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HolderPlanning 
Town Planning and Development Consultants 

Plans and Policies 
Development 
Partnerships and Services for Communities 
East Lothian Council 
John Muir House 
Haddington 
EH41 3HA 

4 November 2016 Our ref: TAYL005 
Your ref: proposed LDP 

Dear Sirs 

REF: EAST LOTHIAN PROPOSED LOCAL DEVELOPMENT PLAN, SEPTEMBER 2016, BLINDWELLS 

DEVELOPMENT AREA 

This representation to the East Lothian Proposed Local Development Plan is submitted on behalf 

of Taylor Wimpey and Hargreaves Services Ltd representing the Greater Blindwells Consortium. 

Within the Consortium, Hargreaves represent their own ownership and the Kennedy land 

ownership and Taylor Wimpey represent the Meikle and Steven land ownerships.   

The representation is submitted in respect to the Greater Blindwells Safeguard Area: BW2. 

We broadly welcome the Proposed Plan’s approach and strategy for the future development of 

the Safeguarded Blindwells Expansion Area. Working with East Lothian Council, our clients wish 

to commence the preparation of the Design Framework in early 2017 and will provide funding for 

the necessary technical diligence studies and assessments. 

As demonstrated by this joint submission, the Greater Blindwells Consortium are committed to 

working together and with the Council and other stakeholders to bring forward a new community 

at Blindwells comprising the allocated site (BW1) and the safeguarded expansion area (BW2). 

SESPlan 

The proposed LDP reflects SESplan 1’s vision for a new settlement at Blindwells; a 

comprehensively delivered and designed mixed new settlement.  SESplan’s vision anticipates 

4,600 new homes, however the capacity of the new settlement is anticipated to be greater than 

this and the proposed LDP considers that it could accommodate in the region of 6,000 new homes. 

The Proposed LDP strategy for delivering a new larger settlement within the Blindwells 

Development Area references the need for plans and agreements to be put in place for 
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infrastructure, master planning, phasing, timing and funding prior to allocating the site within the 

LDP. 

The LDP Policy Approach 

The Spatial Strategy for the Blindwells Cluster sets out an appropriate context for the 

development of a new larger settlement. The process for formally allocating the site for 

development is set out in Policy BW2: Safeguarded Blindwells Expansion Area, and it is welcomed 

and supported by the Consortium.  

The need for a Design Framework setting out a spatial vision and infrastructure requirements is 

understood.  The Consortium are committed to working together with the Council to bring 

forward a strategy for the delivery, timing and phasing of development and infrastructure. The 

Consortium will jointly instruct the necessary technical work and technical due diligence is already 

underway to inform a detailed constraints plan for the site which will consider ground conditions, 

drainage, flood risk, and the impact of land remediation works on the water environment. 

The full extent of the information required to complete the Design Framework and the expected 

outcomes are not fully explained in Policy BW2 or the supporting text and the Consortium 

therefore anticipate and welcome further discussion with the Council in this regard and, if 

necessary, amplification of the Framework’s scope and outcomes in the LDP. 

Policies BW2 and BW3 put in place a requirement for a Development Brief, which will take into 

account the findings of the Design Framework.  When the Development Brief is approved it will 

have the effect of conferring the site with status of an allocation in the LDP.  The Policies and the 

supporting text do not fully explain the anticipated scope and outcomes of the Development Brief. 

Again, the Consortium therefore welcomes further discussion with the Council in this regard, and 

if necessary, amplification of the Development Brief’s scope and outcomes in the LDP 

Infrastructure Provision 

The proposed LDP sets out several infrastructure requirements for the Blindwells Development 

Area, for which the LDP Policy DEL 1 seeks both land and capital contributions: 

 Policy T32 (and associated Proposals) - Transportation infrastructure contributions

related to road and rail improvements;

 PROP ED3 – A new secondary school and at least three primary schools;

 PROP CF1 – New sports and associated changing facilities;

 PROP HSC2 – Health Care Facilities; and

 PROP OS7 – Allotments.

The Consortium understands that they have a responsibility to provide the necessary 

infrastructure to accommodate development needs, however as the scale and extent of 

development will only be confirmed through the Design Framework and subsequent 

Development Brief it is not considered appropriate to prescribe the extent of the required 

infrastructure provision for the Blindwells Development Area in LDP policies and proposals 

without a caveat to that effect.  
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It will be more appropriate to identify with some certainty the required infrastructure provision 

in the Design Framework and/or the Development Brief. We therefore recommend that Policy 

BW2 be amended accordingly.  

Conclusion 

On behalf of the Consortium we welcome and support the Proposed LDP’s safeguarding of the 

Blindwells Development Area. The Consortium are committed to working with each other and the 

Council to deliver a new sustainable community. 

We wish to discuss further with the Council the scope of the Design Framework and the 

Development Brief to ensure that they identify the appropriate criteria to ensure that mutual 

aspirations are achieved in terms of urban design, sustainability and community infrastructure 

provision. 

Yours sincerely, 

Robin Holder 

Director 

HolderPlanning 
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About You

1  What is your name?

First name:

Lesley

Surname:

McGrath

2  What is your email address?

Email address:

lesley.mcgrath@holderplanning.co.uk

3  Postal Address

Address:

5 South Charlotte Street

4  Please enter your postcode

Postcode:

EH2 4AN

5  Are you responding as (or on behalf of) a.....?

Developer/ agent/ landowner

6  What is your organisation and role (if applicable)?

Organisation:

TaylorWimpey and Hargreaves Services Ltd (agent: HolderPlanning)

Your role:

Agent

7  Are you supporting the plan?

No

If Yes: Please inlcude your reasons for support:

Section 2c - Blindwells Cluster Main Development Proposals (pages 28-30)

1a  PROP BW1: Blindwells New Settlement- What modifications do you wish to see made to Prop BW1 of the Plan? Please state all relevant

paragraph numbers of the proposed plan to which the modification(s) refer. Your justification for this will be sought in the next question.

Modifications(s) Sought:

1b  Please give any information/reasons in support of each modification suggested to Prop BW1 of the Plan. State all relevant paragraph

numbers of the proposed plan to which the modification(s) refer.

Justification for Modification(s):

2a  PROP BW2: Safeguarded Blindwells Expansion Area - What modifications do you wish to see made to Prop BW2 of the Plan? Please

state all relevant paragraph numbers of the proposed plan to which the modification(s) refer. Your justification for this will be sought in the

next question

Modifications(s) : 

The full extent of the information required to complete the Design Framework and the expected outcomes are not fully explained in Policy BW2 or the supporting 

text and the Consortium therefore anticipate and welcome further discussion with the Council in this regard and, if necessary, amplification of the Framework’s 

scope and outcomes in the LDP. 



The Policies and the supporting text do not fully explain the anticipated scope and outcomes of the Development Brief. Again, the Consortium therefore welcomes

further discussion with the Council in this regard, and if necessary, amplification of the Development Brief’s scope and outcomes in the LDP. 

 

It will be more appropriate to identify with some certainty the required infrastructure provision in the Design Framework and/or the Development Brief. We

therefore recommend that Policy BW2 be amended accordingly. With amendments made to Table DEL1 and associated Proposals as necessary.

2b  Please give any information/reasons in support of each modification suggested to Prop BW2 of the Plan. State all relevant paragraph

numbers of the proposed plan to which the modification(s) refer.

Justification for Modification(s): 

This representation will be emailed to ldp@eastlothian.gov.uk. 

 

This representation to the East Lothian Proposed Local Development Plan is submitted on behalf of Taylor Wimpey and Hargreaves Services Ltd representing 

the Greater Blindwells Consortium. Within the Consortium, Hargreaves represent their own ownership and the Kennedy land ownership and Taylor Wimpey 

represent the Meikle and Steven land ownerships. 

 

The representation is submitted in respect to the Greater Blindwells Safeguard Area: BW2. 

 

We broadly welcome the Proposed Plan’s approach and strategy for the future development of the Safeguarded Blindwells Expansion Area. Working with East 

Lothian Council, our clients wish to commence the preparation of the Design Framework in early 2017 and will provide funding for the necessary technical 

diligence studies and assessments. 

 

As demonstrated by this joint submission, the Greater Blindwells Consortium are committed to working together and with the Council and other stakeholders to 

bring forward a new community at Blindwells comprising the allocated site (BW1) and the safeguarded expansion area (BW2). 

 

SESPlan 

The proposed LDP reflects SESplan 1’s vision for a new settlement at Blindwells; a comprehensively delivered and designed mixed new settlement. SESplan’s 

vision anticipates 4,600 new homes, however the capacity of the new settlement is anticipated to be greater than this and the proposed LDP considers that it 

could accommodate in the region of 6,000 new homes. 

 

The Proposed LDP strategy for delivering a new larger settlement within the Blindwells Development Area references the need for plans and agreements to be 

put in place for infrastructure, master planning, phasing, timing and funding prior to allocating the site within the LDP. 

 

The LDP Policy Approach 

The Spatial Strategy for the Blindwells Cluster sets out an appropriate context for the development of a new larger settlement. The process for formally allocating 

the site for development is set out in Policy BW2: Safeguarded Blindwells Expansion Area, and it is welcomed and supported by the Consortium. 

 

The need for a Design Framework setting out a spatial vision and infrastructure requirements is understood. The Consortium are committed to working together 

with the Council to bring forward a strategy for the delivery, timing and phasing of development and infrastructure. The Consortium will jointly instruct the 

necessary technical work and technical due diligence is already underway to inform a detailed constraints plan for the site which will consider ground conditions, 

drainage, flood risk, and the impact of land remediation works on the water environment. 

 

The full extent of the information required to complete the Design Framework and the expected outcomes are not fully explained in Policy BW2 or the supporting 

text and the Consortium therefore anticipate and welcome further discussion with the Council in this regard and, if necessary, amplification of the Framework’s 

scope and outcomes in the LDP. 

 

Policies BW2 and BW3 put in place a requirement for a Development Brief, which will take into account the findings of the Design Framework. When the 

Development Brief is approved it will have the effect of conferring the site with status of an allocation in the LDP. The Policies and the supporting text do not fully 

explain the anticipated scope and outcomes of the Development Brief. Again, the Consortium therefore welcomes further discussion with the Council in this 

regard, and if necessary, amplification of the Development Brief’s scope and outcomes in the LDP. 

 

Infrastructure Provision 

The proposed LDP sets out several infrastructure requirements for the Blindwells Development Area, for which the LDP Policy DEL 1 seeks both land and capital 

contributions: 

 

• Policy T32 (and associated Proposals) - Transportation infrastructure contr butions related to road and rail improvements; 

• PROP ED3 – A new secondary school and at least three primary schools; 

• PROP CF1 – New sports and associated changing facilities; 

• PROP HSC2 – Health Care Facilities; and 

• PROP OS7 – Allotments. 

 

The Consortium understands that they have a responsibility to provide the necessary infrastructure to accommodate development needs, however as the scale 

and extent of development will only be confirmed through the Design Framework and subsequent Development Brief it is not considered appropriate to prescr be 

the extent of the required infrastructure provision for the Blindwells Development Area in LDP policies and proposals without a caveat to that effect. 

