
Aberdeen City Local Development Plan 2016 – Developer Bids

Introduction and Background

The Local Development Plan (LDP) bid form provided by Aberdeen City Council (ACC) suggests that
there is no requirement for the submission of bids for development of additional greenfield sites
within the City. The form indicates that this is because ‘the 2012 LDP identified a significant number
of greenfield sites to accommodate these [Strategic Development Plan] requirements’. Bancon
believes that this position is at best premature, for a number of reasons, and as a result considers it
both sensible and prudent to submit bids for the development of additional greenfield sites. The
reasons are: -

1) The requests for LDP bids is based upon the proposed Strategic Development Plan, published in
February 2013. It is Bancon’s view that the proposed SDP is woefully under allocating land for
development. There are significant contradictions between the vision, aims and actual
requirements and allowances in the plan. More importantly its growth projections are
significantly below those predicted by the Scottish Government. It will surely be rejected by
Scottish Ministers.
It is submitted therefore that the LDPs should be planned to accommodate this likelihood.
Considering the SDP and subsequent LDPs will be unlikely to be adopted until 2016, Bancon
calculate that there will be considerable additional housing land allocations required in the 2017-
2026 and 2027-2035 periods to accommodate the growth that the Scottish Government predicts,
and indeed the North East will is already experiencing.

2) Bancon submit that the 2012 LDP fails to provide a 5 year supply of effective housing land, as
identified in the latest Housing Land Audit figures. The reliance of the 2012 LDP on a small
number of large development sites also fails to provide opportunities for 2nd phase sites to be
drawn down early, because these are primarily the same sites as are failing to become effective
in phase 1. The current Housing Land Audit identifies a 4.4 year supply, and while the draft 2013
audit suggests an improved situation, there is considerable dubiety about some of the projected
delivery rates for large sites. Prudence therefore suggests that there is a requirement to identify
more small sites for development as soon as possible to address the shortfall.

3) There are several large sites identified in the 2012 LDP that are proving difficult to develop, or
slower to develop than anticipated. While it is tempting to point the finger of blame at the
economic conditions, this does not bear close scrutiny. The North East has performed better
than most of the UK (only London and the South East being the exceptions), and the population
growth since 2006, when the last strategic Development Plan review began, has exceeded even
the Scottish Government’s high migration forecasts. The 2009 Structure Plan aimed to increase
the City Region’s population to 480,000 by 2030, and current trends suggest that we have already
exceeded that number in 2013. The provision of a range of effective housing sites, bolstered by
new allocations, is essential to accommodate the rapidly expanding population.

This Local Development Plan bid is therefore necessary to address any one, two or all of the above.
The bid itself will concentrate on the proposed development, and the deliverability of that
development. The requirement for the land will be established through the proposed SDP
consultation, 2013 Housing Land Audit and progress on large 2012 LDP sites in the interim. Seeking
to predict these three variables at this stage in the process is impossible.



1 Name of proposer: Bancon Developments Ltd.
Date: 14/06/13
Address: Banchory Business Centre, Burn O’Bennie Road, Banchory
Postcode: AB31 5ZU

2 Name of landowner: Bancon Developments Ltd.
Address: As above.

The site and your proposal

3 Site Name: Peterculter Newmill

4 The proposed development site is located to the west of Peterculter, immediately adjacent
to the A93. Peterculter has grown organically over the years, but has little other than
housing has been built, and it acts mainly as a commuter town for Aberdeen City. This bid
offers an opportunity to develop a small mixed use development, including some business
and commercial land, thereby improving the sustainability of the town.

The A93 bounds the north of the site, and will provide direct access (via a new roundabout).
The land is enclosed by woodland to the east and west.

Around half of the site is located within Aberdeenshire, and this has been promoted as a
separate bid. This bid relates solely to the area within Aberdeen City.

Fig 1 – Proposed development site and route of proposed AWPR.

5 National Grid reference of the site: NJ 831008

6 Current Use of Site/Previous Development: Agricultural/grazing land.

7 Proposed Use of the Site: Residential.



8 Details of Housing Proposals: The proposed development consists of around 72 dwellings,
with 15-20 of these located within Aberdeenshire, leaving 62-67 within Aberdeen City.
These will range from small terraced 2 bedroom houses to larger detached houses.

9 Provision of Affordable Housing: Affordable housing will be provided on site, at a rate of
25%.

10 Business Land Proposals: A total of 1.5 hectares of business land is proposed, with 1 hectare
proposed as high quality business and commercial premises, with the potential for housing
above, and around 0.5 hectares provided as serviced sites suitable for start-up business
units. The business proposals are within Aberdeenshire, and are addressed in the appended
bid to that LDP review.

11 Other Proposed Land Uses: The proposed development will be extensively landscaped, with
tree planting to screen the business uses from the A93. The housing is located on the south
facing slope, screened from the A93 by the ridge that lies between. The north facing slope
between the ridge and the A93 will be landscaped and planted to improve the visual interest
of the site.

12 Phasing: The site will be developed in a single phase.

13 Community Engagement: The site was part of a larger area promoted for residential
development through the 2012 LDP review. This involved presentation to public meetings,
and several constructive meetings with the local Community Council. Our Local
Development Plan bid and objections to the Main Issues Report and Proposed Plan were
placed on our website for public inspection, and this bid will also be made publically
available in the same way. The lack of business land, and in particular the demand for
opportunities for local small businesses to set up has been identified by the Community
Council.

Sustainable Development and Design

14 Sustainability Checklist:

A) Exposure – The site has good shelter to northerly winds

B) Aspect – The proposed housing is located on south facing slopes with attractive views
towards the River Dee and the Deeside Way.

C) Slope – No part of the site is steeper than 1:20, and should therefore development and
access should not be problematic.

D) Flooding – The site is not at risk from a 1:200 year flood event.



E) Drainage – The site is capable of being drained effectively using SUDS, with foul drainage
capacity available in the public sewer.

F) Built and Cultural Heritage – The development will not lead to the loss or impact upon any
listed building or historic landscape.

G) Natural conservation – The
development of the site
would not impact negatively
upon any nature conservation
interests, and the proposed
landscaping and formation of
the new planting areas will
increase the biodiversity of
the area.

H) Landscape features – The site
sits on the northern slopes of
a natural valley through
which the former railway line
(Deeside Way) runs. This is
separated from the Dee
Valley and the A93 corridor
by ridges to the north and
south of the site. Fig 2 on
the right shows the site (the
Aberdeenshire Council part
faded out) in relation to the
two ridge lines shown as
dashed white lines.

Fig 2 – site in relation to ridgelines

I) Landscape fit – The proposed development will have a very limited visual impact, with the
principle change to the existing views being from the A93, where the new access will be
taken. Once the proposed planting has matured, this will be mitigated significantly. Distant
views from the south are obscured by the southern ridge shown in Fig 2, and similarly the
northern ridge and existing tree cover will screen the site from the west.

J) Relationship to existing settlements – Although separated by the Culter Burn, the proposed
development will be visually connected to the western edge of Peterculter. The potential
for pedestrian and cycle connectivity to nearby residential areas will be explored and
provided in the most suitable locations.



K) Land use mix – The proposed development is residential, but combined with the proposed
business and commercial uses promoted by the adjacent bid to Aberdeenshire Council will
provide a sustainable expansion of the town.

L) Accessibility – The majority of the proposed development site is within 400m of a bus route
on the A93, and the provision of a new roundabout onto the A93 will provide vehicular
access. Pedestrian access can be provided to the east to the development at Culter Burn,
where a space exists between houses that can provide a suitable pedestrian and cycle route.
This will be designed to traverse the slope at an appropriate gradient.

Fig 3 – potential pedestrian and cycle access to Culter Burn.

