOUT
BERRYHILL SALMON
NETTING STATION
(CATEGORY B-LISTED) ACCESS
TO SOUTH

/A
/
7/
v

<>

GLASHIEHOWIE oP2

BURN (PART)

£-->
PROPOSED ACCESS
FROM ABERDEEN
ENERGY PARK

HERITAGE ACCESS STRATEGY



6.0 LANDSCAPE FRAMEWORK

Key Landscape Features

The Glashiehowie Burn, which runs on a roughly
east-west axis on the southern half of the site

Historic stone wall field boundaries, some of
which are now in a degraded condition and
replaced by timber post and wire boundaries.
Open views

Absence of trees and minimal cover of vegetation
due to prominence of pasture.

Planning and Design Principles-Supplementary Guidance
Murcar Development Framework May 2012

18

Site: Its location on the main northern road access
to the city increases its visibility and sensitivity to
the impacts of development.

The reporters in there consideration of Berryhill,
Cloverhill and Findlay Farm at the local plan
public local inquiry recommended that the value
of much of the land at Cloverhill is minimal of the
land at Cloverhill is minimal in terms of the
protection of Aberdeen’s landscape setting. In
terms of the application site it highlights the
importance of creating a parkland fringe along the
eastern side of the A90. In addition ample

space should be reserved as a buffer for planting
and for attenuation of noise, between the
development and the two golf courses.
Development proposals must also consider the
amenity of any existing dwelling houses within or
adjacent to the framework area.



LANDSCAPE

®

BUFFER LANDSCAPE PLANTING TO
MURCAR GOLF COURSE

@) ®

BUFFER LANDSCAPE PLANTING TO
EXISTING HOMES

®

PARKLAND FRINGE TO A92

BUFFER LANDSCAPE PLANTING TO
SURROUNDING USES

®

PROPOSED GREEN NETWORK
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7.0 CONCEPT / VISION

To deliver a residential-led development, including provision for a new Primary School, to create
a mixed use development area. This will see compatible residential development adjacent to
The Core and Aberdeen Energy Park. Increasing the mix of uses in these locations will create a
sustainable neighbourhood for working and living.

The slow take up of land at The Core within OP2 and at Aberdeen Science Park is indicative that
here is no requirement for Strategic Reserve Employment land to the north of Bridge of Don but
there is a requirement for housing land.

ACCESS + MOVEMENT

Public Transport Network-the proposal utilises the existing road network with access point taken
from the Murcar roundabout on the A90 to the north and to the south from the extension to
the Science and Energy Park. The road design will consider access through the development
to create an integrated public transport system. The site has access to regular bus services
that operate along the Ellon Road Corridor and from the Bridge of Don Park and Ride. Further
services are accessible from Denmore Road to the west of the A90. All services within the vicinity
of the site route to, or through, Aberdeen City Centre offering interchange opportunities.

Pedestrian and Cycle Network- the A90 Ellon Road supports pedestrian footways on its north
and south bound carriageway and provides the site a local access link to Bridge of Don and
beyond to the city centre. At grade pedestrian crossings are currently located on the A90 on
the approaches to the roundabouts to the north and south of the site. Committed infrastructure
improvements associated with The Core Business Park include the upgrade of the northern
crossing to a Toucan crossing.

New Neighbourhood-the proposed network of streets, lanes and footpaths will provide increased
connectivity and maximise opportunities for pedestrians and cyclists. This is in accordance will
local and national design guidance. The opportunity to provide a link through the site, identified
as an asprational link to the coastal Core Path, will be considered as part of the overall masterplan.

LANDSCAPE-the proposal considers the site’s key features:

The Glashiehowie Burn

Historic field boundaries

Open views + Key Views

Site-its location on the main northern road access to the city

Boundary relationships-including golf courses, A90 and existing dwelling houses.

20
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8.0 INITIAL DEVELOPMENT FRAMEWORK
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9.0 ANALYSIS OF VIEWS

VIEW SOUTH EAST FROM A92
TOWARDS BERRYHILL FARM
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RETAINED VIEWS
OVER NORTH SEA



BERRYHILL BERRYHILL ELM COTTAGE MURCUR
FARM COTTAGE ROUNDABOUT

PROPOSED DEVELOPMENT AREA

BERRYHILL  RETAINED VIEWS PROPOSED BERRYHILL ELM COTTAGE PROPOSED MURCAR
FARM OVER NORTH SEA ENCLOSING COTTAGE ENCLOSING ROUNDABOUT

‘ WOODLAND WOODLAND |
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9.0 ANALYSIS OF VIEWS

VIEW SOUTH EAST FROM A92
TOWARDS BERRYHILL FARM
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9.0 ANALYSIS OF VIEWS

VIEW EAST FROM A92 OVER CLOVERHILL SITE
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PROPOSED DEVELOPMENT AREA - BACKGROUND

A4

PROPOSED CLOVERHILL DEVELOPMENT - FOREGROUND

A4

DENMORE
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9.0 ANALYSIS OF VIEWS PROPOSED DEVELOPMENT AREA - BACKGROUND
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10.0 CONCLUSION / SUMMARY

The principle of development on the site is already established
through the existing LDP. This representation supports an
opportunity to provide much needed housing, on sites allocated
in the 2017 Local Development Plan, requiring re-designation from
employment to residential use. The site is not in the greenbelt.
There is also currently an oversupply of employment land and so
re-designation would not impact the required supply.

The re-designation and development will:
. Support Aberdeen City’s housing land/supply

. Provide a residential neighbourhood to support
surrounding employment centres

. Create a new sustainable coastal community

. Provide important links to the coast and core
path network

. Enhance amenity along the A90 Ellon Road with
the introduction of new landscape feastures,
woodland and parkland

. Integrate with the existing public transport network
to create a sustainable community close to local
amenities and employment opportunities

. Provide a site for a new primary school to cater for
the new neighbourhood and to support existing /
future requirements.

The development would enhance the existing setting through the
delivery of a structured landscape framework for the area. We
therefore consider that the site is an excellent sustainable location
for residential development, and would include a mix of housing
delivered on a phased basis.
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1.0 INTRODUCTION

This document, including a Concept Framework
Masterplan, has been prepared to support the Main Issues
Report response.

The approach taken outlines the characteristics of the site
including development constraints and opportunities. We
have used this information to develop a concept and to
inform the outline proposals for the site.









3.0 LOCAL DEVELOPMENT PLAN

Local Development Plan- Appendix 2 — Opportunity Sites.

OP1 Murcar:

Policy - Land Release Policy

Other Factors - Southern half of site contained in Murcar Development Framework 2008. Site may be at risk of
flooding. (Flood Risk Assessment to accompany development proposals)

OP2 Berryhill, Murcar:

Policy — Business and Industrial/Green Space Network.

Other Factors — Development Framework approved in 2008 covers this site and land to the north. Land available
for development of Use Class 4, 5 and 6. (Flood Risk Assessment to accompany development proposals)

Key Points-Residential-led Development Proposals:

10

Residential-led development, including provision for a new Primary School, is proposed to create a mixed use
development area. This will see compatible residential development adjacent to The Core and Aberdeen Energy
Park. Increasing the mix of uses in these locations will create a sustainable neighbourhood for working and
living.