 

It will be more appropriate to identify with some certainty the required infrastructure provision in the Design Framework and/or the Development Brief. We 

therefore recommend that Policy BW2 be amended accordingly. 

 

Conclusion



On behalf of the Consortium we welcome and support the Proposed LDP’s safeguarding of the Blindwells Development Area. The Consortium are committed to

working with each other and the Council to deliver a new sustainable community. 

We wish to discuss further with the Council the scope of the Design Framework and the Development Brief to ensure that they identify the appropriate criteria to

ensure that mutual aspirations are achieved in terms of urban design, sustainability and community infrastructure provision.

3a  Policy BW3: Blindwells Area Design Framework - What modifications do you wish to see made to Prop X of the Plan? Please state all

relevant paragraph numbers of the proposed plan to which the modification(s) refer. Your justification for this will be sought in the next

question.

Modifications(s) Sought:

3b  Please give any information/reasons in support of each modification suggested to Policy BW3 of the Plan. State all relevant paragraph

numbers of the proposed plan to which the modification(s) refer.

Justification for Modification(s):



Representation to East Lothian Council Local Development Plan - 

Proposed Plan 

CALA Management Ltd - In respect of land at Bickerton Fields, Aberlady 

Section 2g: The North Berwick Cluster Strategy Map/Introduction to North Berwick Cluster/North 

Berwick Main Development Proposals 

Introduction 

This representation is made on behalf of CALA Management Ltd (CALA) and relates to the site known 

as Bickerton Fields.  The site comprises two individual plots, namely; 

 The southern field (MIR ref: PM/NK/HSG006), and

 The northern field (MIR ref: MIR/NK/HSG006b).

CALA’s MIR response proposed 60-80 new homes. However, these sites have the potential to deliver 

a combined total of up to 150 homes, including affordable houses, by April 2020.  

This submission is also supported by the following documents: 

 Bickerton Fields Aberlady, Representation: Main Issues Report - Wardell Armstrong

 Bickerton Fields, Aberlady. Development Strategy Response (DSR) to MIR - OPEN

 East Lothian Council LDP: Main Issues Report, Bickerton Field, Aberlady. Site Ref:

PM/NK/HSG006 (also ALT-N10) Potential Development Transport Appraisal - Transport

Planning Ltd

The Site 

The site is highlighted on page 8 of OPEN’s DSR.  It is owned by Luffness Estates with whom CALA has 

a purchase agreement. 

It comprises two fields and in total extends to approximately 11.6 hectares (28.5 acres); the 

northern field comprising around 4.9 hectares (12 acres) and the southern field 6.7 hectares (16.5 

acres). The land is in agricultural use and slopes gently from south to north.  

The site is immediately adjacent to the eastern and northern settlement boundaries of Aberlady and 

is well related to the village.   
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Background 

The southern field was originally promoted by Luffness Estates at the Call for Sites stage of the LDP 

review process and subsequently assessed by East Lothian Council (ELC).  The Council’s response can 

be found in the Interim Environmental Report 2014 (Appendix 9 to the MIR).  The site is referenced 

PM/NK/HSG006.  

The Council’s Assessment concluded that the environmental effects of the proposal were acceptable 

and that the principle of a residential allocation could be supported.  The site was identified as a 

‘Reasonable Alternative Site’ within the MIR (ref: ALT-N10 Aberlady East).   

In 2014 CALA was engaged to take forward the opportunity and having re-assessed the site’s 

capacity to deliver a quality development and assist ELC in meeting its housing land requirements, 

the northern field was included in the development masterplan. 

CALA subsequently made representations to the MIR for both the southern (PM/NKHSG006) and 

northern (MIR/NK/HSG006b) fields.  

CALA Representation 

Justification for the Proposal 

CALA acknowledges that the Proposed Plan allocates sufficient land to meet the overall housing land 

requirement to 2024. The programming for new allocations in the LDP is very ambitious.  Greater 

flexibility in the supply may be necessary to ensure the ongoing maintenance of a 5 year effective 

housing land supply. 

The LDP should identify additional allocations which can be delivered without the requirement for 

significant infrastructure interventions, prioritising sites which have already undergone assessment 

by ELC and represent locations where the principle of development can be accommodated.  

The North Berwick Cluster is well placed to accommodate further growth. Bickerton Fields, which 

has been comprehensively assessed by ELC and previously identified in part as an alternative 

development option in the MIR, must be reconsidered to ensure that the Council’s housing 

programme can be delivered. SESplan Policy 7 supports the allocation of land outwith identified 

Strategic Development Areas (SDAs) where certain criteria are met. 

Supporting Arguments 

Environmental Assessment 

As stated previously, the site has been assessed as part of the SEA process by the Council. It scored 

positively, leading to the Council identifying the southern field as a ‘Reasonable Alternative’. 

Some issues were raised in the Council’s Assessment of the northern field (MIR/NK/HSG006b), 

relating to flood risk, ecology, landscape and cultural heritage. These matters have been 

comprehensively addressed in the proposal prepared by OPEN. 



Public Consultation 

Whilst CALA has not undertaken any formal public engagement for the proposal it is known to the 

local community.  Consultation responses to the MIR specifically concerning this site were received 

from the Aberlady Community Association, Aberlady Conservation and Heritage Society and Gullane 

Area Community Council.  Moreover, ELC’s summary of responses to the MIR identifies a total of 81 

individual responses directly relating to the southern field (MIR Ref: ALT-N10).    

CALA also attended a community meeting arranged by ACHS about the proposals identified in the 

MIR. CALA has addressed the issues raised by the local community groups as explained below and 

detailed in supporting submissions. 

Accessibility and Traffic 

The Council’s Site Assessment concludes that the site is in a sustainable location. 

Aberlady is served by the A198 coastal road and the A6137, which both provide good connections to 

the wider road network.  It is within easy driving distance of both Drem and Longniddry railway 

stations on the East Coast Main Line providing a regular commuter service.   

Bickerton Fields lies within 400 metres of the nearest bus stop from where services provide access 

locally and further afield to Edinburgh.  Typically, these services run every 30 minutes Mon-Sat and 

hourly on Sunday.   

A good range of footpath connections exists throughout the village and the site is linked directly to 

this network. The John Muir Way passes through the village and can be directly accessed from the 

site.  The majority of streets are lightly trafficked and can be shared by cyclists.  

Vehicular access can be taken from the A6137 (Haddington Road) via simple T-junction format as 

demonstrated in the supporting Transport Statement. The location of the access junctions will be 

determined in consultation with ELC but will be located within the existing village envelope where 

street lighting and footpaths are already present.   

In terms of future village expansion local groups expressed a desire to reduce traffic speed in the 

locality and also identified the potential negative impact of additional traffic on the A198 and the 

junction with the A6137.  

The proposal now includes the northern field which provides the opportunity for a new access from 

the A198. This can also assist in reducing traffic speeds along the A198, particularly westbound 

towards Aberlady. It also provides a link between the A198 and the A6137, removing some through 

traffic particularly at the A198/A6137 junction. 

Relationship with Aberlady 

All key services and facilities are within walking distance of the site, these include; high street shops, 

sports and leisure facilities, golf course, restaurant, post office and community hall.  The local GP 

service is located in Gullane and accessible by bus.  Aberlady Primary School is approximately 600m 

walk from the site and can be accessed via existing footpath links. This is in accord with PAN75. 



CALA acknowledges local concerns regarding the potential impact of development on the 

Conservation Area, relationship with the rural character of the village and the need to provide safe 

routes to school. Aberlady has insufficient useable public open space and new development must 

integrate with the existing community. 

In direct response, the proposal includes a central area of greenspace adjacent to Haddington Road. 

As well as providing useable open space, this also allows a generous set-back from existing 

properties. It also provides a focal point for the integration of the new and existing residents. The 

proposal also includes a community orchard in the northern field, contributing to an attractive 

landscape setting. 

The proposal will provide a safe, pedestrian crossing point on Haddington Road, securing a Safe 

Route to School.  

Infrastructure Capacity 

The Proposed Plan confirms that existing capacity and expansion potential exists at Aberlady Primary 

School.  Similarly, some capacity exists within North Berwick High School with additional land already 

safeguarded to accommodate expansion requirements.  Development of the site can be phased to 

ensure that infrastructure capacity is available. 

CALA’s supporting Transport Appraisal confirms that there are no anticipated capacity constraints on 

the local road network was also confirmed by ELC in the MIR.   

There is capacity within the Castle Moffat Water Treatment Works and Gullane Waste Water 

Treatment Works, both of which serve Bickerton Fields.  Scottish Water has also clarified that there 

is existing capacity to accommodate the proposal.  

As confirmed by SEPA at the MIR stage, there is no risk of flooding (coastal or river) at the southern 

field.  The northern site is in an area of medium risk from coastal flooding and in direct response to 

those concerns, CALA does not propose any housing within the potentially affected area.  

CALA will work positively with ELC to ensure that infrastructure impacts arising as a direct result of 

this proposal are appropriately addressed through developer contributions, in accord with Circular 

3/2012. 

Cultural Heritage, Landscape and Visual Impact 

CALA’s proposal has been developed specifically for the site and against the background of its rich 

cultural heritage and landscape setting.  The site is within Aberlady Conservation Area and located 

close to (but outwith the boundary of) Luffness and Gosford House Garden and Designed 

Landscapes (GDL) which create an attractive landscape setting. There are good pedestrian links to 

Luffness Friary (a Scheduled Monument).  In addition, the site lies directly opposite the Aberlady Bay 

Local Nature Reserve (LNR) and the Firth of Forth SSSI, Ramsar and SPA. 

ELC’s Site Assessment clarifies that Historic Environment Scotland (HES) has confirmed there are 

unlikely to be any significant impacts on the Friary resulting from the site’s development.   



Moreover, ELC has incorrectly identified the northern field within HES’s Inventory of Historic 

Battlefields.  CALA has reviewed this matter and can confirm that none of the site lies within an 

inventoried battlefield.   

CALA believes the proposal respects these attractive surroundings through high quality and 

responsive design.  The layout has evolved so as to minimise and avoid the effects on the landscape, 

built heritage and visual resource.   

The alignment of the eastern edge retains uninterrupted views to Aberlady Bay and back through 

the site to Aberlady Mains House.  This also creates a significant buffer of open land up to the 

Bickerton Strip (tree belt) which respects the setting of the Quarry House, Friary and GDL 

designation.   

Development of the northern field is limited to a small section on the southern part and as such 

respects the site’s proximity to environmental designations at Aberlady Bay. Appropriate habitat 

surveys will be carried out in support of any planning application for the site.    

OPEN’s supporting DSR (particularly Section 6 and Figure 20) demonstrates that the proposal 

specifically responds to the sensitive qualities of the location. 

It is concluded that the proposal addresses the concerns raised in the Council’s Site Assessment and 

those expressed by local residents through the MIR consultation process. 