Until the AWPR is built, Peterculter will continue to suffer from intermittent traffic
congestion, primarily due to the use of the B979 as a bypass for Aberdeen. There are several
pinch points in the town where parked vehicles and narrow sections of road cause HGVs in
particular to stop. The supporting assessment work for the AWPR project shows a massive
projected reduction on HGV traffic through the town

M) Proximity to services and facilities –

Community facilities – 400-800m from the site
Local shops – 400-800m from the site
Sports facilities – c.500m from the site
Public transport networks – Within 400m of the site
Primary schools – Approximately 1km from the site.

N) Footpath and cycle connections – As mentioned above, access to the East to Culter Burn will
be created. For wider connections, the Deeside Way passes the south of the site, and
provides access east and west.



O) Proximity to employment opportunities – Peterculter offers limited employment
opportunities at present. The town is excellently placed to provide access to Westhill and
Kingswells, which both offer extensive employment opportunities and the nearby AWPR
access will further enhance the connection with these towns. However, this is not
particularly sustainable, and meetings with the local Community Council over recent years
suggests a desire for more employment land in the town. In this respect, the proposed
development (including the Aberdeenshire bid) will provide an idea opportunity to improve
the sustainability of Peterculter.

P) Contamination – No constraints.

Q) Land use conflict – No conflict.

R) Physical Infrastructure –

Electricity – available
Gas – available
Water and Sewage – capacity available
Secondary School Capacity – current forecasts indicate capacity at Cults Academy
Primary Capacity – Significant capacity is available at Culter Primary School.

15 Supporting Surveys: An assessment of the traffic flows through Peterculter is appended to
this report. A Landscape Capacity Study has also been carried out, albeit with regard to a
larger initial development proposal including the adjacent Kennerty Farm site.

16 Community Benefits of the Proposed Development: As mentioned above, Peterculter has
been subject to primarily residential growth in recent decades, and lacks employment
opportunities. The provision of a high quality business park will provide opportunities for
the local population, and reduce the reliance on private car use due to excellent accessibility
by a range of transport methods. The housing proposed in this bid will sit neatly with the
adjacent business land bid.

17 Masterplan/Framework: The small scale of the site does not require a masterplan, but an
indicative layout of the site, along with the adjacent business proposals submitted to
Aberdeenshire Council, is appended.
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MIXED-USE 'HEART':
Creating a 'sense of place'.
This central space acts as a fulcrum for the design, with a
unique fan form organisation spreading outwards from the
square via a network of public routes.
A new 'square' will create a focus for community life.

The development proposes a mix of uses, containing public
amenities in an integrated concept with a high degree of
public access and an emphasis on leisure activities.

Buildings are disposed within a regular grid, with tree-lined
avenues provide attractive pedestrianised routes.

Ground Floor:
Retail convenience store, community facilities
(eg. doctor, dentist).
First Floor:
Business units, offices, etc.
Upper floors:
Residential (high quality flats).

Tree planting and woodland belts help screen
the development whilst providing informal walks,
cycle routes and bridle paths.
Connection to existing footpath network within
the forest.

Radial street pattern based on 'home zone'
concept.
Variety of housing types and range of
building scales.
Higher density surrounding 'hubt'.
Density reduces with distance from 'hubt'.
Low density, large houses along high levels.
Integrated affordable housing (25% min.
provision).
Houses on east facing slopes designed and
orientated to maximise passive solar gain
and views.

Existing war memorial provides v
termination and pedestrian conn
to the existing village

y

Green linear park and ecological
linkage runs through the heart of the
scheme.

Existing footpath between
existing houses to be extended
to provide pedestrian access.

public
open space

Townhouse.

Medium density housing area.

Medium density housing area - affordable housing (25%).

Low density housing area.

Low housing area - affordable housing (25%).

Housing Key:

Masterplan - phase 1 (detail)

scale 1:1250 @ A1 Bancon Developments Ltd.

Concept (rev.4)Peterculter West
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Order / Arrangement Access / Circulation / Connectivity Landscape

primary axis

secondary axis

Key:
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vehicular

Key:

Focus

vista
termination
(war memorial)

axis
termination

Create a strong 'sense of place'
and a high quality public realm.

Numerous points of access.
Clear demarcation between vehicular and
pedestrian zones ensuring occupant safety.
Primary pedestrian / cycle tree lined avenues.
'Artery' road provides vehicular access to all
areas.
Three locations of connectivity provide connection
between Peterculter and new development:
1. New roundabout (north).
2. Existing pedestrian link (War Memorial).
3. Existing pedestrian link extended.
4. New vehicular link (south).

Work within existing landscape,
topography and ecology.

Tree planting and woodland belts help
screen the development.
Green park and ecological linkage runs
through the heart of the scheme.
Sustainability is key to the masterplan.

vista

1

2
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Masterplan - phase 1

scale 1:3000 @ A1 Bancon Developments Ltd.

Concept (rev.4)Peterculter West
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ARRANGEMENT:
Creates a strong 'sense of place'.

The radial 'fan' organisation and the inclusion of a central square brings a
level of legibility to the development.

The masterplan maximises sunlight penetration for the residential and public
spaces.

Works within existing landscape, topography and ecology.
Takes full advantage of setting.

Creates desirable place in which to live.
Site organsied to provide an arrangement of public / semi public courtyards.

ORDER:
The Masterplan strategy encourages strong pedestrian movement through
the site.

High degree of pedestrian and cycling accessibility and no through roads on
the site.

The proposal also creates a high quality public realm, including a central
public open space.

The masterplan is organised around a series of radiating boulevards. At the
originating point of the radiating boulevards, a park will become the focus of
the commercial centre.

EASTERN ARTERY ROAD':
Circulatory 'artery' road provides vehicular access
to the residential areas of the development.

MIXED-USE 'HUB':
Creating a 'sense of place'.
This central space acts as a fulcrum for the design, with a
unique fan form organisation spreading outwards from the
square via a network of public routes.
A new 'square' will create a focus for community life.
The development proposes a mix of uses, containing public
amenities in an integrated concept with a high degree of
public access.
Buildings are disposed within a regular grid, with tree-lined
avenues provide attractive pedestrianised routes.

'LANDSCAPE' :
Tree planting and woodland belts help screen the
development whilst providing informal walks, cycle
routes and bridle paths.
Connection to existing footpath network within the forest.

'HOUSING':
Radial street pattern based on 'home zone' concept.
Variety of housing types and range of building
scales.
Higher density surrounding 'heart'.
Density reduces with distance from 'heart'.
Low density, large houses along high levels.
Integrated affordable housing (25% min. provision).
Houses on east facing slopes designed and
orientated to maximise passive solar gain and
views.

'LANDSCAPE BUFFER' :
Tree planting help screen the development.

'BUSINESS CAMPUS' :
High architectural quality, high specification and highly
sustainable stand alone office, business or live/work units,
each providing office space across highly compact
floorplates in self-contained structures up to three storeys in
height.

The buildings are arranged around a landscaped public
space which unifies all buildings - at the same time creating
a small, intimate network of linked patios.

All car parking and servicing is restricted to the perimeter.

'CONNECTIVITY no.2 - WAR MEMORIAL':
Existing war memorial provides vista termination and
pedestrian connection to the existing village.

Tree-lined pedestrian / cycle aveune.

'CONNECTIVITY no.1 ':
New roundabout provides a new
connection with the north of the
development.

ROMAN CAMP
(site of)

DIS-USED RAILWAY LINE
(public right of way)

SCHEDULE of AREAS:

1.37 acres

3.93 acres
1.34 acres
9.64 acres

2.11 acres

1.12 acres
4.00 acres

5.88 acres

2.66 acres

0.5546 ha

1.5929 ha
0.5439 ha
3.9002 ha

0.8554 ha

0.4539 ha
1.6216 ha

2.3835 ha

1.0768 ha

Boundary between Aberdeen
City and Aberdeenshire

Boundary between Aberdeen
City and Aberdeenshire

'LINEAR PARK' :
Green park and ecological linkage runs through the heart
of the scheme.