There is ample employment land within the Energetica corridor. The land at Dyce, within OP23 for example has
been successful in planning permissions translating to buildings on the ground, whereas the market at Bridge of
Don has been slow.

Despite being identified for employment development for over 10 years, the slow take up of land at The Core
within OP2 and at Aberdeen Science Park is indicative of this. There is no requirement for Strategic Reserve
Employment land to the north of Bridge of Don but there is a requirement for housing land.

The housing market in Bridge of Don has remained buoyant throughout economic fluctuations and will soon be
reliant on one allocation to satisfy its housing requirements, which does not accord with the sentiment of SPP
which encourages a range of sites.
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4.0 THE SITE

The site lies within an open area of farmland lying between the
A90 and the coastal sand dunes, golf courses and beach to
the east. The land is characterised by open vistas: east to the
North Sea, north to the rolling agricultural landscape; south to
the Science and Energy Park and Aberdeen City. Views to the
west are generally curtailed by the mature structured planting
along the side of the A90. The Core Business Park occupies a
prominent position within the site effectively dividing site’s OP1
and OP2 to define character areas.

Although the site appears level there are gentle falls to the

east towards the coast. The southern area is divided by the
Glashiehowie Burn which runs across the site.
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BID AREA 1 - 139 ACRES

4.0 THE SITE

The site is being promoted in 3 parts. The main focus is the re-
designation of Local Development Plan sites OP1 and OP2 identified
as Area 1 on the diagram opposite.

Area 2 and Area 3 present opportunities for potential future
development.

AREA 1 - 139 ACRES
(OP1 and OP2 in LDP / MIR ref: B02/15)

AREA 2 - 170 ACRES

(MIR ref: B02/16)

AREA 3 - 324 ACRES
(MIR ref: B02/17)

SITE ALREADY SUBJECT TO PLANNING
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BID AREA 2 - 170 ACRES

BID AREA 3 - 324 ACRES
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10.0 CONCLUSION / SUMMARY

The principle of development on the site is already established
through the existing LDP. This representation supports an
opportunity to provide much needed housing, on sites allocated
in the 2017 Local Development Plan, requiring re-designation from
employment to residential use. The site is not in the greenbelt.
There is also currently an oversupply of employment land and so
re-designation would not impact the required supply.

The re-designation and development will:
. Support Aberdeen City’s housing land/supply

. Provide a residential neighbourhood to support
surrounding employment centres

. Create a new sustainable coastal community

. Provide important links to the coast and core
path network

. Enhance amenity along the A90 Ellon Road with
the introduction of new landscape feastures,
woodland and parkland

. Integrate with the existing public transport network
to create a sustainable community close to local
amenities and employment opportunities

. Provide a site for a new primary school to cater for
the new neighbourhood and to support existing /
future requirements.

The development would enhance the existing setting through the
delivery of a structured landscape framework for the area. We
therefore consider that the site is an excellent sustainable location
for residential development, and would include a mix of housing
delivered on a phased basis.
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1 EXECUTIVE SUMMARY

Introduction

1.1 This note responds to the publication of the Main Issues Report (MIR) in January 2019 associated
with the emerging Aberdeen City Local Development Plan 2022 and provides a review of the Barratt
North Scotland development bid sites which are located on land at Berryhill Farm, to the east of the
A92 and north of Aberdeen Energy Park (MIR references B02/15, B02/16 and B02/17). The note
seeks to demonstrate that the bid sites at Berryhill Farm are able to accommodate large scale
residential development and that the recommendations of the Main Issues Report should be
reconsidered.

Existing Conditions

1.2 The local transport network around the Berryhill Farm development bid sites is comprehensive, and
typical of that formed around a Trunk Road (former). The site benefits from extant planning consent
for a Business & Industrial Park, which is currently partially constructed, and thus Aberdeen City
Council have established that the site is appropriately accessible with a number of local mitigation
measures committed.

1.3 The local sustainable transport network currently accommodates pedestrians, cyclists and public
transport users, with cycle infrastructure and public transport service levels considered to be of a
high quality. The high level of accessibility has been confirmed by Aberdeen City Council in their
sustainability appraisal which was produced for the Main Issues Report.

1.4 Footway connections allow walking between the Berryhill Farm site and a number of local facilities
such as retail, employment, education and leisure establishments, and baseline census data
indicates that walking is a significant travel mode amongst existing local residents in the Bridge of
Don ward. There are direct, mainly traffic-free, cycle connections from the A92 along the site
boundary to surrounding areas of employment, retail and leisure as well as Aberdeen City Centre
making commuting by bike an attractive mode choice.

1.5 Public transport connectivity is currently excellent, with fast and frequent connections that can be
accessed directly from the A92 towards Aberdeen City Centre and surrounding employment areas,
as well as a wider service offer being accessible from nearby Dubford or the Bridge of Don Park &
Ride facility which is due to be expanded.

1.6 The recent opening of the AWPR and Diamond Bridge have greatly enhanced the accessibility of
the Bridge of Don area, opening up route choice which has resulted in reductions in peak time
congestion levels on the A92 Ellon Road. The position of the Berryhill Farm site is ideal to take
advantage of its proximity to the AWPR, allowing a good level of accessibility across the city and to
peripheral employment areas.

Access Opportunities

1.7 The development bid sites at Berryhill Farm have the potential to offer a wide range of sustainable
travel options, building upon a good baseline level as well as committed improvements associated
with the site’s extant consent for a Business & Industrial Park.

1.8 There is an ability to deliver connections with existing pedestrian provision to provide policy
compliant permeable linkages with a wide range of local facilities, something which has been
recognised by Aberdeen City Council in their Main Issues Report assessment. The potential
allocation can also provide integration of the infrastructure available for cyclists, building on recent
improvements to the surrounding strategic and local cycle networks, particularly along the A92
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1.9

1.14

A high-level masterplan has been provided which promotes cycle connections through the
development site to appropriate external points, supported by new Toucan Crossing facilities.

Increased regular patronage from future residents will benefit regional bus services which stop at
existing bus stops close to the Murcar Roundabout and there is potential for bus service penetration,
for the benefit of local service enhancements and connection to/from the south through Aberdeen
Energy Park.

The main vehicular access to the Berryhill Farm site will be via the Murcar Roundabout, using the
infrastructure which has been implemented to facilitate Phase 1 of the Berryhill Business Park
planning consent (The Core). There is also an ability to deliver additional accesses with adjacent
proposed development (e.g. Cloverhill development proposal), as part of a comprehensively
planned Local Plan masterplan for the area.

It has been demonstrated that the trip generation associated with a proposed residential allocation
would likely be less than that consented as part of the business park site, and that the principle and
type of improvements which had been considered for the Murcar Roundabout would still be of a
scale suitable to accommodate the total predicted volumes of traffic, subject to further detailed
assessments.

Conclusions

This note concludes that the existing sites are sustainable in the context of their current uses, and
that there is a good level of sustainable transport accessibility between the sites and a number of
key local facilities in and around the Bridge of Don area. The sites benefit in part from an extant
consent for a Business & Industrial Park, and alongside this, several committed improvements to
further promote sustainable travel. This demonstrates that Aberdeen City Council are content that
the sites are capable, with appropriate mitigation measures, of providing policy compliant
sustainable transport access to support economic growth, of which housing delivery is also a
significant driver.