Conclusion 

In quantitative terms the LDP has allocated land to meet the requirements of SESplan. The challenge 

it faces is delivery.  The Council acknowledges that the delivery programme of allocations in the Plan 

is ambitious and additional sites may be needed to ensure an adequate effective housing land supply 

at all times in accord with SPP.    

There is education, water and drainage and road network capacity to accommodate this proposal 

without the need for un-programmed expansion works.    

This is a bespoke proposal which responds specifically to the location and characteristics of the site.  

CALA is experienced in developing in sensitive locations, with a track record of delivery quality 

developments in East Lothian such as Briery Bank (Haddington), The Glebe (Dirleton) and emerging 

proposals for Direlton and Gullane. 

The proposal respects the historic setting within the village,   is in keeping with the character of 

Aberlady and the local area, is not in the Green Belt and has no impact on Green Belt objectives. 

Infrastructure is either available or can be funded to ensure capacity is available to serve the 

proposal. Therefore, the proposal accords with SESplan Policy 7, which supports the allocation of 

greenfield sites outwith the SDAs. 

The site has been comprehensively assessed by the Council against SEA criteria on the basis of the 

current proposal and was in part identified as a ‘Reasonable Alternative Site’ in the MIR.  The 

concerns expressed about the northern field (MIR/NK/HSG006b) have been addressed as confirmed 

in the supporting document by OPEN. 



The site has been subject to public consultation through the LDP process and CALA has provided a 

design-led solution for this site, addressing matters of local concern as explained above. 

 

The site is a suitable candidate for allocation through the Examination process if the Reporter 

determines that additional allocations are required.  The site is effective in accordance with 

PAN2/2010 and subject to Examination timescales, could deliver completions in the initial plan 

period to 2019. 
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1 INTRODUCTION 

1.1 In March 2012 Luffness Estate promoted land to the east of Aberlady for housing 

development as part of the call for sites organised by East Lothian Council.  A report 

titled “Bickerton Field, Aberlady Indicative Masterplan” was submitted with an 

indicative development scheme along with technical appendices and the ELLDP One 

Options Form.   

1.2 In 2014 CALA Management Limited (CALA) have undertaken to take the site forward.  

Now that an established housing developer with a strong reputation for quality and a 

good track record in East Lothian (including in Aberlady) is involved the opportunity 

has been taken to re-assess how best the site could deliver a quality development 

and assist East Lothian Council in meeting its housing land requirements.  Amongst a 

number of changes the proposal now includes limited and sensitive development in 

the northern field. 

1.3 The Bickerton Field site has the potential to deliver 60-80 houses, including 

affordable houses, by April 2020. 

1.4 The Main Issues Report identifies Bickerton Field (site “ALT-N10 Aberlady East”) in 

the Main Issues Report as a reasonable alternative site.  

1.5 This Main Issues Report representation sets out the updated proposal for Bickerton 

Fields.  It takes account of public comments by the Community Council and residents 

and from the assessment of the site contained with the Main Issues Report. 

1.6 This representation comprises the following reports which should be read in 

conjunction with one another: 

 “Bickerton Fields Aberlady, Representation: Main Issues Report” by Wardell 

Armstrong 

 “Bickerton Fields, Aberlady.  Development Strategy – Response to MIR” by 

OPEN Optimised Environments 
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 “East Lothian Council Local Development Plan: Main Issues Report, Bickerton 

Field, Aberlady.  Site Ref: PM/NK/HSG006 (also ALT-N10) Potential 

Development Transport Appraisal” by Transport Planning Ltd 

 

2 SUSTAINABLE LOCATION 

2.1 The East Lothian Local Plan (2008) development strategy allocated housing at  

Athelstaneford, Dunbar, East Linton, Haddington, Humbie, Innerwick, Musselburgh, 

North Berwick, Ormiston, Paincatland, Prestonpans, Tranent, and Wallyford.  In 

addition a large scale allocation was made at Blindwells.  Aberlady did not receive a 

housing allocation in the 2008 plan. 

2.2 Aberlady is situated on the Firth of Forth within East Lothian.  The village is served by 

the A198 coastal road allowing easy access by bus and car.  Aberlady is within easy 

reach of most other villages and towns within East Lothian and has consistently 

proven an attractive place for families within East Lothian and the surrounding area 

to live.  The village supports a local supermarket, post office, restaurants, bowling 

club and a primary school.  The last significant development was the CALA housing at 

Glenpeffer Avenue and Tranter Road, some of which was within the Aberlady 

Conservation Area.  Those houses proved to be very popular.    These features 

demonstrate that Aberlady is a marketable location from a housing perspective 

which in turn aids housing deliverability. 

2.3 The services offered in Aberlady, predominantly based along High Street, allow 

residents to do a portion of their day to day business locally.  An appropriate scale of 

new housing development within Aberlady would allow future residents to build on 

the viability of existing local businesses and services, potentially encouraging further 

local investment.  This would in turn increase the vitality and viability of Aberlady, 

making it an even more sustainable and desirable location in which to live, to the 

benefit of all residents and the wider East Lothian economy.   
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2.4 Through the identification of Aberlady West and Aberlady East as potential housing 

sites within the Main Issues Report the Council acknowledges that the Bickerton 

Field site is suitable for development.   

 

3 SITE DESCRIPTION 

3.1 The Bickerton Fields site lies immediately adjacent to the eastern and northern 

settlement boundaries of Aberlady and is well related to the village. 

3.2 The site is within the Aberlady Conservation Area and also benefits from being in 

close proximity (but outwith) Luffness and Gosford House Garden and Designed 

Landscapes which create an attractive landscape setting.  The Aberlady Bay Nature 

Reserve and Firth of Forth SSSI, Ramsar and SPA are located to the north. 

3.3 The site consists of two fields.  The northern field and the southern field.  Both are in 

agricultural use.  A stone wall and a band of mature trees sits on the boundary of the 

northern and southern fields. 

3.4 The site is bounded by the A6137 to the west which leads to High Street, with 

several houses fronting over the road and looking into the site beyond.  The site is 

bounded to the south by Aberlady Mains Steading and Aberlady Mains House 

(category C listed).  The site is bounded to the east by a field and the Bickerton strip 

of trees beyond.  The site is bounded to the north by a stone wall and the A198 

beyond. 

 

4 DESIGN 

4.1 A full site analysis, landscape appraisal, site appraisal, assessment of opportunities, 

development framework and vision/masterplan is contained within the OPEN 

Development Strategy report.  That work had led to the preparation of the proposed 

masterplan for the site.  The masterplan has evolved from the previous plan due to 

feedback from the Council and as a result of discussions between the Community 
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Council and members of the public.  The following section summarises some of the 

key design considerations and solutions contained within the OPEN report. 

4.2 The site analysis identified a number of issues that should be considered.  These 

include: 

 Proximity to the Conservation Area and environmentally sensitive areas to 

the north 

 The wider landscape setting (including the designed landscape) and in 

particular the distinct woodland structure of Luffness Estate. 

 The existing trees protected by a Tree Preservation Order 

 The potential of coastal flooding 

 Key views into and across the site 

 The setting of listed buildings 

4.3 That work led to the identification of areas most suitable for development.  Sensitive 

development could bring several benefits to Aberlady.  These include: 

 The opportunity to create an enhanced entrance to Aberlady from the south 

through the formation of a formal arrival space 

 Creation of useable open space in the form of a village green and orchard 

 Sustainable growth which would maximise the opportunity while providing 

generous useable open space and make best use of existing and enhanced 

infrastructure 

 The creation of a distinctive neighbourhood designed for place and using 

existing landscape features 

 Provide housing choice, including the provision of much needed affordable 

housing 
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 Support for the provision of local facilities and the opportunity to create new 

ones 

 The provision of a new road linking the A6137 to the A198, reducing the 

amount of traffic that requires to pass through High Street and Sea Wynd. 

4.4 In addition to these direct benefits there is the potential to convert the currently 

vacant steading building to the south into business space.  This is being considered in 

light of comments from the community over the lack of office space in Aberlady.  

The delivery would be dependent upon an agreement with CALA and the landowner 

and would be subject to planning permission.  However if the community re-confirm 

this would be of a benefit to the village then work on that development would be 

coordinated with the delivery of the Bickerton Fields site. 

4.5 The illustrative plan contained within the Open Development Strategy report 

proposes the provision of a village green on the western edge of the site with only 

one gable fronting onto the A6137.  The village green would provide part of a 

designed landscape entrance and would provide a legible landmark feature for 

everyone approaching Aberlday from the south on the A6137.  Houses would front 

onto the village green and would be accessed by a one sided road in order to ensure 

that the design quality of the space was maintained, passive overlooking was 

achieved and paraphernalia associated with rear gardens does not form part of the 

first impression of the site.   

4.6 The proposed houses would stand off a substantial distance from the listed buildings 

to the south and have been positioned such that the key view from Aberlady Mains 

House north follows the sight line past the existing mature trees.  By doing so the 

setting and views from the house would be preserved.   

4.7 The other housing in the south field would front onto the outside edge to ensure 

that a strong well designed and defensible edge is provided.   

4.8 The housing in the north field would be limited and would run along an east/west 

axis.  This would maximise solar gain and provide an interesting outlook northwards.  

It would be set back from the A198.   The ground between the houses and the A198 
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could be provided as a community orchard, echoing the orchard that used to be here 

before the houses to the west were built. 

4.9 The proposed allocation incorporates three access roads.  Two would access onto 

the A6137.  One would link through to the A198.  The A198 link is suggested in 

response to visible concerns that the High Street can become congested, particularly 

when cars are parked and larger vehicles drive through.  The right angled turns 

exacerbate the issue.  By providing a link road, traffic wishing to head east when on 

the A6137 would not have to enter Main Street.  The road would therefore provide a 

benefit to the residents of Aberlady through heightened safety reduced conflict with 

parked cars and environmental benefits. 

4.10 The land to the south and east of the developed land as shown in the masterplan 

would not be developed. 

4.11 The overarching aim of the site design is to stitch in with the village atmosphere that 

Aberlady has managed to retain and which makes it such an attractive location in 

which to live and visit.  As noted within the OPEN Development Strategy report 

Aberlady has evolved over many years.  The previous extension to Aberlady was at 

the time controversial and was not supported by a number of local residents.  That 

extension is however now widely regarded as being successful from a design point of 

view and the overall character of Aberlday has evolved, but has not diminished.   

With the same care and attention, the development of Bickerton Fields can assist 

with the further evolution of the village, providing the benefits noted above whilst 

preserving the character of the Aberlady Conservation Area and the landscape 

character of the wider area. 

 

5 SUITABILITY AND DELIVERABILITY OF BICKERTON FIELDS 

5.1 East Lothian Council undertook an assessment of the Bickerton Field site as part of 

the Main Issues Report process.  The assessment led the Council to consider 

Bickerton Field as a “reasonable alternative site”.  The text below provides our 

commentary and response to the site specific points contained within the Council’s 
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assessment, bearing in mind that the Council’s comments refer to the previous 

masterplan. 

Location 

5.2 The Council recognises that the site is well related to Aberlady but is outside the 

current settlement boundary.   