'CONNECTIVITY no.4 ':
New junction provides a
pedestrian / cycle connection and
emergency vehicle access from
the south of the development.

CONTEXT:
Utilisation of mixed use development of business and commercial to the lower
levels and residential above.

Establishes linear edge of the site.

Formation of business courtyards to the work / live units.

SCALE and MIX:
Development provides a mix of uses that ensures a diversity of ownership.

Living and working environment will make the area buzz and come to life.

Different users - commercial, residential, work/live, affordable housing - of the
neighbourhood support different activities at all times of the day and night
ensuring occupation at all times, maintaining a strong neighbourhood
environment.

LANDSCAPE:
Tree planting and woodland belts help screen the development.

Green park and ecological linkage runs through the heart of the scheme.

Sustainability is key to the masterplan - at the heart of the scheme is a linear
park.

Landscaping serves to reinforce the radial pattern of the scheme by establishing
avenues of trees.

Business Campus:
BC-01

Landscaping:
L1
L2
L3

Linear Park:
LP-01

Low Density Residential:
LDR-02
LDR-03 (incl. public open space)

Low / Medium Density
Residential:
LDR-01 / MDR-01

Mixed Use -
Commercial /
High Density Residential:
COMM-01 / HDR-01

'CONNECTIVITY no.3':
Existing footpath between existing houses to be
extended to provide pedestrian access.
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1 Introduction

1.1 During the public consultation exercise by Bancon Developments for their development
bid site at Peterculter West, concerns were raised regarding existing congestion within
Peterculter and the potential traffic impacts of the development site.

1.2 Bancon therefore commissioned WA Fairhurst to examine the existing road network
and assess the impact of the development taking into account the impacts of the
Aberdeen Western Peripheral Route (AWPR) and the potential for other infrastructure
options to alleviate traffic concerns, consisting of:

• Improvements to the A93/B979 (Malcolm Road) junction;

• A new link from Malcolm Road to the AWPR Milltimber junction;

• A new link from School Road to the AWPR junction.

2 Existing Situation

General
2.1 Peterculter lies on the A93, a main east-west arterial route into the city from Deeside.

It serves towns situated along the Deeside corridor such as Banchory, Aboyne,
Ballater, and Braemar. As such it carries high levels of commuter traffic to and from
the city in the morning and evening peaks.

2.2 Whilst this is typical of any of the main arterial routes into the City, such as the A90
north and south, the A944 from Westhill and A96 from Inverurie, the situation in
Peterculter is compounded by the A93 also forming the link between two sections of
the B979; east of the village at Milltimber and west of the village at Malcolm Road. The
B979 currently carries a high level of commuter and strategic traffic between the A90 at
Stonehaven to Westhill and Dyce, both major employment areas for the entire region,
as it used to bypass the congested A90 and A96 strategic routes passing through
Aberdeen.

2.3 The main tidal direction of the B979 traffic is therefore westbound through Peterculter,
opposite to the main tidal flow on the A93 which is eastwards towards Aberdeen.
However, the A93 also has a local function as Peterculter main street, serving a
population of nearly 4.500, so also accommodates general retail and business activity
along it’s frontage, including parking, servicing and pedestrian movements, signalised
crossings as well as a being the main collector road for local residential traffic and the
primary bus route. All of these functions contribute to the peak time congestion
experienced within Peterculter.

Specific Issues – HGVs and Buses
2.4 There are other specific issues also contributing to congestion, for example the B979

carries a high proportion of HGV traffic, in both directions between the A90 to the south
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and the industrial areas at Dyce and Westhill, and the A93 is also a main bus route with
the First No.19 providing a 15-minute service and the Stagecoach 201/202/203
services providing a 20-minute service, thus there are buses frequently stopping on-
road through Peterculter. These factors combined, lead to large vehicles frequently
being in conflict with each other, given that the street also functions as a high street
and provides residential parking, thus creating several pinch points. Examples of such
pinch points are shown in Appendix A.

Specific Issues – A93/B979 Malcolm Road Junction
2.5 The existing junction between the A93 and B979 Malcolm Road at the west end of

Peterculter is substandard in terms of geometry, with restricted visibility for both
vehicles wishing to turn right onto Malcolm Road and vehicles exiting Malcolm Road.
This junction is the key point of conflict between the two main traffic streams as
described previously; the A93 eastbound and B979 northbound, with the B979 traffic
turning right having to give way to the oncoming A93 traffic. This is more acute in the
AM peak, since the two peak tidal flows do not conflict in the PM peak, i.e. peak flow is
southbound on the B979 and does not require to give way to the peak flow on the A93
which is westbound.

2.6 From observation, many of the right turn manoeuvres are performed through the
courtesy of the oncoming traffic allowing them to turn, rather than through natural
junction capacity or gaps in the traffic stream. This therefore is another source of
congestion, both at the junction but also backing up through Peterculter main street.
Visibility for the right turn is also restricted which compounds the issue.

2.7 The result is that right turning traffic backs up through Peterculter in the AM peak,
further compounded by the other highlighted issues such as pinch points, a high
proportion of large vehicles, function as a High Street etc.

3 Future Proposals

Aberdeen Western Peripheral Route (AWPR)
3.1 The proposed AWPR will run between Charleston to the south of Aberdeen and

Blackdog to the north, and the Fastlink which will run from Stonehaven to a new
junction with the AWPR near Maryculter. The route passes adjacent to Milltimber Brae
and a junction is to be provided to the north of Culter House Road, linking to the A93 at
the existing A93/B979 junction at Milltimber by way of a new signalised crossroads.

3.2 The AWPR has two important effects on the A93 through Peterculter; in the AM peak
there is an increase in eastbound traffic towards the City as a result of additional
vehicles access the AWPR junction at Milltimber and a decrease in westbound traffic
through the removal of the strategic north-south traffic from the B979. A vice versa
effect is witnessed in the PM peak. Both are important in terms of congestion in
Peterculter since, as has been established, many of the issues that contribute to the
congestion are not simply based on traffic levels.
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Existing and Predicted Traffic Levels
3.3 Peak period traffic flows were obtained from the MVA Consultancy, Consultants to

Transport Scotland and responsible for the AWPR strategic traffic modelling, for the
A93 and B979 through Peterculter before and after the AWPR is in place. The figures
are shown in Appendix B and summarised in Table 3-1.

Location Direction Change
Eastbound 26.34%A93 East of Malcolm Road
Westbound -62.91%

Eastbound 35.40%A93 West of Milltimber Brae
Westbound -22.99%

Northbound -97.55%
B979 Malcolm Road

Southbound -90.91%
Table 3-1: AWPR Peak Hour Traffic Flow Changes within Peterculter, AM Peak

3.4 Bancon Developments commissioned traffic surveys in Peterculter on the A93 at the
School Road and Coronation Road junctions in order to determine current, rather than
modelled traffic flows. These were carried out in the AM and PM peak periods and the
resulting peak hour flows are shown in Figure 3-1 and Figure 3-2.

3.5 The traffic flows changes resulting from the AWPR, shown above, were applied to the
surveyed traffic flows to determine the likely changes in traffic levels through
Peterculter. The results are summarised in Table 3-2.

Location Direction
Without
AWPR

With
AWPR Change

Eastbound 735 929 194A93 East of Malcolm Road
Westbound 636 236 -400

Eastbound 879 1190 311
A93 West of Milltimber Brae

Westbound 594 457 -137
Table 3-2: AWPR Peak Hour Traffic Volume Changes, AM Peak

3.6 The results show that the decrease in westbound traffic is predicted to be greater than
the corresponding increase in the eastbound direction, with the greatest reduction seen
in west Peterculter in the vicinity of Malcolm Brae.

3.7 Therefore, although the AWPR is predicted to increase westbound traffic, this does not
necessarily automatically lead to additional congestion through Peterculter since, as
has been established, the congestion issue is caused by many varying factors, many of
which will be addressed through reduced the more significant reduction in flows, to and
from the B979, particularly HGV flows.