The local road network immediately adjacent to the bid sites experiences an element of tidal peak
time congestion, as would be expected on a key radial route into Aberdeen City Centre. However,
it is acknowledged that the recent opening of the AWPR and 3™ Don Crossing, as well as the
redesignation of the A92 Ellon Road, has resulted in significantly improved baseline conditions and
has improved the accessibility of the Berryhill Farm sites to employment, retail, leisure and
education.

The outline masterplan for the development at Berryhill Farm indicates that the site is capable of
being designed in such a way that it can be made permeable for all modes of transport and can be
integrated with the existing surrounding transportation network.

The bid sites benefit from being able to promote appropriate sustainable travel policies which respect
the widest choice of travel options, including:

o  Securing the necessary links to further enhance walking and cycling in the locality;

o Improving local bus accessibility and patronage with proposals for new bus stops and service
diversions through the site;

o  Being able to integrate with surrounding development proposals and facilitate the upgrade and
improvement of key local linkages.

It has been demonstrated at a high level that there will be no adverse impact on the local road
network over and above the principles established for the extant business park consent, and that a
residential development is able provide the necessary connectivity that will define the proposals as
sustainable developments. The scale of development is such that onsite education facilities can be
provided, as well as an element of local retail and leisure facilities in conjunction with neighbouring
development opportunities.
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21

2.2

23

24

CONTEXT

Introduction

RPS has been commissioned by Barratt North Scotland to provide a Supporting Transport Note
relating to the allocation of land at Berryhill Farm for residential development in the emerging
Aberdeen City Council Local Development Plan 2022.

This note responds to the publication of the Main Issues Report (MIR) in January 2019 and provides
a review of the Barratt North Scotland development bid sites which are located on land at Berryhill
Farm, to the east of the A92 and north of Aberdeen Energy Park (MIR references B02/15, B02/16
and B02/17).

Main Issues Report & Bid Assessments

The bid sites under consideration lie to the east of the A92 and to the north of Aberdeen Energy
Park in Bridge of Don and benefit in part from an extant planning consent for the creation of a
Business Park (P071431). The sites have been labelled as follows within the Main Issues Report:

o B02/15 - Berryhill Farm 1 - Residential (850 units) and Mixed-Use
o B02/16 - Berryhill Farm 2 - Residential (1,000 units) and Mixed-Use
o B02/17 - Berryhill Farm 3 - Residential (2,000 units) and Mixed-Use

Figure 1.1 below indicates the abovementioned development bid sites and their relationship to other
bids, as well as their location relative to Bridge of Don.

Figure 2.1 - Main Issues Report - Bridge of Don Extract
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The Main Issues Report has considered all the development bid sites brought forward within the
Bridge of Don area and Appendix 3 of that report provides a development options appraisal covering
of all the bids received during the call for sites stage.

Each development bid site has been assessed using a Sustainability Checklist, which scores
proposals under a number of policy-based headings, and reference has been made to the Strategic
Environmental Assessment report (SEA) to further inform site selection, where this is relevant to the
accessibility and the transport aspects of development.

The outcome of the appraisal process has been to rank the three bid sites at Berryhill Farm (subjects
of this report) and recommend them as ‘Undesirable’ for residential development.

It is worth noting that in arriving at the overall checklist score, the rating for the individual criteria
were added, and that no weighting has been applied. An indication of the determinant factors has
been provided by Aberdeen City Council in its summary justification commentary as well as some
limited feedback against each of the policy criteria listed in the sustainability checklist.

For bids B02/15 and B02/16 the following is stated in relation to the scale of proposed development:

“It is unlikely that this scale of development could support the necessary neighbourhood
facilities and services to significantly reduce residents’ need to travel.”

Bid site B02/17, which is projected as being able to accommodate 2,000 homes as well as some
mixed-use development, is acknowledged as being of a scale to enable support for local
neighbourhood facilities which, in turn, would reduce the need to travel.

Bids B02/15 &B02/16 appear to score highly in the sustainability checklist when considering
‘Proximity to facilities — shopping / health/ recreation’. All three bid sites score as 3 on a scale of 1
to 3, with 3 suggesting that “there is a significant range of available facilities within 800 metres of
the site”. This would seem to provide additional support for neighbourhood facilities compared to
the description provided by the summary.

Following the publication of the Main Issues Report, this Supporting Transport Note seeks to
demonstrate that the bid sites at Berryhill Farm are able to accommodate large scale residential
development whilst delivering policy compliant sustainable travel choices without detriment to the
existing local transportation network, and that the recommendations of the Main Issues Report
should be reconsidered.
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3

3.1

3.2

3.3

3.4

3.5

3.6

3.7

EXISTING CONDITIONS

Introduction

This section of the Supporting Transport Note describes the existing transportation conditions
around the Berryhill Farm area and presents a review of the local sustainable and vehicular network.

The scale of the proposed bid sites at Berryhill Farm will lead to changes in travel demand within
the local area, particularly in the case of sustainable modes, and the scale of this change can be
quantified such as to demonstrate that this change can be accommodated.

Itis important to consider that a large portion of the bid sites benefit from an extant planning consent
for the development of a Business & Industrial Park (use classes 4, 5 and 6), and as such the
principle of delivering suitable and safe access to and from the site has been considered in detalil
through several planning applications.

Planning History

As mentioned above, an area of the sites which make up the Berryhill Farm bid submissions benefits
from an extant planning consent for the development of a Business & Industrial Park (P071431
(A7/1464)) of which an initial phase (Phase 1) has been progressed and is partly consented and
operational. Outline planning permission (planning permission in principle) was originally granted in
2009 and is also the subject of a Section 75 agreement.

The consented Berryhill Farm scheme (subject of the outline planning consent), which is identified
as Berryhill Business Park, comprises of the following overall floor areas to be delivered in 4 phases:

o  Class 4 Office Development - 58,272sqm
o  Class 5 Industrial (Workshops) - 26,425sqm
o  Class 6 Storage & Distribution - 60,983sgqm

The Phase 1 development, which is identified as The Core Business Park and is partially constructed
comprises the following:

o  Class 4 Office Development - 4,751sgm
o  Class 5 Industrial (Workshops) - 11,580sgm
o  Class 6 Storage & Distribution - 15,561sgm

Figure 2.1 below indicates a masterplan for the extant planning consent and identifies the proposed
phasing which was considered as part of the planning application and Section 75 agreement. Phase
1, which has been partially constructed, is shown bounded in pink.
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Figure 3.1 - Berryhill Business Park Masterplan

3.8 Further phases of the Berryhill Business Park development are dependent upon the delivery of
various upgrades to the local transport network, which are to be secured both through planning
condition and an associated Section 75 agreement. Associated infrastructure works which are likely
to still be required to support the allocation of the remainder of the site for residential development,

are as follows:

o  Upgraded Murcar Roundabout Layout (Figure 2.2)

o  Provision of a Toucan Crossing immediately south of the Murcar Roundabout (Figure 2.2)
o  Provision of a Toucan Crossing at the A92 Bus Stop Locations

o A bus gate linking south from Berryhill Business Park to Aberdeen Energy Park
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Figure 3.2 - Murcar Roundabout Proposed Upgrade

Sustainable Transport Network

3.9 Berryhill Farm lies to the north of Aberdeen immediately adjacent to the A92 (former A90(T)). The
initial phase of the aforementioned extant planning consent is called ‘The Core Business Park’, and
an element of enabling infrastructure has been constructed to allow this phase to be established,
including a new access road directly from the Murcar Roundabout on the A92.