5.3 Aberlady contains no suitable land for medium scale development within the village 

boundary hence any new site has to be located outwith the existing boundary.  We 

agree that the Bickerton Field site is well related to Aberlady.  The site is within easy 

reach of the High Street and the School.  Its location also allows for the provision of 

community benefits.  The design of the site incorporates a village green in addition 

to green space to the south, east and west, and a formalised footpath loop designed 

for recreation and dog walkers.  The central location of the site means that the 

village green could be used for community purposes such as fairs, markets and 

charity events.  The village green would also provide a pleasant and well-designed 

set off from the houses fronting over Haddington Road (the A6137) towards the 

Bickerton Fields site.   

5.4 The field is currently well used by dog walkers and walkers due to its proximity to the 

village.  The design of the site has evolved to ensure that this active use of the field 

can be maintained and enhanced.   

Accessibility 

5.5 The Council notes that the site is within 400m of the nearest bus stop.  There is a 

further bus stop with more frequent stops some 500m from the site within easy 

walking distance of the High Street.   

5.6 As noted above due to the accessibility of the site it would lend itself very well to 

providing a community village green, an orchard and an upgraded perimeter 

footpath.  It would also be appropriate for a sensitively designed housing 

development. 

Exposure 
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5.7 The Council notes that the mature tree belt along the northern boundary provides 

an element of shelter from northerly winds.   

5.8 The surrounding woodland tree belts enclose the site to the east, with the existing 

settlement to the west providing some degree of shelter.  Within the site the tree 

belt runs east west and divides the two fields to provide an element of shelter for 

the south from northerly winds.  The north field is more exposed with some 

protection from the wind by the stone wall and trees fronting the coastal road.  This 

would be enhanced by the provision of an orchard. 

Aspect 

5.9 The Council notes that the site is generally north/north/west facing.   

5.10 The site does slope but only gently and over a long distance.  The gentle slope is not 

sufficient to make a significant impact on passive solar gain, would not require 

significant cut and fill and so would not impact on the density of the site.  The design 

of the site can easily account for this slight slope.    The aspect would not impact on 

the future residents and users of the site, and it would not impact on the 

deliverability of the site.  There is therefore no real justification for the “red” score 

on site aspect. 

Suitability for proposed use 

5.11 The Council advises that the site is generally suitable for housing and would not 

conflict with other uses. 

5.12 The site location, accessibility and aspect all contribute to the suitability of Bickerton 

Fields to housing development. 

Fit with strategic policy objectives and direction 

5.13 The Council notes that the site is outwith the SESplan Strategic Development Area 

(SDA) but that the site is adjacent to a settlement that provides a wide range of 

services and facilities. 
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5.14 SESplan directs strategic growth to the SDA.  Policy 7 also however allows local 

development plans to allocate housing outwith the SDA in order to maintain the five 

year housing land supply.  Provided the site is deemed appropriate there is no in 

principle reason why Bickerton Fields should not be allocated within the next East 

Lothian Local Development Plan. 

Physical infrastructure capacity 

5.15 The Council notes that there is capacity at the Castle Moffat Water Treatment Works 

has capacity and Gullane Waste Water Works has limited existing capacity.  They 

note that traffic access is acceptable, that a footpath along Haddington Road would 

be required and that pedestrian refuge islands would be beneficial to enable a safer 

route to school. 

5.16 Scottish Water has confirmed that there is capacity at Gullane Waste Water 

Treatment works for over 300 houses.  That would be sufficient to accommodate 

Bickerton Fields and other sites.  In addition if development is allocated Scottish 

Water is required to provide capacity at their facilities.  Whether or not there is a 

need to upgrade facilities there would be a requirement for developer contributions 

required to link the site to the waste water network.  This is acceptable to CALA.   

5.17 The required upgrade to footpaths along Haddington Road and the provision of 

pedestrian refuge islands (or other alternative crossing solutions) would form part of 

a planning application.  A new access to the A198 is also now proposed.  CALA would 

be please to provide these facilities to benefit the local environment. 

5.18 There is therefore no physical infrastructure constraint that could not be readily 

addressed and hence it would be appropriate to allocate the Bickerton Fields for 

development.   

Service infrastructure capacity 

5.19 The Council notes that the site is within the catchment area of Aberlady Primary 

School which has limited capacity and may be able to accommodate modest 
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East Lothian Local Development Plan adopted December 2016 

Bickerton Field planning permission granted February 2017 

Services, utilities and drainage delivered into site June 2017 

Building Warrant and Road Construction Consent secured February 2017 

Housing completed April 2020 

 

5.24 As the table demonstrates the Bickerton Fields site is free from any abnormal 

constraint and can quickly and effectively deliver a quality and appropriately sized 

housing development suitable for Aberlady.   

Biodiversity, flora and fauna 

5.25 The Council notes that the site is not within any designated area but is within 200m 

of the Firth of Forth SPA.  SNH have advised that SPA birds use the area.  There are 

TPO trees between the north and south fields but these would not be lost.  Some 

notable species have been recorded within 100m of the site.  Biodiversity could be 

enhanced by extending existing hedgerows and planting trees, shrubs and species 

rich grassland. 

5.26 The site itself is of limited ecological value being in agricultural use.  The 

development of a sensitive design including appropriate open space and planting, 

along with gardens, would in fact enhance the ecological value of Bickerton Fields.  If 

developed the large field to the east would remain in agricultural use and so any bird 

use would not be materially affected.  Bickerton Fields would therefore be 

appropriate for inclusion within the East Lothian Local Development Plan.   

Population 
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5.27 The Council notes that the site would provide affordable housing which would help 

meet local need, has good accessibility to local facilities, reasonable public transport 

links and accessibility to employment opportunities in North Berwick and Edinburgh. 

5.28 The allocation of Bickerton Fields would help with affordable housing requirements.  

The allocation would also serve to support existing local services, including public 

transport. 

Human health 

5.29 The Council advises that site is not known to be contaminated and is accessible to 

the core path network.  It is close to the coast and its recreational opportunities.  

The provision of a village green and footpaths would also assist in promoting human 

health. 

5.30 The village green and footpath network, and their integration with Aberlady, are a 

central part of the design of the Bickerton Fields site.   

Soil 

5.31 The Council notes that development of the site would result in the loss of some 

prime agricultural land.  

5.32 Although there would be some loss of prime agricultural land this would be a small 

portion of the prime land within East Lothian.  The field to the east of the proposed 

development site would remain viable as a field and would continue to be farmed.  

The allocation of Bickerton Fields would not therefore prejudice the ongoing use of 

neighbouring prime agricultural land. 

Water 

5.33 The Council notes that site is not at risk of flooding but is close to an area of medium 

risk of coastal flooding and so potentially requires a flood risk assessment.  SEPA 

have however advised that the height difference between the flood risk area and the 

site reduce the flood risk.  SEPA raise no concerns on impact on the water 

environment. 
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5.34 Wardell Armstrong concur with SEPA in that the ground levels mean the site is 

unlikely to be affected by coastal flooding.  Should a flood risk study be required this 

could be undertaken at a later stage and the development designed accordingly.  

Bickerton Fields are therefore appropriate for allocation. 

Air 

5.35 The Council acknowledges that the site is unconstrained by air pollution.  They note 

that although well served by public transport it is likely that development of the site 

would lead to an increase in car travel. 

5.36 The clean air is acknowledged.  Bickerton Fields are well located near public 

transport links.  It may be the case that future residents use their car to access some 

services, in the same way as existing residents in Aberlday and every other village in 

East Lothian do.  The key point is that residents have the choice.  Bickerton Fields are 

therefore appropriate for a housing allocation in the East Lothian Local Development 

Plan. 

Climatic Factors 

5.37 The Council state that North Berwick (sic) is less accessible and further from major 

centres of employment than other main towns in East Lothian.  The Council however 

recognises that the site is well positioned to access public transport, active travel 

routes and local facilities and services.  Future residents would use cars.  The north 

facing aspect does not lend itself to development that is resource efficient thorough 

solar gain. 

5.38 As noted above all existing and potential housing sites may lead to car use.  No site 

can eliminate that, however by locating sites close to public transport links and 

footpaths etc. future residents have the choice.  Bickerton Fields would be 

positioned close to public transport links and would promote and enhance footpath 

links.   

5.39 CALA, Wardell Armstrong and OPEN do not agree that the site does not lend itself to 

resource efficient development through solar gain.  The site does slope but only 
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gently and over a long distance.  The gentle slope is not sufficient to make a 

significant impact on passive solar gain, would not require significant cut and fill and 

so would not impact on the density of the site.  The design of the site can easily 

account for this slight slope.    The aspect would not impact on the future residents 

and users of the site, and it would not impact on the deliverability of the site.   

5.40 Taking the above into account Bickerton Fields would be an excellent site for 

allocation within the East Lothian Local Development Plan. 

Cultural heritage 

5.41 The Council notes that the site is located within the Aberlady Conservation Area and 

there are listed buildings in proximity.  It is also close to the Luffness & Gosford 

House Garden and Designed Landscape.  The development may impact on the 

Conservation Area but negative impacts could be mitigated through high quality and 

a responsive design.  There is potential for unknown archaeological remains. 

5.42 The evolution of the design of the site has taken the above factors fully into account.  

CALA are renowned for providing high quality design solutions in high quality 

locations.  The previous CALA development in Aberlady is a case in point.  The 

Bickerton Fields site would be no different in terms of quality but would however 

have design which responded to and merited its location.  The plans that form part 

of this representation show that great care has been taken in working up the 

proposal.   

5.43 The village green introduces a community benefit that exists in a number of other 

East Lothian villages and would provide an attractive gateway feature into both 

Aberlady and the site.  The stand-off the village green provides would also assist in 

the good design and integration of the site, as would the stand-off from Aberlady 

Mains House and the provision of an orchard to the north.   

5.44 Taken together these elements of design demonstrate that the evolution of the site 

design has fully acknowledged and addressed the cultural heritage of the site and 

the surrounding area.  The Bickerton Fields development would become a natural 
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extension to the village, working seamlessly to enhance and extend the built 

element of the Aberlady Conservation Area. 

5.45 Bickerton Fields are therefore suitable for inclusion within the forthcoming East 

Lothian Local Development Plan. 

Landscape 

5.46 The Council has commented that the proposed development would encroach into 

open rural landscape.  They comment that there would be views from the AGLV and 

that housing development would likely be a negative impact in those views.  That 

being the case a 20m planting strip should be incorporated to prevent views and 

substantial planting on the boundaries. 

5.47 The accompanying OPEN development strategy report provides a landscape 

appraisal.  In summary that appraisal demonstrates that the Bickerton Fields site 

would be seen to expand the village boundary of Aberlady to the east.  Visibility of 

the site will be limited to within a localised area and while the additional 

development will have a noticeable effect on close range receptors, especially the 

existing settlement boundary, the provision of tree planting and open space within 

the indicative plan and the design of the residential layout to present frontages 

along the prominent edges reduces the prominence of the site and helps to integrate 

it within this sensitive context. 

5.48 The development form and structure have been designed to protect the landscape 

setting of east Aberlady and the residential amenity of existing residents bordering 

the site. 