3.8 Therefore It is anticipated that the reduced B979 flows will assist in a smoother flow of
traffic on the A93, eastbound in the AM peak and westbound in the PM peak to the
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extent that although there will be an increase in eastbound traffic, there will be an
overall decrease in the level of congestion.

4 Bancon Developments Proposals

4.1 Where congestion is not directly a function of traffic flow, and influenced by other
factors, quantifying congestion levels is not straightforward. For example, it is evident
that a reduction in B979 traffic will bring congestion benefits and thus increase capacity
on the A93. The additional capacity will support further development to the west of
Peterculter, however the key question is whether there will be sufficient additional
capacity and whether using up the capacity will cancel out the perceived benefits
created by the AWPR.

4.2 Bancon Developments are aware of this issue and rather than relying solely on the
benefits of the AWPR, other potential measures have been identified which will provide
additional capacity to accommodate development at west Peterculter.

Development Traffic
4.3 The final layout of the development showing land use mix and housing numbers has

not been determined at this stage, therefore the traffic generation of the site cannot be
fully determined, however measures to reduce travel as far as possible will be inherent
in the design of the site. It is anticipated that the main direction of travel will be to and
from the City, i.e. eastbound in the AM and westbound in the PM, however a trip
distribution exercise was carried out to determine the likely destination of trips
generated by the development.

4.4 This exercise was carried out using Postcode destination data for work trips originating
within the Peterculter postcode area taken from the National Census. The model then
assigns a route to each destination postcode, based on the shortest/quickest available.
The data are given in Appendix C and the traffic distribution is summarised in Table 4-
1.

Route Distribution
A93 E 83%
A93 W 3%
B979 14%
Grand Total 100.0%
Table 4-1: Peterculter Trip Distribution

A93/Malcolm Road Junction Improvement
4.5 The above distribution confirms that the majority of traffic is to and from the City.

However, on the assumption that the B979 is currently the quickest route to and from
the main employment centres at Westhill and Dyce, there is a high proportion of
Peterculter traffic using that route. Although the AWPR will provide a more direct route
for strategic traffic on the B979, i.e. between Stonehaven and Westhill/Dyce, it is likely
that the B979 will remain a desirable local route between Peterculter and Westhill, as
opposed to travelling through the town, the signalised crossroads at Milltimber, via the
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AWPR slip road onto the Milltimber junction. It would also be a desirable route for
traffic to the west of Peterculter for the same reason. It should be noted also that the
above distribution figures are based on 2001 Census data and employment levels at
Westhill have increased considerably since then so the percentage using the B979 is
likely to be much higher.

4.6 However, although many of the issues associated with the existing Malcolm Road
junction will be eased with the reduction in strategic traffic on the B979 and reduced
right turning manoeuvres, the junction geometry is such that the left turn from the A93
cannot readily be performed. Therefore, in recognition of the potential for existing A93
traffic to use the B979 route to Westhill, as well as traffic generated by the proposed
development at Peterculter west, two junction improvement schemes have been
identified which will allow the left turn to be performed successfully, as shown in
Appendix D.

4.7 The first option is to signalise the existing junction which would allow cars only to make
the left turn, the second option involves realignment of the A93 via Millside Street and
formation of a new priority junction with Malcolm Road which allows all vehicles to
make the left turn. By improving the junction and facilitating a left turn, it is anticipated
that the effect will be to reduce the through movements in Peterculter, not only from the
proposed development but from existing A93 traffic west of Peterculter.

Malcolm Road/Bucklerburn Road/Culter House Road Link
4.8 In combination with the Malcolm Road junction improvement, consideration was given

to the provision of an alternative strategic link to the AWPR junction at Milltimber
between Malcolm Road and Culter House Road via Bucklerburn Road, to ease traffic
on the A93 through Peterculter as shown in Appendix D.

4.9 Culter House Road currently runs between Malcolm Road to the north of Peterculter to
the A93 North Deeside Road to the east of Milltimber Brae, although it will be severed
as a through route by the AWPR with a connection made on the west (Peterculter) side
to the AWPR/A93 Milltimber junction, as shown in Appendix D. Bucklerburn Road is a
historic link between Culter House Road and Malcolm Road, linked to Peterculter via
School Road. However, Bucklerburn is a private road, in poor state of repair and
severed at its west end so the through connection between Malcolm Road and Culter
House Road is no longer exists. It is unsuitable in its current format as a strategic link
and any upgrade would require negotiation with the relevant landowner.

School Road/Culter House Road Link
4.10 Bancon Developments also own land at Hill of Ardbeck situated to the north of

Peterculter between School Road and Culter House Road, also subject of another
development bid. Culter House Road can currently be accessed from Peterculter at
School Road via Bucklerburn Road. Culter House Road is a narrow unclassified road,
approximately 5 metres in width.

4.11 Therefore, as an alternative to the Bucklerburn Road route an improved link through
the Hill of Ardbeck site from School Road, bypassing the severed section of
Bucklerburn Road, could be made to Culter House Road. Culter House Road could
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readily be widened along its length to provide a dedicated access to the AWPR/A93
junction from Peterculter, as an alternative to the A93 shown in Appendix D.

4.12 Such an access could serve a large part of Peterculter north of the A93 and therefore
has the potential to reduce the level of local traffic accessing onto the A93 and passing
through the town centre, and thus congestion within Peterculter.

4.13 Care would have to be taken in the design of such a route that it does not become a
preference for strategic traffic on the A93 in favour of the route via Milltimber junction
as this would increase traffic on School Road through the residential areas. This would
be achieved through the use of traffic management at the access points along the A93.

AWPR/Fastlink Cleanhill Junction – link to South Deeside Road
4.14 The additional traffic on the A93 through Peterculter created by the AWPR is the result

of the re-distribution of strategic traffic from various minor routes back to the strategic
road network, specifically South Deeside Road with it being the main alternative to the
A93 for trips between Deeside and the City.

4.15 Access to the AWPR from South Deeside Road is also made via the A93 junction at
Milltimber. It is considered that an additional link were to be provided between the
South Deeside Road and the Cleanhill junction (AWPR/Fastlink) junction, no additional
traffic would use the A93 to access the AWPR. An example of the link is identified in
Appendix D. Bancon Developments will consult with Transport Scotland and Aberdeen
City and Shire Councils regarding the feasibility of providing such a link.

5 Summary and Conclusion

5.1 In response to concerns relating to traffic levels and traffic congestion raised at public
consultation events for their Development Bid proposal at Peterculter East, Bancon
Developments have sought to address the concerns by commissioning WA Fairhurst to
identify factors contributing to congestion, assess current and future traffic levels within
Peterculter and consider potential measures to ease congestion, with a view to
mitigating the impact of their development proposal.

5.2 It is concluded that there are various factors contribution to congestion within
Peterculter and much of these are not exclusively the result of traffic volumes, such as:

• Strategic north-south traffic using the B979 between Stonehaven and
Westhill/Dyce, particularly HGV traffic, creating peak tidal flows in the opposite
direction to the main tidal flows to and from the City within Peterculter;

• These opposing tidal flows meeting at the substandard A93/B979 Malcolm Road
junction where the B979 traffic has to turn right against the opposing A93 traffic;

• The A93 also functioning as Peterculter High Street with associated use as a local
retail centre, residential street, main bus route and main distributor for local
accesses;

• As a result of the A93 also being a functional High Street, pinch points exist on the
A93 throughout Peterculter created by bus stops, parked vehicles, loading bays etc
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and this is exacerbated by the high level of HGVs also using the B979 route. A
high level of pedestrian movements also have to be accommodated.

5.3 Therefore, although it has been identified that traffic levels will increase on the A93 as
a result of the AWPR junction located at Milltimber, there is a greater drop in traffic in
the opposite direction using the B979 as a strategic route. With much of the
congestion resulting from the two opposing flows, particularly HGVs, it is anticipated
that despite the increase in traffic on the A93 there will be an overall reduction in
congestion levels.