3.10 Figure 2.3 below indicates the sites at Berryhill Farm and the surrounding road network, including
the access road which has been constructed to service Phase 1 of The Core Business Park.
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In defining the likely sustainable travel behaviour of potential residents of a development at Berryhill
Farm, reference has been made to the 2011 census journey to work data for the surrounding Bridge
of Don ward, which shares similar transport characteristics. The 2011 census outputs suggest that
there are 7,621 households in Bridge of Don, with an average car ownership level of 1.35 vehicles
per household. Figure 2.4 below indicates the modal split of commuter (work and study) journeys
by existing Bridge of Don residents.

Figure 3.4 - Scotland's Census 2011 - Method of Travel to Work or Study

As can be deduced from the table above, the existing travel mode split for commuter journeys to
and from the Bridge of Don area points to private car as being the dominant, but not sole, mode of
transport. The modal split is commensurate with a suburban settlement in Scotland and suggests
that just under 60% of residents travel by car.

From a sustainable travel perspective, it is encouraging to note that just over 12% of work and study
trips are undertaken by bus, and nearly 17% are undertaken on foot. This demonstrates that the
Bridge of Don area is accessible to a range of facilities which are well serviced by bus services,
including significant employment opportunities which are also within walking or cycling distance.
This would equally be true of residential development at Berryhill Farm, which could easily take
advantage of this, through enhancements to existing sustainable infrastructure.
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3.14

3.15

3.16

3.17

Walking

The existing site at Berryhill Farm is served by footways which link from The Core Business Park to
the Murcar Roundabout, where drop-kerb uncontrolled crossings are present to allow pedestrians
to cross the A92. From the Murcar Roundabout, footway access is provided to the Bridge of Don
Retail Park, and beyond into the Denmore and Dubford residential areas. There have been recent
upgrades undertaken to the footway provision along the A92, and a new 3m wide footway/cycleway
has been provided on the western side of the A92 Ellon Road connecting to existing bus stops, and
onwards to the Bridge of Don Industrial Estate and Park & Ride facility.

As would be expected, there are currently no controlled crossing points from the bid sites across the
A92, as the demand is currently low. However, as part of the extant planning consent for a Business
Park, two stand-alone Toucan Crossings are due to be implemented on the stretch of the A92 which
forms the site frontage, as well as further crossing points at The Parkway/Ellon Road junction and
at the redeveloped AECC site as part of neighbouring consents.

Generally, the de-trunking of the A92 provides an opportunity for further at-grade crossings points
to be considered as the character of the road itself is re-balanced to promote a more urbanised
environment where development is able to have a direct relationship with the road, which may
include more frontage development, and subsequently lower speeds.

Cycling

The immediate locale surrounding the Berryhill Farm site is well served by dedicated facilities for
cyclists, with recent upgrades to facilities on the A92 to provide both local and wider linkages. Figure
2.5 below shows the new footway/cycleway which runs along the western edge of the A92 adjacent
to Berryhill Farm, and this connects to a network of traffic-free cycle routes running south through
Bridge of Don, and also west along The Parkway connecting to a dedicated route across the
Diamond Bridge (3" Don Crossing) and on to Aberdeen University and city centre. A detailed Bridge
of Don area cycle route map is included in Appendix A.

Figure 3.5 - A92 Cycleway/Footway Upgrade
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3.20

3.21

3.22

3.23

Local Road Network

The Berryhill Farm site is currently accessed from the eastern arm of the Murcar Roundabout
junction on the A92. This arm is known as Berryhill Crescent, and was substantially upgraded to
provide a means of access to The Core Business Park, providing for pedestrians, cyclists and public
transport access.

In addition to the access from Berryhill Crescent, there are also a number of small farm access
tracks leading from the A92 Ellon Road which provide routes to farm buildings and individual
properties both within the proposed sites, and along the boundary, which could be rationalised as
part of the development.

The A92 Ellon Road forms part of the western boundary of the proposed bid sites, and until recently
this was the A90 Trunk Road. Since the opening of the Aberdeen Western Peripheral Route
(AWPR), Ellon Road has been redesignated as the A92 and since the 15t of April 2019 has ceased
to be a Trunk Road. To the north of the site the A92 Ellon Road leads to the AWPR (A90(T)) at the
newly opened Blackdog Grade Separated Junction, and to the south it leads to the Bridge of Don,
and on to Aberdeen City Centre. The local road network is shown for reference in Figure 2.7 below.

Figure 3.7 - Berryhill Farm Local Road Network

As would be expected of a key radial route into Aberdeen City Centre, the A92 Ellon Road
experiences tidal traffic flow associated with the commuter peak periods. The recent opening of the
AWPR and the Diamond Bridge, as well as associated Berryden Corridor improvements, has
provided commuters with alternative through-routes for accessing and travelling around the city, and
this has resulted in a noticeable reduced peak demand traffic flow on the A92 through Bridge of Don.
This has in turn allowed for the de-trunking of the A92 adjacent to the site, offering greater flexibility
for any future treatment of the road.
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3.24 There are also a number of extant planning consents in the local area which will result in junction
upgrades being implemented as they are built-out. The improvement to be delivered at the Murcar
Roundabout has already been mentioned, and is shown in Figure 2.2, and in addition to this there
is a planned upgrade of the A92 Ellon Road/The Parkway/Parkway East Roundabout associated
with the extension of the Aberdeen Energy Park and redevelopment of the AECC site. This
improvement is indicated in Figure 2.8 below.

|

Figure 3.8 - Proposed Upgrade to AECC Roundabout

Existing Conditions- Conclusions

3.25 The local transport network around the Berryhill Farm development bid sites is comprehensive, and
typical of that formed around a Trunk Road (former). The site benefits from extant planning consent
for a Business & Industrial Park, which is currently partially constructed, and thus Aberdeen City

Council have established that the site is appropriately accessible with a number of local mitigation
measures committed.
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3.26

3.27

3.28

3.29

The local sustainable transport network currently accommodates pedestrians, cyclists and public
transport users, with cycle infrastructure and public transport service levels considered to be of a
high quality. The high level of accessibility has been confirmed by Aberdeen City Council in their
sustainability appraisal which was produced for the Main Issues Report, where Berryhill Farm’s
proximity to local facilities such as shopping, health and recreation was described as follows; “there
is a significant range of available facilities within 800 metres of the site”.

Footway connections allow walking between the Berryhill Farm site and a number of local facilities
such as retail, employment, education and leisure establishments, and baseline census data
indicates that walking is a significant travel mode amongst existing local residents in the Bridge of
Don ward. There are direct, mainly traffic-free, cycle connections from the A92 along the site
boundary to surrounding areas of employment, retail and leisure as well as Aberdeen City Centre
making commuting by bike an attractive mode choice.