5.49 The masterplan demonstrates how, with care, the site can be successfully 

incorporated into the landscape setting and become a harmonious and integral part 

of Aberlady, presenting a well-designed and thought through edge to this part of 

Aberlady. 

 

6 CONCLUSION 
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6.1 Aberlady is an attractive village with high quality housing and services and good 

accessibility making it a sustainable and desirable place to live.  The proposed 

Bickerton Fields site is ideally positioned to build on that sustainability and quality in 

a sensitive and proportionate manner.   

6.2 The work undertaken to date demonstrates that there are no significant constraints 

to the delivery of housing early in the next East Lothian Local Development Plan.  The 

proposed site would deliver a very high quality development, offering a range and 

choice of housing and providing Aberlady with a well-designed and fully integrated 

site.  The site would also provide community benefits including affordable housing, a 

village green, orchard, planned open space and an enhanced public footpath 

network.  

6.3 The site has no technical, environmental or planning constraints and can deliver its 

60-80 houses by 2020.   Bickerton Fields can therefore help East Lothian Council 

deliver its overall housing requirements by allocating a site that can deliver quickly 

and allowing time for larger more constrained sites to deliver elsewhere in East 

Lothian.  The Bickerton Fields site should therefore be included within the 

forthcoming East Lothian Council Local Development Plan. 
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  › Executive summary

Bickerton Fields, Aberlady
CALA believes that development at Bickerton Fields can make a positive 

contribution to housing need and choice within Aberlady, and is committed 

to delivering a high quality, distinctive residential development that will 

complement the existing village.

The site at Bickerton Fields presents the opportunity for CALA to provide a 

development of 60-80 homes in a manner that reflects the unique attributes 

associated with Aberlady, both in the high standard of design and construction 

of homes provided but also in the quality of environment.  

Sensitive development in this location would form a natural extension to 

the existing urban area of Aberlady creating strong, identifiable and clearly 

defensible landscape boundaries.  This site is a logical and natural way to 

extend Aberlady without detriment to its character or landscape setting.

Development at Bickerton Fields will increase the range and choice of housing 

within the village set in a high quaity landscape.  CALA envisage that this is 

a bespoke design proposal for a site that justifies a direct response to the 

location. Aberlady’s distinct geography and rich and varied cultural heritage 

of buildings and urban design combine to create both an outstanding natural 

and built environment.   The design of new development must positively 

contribute to place-making and should enhance not detract from the village’s 

overall character and quality of environment.  CALA would like to see the 

aspects that make the site unique and attractive brought to the fore. The 

distinct features and characteristics of the site are articulated through the 

design to create a distinctive extension to Aberlady with a clear identity and 

sense of place.

In addition to the environmental qualities of the proposed site, development 

at Bickerton Fields can benefit from an accessible location, with excellent 

transport links to Edinburgh and wider East Lothian and is located a short 

walk from local facilities and the primary school.

As a relatively small deliverable site, Bickerton Fields is an appropriate 

location to promote further limited growth and on this basis CALA’s proposal 

represents sustainable development.  

fig. 1: Indicative Bickerton Fields Masterplan.
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CALA Homes
CALA began building homes around forty years ago, and today apply the 

same guiding principles of exceptional design and build, insisting on meeting 

stringent standards and offering value for money in a wide range of sought 

after locations across the UK.  The company has a  reputation  for delivering 

high quality developments and a strong track record in East Lothian, including 

in Aberlady. 

For CALA, the design of a home doesn’t stop at the individual building; 

CALA’s core aim is about achieving successful placemaking - creating vibrant 

and sustainable communities whether in a countryside development or in the 

heart of a city. All CALA homes are designed to respect and reflect their 

individual setting and mature well over time  - aspiring to be the conservation 

areas of the future.

CALA development at Briery Meadow, Haddington. CALA development at Briery Meadow, Haddington.

CALA development Trinity, Edinburgh.

CALA development at Briery Meadow, Haddington.
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1. Introduction

1.1 Purpose of this document

The purpose of this document is to demonstrate the effectiveness of land at 

Bickerton Fields, Aberlady as an attractive site for residential development.

This response to the Local Development Plan Main Issues Report (MIR) has 

been prepared by Optimised Environments Limited, ‘OPEN’ on behalf of CALA. 

The document forms a supporting statement to accompany CALA’s response 

to the East Lothian Local Development Plan Main Issues Report (MIR) and 

provides support for the allocation of land at Bickerton Fields, Aberlady (MIR 

Ref PM/NK/HSG006) for 60-80 homes.

Luffness Estate control the whole site area as identified in the MIR, 6.7 

hectares (16.5acres), and a field to the north encompassing 4.9 hectares (12 

acres.   CALA has appointed OPEN, as part of multi-disciplinary design team, 

to explore the potential for high quality development in this location and to 

inform its response to East Lothian Council MIR.

CALA believe that the site at Bickerton Fields could provide the opportunity 

for Aberlady village to grow in an organic, contained and logical manner 

and has the capacity to accommodate 60 - 80 homes to address the 

acknowledged shortfall in housing provision which has been identified within 

SESplan for the city and surrounding regions.  This representation has been 

prepared to demonstrate how development on the site can meet Council 

land use objectives whilst securing significant wider public benefit in terms 

of improved open space and green linkages integrated with sensitive and 

appropriate village growth.

Importantly this document aims to convey the commitment by CALA to 

ensure a high quality of development which contributes positively to the built 

environment and is physically well integrated with the village.

1.2 Main Issues Report

The East Lothian Local Development Plan Main Issues Report (MIR) identifies 

Bickerton Field (site “ALT-N10 Aberlady East”) as a reasonable alternative site 

within the North Berwick Area for up to 60 homes.

OPEN has reviewed the Interim Environmental Report (Appendix 9 for the 

North Berwick Area) which informed the MIR.  The Environmental Report  

provides an objective assessment of the planning merits and strategic 

environmental assessment of all the potential development sites submitted 

for consideration as part of the LDP process.

This development strategy document illustrates and describes how the site at 

Bickerton Field could be developed to respond favourably to the assessment 

topics raised with regard to suitability and deliverability of the site. The 

proposed development framework provides a response to all of the issues 

documented in the Environmental Report. 

1.3  A masterplan Approach

This document describes the proposed site location and its surrounding 

context, and includes a visual and physical appraisal of the site and its 

environs in line with the criteria set out in the Council’s report.  Through this 

appraisal, the document then identifies the development capacity of the site 

to accommodate change and concludes with a concept, development strategy 

and a summary of the opportunities for development at Bickerton Fields.

This document is visionary in nature and intends to demonstrate through 

appraisal of the site and its environs, in line with the criteria set out in the East 

Lothian Council Environmental Report, that the overall character and quality 

of the site at Bickerton Fields will not be unacceptably compromised through 

careful development. Indeed it aims to highlight that opportunities exist to 

enhance aspects of the village, including the contribution that it can make 

towards improved accessibility and open space provision. A master planning 

approach has been taken, which considers the site in a comprehensive and 

holistic way, emphasising context, landscape capacity, design quality, and 

sustainability as the key factors which can achieve this objective.

CALA has appointed a multi-disciplinary team to demonstrate that 

development at Bickerton Fields is both deliverable and can meet the 

aspirations for good place making enshrined within National and Local Policy

The team appointed consists of the following:

Planning: Wardell Armstrong;

Masterplanners / Landscape Architects: Optimised Environments (OPEN);

Transport and Engineering Consultants: Transport Planning Ltd; and

Architecture/Developer: CALA Homes (East) Ltd

This document and should be read in conjunction with the planning response 

prepared by Wardell Armstrong.
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3. Site context

3.1 Site overview

The Bickerton Fields site is highlighted on the location plan opposite.  It  lies 

immediately adjacent to the eastern and northern settlement boundaries of 

Aberlady, adjoins Aberlady Mains House and Aberlady Mains Steading to the 

south, and is well related to the village.

The site is within Aberlady Conservation Area and also benefits from being 

located in close proximity, but outwith the boundary,  of  Luffness and Gosford 

House Garden and Designed Landscapes which create an attractive landscape 

setting. There are good pedestrian links to Luffness Friary and beyond. 

In addition the site lies directly across the coast road from the Aberlady Bay 

Nature Reserve and the Firth of Forth SSSI, Ramsar and SPA.

The site promoted in this document consists of two fields and in total extends to 

approximately 11.6 hectares (28.5 acres); the northern field comprising around 

4.9 hectares (12 acres) and the southern field approximately 6.7 hectares (16.5 

acres). The land is in agricultural use and almost flat in both areas, very gently 

sloping form south down to north. The area is not continuous however and 

the fields are distinct form one another - the northern field sits at lower level 

than the southern field and they are separated by a band of mature trees. 

Site boundaries 
The A6137 bounds the western edge of the site and leads directly to Aberlady 

High Street, the A198 which leads west towards Edinburgh and east as the 

coast road to North Berwick, offering easy access to local facilities and 

frequent transport connections to Edinburgh and the wider East Lothian area. 

Aberlady Mains House and Aberlady Mains Steading which sit on Kirk Road  

form the site’s southern boundary.

Aberlady Mains House and Aberlady Mains Steading site on the southern boundary of the site

The A918 coast road bounds the north of the site

The A6137 leads to Sea Wynd and east on to the A918 coast road The A6137 bounds the western edge of the site
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3.2 Aberlady Character 

Aberlady is an attractive and historic village. The form of the village is 

essentially linear, with its traditional core along the A198 Main Street. Much 

of the historic core is protected by Conservation Area Status. Many of the 

buildings within that, and some notable others within the village, are also 

Listed.

The Conservation Area is centred on the historic core of West Main Street/

High Street/Market Cross and Sea Wynd. It extends out to include Kilspindie, 

the old Customs House by the bay that acted as Haddington’s port.

Time was spent studying the local vernacular of Aberlady, where the form 

of the local traditional buildings tends to be linear and simply articulated 

addressing the main streets, open spaces and rural lanes.

The main part of the High Street near the historic mercat cross is characterised 

by 18th and 19th Century single storey terraces and small houses with modest 

front gardens. Although of diverse architectural style, the relatively small scale 

of the buildings provides an attractive unity. Beyond the High Street, within 

the historic core, buildings become grander, with larger properties set in more 

substantial grounds. The central area has a strong herringbone pattern layout 

with an elongated thoroughfare with backland riggs defined by stone walls 

behind main street buildings.

Trees within gardens are an important feature especially along the main street.

High Street High Street

Aberlady Mains Cottages

Aberlady Mains House Back Lane

Aberlady Mains Steading
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Flats in the converted Maltings

Variety in building form Recent contemporary house on Haddington Road Aberlady Manse Typical lane and courtyard

The Market Cross Sea Wynd

18th Century terraced cottagesThe Gardens housing development Diversity and unity through materials, form and scale 
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3.3 Community facilities

At one time Aberlady accommodated five public houses, local services and 

shops. Now significantly reduced,  the village nonetheless supports a local 

supermarket, post office, restaurants, bowling green and a primary school. 