5.4 Whilst it is considered that this alone would support the provision of additional
development to the west of Peterculter, further work is required to quantify the actual
effects on road capacity and the development impact and this will be done through a
full Transport Assessment carried out at the planning application stage. However,
rather than rely solely on the AWPR providing the additional capacity at this stage,
additional measures have also been identified which could further reduce traffic levels
within Peterculter and accommodate the development, namely:

• Improvements to the Malcolm Road junction to allow traffic to turn left from the A93
and B979;

• Provision of an alternative access road to the AWPR Milltimber junction via Culter
House Road, either via an upgraded Bucklerburn Road or via their site at Hill of
Ardbeck;

• Provision of an additional access at the Cleanhill (AWPR/Fastlink) junction for the
South Deeside Road.

5.5 Each of these measures will require more detailed assessment, however, based on
current traffic flows, the known causes of congestion and the effects of the AWPR, all
have the potential to further reduce congestion within Peterculter and support
additional development at Peterculter West.



Figures
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Figure 3-1 Surveyed Flows AM Peak (07:30 - 08:30)
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Figure 3-2 Surveyed Flows AM Peak (16:45 - 17:45)
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Examples of Pinch Points In Peterculter
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Appendix B
AWPR Traffic Flow Data
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Appendix C
Census Postcode Distribution Data



Destination
Postcode TOTAL TRAIN BUS TAXI CAR

Driver
CAR

Passenger M/CYCLE BIKE FOOT OTHER Distribution Route Car %

AB14 0 (part) 779 1 54 2 231 136 4 2 339 10 24.7% A93 E 13.9%
AB15 9 417 0 245 0 103 44 0 3 20 2 13.2% A93 E 6.2%
AB21 7 (part);
AB21 0 (part) 236 1 8 15 81 6 1 1 0 42 7.5% A93 E 4.9%
AB21 7 (part);
AB21 0 (part) 81 B979 4.9%
AB10 1 235 0 90 0 110 28 0 2 3 1 7.4% A93 E 6.6%
AB12 3 (part) 209 0 9 0 182 11 0 2 2 3 6.6% A93 E 11.0%
AB11 6 97 0 26 0 61 7 0 2 1 0 3.1% A93 E 3.7%
AB25 2 80 0 5 0 65 7 1 1 1 0 2.5% A93 E 3.9%
AB25 1 78 0 32 0 39 5 0 0 1 1 2.5% A93 E 2.3%
AB13 0 78 0 20 0 35 18 0 0 5 0 2.5% A93 E 2.1%
AB32 6 (part) 77 0 3 0 65 7 0 0 2 0 2.4% B979 3.9%
AB11 5 69 0 9 1 47 4 2 0 1 5 2.2% A93 E 2.8%
AB10 7 65 0 17 0 39 6 0 1 2 0 2.1% A93 E 2.3%
AB15 6 57 0 2 1 50 2 1 0 1 0 1.8% A93 E 3.0%
AB31 5 (part) 57 0 9 1 41 3 0 0 2 1 1.8% A93 W 2.5%
AB24 3 54 0 12 0 33 2 0 0 7 0 1.7% A93 E 2.0%
AB23 8 (part) 50 0 5 0 21 2 0 0 1 0 1.6% A93 E 1.3%
AB23 8 (part) 21 B979 1.3%
AB10 6 40 0 10 0 25 3 0 0 2 0 1.3% A93 E 1.5%
AB15 4 40 0 6 0 24 9 1 0 0 0 1.3% A93 E 1.4%
AB21 9 39 0 3 0 16 3 0 1 0 0 1.2% A93 E 1.0%
AB21 9 16 B979 1.0%
AB12 4; AB12
3 (part) 35 0 1 0 30 3 0 0 1 0 1.1% A93 E 1.8%
AB25 3 34 0 2 0 23 6 0 1 2 0 1.1% A93 E 1.4%
AB22 8 30 0 1 0 18 4 0 0 6 1 1.0% A93 E 1.1%
AB24 5 29 0 9 0 18 1 1 0 0 0 0.9% A93 E 1.1%
AB21 0 (part);
AB15 8 (part) 25 0 2 1 7 5 0 0 10 0 0.8% B979 0.4%
AB11 9 23 0 3 0 18 1 0 0 0 1 0.7% A93 E 1.1%
AB15 5 22 0 4 0 15 2 0 0 1 0 0.7% A93 E 0.9%
AB15 8 (part) 20 0 5 0 12 2 0 0 1 0 0.6% B979 0.7%
AB24 4 20 0 5 0 10 3 0 0 2 0 0.6% A93 E 0.6%
AB12 5 (part) 16 0 0 1 14 1 0 0 0 0 0.5% A93 E 0.8%
AB39 2 14 0 0 1 12 1 0 0 0 0 0.4% A93 E 0.7%
AB24 1 14 0 3 0 5 0 0 0 6 0 0.4% A93 E 0.3%
AB15 7 13 0 1 1 9 1 0 0 1 0 0.4% A93 E 0.5%
AB16 7 10 0 1 0 8 1 0 0 0 0 0.3% A93 E 0.5%
AB24 2 8 0 1 0 7 0 0 0 0 0 0.3% A93 E 0.4%
AB11 7 7 0 0 0 7 0 0 0 0 0 0.2% A93 E 0.4%
AB51 4 7 0 0 0 7 0 0 0 0 0 0.2% B979 0.4%
AB11 8 7 0 3 0 3 0 0 0 1 0 0.2% A93 E 0.2%
AB51 5 6 0 2 0 4 0 0 0 0 0 0.2% B979 0.2%
AB16 5 5 0 0 0 5 0 0 0 0 0 0.2% A93 E 0.3%
AB23 8 (part);
AB21 7 (part) 5 0 0 0 5 0 0 0 0 0 0.2% A93 E 0.3%
AB51 3 4 0 0 0 4 0 0 0 0 0 0.1% B979 0.2%
AB43 9 4 0 0 0 2 0 0 1 0 1 0.1% A93 E 0.1%
AB51 0 4 0 1 0 2 1 0 0 0 0 0.1% B979 0.1%
AB31 4 3 0 0 0 3 0 0 0 0 0 0.1% A93 W 0.2%
AB39 3 3 0 0 0 3 0 0 0 0 0 0.1% A93 W 0.2%
AB41 9 3 0 0 0 3 0 0 0 0 0 0.1% A93 E 0.2%
AB12 5 (part) 3 0 0 0 2 0 0 1 0 0 0.1% A93 E 0.1%
AB42 2 3 0 0 0 1 1 0 0 1 0 0.1% A93 E 0.1%
AB16 6 2 0 0 0 2 0 0 0 0 0 0.1% A93 E 0.1%
AB34 5 2 0 0 0 2 0 0 0 0 0 0.1% A93 W 0.1%
AB42 3 2 0 0 0 2 0 0 0 0 0 0.1% A93 E 0.1%
AB51 7; AB32
7 2 0 0 0 2 0 0 0 0 0 0.1% B979 0.1%
AB52 6 2 0 0 0 2 0 0 0 0 0 0.1% B979 0.1%
AB31 6 2 0 0 0 1 0 0 0 0 1 0.1% A93 W 0.1%
AB30 1 (part);
DD9 7 (part) 2 0 0 0 0 1 0 0 1 0 0.1% A93 W 0.0%
AB34 4 1 0 0 0 1 0 0 0 0 0 0.0% A93 W 0.1%
AB41 8 1 0 0 0 1 0 0 0 0 0 0.0% A93 E 0.1%
AB45 1 1 0 0 0 1 0 0 0 0 0 0.0% B979 0.1%
AB45 2 (part);
AB56 4 (part) 1 0 0 0 1 0 0 0 0 0 0.0% B979 0.1%
AB53 4 1 0 0 0 1 0 0 0 0 0 0.0% B979 0.1%
AB55 6; AB54
7 (part) 1 0 0 0 1 0 0 0 0 0 0.0% B979 0.1%
AB35 5; AB36
8 1 0 1 0 0 0 0 0 0 0 0.0% A93 W 0.0%
AB41 7 1 0 0 0 0 0 0 0 1 0 0.0% B979 0.0%
AB38 7 1 0 0 0 0 0 0 0 1 0 0.0% B979 0.0%

3157 2 610 24 1660 337 11 18 425 69 100.0% 100.0%



Appendix D
Potential Improvement Schemes
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1 Introduction

1.1 During the public consultation exercise by Bancon Developments for their development
bid site at Peterculter West, concerns were raised regarding existing congestion within
Peterculter and the potential traffic impacts of the development site.