Public transport connectivity is excellent, with fast and frequent connections that can be accessed
directly from the A92 towards Aberdeen City Centre and surrounding employment areas, as well as
a wider service offer being accessible from nearby Dubford or the Bridge of Don Park & Ride facility
which is due to be expanded.

The recent opening of the AWPR and Diamond Bridge have greatly enhanced the accessibility of
the Bridge of Don area, opening up route choice which has resulted in reductions in peak time
congestion levels on the A92 Ellon Road. The position of the Berryhill Farm site is ideal to take
advantage of its proximity to the AWPR, allowing a good level of accessibility across the city and to
peripheral employment areas.
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4 ACCESS OPPORTUNITIES

Access for Sustainable Modes

4.1 A component of the success in promoting new residential allocations at Berryhill Farm is the ability
to build upon, and continue to offer, a range of travel options for residents. This will include walking,
cycling and the use of public transport.

4.2 As has been described earlier in this report, the immediate locale surrounding the bid sites at
Berryhill Farm benefits from a good level of sustainable transport infrastructure provision, and
accessibility can be described as excellent. However, it is recognised that in order to promote
residential development of the scale identified in the bid submissions there will be further
enhancements required to ensure that sustainable travel modes are as attractive as they can be.

4.3 This section of the report considers whether the existing sustainable and vehicular access provision
is sufficient to support the scale of development proposed, and if not, what mitigation measures
would be required to ensure that appropriate transport policy can be complied with. Figure 3.1 below
indicates an example masterplan for one of the bid sites so that the development vision can be seen
in a local context. A full-scale masterplan drawing is included in Appendix C.

Figure 4.1 - Example Berryhill Farm Masterplan
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4.4

4.5

4.6

4.7

Access for Pedestrians

There is a good level of infrastructure provision for pedestrians within the immediate locale, and
there are committed pedestrian crossing upgrades on the A92 proposed as part of the extant
Business & Industrial Park, which would be carried forward in any future residential allocation.

There are also existing bus stops on the A92 both northbound and southbound which are within 5
minutes’ walk of the site boundary, with further bus stops constructed on the new link road which
serves The Core Business Park, although the associated service diversions are to be delivered as
part of a later phase. A 20-minute walking isochrone is indicated below in Figure 3.1, demonstrating
the area which can be accessed within easy walking distance.

The walking isochrone indicated in Figure 3.2 identifies that Bridge of Don Retail Park, is accessible
on foot as well as Greenbrae School, Denmore Road Industrial Estate, Aberdeen Energy Park, The
Core and the Bridge of Don Park & Ride facility. Having these facilities so close to the proposed
development site, coupled with a high-quality network of footways and footpaths throughout the
masterplan layout linking to the A92 and associated crossing points, would result in an accessible
site for pedestrians that will promote pedestrian movements.

Figure 4.2 - Walking Isochrone (Blue = 20 minute, Red = 10 minute, Green = 5 minute)

As indicated in the draft masterplan layout shown in Figure 3.1, there is a neighbouring proposed
development allocation at Cloverhill to the west, and the sites are also adjacent to the proposed
Aberdeen Energy Park extension to the south. It is therefore possible for Local Plan policy to
promote a good level of permeability when seeking to support a comprehensive plan for the area.
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4.8

4.9

4.10

4.1

4.12

The indicative masterplan for the Berryhill Farm site has identified that a school can be delivered
within the development, which would further add to this level of integration and significantly reduce
the need for residents to travel.

The co-location of residential development alongside existing/proposed education and commercial
uses will promote a level of internalisation of trips which will further act to reduce the need to travel
beyond the site.

Access for Cyclists

As has been previously described in Section 2 of this report, the proposed allocation sites at Berryhill
Farm are currently well served by dedicated cycle infrastructure, and benefit from recent upgrades
to strategic cycle routes in and around the Bridge of Don area, connecting to a number of
surrounding employment, education and leisure facilities as well as Aberdeen City Centre.

A cycle isochrone is presented in Figure 3.3 below, which identifies areas which are within an easy
cycle distance of Berryhill Farm, including Bridge of Don Industrial Estate, Bridge of Don Academy,
Bridge of Don Park & Ride, Aberdeen University and Aberdeen City Centre.

Figure 4.3 - Cycle Isochrone (Blue = 30 minute, Red = 15 minute)

The proposed masterplan at Berryhill Farm would ensure that there is an appropriate network of
traffic-free cycle routes through the site, and that these would connect with neighbouring
developments and existing cycle infrastructure on the A92. Subject to the previously described
Toucan Crossings being implemented on the A92, which development at Berryhill Farm can
facilitate, connectivity for cyclists is of a good standard.
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4.13

4.14

4.15

4.16

417

Access for Public Transport

Current public transport provision around Berryhill Farm is focused, as would be expected, on the
A92 corridor as an important arterial route to/from Aberdeen City Centre. A large number of regional
bus services are accessible from the existing bus stops on the A92, and up to 11 services per hour
pass the site boundary in each direction during peak commuter periods.

Berryhill Farm is well served by public transport currently and the masterplan will be designed to
promote some penetration of services with the objective that, where routes are planned through a
residential development, the vast majority of residents will be able to access a bus service from
within 400m (5 minutes) walking distance.

Given that the site currently benefits in part from an extant consent for a Business & Industrial Park,
and that this has been partially progressed, there has been previous detailed investigation into the
provision of appropriate direct public transport services capable of serving a large-scale employment
site. A public transport strategy document supports the extant consent and was prepared by
Fairhurst in 2012. This document identifies two potential options to allow buses to penetrate the site
as follows:

o  Diversion of existing First Aberdeen services 5 & 13 to directly serve the site; and,

o  Diversion of existing A92 Stagecoach services through the site using a newly created bus gate,
connecting to Aberdeen Energy Park to the south.

Since the publication of the Fairhurst report, the bus service numbers have been subject to changes,
as has routing due to recent residential development at Dubford and Grandhome. However, the
concept remains the same that the diversion of services to serve residential development is a typical
positive response that can be made in response to policy support through the Local Plan.

Figure 3.4 below is an extract from the Fairhurst report indicating the proposal to divert services
through a bus gate to the south of the proposed development site.

Figure 4.4 - Proposed Berryhill Business Park Bus Gate
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4.18

4.19

4.20

4.21

4.22

4.23

4.24

4.25

4.26

It is considered that a residential allocation at Berryhill Farm would continue to present an attractive
option to local bus operators in terms of service extensions and diversions, particularly in the context
of existing development (on-site and consented) at The Core Business Park (Phase 1), potential
development at the neighbouring Cloverhill site as well as the committed developments at Aberdeen
Energy Park and the AECC site, including an enlarged park & ride facility.

As well as the site having the potential to attract new penetrating bus services, the future treatment
of the A92 offers an ability for bus-specific infrastructure to be delivered, including improving
pedestrian access to bus stops. This has already been highlighted in part through the Berryhill
Business Park consent, as there is a requirement to implement a new Toucan Crossing in the vicinity
of the existing A92 bus stops.