The services offered in Aberlady are predominantly based along High Street, 

allowing residents to do a portion of their day to day business locally.

There is an active community within Aberlady, evidenced through the number 

of local groups and clubs advertised and it is hoped that new development 

will attract additional families into the area, bring new enterprises to the 

village  and increase the use of local facilities which will help to sustain them 

in the long term. 

3.4 Open space

Important open spaces include the bowling green, by the War Memorial 

and Parish Churchyard. Together with the school playing fields, they bring 

movement and greenery in contrast to the harder built edge along the 

main street. Despite the attractive amenity of Aberlady Bay and the spaces 

mentioned above, analysis of the public space in Aberlady shows a lack of 

useable open space. The primary school playing field is fenced off and the 

small area of open space on the corner of the A198 alongside the shore is 

exposed and requires the crossing of a busy road. It is therefore proposed 

that community open space of a functional size and design should form an 

integral part of the design. 

Local supermarket

Aberlady churchyard Ducks at Kilspindie hotel and restaurant

Old Aberlady Inn
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3.5 Connections 

A Transport Statement has been prepared by Transport Planning Ltd to 

support the response to the MIR and inform the proposals.  The text below 

provides a summary of some of the key issues.

3.5.1  Paths
The site is well connected by a network of existing paths and within walking 

distance (1600m) of Aberlady’s local facilities and services including 

the primary school, post office and local shops.  It has good active travel 

accessibility to local community facilities, and reasonable public transport 

accessibility to town centres and employment opportunities in North Berwick 

and Edinburgh.

Core Path 408

The existing Core Path 408 (John Muir Way) passes the site to the north 

parallel to the A198.  Opportunities for connections to the Core Path for active 

travel and recreation are good.

National Cycle Route

A designated National Cycle Route follows Kirk Road to the south of the site 

area.

Other Paths

A recognised path, ‘the Postmans walk’ passes along through the site between 

the northern and southern fields connecting to the Bickerton Walk to the east.  

This is a popular recreational route.  There is a footway on the eastern side of 

Haddington Road.

3.5.2  Public transport
The whole site area is within 400m of the nearest bus stop but the service 

from that stop is less than hourly. The frequent half hourly bus service between 

North Berwick and Edinburgh serves a bus stop approximately 500m from 

the site.  The site is not within 800m of a rail station.

3.5.3  Vehicle access
Vehicle access to the site should be taken from the A6137 (Haddington Road) 

which directly abuts the site to the east or from the A198 to the north of the 

site.  The location of the access junctions will be determined in consultation 

with ELC.  Both the A198 and the A6137 provide good connections to the 

wider road network. Access from the A198 coast road would give localised 

benefits. 

A6137, Haddington Road with footway to east

The Postman’s Walk runs along the northern boundary of the southern field

Bickerton’s Walk east of site

Bus stop on the main street

View looking north down Haddington Road and western edge of site with 

direct connection to the main transport routes
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3.6  Historic growth

Aberlady has a long, rich and varied  heritage 

dating back to the ruins of a 13th Century 

Carmelite Monastery which lies between Luffness 

House and the east end of Aberlady. 

It was once a natural sandy anchorage where 

quite large boats could come close into the shore 

and unload. Aberlady was a Burgh of Barony 

with its own Town Council and was the port for 

the County town, Haddington.

 Free trade brought prosperity to Aberlady which 

was a local centre for weavers in the 18th century 

and also a noted centre for smuggling.  With the 

arrival of the railway in 1846 the shipping trade 

through the port of Aberlady declined. In 1845 

the Burgh sold its rights of anchorage, etc. to the 

Earl of Wemyss. The last load to be unshipped at 

Aberlady was in 1863-64. 

Through the combined effects of the railway and 

the Industrial Revolution, the local home-based 

weavers departed. In the 1890s a branch railway 

line was built from near Longniddry through 

Aberlady to Gullane. This line was closed in the 

1960s as part of the rationalisation of British Rail 

and a caravan park was established on the site of 

the station. 

Aberlady 1854Aberlady 1650

Circus visiting Aberlady Aberlady Train Station Original village shop

Aberlady 1822Aberlady 1752 Aberlady 1799 Aberlady 1955
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3.8 Aberlady today

Aberlady has grown and changed its character over the last few decades 

however it remains a village with its own identity, character and community. 

In 1792 the population was 386, and there were eight farms.  In  1981 the 

population was 878 and at the census in 2011 it was 1,166. The local economy 

relies less on agriculture than it once did, though it’s still important, with the 

local estates employing several villagers. Increasingly the leisure industries of 

golf and tourism are major activities.

The village has a varied population of  old-established families and newcomers, 

local workers and commuters to Edinburgh, the retired and the young (the 

primary school has some one hundred pupils). There is a steady increase in 

the number of retirees and the average age of the villagers.  Aberlady is 30 

minutes from Edinburgh by train (20 minutes from the station at Longniddry) 

or by road via the City by-pass meaning it is an attractive place to live for many 

people who work in Edinburgh, but who value the quality of life pertaining to 

a smaller community and offered by a coastal location. 

Aberlady Bay has altered much with time. The Peffer Burn and the bay have 

become silted up. There is now a great sand-bar across the mouth of the 

bay which is visible at low tide, as are the remains of two war-time midget 

submarines which were stranded on the sand. 

In 1952, Aberlady Bay became the UK’s first Local Nature Reserve and is a  

popular attraction for tourists and bird-watchers. The Scottish Ornithologist’s 

Club is based at Waterston House  at the east of the village.  Each Autumn 

thousands of geese arrive to over-Winter on the bay and seals are a common 

sight off Kilspindie Point. 

Aberlady Bay Nature Reserve The Gardens development built in the 1990’s

Contemporary housing at the foot of Haddington Road

Recent housing at the foot of Haddington Road / Haddington PlaceGeese on shoreline in front of Waterston House where the Scottish 
Ornithologist’s Club is based

Craigielaw Golf course

Housing at Craigielaw
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Viewpoint 6 - This view from the steading is looking north along the eastern boundary of the southern field.  This view illustrates the contrasting character of the southern field.  The contained and defined area to the east overlooked by housing and relating to the existing 

village.  In contrast the land to the east is of a more open character with views north to Aberlady Bay.

Viewpoint 7 - This view from the northern edge of Aberlady Mains House further demonstrates the contained nature of the western side of the southern field.  Views to Luffness Links golf course are visible to the north east although the mature trees to the north contain 

most views north.  The importance of trees and woodland planting in the edge character of Aberlady is evident. 

Viewpoint 8 - This view is looking west and north from the steading towards Aberlady.  The view highlights the wooded character of Aberlady Mains House and Loany Wood to Haddington Road.  The urban edge to the site is relatively short and varied, with some buildings 

fronting the fields and some backing on all interspersed with woodland planting.  The mature trees to the north are a prominent feature defining the northern boundary.  To the east of these trees views to Aberlady Bay and Luffness links are possible.

Owlets CottageLoany Wood

Loany Wood Haddington Road Owlets Cottage Luffness Links

Luffness LinksMature treesOwlets CottageHaddington RoadLoany WoodAberlady Mains House 

Bickerton Strip

Housing on Haddington Road Mature trees (TPO) Aberlady Bay
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Viewpoint 9 - This view is looking north along Haddington Road.  The view demonstrates the contained nature of the western part of the southern field.

Viewpoint 10 - This view looking north along Haddington Road, highlights the prominence of Aberlady Mains House and the steadings when travelling north.  The woodland character is also noted as a key apect of this edge.

Viewpoint 11 - This view is from the A6137 when travelling north towards Aberlady.  It 

illustrates the prominence of the Mains Cottages and how they obscure views on this 

approach to the site. 

Viewpoint 12 - This view is from Haddington Road looking north within the village with 

glimpsed views of Aberlady Bay.

Viewpoint 12 - This view is from Haddington Road looking south from within the village 

to illustrate the character of the street and that the site is not visible from this point.

Haddington Road Owlets Cottage Luffness Links Bickerton Strip

Bickerton Strip Steading Aberlady Mains House Haddington Road

Steadings
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4.4 Landscape appraisal

4.4.1  Landscape and Visual Appraisal
An appraisal of the landscape and visual issues has been carried out in 

conjunction with the development of the site proposals, allowing an informed 

design  to be developed minimising the effects on the landscape and visual 

resources surrounding it.

The sensitivity of this site and the surrounding landscape has been recognised 

in terms of the potential landscape and visual impacts that can arise when 

expanding a small village.  In response to this concern, the development has 

been designed to ensure its footprint is proportionate to the scale of the 

existing settlement and with substantial provision of open space and tree 

planting around the margins to ensure successful integration into this rural 

context, especially to the north and east where the site is most prominent.

Tree planting has also been included to the south around Aberlady Mains 

House and along Haddington Road, bolstering existing woodland areas and 

reinforcing the woodland character of this edge.

To the north development is limited to a small area adjacent to the existing 

mature trees and has been kept back from the A198 with existing trees retained 

to the south of the existing wall.  In response to this sensitive edge additional 

tree planting could be included to the north, this would be in keeping with 

the landscape character and further help contain views to the development. 

To the west of the development, care has been taken to ensure a positive 

frontage to Haddington Road, whereby the proposed houses face out towards 

the existing houses.  Areas of woodland planting and a ‘arrival’ space have 

also been included on Haddington Road to minimise the impact on existing 

properties and maintain existing views to Aberlady Mains House.

The eastern edge of development will be the most sensitive as it is the only 

one clearly visible from outwith the site area and due care has been taken 

to ensure it is designed accordingly.  The alignment of the edge has been 

carefully considered to ensure views to Aberlady Bay are retained and views 

back to the site are of Aberlady Mains House.  A positive edge will again be 

created with buildings looking east, consistent with the existing edge of the 

village, designed to be irregular and include areas of woodland planting  to 

reflect the rural character, whilst also forming a well designed street.  The aim 

here is not to hide the development but to design it so that it ‘fits’ within the 

landscape setting.

The mitigation measures embedded into the indicative layout have reduced 

the potential effects of the proposed development on the landscape and 

visual resource by providing an attractive landscape setting which helps to 

integrate the development within its rural context.

The location of the site next to the settlement boundary of Aberlady, within the 

Conservation Area, means that there is already an influence on the character 

of this landscape from the existing urban area.  The steadings and Aberlady 

Mains cottage also included within the Conservation Area establish some built 

development within this area.  

The southern field comprises a field which has no special landform or 

landscape features and is typical of the farmland which characterises much 

of East Lothian.  The site does, however, have a local value in terms of the 

landscape setting it provides to the existing settlement.  The development 

will expand the existing settlement with the loss of the setting, although the 

proposed landscape plan demonstrates how a new and attractive setting will 

be created to enable the proposed development to integrate into the wider 

landscape.

The field to the north does have more value to the landscape setting as it is 

set on the main coast road and is more sensitive due to the proximity to the 

Local Nature Reserve.  Development located within this area will be limited 

and located to the south of the field so to avoid any potential  flood risk area 

and minimise the impact on the landscape setting.  Located to the south of 

the field behind an area of open space and existing planting it will be seen 

in the context of existing and proposed development and not on to the main 

road.  