1.2 Bancon therefore commissioned WA Fairhurst to examine the existing road network
and assess the impact of the development taking into account the impacts of the
Aberdeen Western Peripheral Route (AWPR) and the potential for other infrastructure
options to alleviate traffic concerns, consisting of:

• Improvements to the A93/B979 (Malcolm Road) junction;

• A new link from Malcolm Road to the AWPR Milltimber junction;

• A new link from School Road to the AWPR junction.

2 Existing Situation

General
2.1 Peterculter lies on the A93, a main east-west arterial route into the city from Deeside.

It serves towns situated along the Deeside corridor such as Banchory, Aboyne,
Ballater, and Braemar. As such it carries high levels of commuter traffic to and from
the city in the morning and evening peaks.

2.2 Whilst this is typical of any of the main arterial routes into the City, such as the A90
north and south, the A944 from Westhill and A96 from Inverurie, the situation in
Peterculter is compounded by the A93 also forming the link between two sections of
the B979; east of the village at Milltimber and west of the village at Malcolm Road. The
B979 currently carries a high level of commuter and strategic traffic between the A90 at
Stonehaven to Westhill and Dyce, both major employment areas for the entire region,
as it used to bypass the congested A90 and A96 strategic routes passing through
Aberdeen.

2.3 The main tidal direction of the B979 traffic is therefore westbound through Peterculter,
opposite to the main tidal flow on the A93 which is eastwards towards Aberdeen.
However, the A93 also has a local function as Peterculter main street, serving a
population of nearly 4.500, so also accommodates general retail and business activity
along it’s frontage, including parking, servicing and pedestrian movements, signalised
crossings as well as a being the main collector road for local residential traffic and the
primary bus route. All of these functions contribute to the peak time congestion
experienced within Peterculter.

Specific Issues – HGVs and Buses
2.4 There are other specific issues also contributing to congestion, for example the B979

carries a high proportion of HGV traffic, in both directions between the A90 to the south
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and the industrial areas at Dyce and Westhill, and the A93 is also a main bus route with
the First No.19 providing a 15-minute service and the Stagecoach 201/202/203
services providing a 20-minute service, thus there are buses frequently stopping on-
road through Peterculter. These factors combined, lead to large vehicles frequently
being in conflict with each other, given that the street also functions as a high street
and provides residential parking, thus creating several pinch points. Examples of such
pinch points are shown in Appendix A.

Specific Issues – A93/B979 Malcolm Road Junction
2.5 The existing junction between the A93 and B979 Malcolm Road at the west end of

Peterculter is substandard in terms of geometry, with restricted visibility for both
vehicles wishing to turn right onto Malcolm Road and vehicles exiting Malcolm Road.
This junction is the key point of conflict between the two main traffic streams as
described previously; the A93 eastbound and B979 northbound, with the B979 traffic
turning right having to give way to the oncoming A93 traffic. This is more acute in the
AM peak, since the two peak tidal flows do not conflict in the PM peak, i.e. peak flow is
southbound on the B979 and does not require to give way to the peak flow on the A93
which is westbound.

2.6 From observation, many of the right turn manoeuvres are performed through the
courtesy of the oncoming traffic allowing them to turn, rather than through natural
junction capacity or gaps in the traffic stream. This therefore is another source of
congestion, both at the junction but also backing up through Peterculter main street.
Visibility for the right turn is also restricted which compounds the issue.

2.7 The result is that right turning traffic backs up through Peterculter in the AM peak,
further compounded by the other highlighted issues such as pinch points, a high
proportion of large vehicles, function as a High Street etc.

3 Future Proposals

Aberdeen Western Peripheral Route (AWPR)
3.1 The proposed AWPR will run between Charleston to the south of Aberdeen and

Blackdog to the north, and the Fastlink which will run from Stonehaven to a new
junction with the AWPR near Maryculter. The route passes adjacent to Milltimber Brae
and a junction is to be provided to the north of Culter House Road, linking to the A93 at
the existing A93/B979 junction at Milltimber by way of a new signalised crossroads.

3.2 The AWPR has two important effects on the A93 through Peterculter; in the AM peak
there is an increase in eastbound traffic towards the City as a result of additional
vehicles access the AWPR junction at Milltimber and a decrease in westbound traffic
through the removal of the strategic north-south traffic from the B979. A vice versa
effect is witnessed in the PM peak. Both are important in terms of congestion in
Peterculter since, as has been established, many of the issues that contribute to the
congestion are not simply based on traffic levels.
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Existing and Predicted Traffic Levels
3.3 Peak period traffic flows were obtained from the MVA Consultancy, Consultants to

Transport Scotland and responsible for the AWPR strategic traffic modelling, for the
A93 and B979 through Peterculter before and after the AWPR is in place. The figures
are shown in Appendix B and summarised in Table 3-1.

Location Direction Change
Eastbound 26.34%A93 East of Malcolm Road
Westbound -62.91%

Eastbound 35.40%A93 West of Milltimber Brae
Westbound -22.99%

Northbound -97.55%
B979 Malcolm Road

Southbound -90.91%
Table 3-1: AWPR Peak Hour Traffic Flow Changes within Peterculter, AM Peak

3.4 Bancon Developments commissioned traffic surveys in Peterculter on the A93 at the
School Road and Coronation Road junctions in order to determine current, rather than
modelled traffic flows. These were carried out in the AM and PM peak periods and the
resulting peak hour flows are shown in Figure 3-1 and Figure 3-2.

3.5 The traffic flows changes resulting from the AWPR, shown above, were applied to the
surveyed traffic flows to determine the likely changes in traffic levels through
Peterculter. The results are summarised in Table 3-2.

Location Direction
Without
AWPR

With
AWPR Change

Eastbound 735 929 194A93 East of Malcolm Road
Westbound 636 236 -400

Eastbound 879 1190 311
A93 West of Milltimber Brae

Westbound 594 457 -137
Table 3-2: AWPR Peak Hour Traffic Volume Changes, AM Peak

3.6 The results show that the decrease in westbound traffic is predicted to be greater than
the corresponding increase in the eastbound direction, with the greatest reduction seen
in west Peterculter in the vicinity of Malcolm Brae.

3.7 Therefore, although the AWPR is predicted to increase westbound traffic, this does not
necessarily automatically lead to additional congestion through Peterculter since, as
has been established, the congestion issue is caused by many varying factors, many of
which will be addressed through reduced the more significant reduction in flows, to and
from the B979, particularly HGV flows.

3.8 Therefore It is anticipated that the reduced B979 flows will assist in a smoother flow of
traffic on the A93, eastbound in the AM peak and westbound in the PM peak to the
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extent that although there will be an increase in eastbound traffic, there will be an
overall decrease in the level of congestion.

4 Bancon Developments Proposals

4.1 Where congestion is not directly a function of traffic flow, and influenced by other
factors, quantifying congestion levels is not straightforward. For example, it is evident
that a reduction in B979 traffic will bring congestion benefits and thus increase capacity
on the A93. The additional capacity will support further development to the west of
Peterculter, however the key question is whether there will be sufficient additional
capacity and whether using up the capacity will cancel out the perceived benefits
created by the AWPR.