To the south of the proposed residential allocation site, bus priority infrastructure exists at the access
to the AECC site, and then on Ellon Road heading south towards King Street and Aberdeen City
Centre. The routing for bus services which will access the Berryhill Farm site will be able to rely on
this infrastructure in delivering additional bus priority.

The provision of junction improvements at the Murcar Roundabout and the Ellon Road/The
Parkway/Parkway East roundabout as part of existing planning consents will also offer a means of
facilitating priority for buses, making it an attractive mode for future residents.

Vehicular Access

As indicated in the masterplan extract shown in Figure 3.1, the principal point of vehicular access to
the proposed residential allocation at Berryhill Farm is from the eastern arm of the Murcar
Roundabout, Berryhill Crescent. This road is of a relatively recent construction and was provided to
serve Phase 1 of the Berryhill Business Park development (The Core Business Park).

In addition to acting as main access point, there is an opportunity to provide additional connections
(subject to masterplanning) to the proposed Cloverhill residential masterplan to the west, which in
turn offers the potential to access a new proposed signal junction on the A92. This offers an
alternative access route to the development and demonstrates an appropriate level of permeability.

Aligning the residential masterplan with the extant Berryhill Business Park planning consent shows
how a connection can continue to be provided to the Aberdeen Energy Park to the south. The extant
consent indicates that this connection is controlled by a bus gate and is for sustainable travel modes
only. This option was promoted to avoid traffic from Berryhill Business Park using the Ellon
Road/The Parkway/Parkway East roundabout, as well as ensuring that there was no ‘rat-running’ of
vehicles seeking to avoid queueing traffic on Ellon Road.

Given the proposal to substitute the remainder of the Berryhill Farm employment allocation with
residential development, as well as recent changes in traffic flow patterns on Ellon Road associated
with the opening of the AWPR and Diamond Bridge, it may also be possible to upgrade the bus-only
access to the south as an all modes connection, if such assessment shows this to be advantageous
in delivering increased permeability.

There are committed improvements to the Murcar Roundabout (Figure 2.2), which have been
secured through the extant Berryhill Business Park planning consent, suggesting that the increased
road capacity can be readily be achieved at this location in catering for development. It is proposed
that these improvements will also remains as suitable upgrades to facilitate residential development.
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4.27

4.28

4.29

4.30

4.31

4.32

An updated Traffic Impact Analysis undertaken by Fairhurst has shown that the remaining phases
of the Berryhill Business Park (to be substituted with the proposed residential allocation at Berryhill
Farm) continue to be served well by the proposed improvements. This updated report accompanies
an application under Section 42 (190628/S42) to remove conditions 9 and 10 of the original business
park outline planning consent (planning permission in principle) under reference P071431. These
conditions relate to the provision of off-site road junction mitigation measures at Scotstown Road
and King Robert’s Way.

The recently updated Traffic Impact Assessment considers the traffic changes which have occurred
following completion of the AWPR and the opening of the 3 Don Crossing (Diamond Bridge) by
using the Aberdeen Sub-Area Model (ASAM). This assessment confirms that conditions 9 and 10
can be removed.

The report also concludes that the improvements to the Murcar Roundabout, as well as the Ellon
Road/The Parkway/Parkway East roundabout are still required. In the case of the Murcar
Roundabout improvement, this is to be fully delivered by the Berryhill Business Park Farm proposal
and The Parkway roundabout improvement is to be delivered through an appropriate pooled
contribution considering other developments in the locale, such as at Aberdeen Energy Park.

In considering access to the proposed Berryhill Farm residential allocation in terms of junction
capacity, the report is of some use in helping to provide a justification for seeking residential
development at Berryhill Farm. Indeed, Figure 3.5 below indicates the level of commercial trips
which have been consented as part of both the Berryhill Business Park outline planning consent and
this can be used to define the net differences which would be attributable to a residential
development.

Figure 4.5 - Berryhill Business Park Trip Generation

The commercial vehicular trips associated with Phase 1, known as The Core Business Park were
also presented. Figure 3.6 below indicates this trip generation across all modes.

Figure 4.6 - Phase 1 (The Core) Trip Generation

Whilst the movements associated with commercial and residential developments will invariably
differ, because of the different tidal profile of trips, it is possible to directly compare the resultant
totals in determining the scale of change that would result from an allocation for residential
development.
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4.33 Excluding the Phase 1 development permission, which it is assumed will continue to be constructed
in accordance with its planning consent, the Berryhill Business Park consent benefits from a total
people trip allocation of 1,274 trips during the AM peak and 1,140 trips during the PM peak.
Assuming the mode share of single occupancy vehicle trips identified above at 80.8% (this is likely
to be less for residential development rather than commercial), this equates to 1,030 single car trips
in the AM peak and 921 the PM peak.

4.34 To assist with the comparison of these trips with a residential use, a TRICS assessment has been
undertaken to establish the likely vehicular trip generation that would be associated with residential
development at Berryhill Farm. Figure 3.7 below indicates the TRICS results, and the full TRICS
outputs are contained within Appendix D.

Figure 4.7 — TRICS Vehicle Outputs for Residential Development

4.35 The above TRICS output table identifies vehicular trip rate information for a residential development
typical of that proposed at Berryhill Farm. The shaded estimated trip rate columns represent a
development of 1,200 homes, which is commensurate with what is indicated in the masterplan
shown in Figure 3.1. As can be seen, the total vehicular trip generation figures during the AM peak
(573 vehicle movements) and the PM peak (672 vehicle movements) periods are substantially less
than those levels permitted under the extant Business Park consent.

4.36 Since the proposed residential allocation has the potential to generate less trips than the commercial
use, it is surmised that the local road network would be capable of accommodating this development.
It is also proposed that, even when accounting for changes in tidality, the identified capacity
improvements would act as a suitable guide for demonstrating that the impact of such residential
development could be satisfactorily mitigated, subject to completion of a Transport Assessment to
accompany a planning application.

4.37 In addition, the opening of the AWPR and also the Diamond Bridge offers an opportunity to consider
the A92 Ellon Road in a different manner. The route is currently a dual-carriageway which is subject
to the national speed limit of 70mph from the Murcar Roundabout to the Ellon Road/The
Parkway/Parkway East roundabout. Given the prospect of residential allocations fronting the A92
Ellon Road along this length, coupled with the already committed provision of Toucan Crossings, it
would seem logical for ACC to seek a lower speed limit on the A92.

4.38 Reducing the speed limit in this way, as well as considering upgrades to existing pedestrian provision
on the eastern side of the A92 would further enhance the pedestrian and cycle environment and
have a positive impact on road safety for all users. It would also seek to further promote the
accessibility of the site for sustainable modes and is something that it is positive in seeking to support
the proposed allocation.
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Access Opportunities — Conclusion

4.39 This chapter has demonstrated that the development bid sites at Berryhill Farm have the potential
to offer the following:

A wide range of sustainable travel options, building upon a good baseline level as well
as committed improvements associated with the site’s extant consent for a Business
& Industrial Park.

Connections with existing pedestrian provision to provide policy compliant permeable
linkages with a wide range of local facilities, something which has been recognised by
Aberdeen City Council in their Main Issues Report assessment.