The visibility of the proposed development would be largely concentrated 

within the localised area around the site as a result of the landscape structure.  

This means that there will be very few receptors affected by the proposed 

development.  Views from Aberlady Bay will be limited due to the existing 

woodland and the development form has been designed to minimise the area 

visible from this location.  Visibility from Kirk Road to the south will not be 

a key issue, with the eastern edge of the development designed accordingly 

and views north to Aberlady Bay unaffected.  Development will be visible from 

the A198 however views will be limited again due to existing woodland and 

the form of development.  The site will of course be visible form Haddington 

Road and has been designed accordingly to respond positively to this edge.

While the proximity of close range viewpoints means the development will 

be a notable addition to the views, the presence of the existing settlement 

coupled with the extent of mitigation planting and open space incorporated 

into the indicative plan, reduces the prominence of the development and in so 

doing, the overall effect on the views.

In summary the proposed development will be seen to expand the settlement 

boundary of Aberlady to the east.  Visibility of the site will be limited to within 

a localised area and while the additional development will have a notable 

effect on close range receptors, especially the existing settlement boundary, 

the provision of tree planting and open space within the indicative plan, 

and the design of the residential layout to present positive frontages along 

the prominent edges reduces the impact of the development and helps to 

integrate it within this sensitive context. 

4.4.2  Landscape mitigation
Mitigation has been important throughout the design process. While it is 

not desirable nor possible to fully conceal the development, the layout - in 

particular the incorporation of structure planting - has been designed so as 

to minimise or avoid the effects on the landscape and visual resource, where 

possible.

The key features in respect of mitigation are the form of development and the 

structure planting which extends along the eastern and northern boundaries 

of the site.  Further the open spaces to Haddington Road and the Postman’s  

Walk, around the existing mature trees will also form important features in 

mitigating the visual impact of the site.

This development form and structure has been designed to protect the 

landscape setting of east Aberlady and residential amenity of existing 

residents bordering the site.
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The southern boundary, Aberlady Mains House

5.4 Geology

The majority of the site is likely to be underlain by Glacial Till within raised 

marine deposits of sand and gravel in the north of the site. The bedrock 

geology comprises sandstones, siltstones and mudstones and occasional coal 

seams. The site is not within a Coal Mining Reporting Area.

5.5 Exposure

The surrounding estate woodland belts enclose the site to the east, with the 

existing settlement to the west providing some degree of shelter.

Within the site the tree belt running east-west and dividing the two fields 

provides an element of shelter for the south field from northerly winds. The 

north field is more exposed with some protection from the wind by the stone 

walling and trees fronting the coastal road.

5.6 Aspect

The site is generally north/north-west facing.  Whilst on paper this is not 

the best aspect for solar gain, on the ground the predominantly flat, open 

character of the land should allow for creation of a development form that 

maximises orientaion and respects the apsects.  

The aspect does also allow for filtered views to Aberlady Bay and the Firth of 

Forth across the site from the road along the southern boundary.

5.7 Ecology

The proposed residential development would result in the loss of agricultural 

land which has little current value to wildlife. 

The existing trees to the north of the southern field, protected by a TPO will 

be retained as part of the proposals.

The opportunity exists to enhance the biodiversity value of the site by 

extending existing hedgerows and including areas of tree and shrubplanting 

and species rich grassland within the proposals. 

5.8 Contamination

East Lothian Council’s Contaminated Land Officer has confirmed that generally 

there is no recorded contaminative land use on the site but consideration 

should be given to potential contamination from a former blacksmiths, located 

adjacent to the north western site boundary. Chemical analysis of soils would 

be required to confirm this.

5.9 Existing trees

The trees that separate the southern and northern fields are subject to a TPO 

and will be retained as an integral part of the proposals.

All the existing trees within the site area should be retained, as part of the areas 

of open space and within private gardens where possible.  The ecological and 

amenity value of the trees is considered an asset to the site, these will give 

the development an instant setting and contribute to its character, making it 

an interesting and attractive place to live.

Where woodland areas bound the site to the south around Aberlady Mains 

House and Owlets Cottage, sufficient areas of open space should be provided 

to ensure the trees are protected and adjacent properties are not located 

within tree protection areas.

An Arboricultural Survey and Woodland Management Plan should be prepared 

at the appropriate stage to ensure any future detail proposals protect the 

existing trees.

5.10 Boundaries

Aside from the existing trees the proposed development area has few physical 

features, typical of its long history as farmland and as a result the boundaries 

and surrounding land uses are the key elements that will inform the layout of 

any development within the site.

The following section describes each of the key boundaries and notes how it 

has informed the proposal.

The southern boundary to Aberlady Mains
The southern boundary to Aberlady Mains should be defined by an area of 

open space to ensure the setting of the house (C listed) is protected.  This 

should be designed to protect key views to and from the house and ensure 

the integrity of the landscape setting is maintained.

The existing steading currently backs onto the fields which surround it 

and forms a landmark on the eastern side of the village.  The setting of the 

steading (a potential development site) should be considered in any proposals, 

ensuring it remains a landmark on this edge whilst recognising  opportunities 

for improved connections and integration.
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Haddington Road

The western boundary to Haddington Road
The boundary to Haddington Road and the existing housing areas forms the 

eastern extent of the existing village and is particularly sensitive due to the 

setting of the existing properties.  Haddington Road is a key route to Aberlady 

and should be recognised as such in any proposals.

Development along this edge should seek to respect the setting of the existing 

properties and provide opportunities for integration where possible, through 

good connections, provision of open space and the landscape structure.

Development fronting the road should be minimal and set back. although it 

must still front the street it must respect the setting of Aberlady Mains House 

and the existing properties.

To the north where existing properties are located to the east of Haddington 

Road, the opportunity exists to integrate with the existing urban form, 

although this must be done in a manner sensitive to the setting of the existing 

properties.

The eastern boundary
Within the southern field, the eastern boundary is not phyically defined on the 

ground following a recognised field boundary.  This allows clear views from 

the minor road to the south east to Aberlady.

A robust and defensible edge must be defined as part of the proposals.  The 

proposed edge should seek to reflect the existing edge character of Aberlady, 

where a varied and non-uniform building line, including areas of planting, 

overlooks the adjacent fields. 

The northern boundary
The northern boundary of the southern field is well defined by a stand of 

mature trees (protected by TPO).  An existing path and hedge boundary 

further reinforce this boundary  These features must be retained within any 

proposal.

The northern fields
The northern fields are well enclosed with well defined landscape boundaries 

on all sides.  Views in from the A198 are limited due to the existing wall and 

tree planting.  Existing properties define the western edge, located within a 

historic walled garden.

The eastern edge adjacent to the Luffness Quarry House (B Listed) is well 

defined by estate woodland.

The northern field is separated from the southern field by a wall, hedging in 

places and the existing mature trees.  Views to the northern field are possible 

from the existing path.  Importantly views across the northern field to Aberlady 

Bay are possible from the path to the east of the mature trees.  

Any development within this area must be carefully considered due to the 

proximity to an environmentally sensitive area, flood risk issues and matters 

of landscape setting.  

The northern boundary Northern boundary to A198
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fig. 19:  Illustrative Masterplan.

6. The opportunity & vision

6.1 Opportunities

The site is in a particularly sensitive and attractive location surrounded by designations and within the Aberlady Conservation Area.  

It should be noted that this is viewed as an opportunity to create an attractive development that is fully context driven.  The fact the 

site is in a Conservation Area should not preclude development rather it will ensure a high quality development proposal.

The key physical opportunities/constraints which influence the site are:

• The site lies within the Aberlady Conservation Area;

• Proximity to Aberlady Bay;

• Proximity to the A6137 Haddington Road and A198;

• Topography;

• Views;

• Flood risk;

• Distinctive stone walling bounding the coast road;

• Close proximity to the village centre;

• Mature, protected trees;

• Setting of B listed Luffnees Quarry House;

• The setting of the C listed Aberlady Mains House; and

• Existing C listed derelict steading with development potential.

6.2 Site potential & vision

An illustrative masterplan has been produced in response to the site opportunities and constraints and establishes the capacity 

of the site to accommodate development.  The design approach and concept are illustrated on the following pages. The physical 

characteristics and boundaries of the site offer an attractive environment for sensitively located and designed housing.

Development at Bickerton Fields could readily offer several benefits to the immediate locale and to the town as follows:

• The opportunity to create an enhanced entrance to Aberlady from the south through the formation of a formal arrival space;

• Creation of useable open space in the form of a village green and orchard;

• Sustainable growth which would maximise the opportunity while providing generous useable open space and make best use of 

existing and enhanced infrastructure;

• The creation of a distinctive neighbourhood designed for place and using existing landscape features;

• Provide housing choice, including the provision of much needed affordable housing;

• Support for the provision of local facilities and the opportunity to create new ones;

• The provision of a new road linking the A6137 to the A198, reducing the amount of traffic that requires to pass through High Street; 

and

• As the site is currently comprised of agricultural fields, ecological benefits could be gained from further tree planting, green space 

planting, domestic gardens and orchard providing opportunities for enhanced biodiversity.
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6.3 Design approach & concept

The overarching aim of the site design is to stitch in with the village atmosphere 

that Aberlady has managed to retain and which makes it such an attractive 

location to live and visit.

As previously discussed, the character of Bickerton Fields is defined by its 

site boundaries. The features of these edges and views from them, coupled 

with the opportunities identified in the previous section lead to a natural and 

logical concept for the design approach to the site. The approach is based 

on the setting of the site and the potential contribution development in this 

location can make to the village from a need perspective. The concept is 

derived from edge treatments and responses.  Edges that contain, welcome, 

shelter and manage views as appropriate.

Eastern Edge
Ensuring that the development is contained and creates the minimum visual 

impact is the key factor in design approach.  By striking a development extent 

defined by the edge of the mature trees to the north of the southern field 

and in line with Aberlady Mains House, development would align with a south 

easterly aspect and thick tree lined edge along the street would mean it would 

be  imperceptible from the north and south of the site, and the prominent 

view of Aberlady Mains House would remain unaltered.  The eastern edge is 

only visible from Kirk Road at the western edge of Bickerton Strip. Keeping 

development back from the edge of the steading and Aberlady Mains House,   

addressing the street with a mix of gables and frontages and lining it with a 

double row of trees will treate the edge in a similar fashion to that currently 

addressing Haddington Road. 

Western Edge
Aberlady is currently lacking in useable public open space. Identifying 

opportunities to integrate with existing green space resources and the village  

sets out the starting point for the layout.

The  formation of a village green off Haddington Road would create an 

attractive entrance to Aberlady from the south and protect and enhance 

the amenity of existing properties to the west. This space would assist in 

integrating the site with the existing village  and provide a gathering point for 

activities such as a farmers market.

Northern Edge
This edge is particularly sensitive addressing the coast road,  Aberlady Bay 

and adjoining the designed landscape of Luffness House.  Development here 

should be minimal, very carefully designed and set back from the coast road. 