4.2 Bancon Developments are aware of this issue and rather than relying solely on the
benefits of the AWPR, other potential measures have been identified which will provide
additional capacity to accommodate development at west Peterculter.

Development Traffic
4.3 The final layout of the development showing land use mix and housing numbers has

not been determined at this stage, therefore the traffic generation of the site cannot be
fully determined, however measures to reduce travel as far as possible will be inherent
in the design of the site. It is anticipated that the main direction of travel will be to and
from the City, i.e. eastbound in the AM and westbound in the PM, however a trip
distribution exercise was carried out to determine the likely destination of trips
generated by the development.

4.4 This exercise was carried out using Postcode destination data for work trips originating
within the Peterculter postcode area taken from the National Census. The model then
assigns a route to each destination postcode, based on the shortest/quickest available.
The data are given in Appendix C and the traffic distribution is summarised in Table 4-
1.

Route Distribution
A93 E 83%
A93 W 3%
B979 14%
Grand Total 100.0%
Table 4-1: Peterculter Trip Distribution

A93/Malcolm Road Junction Improvement
4.5 The above distribution confirms that the majority of traffic is to and from the City.

However, on the assumption that the B979 is currently the quickest route to and from
the main employment centres at Westhill and Dyce, there is a high proportion of
Peterculter traffic using that route. Although the AWPR will provide a more direct route
for strategic traffic on the B979, i.e. between Stonehaven and Westhill/Dyce, it is likely
that the B979 will remain a desirable local route between Peterculter and Westhill, as
opposed to travelling through the town, the signalised crossroads at Milltimber, via the
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AWPR slip road onto the Milltimber junction. It would also be a desirable route for
traffic to the west of Peterculter for the same reason. It should be noted also that the
above distribution figures are based on 2001 Census data and employment levels at
Westhill have increased considerably since then so the percentage using the B979 is
likely to be much higher.

4.6 However, although many of the issues associated with the existing Malcolm Road
junction will be eased with the reduction in strategic traffic on the B979 and reduced
right turning manoeuvres, the junction geometry is such that the left turn from the A93
cannot readily be performed. Therefore, in recognition of the potential for existing A93
traffic to use the B979 route to Westhill, as well as traffic generated by the proposed
development at Peterculter west, two junction improvement schemes have been
identified which will allow the left turn to be performed successfully, as shown in
Appendix D.

4.7 The first option is to signalise the existing junction which would allow cars only to make
the left turn, the second option involves realignment of the A93 via Millside Street and
formation of a new priority junction with Malcolm Road which allows all vehicles to
make the left turn. By improving the junction and facilitating a left turn, it is anticipated
that the effect will be to reduce the through movements in Peterculter, not only from the
proposed development but from existing A93 traffic west of Peterculter.

Malcolm Road/Bucklerburn Road/Culter House Road Link
4.8 In combination with the Malcolm Road junction improvement, consideration was given

to the provision of an alternative strategic link to the AWPR junction at Milltimber
between Malcolm Road and Culter House Road via Bucklerburn Road, to ease traffic
on the A93 through Peterculter as shown in Appendix D.

4.9 Culter House Road currently runs between Malcolm Road to the north of Peterculter to
the A93 North Deeside Road to the east of Milltimber Brae, although it will be severed
as a through route by the AWPR with a connection made on the west (Peterculter) side
to the AWPR/A93 Milltimber junction, as shown in Appendix D. Bucklerburn Road is a
historic link between Culter House Road and Malcolm Road, linked to Peterculter via
School Road. However, Bucklerburn is a private road, in poor state of repair and
severed at its west end so the through connection between Malcolm Road and Culter
House Road is no longer exists. It is unsuitable in its current format as a strategic link
and any upgrade would require negotiation with the relevant landowner.

School Road/Culter House Road Link
4.10 Bancon Developments also own land at Hill of Ardbeck situated to the north of

Peterculter between School Road and Culter House Road, also subject of another
development bid. Culter House Road can currently be accessed from Peterculter at
School Road via Bucklerburn Road. Culter House Road is a narrow unclassified road,
approximately 5 metres in width.

4.11 Therefore, as an alternative to the Bucklerburn Road route an improved link through
the Hill of Ardbeck site from School Road, bypassing the severed section of
Bucklerburn Road, could be made to Culter House Road. Culter House Road could
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readily be widened along its length to provide a dedicated access to the AWPR/A93
junction from Peterculter, as an alternative to the A93 shown in Appendix D.

4.12 Such an access could serve a large part of Peterculter north of the A93 and therefore
has the potential to reduce the level of local traffic accessing onto the A93 and passing
through the town centre, and thus congestion within Peterculter.

4.13 Care would have to be taken in the design of such a route that it does not become a
preference for strategic traffic on the A93 in favour of the route via Milltimber junction
as this would increase traffic on School Road through the residential areas. This would
be achieved through the use of traffic management at the access points along the A93.

AWPR/Fastlink Cleanhill Junction – link to South Deeside Road
4.14 The additional traffic on the A93 through Peterculter created by the AWPR is the result

of the re-distribution of strategic traffic from various minor routes back to the strategic
road network, specifically South Deeside Road with it being the main alternative to the
A93 for trips between Deeside and the City.

4.15 Access to the AWPR from South Deeside Road is also made via the A93 junction at
Milltimber. It is considered that an additional link were to be provided between the
South Deeside Road and the Cleanhill junction (AWPR/Fastlink) junction, no additional
traffic would use the A93 to access the AWPR. An example of the link is identified in
Appendix D. Bancon Developments will consult with Transport Scotland and Aberdeen
City and Shire Councils regarding the feasibility of providing such a link.

5 Summary and Conclusion

5.1 In response to concerns relating to traffic levels and traffic congestion raised at public
consultation events for their Development Bid proposal at Peterculter East, Bancon
Developments have sought to address the concerns by commissioning WA Fairhurst to
identify factors contributing to congestion, assess current and future traffic levels within
Peterculter and consider potential measures to ease congestion, with a view to
mitigating the impact of their development proposal.

5.2 It is concluded that there are various factors contribution to congestion within
Peterculter and much of these are not exclusively the result of traffic volumes, such as:

• Strategic north-south traffic using the B979 between Stonehaven and
Westhill/Dyce, particularly HGV traffic, creating peak tidal flows in the opposite
direction to the main tidal flows to and from the City within Peterculter;

• These opposing tidal flows meeting at the substandard A93/B979 Malcolm Road
junction where the B979 traffic has to turn right against the opposing A93 traffic;

• The A93 also functioning as Peterculter High Street with associated use as a local
retail centre, residential street, main bus route and main distributor for local
accesses;

• As a result of the A93 also being a functional High Street, pinch points exist on the
A93 throughout Peterculter created by bus stops, parked vehicles, loading bays etc
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and this is exacerbated by the high level of HGVs also using the B979 route. A
high level of pedestrian movements also have to be accommodated.

5.3 Therefore, although it has been identified that traffic levels will increase on the A93 as
a result of the AWPR junction located at Milltimber, there is a greater drop in traffic in
the opposite direction using the B979 as a strategic route. With much of the
congestion resulting from the two opposing flows, particularly HGVs, it is anticipated
that despite the increase in traffic on the A93 there will be an overall reduction in
congestion levels.

5.4 Whilst it is considered that this alone would support the provision of additional
development to the west of Peterculter, further work is required to quantify the actual
effects on road capacity and the development impact and this will be done through a
full Transport Assessment carried out at the planning application stage. However,
rather than rely solely on the AWPR providing the additional capacity at this stage,
additional measures have also been identified which could further reduce traffic levels
within Peterculter and accommodate the development, namely:

• Improvements to the Malcolm Road junction to allow traffic to turn left from the A93
and B979;

• Provision of an alternative access road to the AWPR Milltimber junction via Culter
House Road, either via an upgraded Bucklerburn Road or via their site at Hill of
Ardbeck;

• Provision of an additional access at the Cleanhill (AWPR/Fastlink) junction for the
South Deeside Road.