Integration of the infrastructure available for cyclists, building on recent improvements
to the surrounding strategic and local cycle networks, particularly along the A92

The provision of a masterplan which promotes cycle connections through the
development site to appropriate external points, supported by new Toucan Crossing
facilities.

Increased regular patronage from residents for regional bus services which stop at
existing bus stops close to the Murcar Roundabout.

Potential for bus service penetration, for the benefit of local service enhancements and
connection to/from the south through Aberdeen Energy Park.

A main vehicular access to the Berryhill Farm site via the Murcar Roundabout, using
the infrastructure which has been implemented to facilitate Phase 1 of the Berryhill
Business Park planning consent (The Core).

An ability to deliver additional accesses with adjacent proposed development (e.g.
Cloverhill development proposal), as part of a comprehensively planned Local Plan
masterplan for the area.

4.40 It has been demonstrated that the trip generation associated with a proposed residential allocation
would likely be less than that consented as part of the business park site, and that the principle and
type of improvements which had been considered for the Murcar Roundabout would still be of a
scale suitable to accommodate the total predicted volumes of traffic, subject to further detailed
assessments.

4.41 Overall, an allocation at Berryhill farm will be able to integrate well with the existing local transport
network in Bridge of Don, with impacts being able to be mitigated through the Transport Assessment
process, and there is no transportation reason why the site should not be allocated within the plan
period commencing in 2022.
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5

5.1

5.2

5.3

54

5.5

5.6

5.7

CONCLUSIONS

This Supporting Transport note has provided a review of the existing transportation conditions in
Bridge of Don around the immediate vicinity of Berryhill Farm in order to provide support for the
allocation of sites B02/15, B02/16 and B02/17 which are identified in the Aberdeen City Council Main
Issues Report associated with the emerging 2022 Local Development Plan.

This note has concluded that the existing sites are sustainable in the context of their current uses,
and that there is a good level of sustainable transport accessibility between the sites and a number
of key local facilities in and around the Bridge of Don area. The sites benefit in part from an extant
consent for a Business & Industrial Park, and alongside this, several committed improvements to
further promote sustainable travel. This demonstrates that Aberdeen City Council are content that
the sites are capable, with appropriate mitigation measures, of providing policy compliant
sustainable transport access to support economic growth, of which housing delivery is also a
significant driver.

The local road network immediately adjacent to the bid sites experiences an element of tidal peak
time congestion, as would be expected on a key radial route into Aberdeen City Centre. However,
it is acknowledged that the recent opening of the AWPR and 3 Don Crossing, as well as the
redesignation of the A92 Ellon Road, has resulted in significantly improved baseline conditions and
has improved the accessibility of the Berryhill Farm sites to employment, retail, leisure and
education.

The outline masterplan for the development at Berryhill Farm indicates that the site is capable of
being designed in such a way that it can be made permeable for all modes of transport and can be
integrated with the existing surrounding transportation network.

The bid sites benefit from being able to promote appropriate sustainable travel policies which respect
the widest choice of travel options, including:

o  Securing the necessary links to further enhance walking and cycling in the locality;

o  Improving local bus accessibility and patronage with proposals for new bus stops and service
diversions through the site;

o  Being able to integrate with surrounding development proposals and facilitate the upgrade and
improvement of key local linkages.

It has been demonstrated at a high level that there will be no adverse impact on the local road
network over and above the principles established for the extant business park consent, and that a
residential development is able provide the necessary connectivity that will define the proposals as
sustainable developments. The scale of development is such that onsite education facilities can be
provided, as well as an element of local retail and leisure facilities in conjunction with neighbouring
development opportunities.

In conclusion, there is no transportation reason why the sites at Berryhill Farm could not be readily
supported as anything other than a positive change of use for residential development.
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Appendix A

Bridge of Don Cycle Map
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Appendix B

Public Transport Information
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Appendix C

Masterplan Layout
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Appendix D

TRICS Outputs
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Calculation Reference: AUDIT-515508-190506-0524
TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use : 03 - RESIDENTIAL
Category : A - HOUSES PRIVATELY OWNED
VEHICLES

Selected regions and areas:
04 EAST ANGLIA

SF SUFFOLK 1 days
05 EAST MIDLANDS

DS DERBYSHIRE 1 days

NT NOTTINGHAMSHIRE 2 days
06 WEST MIDLANDS

ST STAFFORDSHIRE 2 days

\WYe] WORCESTERSHIRE 2 days
07 YORKSHIRE & NORTH LINCOLNSHIRE

NE NORTH EAST LINCOLNSHIRE 1 days
08 NORTH WEST

GM GREATER MANCHESTER 3 days
09 NORTH

TV TEES VALLEY 1 days
10 WALES

CF CARDIFF 1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Secondary Filtering selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.

Parameter: Number of dwellings
Actual Range: 201 to 792 (units: )
Range Selected by User: 200 to 792 (units: )
Parking Spaces Range: All Surveys Included
Percentage of dwellings privately owned: All Surveys Included

Public Transport Provision:
Selection by: Include all surveys

Date Range: 01/01/98 to 10/07/18

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.

Selected survey days:

Monday 1 days
Tuesday 3 days
Wednesday 1 days
Thursday 6 days
Friday 1 days
Sunday 2 days

This data displays the number of selected surveys by day of the week.

Selected survey types:
Manual count 12 days
Directional ATC Count 2 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.

Selected Locations:
Suburban Area (PPS6 Out of Centre) 2
Edge of Town 12

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.

Selected Location Sub Categories:
Residential Zone 9
No Sub Category 5

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.



TRICS 7.6.1 290419 B19.08 Database right of TRICS Consortium Limited, 2019. All rights reserved Monday O6/05/19J

Page 2
RPS Planning and Development [ I

Secondary Filtering selection:

Use Class:
C3 14 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.

Population within 1 mile:

5,001 to 10,000 2 days
10,001 to 15,000 6 days
15,001 to 20,000 2 days
20,001 to 25,000 3 days
25,001 to 50,000 1 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:

25,001 to 50,000 1 days
50,001 to 75,000 1 days
75,001 to 100,000 5 days
125,001 to 250,000 3 days
250,001 to 500,000 3 days
500,001 or More 1 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:
0.6 to 1.0 11 days
1.1to 1.5 3 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
Not Known 8 days
No 6 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.

PTAL Rating:
No PTAL Present 14 days

This data displays the number of selected surveys with PTAL Ratings.
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CF-03-A-01
VIRGIL STREET
CARDIFF
NINIAN PARK
Suburban Area (PPS6 Out of Centre)
No Sub Category

Total Number of dwellings:

Survey date: THURSDAY
DS-03-A-02 MIXED HOUSES
RADBOURNE LANE
DERBY

MIXED HOUSES

Edge of Town

Residential Zone

Total Number of dwellings:
Survey date: TUESDAY

GM-03-A-06 DETACHED

RECTORY LANE

NEAR WIGAN

STANDISH

Edge of Town

Residential Zone

Total Number of dwellings:
Survey date: SUNDAY

GM-03-A-08 SEMI DETACHED

ELM TREE ROAD

STOCKPORT

LOWER BREDBURY

Edge of Town

Residential Zone

Total Number of dwellings:
Survey date: FRIDAY

GM-03-A-09 MIXED HOUSES

OLDHAM ROAD

ASHTON-UNDER-LYNE

Edge of Town

Residential Zone

Total Number of dwellings:
Survey date: THURSDAY

NE-03-A-02

HANOVER WALK

SCUNTHORPE

Edge of Town

No Sub Category

Total Number of dwellings:
Survey date: MONDAY

NT-03-A-02 DETACHED

LODGE FARM LANE

NOTTINGHAM

GEDLING

Edge of Town

Residential Zone

Total Number of dwellings:
Survey date: TUESDAY

NT-03-A-04 MIXED HOUSES

BEACON WAY

NEWARK-ON-TRENT

BEACON HILL

Edge of Town

Residential Zone

Total Number of dwellings:
Survey date: THURSDAY

Database right of TRICS Consortium Limited, 2019. All rights reserved

222
17/10/02

371
10/07/18

222
21/06/98

247
12/10/01

342
21/05/98

SEMI DETACHED & DETACHED

432
12/05/14

201
24/11/98

394
26/11/98
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LIST OF SITES relevant to selection parameters

CARDIFF

Survey Type: MANUAL
DERBYSHIRE

Survey Type: MANUAL
GREATER MANCHESTER

Survey Type: DIRECTIONAL ATC COUNT
GREATER MANCHESTER

Survey Type: MANUAL
GREATER MANCHESTER

Survey Type: DIRECTIONAL ATC COUNT
NORTH EAST LINCOLNSHIRE

Survey Type: MANUAL
NOTTINGHAMSHIRE

Survey Type: MANUAL
NOTTINGHAMSHIRE

Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

9

10

11

12

13

14

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the

SF-03-A-02 SEMI DET./TERRACED
STOKE PARK DRIVE

IPSWICH

MAIDENHALL

Edge of Town

Residential Zone

Total Number of dwellings: 230
Survey date: THURSDAY 24/05/07

ST-03-A-03 MIXED HOUSES

QUEENSVILLE

STAFFORD

Edge of Town
No Sub Category

Total Number of dwellings: 224
Survey date: TUESDAY 04/07/00

ST-03-A-07 DETACHED & SEMI-DETACHED

BEACONSIDE

STAFFORD

MARSTON GATE
Edge of Town
Residential Zone

Total Number of dwellings: 248
Survey date: WEDNESDAY 22/11/17

TV-03-A-01 HOUSES & FLATS

POWLETT ROAD

HARTLEPOOL

Suburban Area (PPS6 Out of Centre)
No Sub Category

Total Number of dwellings: 225
Survey date: THURSDAY 14/04/05

WO-03-A-04 MIXED HOUSES

MALVERN ROAD

WORCESTER

Edge of Town
Residential Zone

Total Number of dwellings: 792
Survey date: SUNDAY 26/05/02

WO-03-A-06 DET./TERRACED

ST GODWALDS ROAD

BROMSGROVE

ASTON FIELDS

Edge of Town

No Sub Category

Total Number of dwellings: 232
Survey date: THURSDAY 30/06/05

Database right of TRICS Consortium Limited, 2019. All rights reserved

SUFFOLK

Survey Type: MANUAL
STAFFORDSHIRE

Survey Type: MANUAL
STAFFORDSHIRE

Survey Type: MANUAL
TEES VALLEY

Survey Type: MANUAL
WORCESTERSHIRE

Survey Type: MANUAL
WORCESTERSHIRE

Survey Type: MANUAL

week and date of each survey, and whether the survey was a manual classified count or an ATC count.

Monday 06/05/19
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED
VEHICLES

Calculation factor: 1 DWELLS

Estimated TRIP rate value per 1200 DWELLS shown in shaded columns
BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS
No. Ave. Trip Estimated | No. Ave. Trip Estimated | No. Ave. Trip Estimated
Time Range Days | DWELLS Rate Trip Rate | Days | DWELLS Rate Trip Rate | Days | DWELLS Rate Trip Rate
00:00 - 01:00 2 282 0.041 48.936 2 282 0.030 36.170 2 282 0.071 85.106
01:00 - 02:00 2 282 0.025 29.787 2 282 0.012 14.894 2 282 0.037 44.681
02:00 - 03:00 2 282 0.016 19.149 2 282 0.012 14.894 2 282 0.028 34.043
03:00 - 04:00 2 282 0.005 6.383 2 282 0.007 8.511 2 282 0.012 14.894
04:00 - 05:00 2 282 0.012 14.894 2 282 0.009 10.638 2 282 0.021 25.532
05:00 - 06:00 2 282 0.011 12.766 2 282 0.037 44.681 2 282 0.048 57.447
06:00 - 07:00 2 282 0.034 40.426 2 282 0.076 91.489 2 282 0.110 131.915
07:00 - 08:00 14 313 0.063 75.034 14 313 0.265 318.211 14 313 0.328 393.245
08:00 - 09:00 14 313 0.105 125.970 14 313 0.373 448.015 14 313 0.478 573.985
09:00 - 10:00 14 313 0.139 167.321 14 313 0.181 216.887 14 313 0.320 384.208
10:00 - 11:00 14 313 0.135 161.844 14 313 0.174 208.672 14 313 0.309 370.516
11:00 - 12:00 14 313 0.161 193.063 14 313 0.170 203.743 14 313 0.331 396.806
12:00 - 13:00 14 313 0.194 232.770 14 313 0.179 214.696 14 313 0.373 447.466
13:00 - 14:00 14 313 0.176 211.684 14 313 0.184 220.721 14 313 0.360 432.405
14:00 - 15:00 14 313 0.178 213.601 14 313 0.177 211.958 14 313 0.355 425.559
15:00 - 16:00 14 313 0.244 293.017 14 313 0.193 231.127 14 313 0.437 524.144
16:00 - 17:00 14 313 0.298 357.097 14 313 0.175 210.315 14 313 0.473 567.412
17:00 - 18:00 14 313 0.369 443.085 14 313 0.191 229.484 14 313 0.560 672.569
18:00 - 19:00 14 313 0.308 369.968 14 313 0.207 248.380 14 313 0.515 618.348
19:00 - 20:00 2 282 0.278 334.043 2 282 0.262 314.894 2 282 0.540 648.937
20:00 - 21:00 2 282 0.280 336.170 2 282 0.213 255.319 2 282 0.493 591.489
21:00 - 22:00 2 282 0.168 202.128 2 282 0.129 155.319 2 282 0.297 357.447
22:00 - 23:00 2 282 0.126 151.064 2 282 0.083 100.000 2 282 0.209 251.064
23:00 - 24:00 2 282 0.099 119.149 2 282 0.059 70.213 2 282 0.158 189.362
Total Rates: 3.465  4159.349 3.398 4079.231 6.863  8238.580

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited (“the Company™) and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.

The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary

Trip rate parameter range selected: 201 - 792 (units: )
Survey date date range: 01/01/98 - 10/07/18
Number of weekdays (Monday-Friday): 20

Number of Saturdays:

Number of Sundays:

Surveys automatically removed from selection:
Surveys manually removed from selection:

OrwWww

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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