5.5 Each of these measures will require more detailed assessment, however, based on
current traffic flows, the known causes of congestion and the effects of the AWPR, all
have the potential to further reduce congestion within Peterculter and support
additional development at Peterculter West.



Figures
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Figure 3-1 Surveyed Flows AM Peak (07:30 - 08:30)
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Figure 3-2 Surveyed Flows AM Peak (16:45 - 17:45)



Appendix A
Examples of Pinch Points In Peterculter
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Appendix B
AWPR Traffic Flow Data
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Appendix C
Census Postcode Distribution Data



Destination
Postcode TOTAL TRAIN BUS TAXI CAR

Driver
CAR

Passenger M/CYCLE BIKE FOOT OTHER Distribution Route Car %

AB14 0 (part) 779 1 54 2 231 136 4 2 339 10 24.7% A93 E 13.9%
AB15 9 417 0 245 0 103 44 0 3 20 2 13.2% A93 E 6.2%
AB21 7 (part);
AB21 0 (part) 236 1 8 15 81 6 1 1 0 42 7.5% A93 E 4.9%
AB21 7 (part);
AB21 0 (part) 81 B979 4.9%
AB10 1 235 0 90 0 110 28 0 2 3 1 7.4% A93 E 6.6%
AB12 3 (part) 209 0 9 0 182 11 0 2 2 3 6.6% A93 E 11.0%
AB11 6 97 0 26 0 61 7 0 2 1 0 3.1% A93 E 3.7%
AB25 2 80 0 5 0 65 7 1 1 1 0 2.5% A93 E 3.9%
AB25 1 78 0 32 0 39 5 0 0 1 1 2.5% A93 E 2.3%
AB13 0 78 0 20 0 35 18 0 0 5 0 2.5% A93 E 2.1%
AB32 6 (part) 77 0 3 0 65 7 0 0 2 0 2.4% B979 3.9%
AB11 5 69 0 9 1 47 4 2 0 1 5 2.2% A93 E 2.8%
AB10 7 65 0 17 0 39 6 0 1 2 0 2.1% A93 E 2.3%
AB15 6 57 0 2 1 50 2 1 0 1 0 1.8% A93 E 3.0%
AB31 5 (part) 57 0 9 1 41 3 0 0 2 1 1.8% A93 W 2.5%
AB24 3 54 0 12 0 33 2 0 0 7 0 1.7% A93 E 2.0%
AB23 8 (part) 50 0 5 0 21 2 0 0 1 0 1.6% A93 E 1.3%
AB23 8 (part) 21 B979 1.3%
AB10 6 40 0 10 0 25 3 0 0 2 0 1.3% A93 E 1.5%
AB15 4 40 0 6 0 24 9 1 0 0 0 1.3% A93 E 1.4%
AB21 9 39 0 3 0 16 3 0 1 0 0 1.2% A93 E 1.0%
AB21 9 16 B979 1.0%
AB12 4; AB12
3 (part) 35 0 1 0 30 3 0 0 1 0 1.1% A93 E 1.8%
AB25 3 34 0 2 0 23 6 0 1 2 0 1.1% A93 E 1.4%
AB22 8 30 0 1 0 18 4 0 0 6 1 1.0% A93 E 1.1%
AB24 5 29 0 9 0 18 1 1 0 0 0 0.9% A93 E 1.1%
AB21 0 (part);
AB15 8 (part) 25 0 2 1 7 5 0 0 10 0 0.8% B979 0.4%
AB11 9 23 0 3 0 18 1 0 0 0 1 0.7% A93 E 1.1%
AB15 5 22 0 4 0 15 2 0 0 1 0 0.7% A93 E 0.9%
AB15 8 (part) 20 0 5 0 12 2 0 0 1 0 0.6% B979 0.7%
AB24 4 20 0 5 0 10 3 0 0 2 0 0.6% A93 E 0.6%
AB12 5 (part) 16 0 0 1 14 1 0 0 0 0 0.5% A93 E 0.8%
AB39 2 14 0 0 1 12 1 0 0 0 0 0.4% A93 E 0.7%
AB24 1 14 0 3 0 5 0 0 0 6 0 0.4% A93 E 0.3%
AB15 7 13 0 1 1 9 1 0 0 1 0 0.4% A93 E 0.5%
AB16 7 10 0 1 0 8 1 0 0 0 0 0.3% A93 E 0.5%
AB24 2 8 0 1 0 7 0 0 0 0 0 0.3% A93 E 0.4%
AB11 7 7 0 0 0 7 0 0 0 0 0 0.2% A93 E 0.4%
AB51 4 7 0 0 0 7 0 0 0 0 0 0.2% B979 0.4%
AB11 8 7 0 3 0 3 0 0 0 1 0 0.2% A93 E 0.2%
AB51 5 6 0 2 0 4 0 0 0 0 0 0.2% B979 0.2%
AB16 5 5 0 0 0 5 0 0 0 0 0 0.2% A93 E 0.3%
AB23 8 (part);
AB21 7 (part) 5 0 0 0 5 0 0 0 0 0 0.2% A93 E 0.3%
AB51 3 4 0 0 0 4 0 0 0 0 0 0.1% B979 0.2%
AB43 9 4 0 0 0 2 0 0 1 0 1 0.1% A93 E 0.1%
AB51 0 4 0 1 0 2 1 0 0 0 0 0.1% B979 0.1%
AB31 4 3 0 0 0 3 0 0 0 0 0 0.1% A93 W 0.2%
AB39 3 3 0 0 0 3 0 0 0 0 0 0.1% A93 W 0.2%
AB41 9 3 0 0 0 3 0 0 0 0 0 0.1% A93 E 0.2%
AB12 5 (part) 3 0 0 0 2 0 0 1 0 0 0.1% A93 E 0.1%
AB42 2 3 0 0 0 1 1 0 0 1 0 0.1% A93 E 0.1%
AB16 6 2 0 0 0 2 0 0 0 0 0 0.1% A93 E 0.1%
AB34 5 2 0 0 0 2 0 0 0 0 0 0.1% A93 W 0.1%
AB42 3 2 0 0 0 2 0 0 0 0 0 0.1% A93 E 0.1%
AB51 7; AB32
7 2 0 0 0 2 0 0 0 0 0 0.1% B979 0.1%
AB52 6 2 0 0 0 2 0 0 0 0 0 0.1% B979 0.1%
AB31 6 2 0 0 0 1 0 0 0 0 1 0.1% A93 W 0.1%
AB30 1 (part);
DD9 7 (part) 2 0 0 0 0 1 0 0 1 0 0.1% A93 W 0.0%
AB34 4 1 0 0 0 1 0 0 0 0 0 0.0% A93 W 0.1%
AB41 8 1 0 0 0 1 0 0 0 0 0 0.0% A93 E 0.1%
AB45 1 1 0 0 0 1 0 0 0 0 0 0.0% B979 0.1%
AB45 2 (part);
AB56 4 (part) 1 0 0 0 1 0 0 0 0 0 0.0% B979 0.1%
AB53 4 1 0 0 0 1 0 0 0 0 0 0.0% B979 0.1%
AB55 6; AB54
7 (part) 1 0 0 0 1 0 0 0 0 0 0.0% B979 0.1%
AB35 5; AB36
8 1 0 1 0 0 0 0 0 0 0 0.0% A93 W 0.0%
AB41 7 1 0 0 0 0 0 0 0 1 0 0.0% B979 0.0%
AB38 7 1 0 0 0 0 0 0 0 1 0 0.0% B979 0.0%

3157 2 610 24 1660 337 11 18 425 69 100.0% 100.0%



Appendix D
Potential Improvement Schemes
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Figure 1 Accessibility Map
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