A community orchard to the north east would be an appropriate space for 

protection of this edge and would offer a synergy with the any farmer markets 

happening on the village green. Enhancing tree planting would further screen 

development and offer shelter to the space.

Northern Edge of Southern Field
Creation of a park to the north of the southern field utilising the route of the 

currently well used Postman’s Walk and alongside the belt of mature trees; will 

be enhanced for those passing along the south and east of the site who will 

be safely overlooked and able to walk a continuous loop around Bickerton’s 

Walk and back to the site. 

Southern Edge
The southern edge of the site is designed primarily to respect the setting and 

views from Aberlady Mains House. The space is envisaged informal recreation 

space perhaps a meadow or as a paddock for horses. Structural woodland 

planting should define the space to help integrate development into the 

surrounding landscape.  

The key aspects of the concept are illustrated in the diagram opposite and 

identify the main principles that underly the initial development proposals 

which are as follows:

• Minimising development impact on this sensitive landscape;

• Protecting views of Aberlady Mains House;

• Creating useable open space; and

• Integrating with the village and surroundings. 
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7. Development framework

This section of the document sets out an initial development framework, 

demonstrating how development at Bickerton Fields could be structured. The 

framework is illustrated opposite and the structuring principles for the spatial 

strategy are defined in the following text.

Landscape features

The site has a number of specific features around its edges which contribute 

to character, visual containment and landscape interest. These elements 

should be integral to the development proposals and include:

• Stone walling and trees along the northern boundary of the site;

• B listed Luffness Quarry House immediately on the north-east boundary;

• The path known as the Postman’s Walk along the northern boundary of 

the south field;

• TPO tree belt immediately north of the Postman’s Walk;

• Bickerton Strip woodland, remains of the friary and path known as 

Bickerton’s Walk to the east;

• Setting of C listed Aberlady Mains House to the south; and

• Existing C listed steading buildings on the southern boundary.

Additionally, the site should respond to the existing housing and trees directly 

across the A6127 to the west, protecting and enhancing their amenity and 

respecting their form and scale. 

Landform and orientation
The southern field is situated on a very gentle slope which is north/north-

west facing offering favourable conditions for the creation of interesting 

streets and spaces without the need for extensive earthworks. The overriding  

strategy for the design of the development is to work in harmony with the 

natural topography and take advantage of the opportunities it affords in 

terms of aspect and orientation. Housing should be arranged to maximise 

opportunities for passive solar gain.

Working with landform and existing features should drive design, ensuring 

best housing fit and that the site maximises its existing qualities to create 

a distinctive character. In doing so the new development can positively 

contribute to the sense of place that is so recognisable and attractive at 

Aberlady.

Connections and integration
The development should be readily accessible to residents, visitors and the 

existing population by providing clear routes from within the site to existing 

connections on the boundary edge. All spaces should be linked by an 

integrated network of streets and spaces. Key connections have been shown 

to:

• Promote pedestrian links to the Postman’s Walk to the north of the site;

• Promote pedestrian connections to existing bus stops;

• Promote pedestrian connections to Bickerton’s Walk east of the site;

• Promote integration with surrounding community;

• Ensure development overlooks and addresses open space;

• Provide a variety of connections to the existing network wherever reasonable 

in order to maximise the permeability of the site; and

• Develop a clear street hierarchy and a permeable block structure.

Views

Development blocks should be laid out to respond to the gentle contours 

of the site, existing properties and features, and to ensure that key views 

are maintained and created. For example the view of Aberlady Mains House 

from the village  should be be protected and the primary street could be 

aligned to terminate with a view of the house to the south and of Aberlady 

Bay to the north. Arranging streets and buildings to filter views, terminate 

vistas and pass through sub spaces will help create a legible, attractive and 

interesting place. Open spaces should be designed to maximise and enhance 

this experience.

Spatial experience
Development blocks should be arranged to ensure that an interesting spatial 

experience is created. A hierarchy of different streets and spaces will create 

a varied and legible urban form. This basic structure can then be further 

articulated by additional requirements and guidance such as building height, 

landmarks and building typology as design progresses.

The site currently consists of an open field and therefore the development  

layout should be arranged to respond to the edge conditions. 

On the west, adjacent the A6197, the aim should be to create an attractive and 

welcome entrance to the village for those coming from the south and east. 

A line of trees to the south-western edge of the road could visually continue the  

landscaping from Aberlady Mains House and mirror that on the other side of 

the road continuing the leafy approach. This could lead to a traditional village 

green type space leading into the development.  Such a space, surrounded by 

properties would assist in integrating development with the existing village 

physically and socially;  becoming a gathering point for activities such as a 

farmers market. Two access points to the site are located either side of this 

space providing linkage to spaces to the north and south. To the north a 

small soft, natural open space adjacent to the existing trees and well used 

‘Postman’s Walk’ path, could offer informal recreation space including areas 

for play and perhaps a small structure such as a bird hide.

From this space pedestrians could continue east along the existing path 

to the Friary and on to Luffness House or head south from the friary along 

Bickerton‘s Walk to Kirk Road. The creation of a pathway along the edge of 

Kirk Road and on the eastern boundary of the site would enable walkers to 

loop round and into the development from the eastern side. 

The primary street connects from Haddington Road to the A198 coast road 

and will pass along development to the east and agricultural land to the east.

Buildings should respond positively to the eastern edge in a traditional manner 

akin to the existing edge.  The spatial experience to those walking along this 

edge should not be of rear garden fences but an attractive mix of landscape 

and buildings. Trees and hedges juxtaposed with gables and frontages, and 

interrupted by footpaths into the development would make for an interesting, 

safe and pleasant walk. 

The following pages briefly describe and illustrate the framework under three 

main headings:

• Access and connectivity;

• Landscape framework strategy; and

• Land use strategy.
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7.1 Landscape strategy

The landscape setting and relationship with the existing village has been the 

key influence in defining the development area, the urban form and location 

of open space.  Well designed public open space will help establish a strong 

sense of identity, create opportunities for social interaction and promote 

healthy active lifestyles. This section briefly describes how and where this 

could be provided at Bickerton Fields.

The landscape strategy for Bickerton Fields has two key aims, first to ensure 

this site is sensitively set within the surroundings and secondly to provide a 

resource for the community.

7.1.1  Agricultural uses
There are areas of land within the site which as a result of analysis and 

landscape appraisal are felt not to be appropriate for development and are 

not required for open space or infrastructure provision.  The eastern parts 

of both the northern and southern fields, as identifed on the plan opposite, 

extend to 4.95ha and should be remain in agricultural use.

7.1.2  The landscape framework is designed 
to achieve the following:
• Provide a coherent edge to the expanded settlement creating a defensible 

long term Green Belt boundary;

• Respond to views back to Aberlady from the north, south and east, 

ensuring development is sensitively sited within a robust landscape 

structure;

• Ensure the creation of an attractive character to the A6137 (Haddington 

Road) and an ‘arrival’ space on approach from the south;

• Provide new useable open space for the community in the form of a 

‘village green’;

• Provide a landscape structure that will protect the amenity of adjacent 

properties;

• Protect the existing TPO trees; and

• Provide a variety of meaningful and publicly accessible spaces to 

complement those existing within the village and that can encompass 

SUDS, amenity, play facilities and enhance biodiversity.

7.1.4  Key spaces and features
1 - Village Green (0.32ha)

A village green located on the western edge of the site adjacent the A6137 

links and integrates the site with the existing village. This space is more formal 

in nature, surrounded by development and could create a sense of arrival 

at Aberlady from the south and a welcoming entrance to the development.  

This space will be multi-functional responding to the requirements of the 

community.  The space should be designed to accommodate community 

events, such as fair days and markets.  It should contain an equipped play 

area and space for visitor parking.

2 - Space to Aberlady Mains House (1.6ha including woodland areas)

A space should be provided to the north of Aberlady Mains House to protect 

its setting.  Structural woodland planting should define the space to help 

integrate development into the surrounding landscape.  The space should 

provide an informal meadow like area for recreation or alternatively could be 

used as a paddock for horses.

3 - Postmans Walk (0.68ha including area for existing trees)

A park linking with the existing pedestrian route of the Postman’s Walk along 

the northern boundary of the site. This route is already well used by existing 

residents and a space in this location would enhance the walking experience 

and could become a destination. A key aim of this space will be ecological 

improvement and it could provide opportunities for formal and imaginative 

play and as an educational resource. The opportunity for a bird watching 

pavilion could be an attractive focal point and facility for the school and the 

numerous bird watchers who visit the area to observe or draw bird life.

The existing woodland areas provide a backdrop to the edges of development 

creating a setting and sense of place. The trees along the northern boundary 

could be supplemented to enhance this edge whilst still allowing for 

filtered views to and from Aberlady Bay. Trees should be managed with an 

environmental and habitat bias, ensuring appropriate regeneration of the 

woodland together with public safety.

4 - Community gardens (0.78ha)

An area of public open space should be provided on the land that is identifed 

as at risk of flooding.  This should be designed to reflect the environmentally 

sensitive location and adjacent walled garden.  It could provide a resource as 

a community garden or orchard.

5 - Connecting green networks

Street trees and landscape verges should assist in creating continuous green 

links between the open spaces. 

7.1.3  Provision of open space
Guidance given in the East Lothian LDP requires the provision of 60m2 of 

open space per dwelling. Using the maximum site capacity of 80 residential 

units, an area of approximately 4,800sqm (0.48ha) would be required. 

There is more than adequate land within the application site to accommodate 

the maximum open space requirements, as shown on figure opposite, This 

extends to approximately 3.4ha or 29% of the total site area (11.6ha) and 

includes a wide variety of types of spaces including woodland areas, green 

links and open space all providing a valuable ecological and recreational 

resource. 

Play provision

An equipped play area should be provided in the ‘village green’ space as a 

resource for the existing and new residents.  The play area should be easily 

accessible, overlooked by surrounding properties and safe from surrounding 

roads.

Open and green spaces for play should be integrated, with elements of children’s 

play being accommodated at the outset of each phased development. The 

detailed design of the spaces should embody the principles of education, 

adventure play, and interpretation of the natural environment.

Drainage (SUDs)

Surface water drainage at Bickerton Fields will be provided by SUDs.  The 

SUDsdesign has not been completed at this early stage, however, it will be 

designed to form an integral part of the landscape framework.  The SUDs 

facilities should be designed as a key part of the landscape framework, well 

designed, overlooked and provding a ecological resource within the site area. 

Woodland areas

The existing TPO trees will be retained and protected as part of the landscape 

framework.

The existing woodland areas provide a backdrop to the edges of development 

creating a setting and sense of place. The trees along the northern boundary 

could be supplemented to enhance this edge whilst still allowing for 

filtered views to and from Aberlady Bay. Trees should be managed with an 

environmental and habitat bias, ensuring appropriate regeneration of the 

woodland together with public safety.
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7.2 Access strategy

The access and connectivity strategy aims to allow pedestrians and cyclists 

to move through the site and beyond using a permeable network of paths.

Bickerton Fields should be a sustainable extension to Aberlady where people 

can live, work and visit without relying heavily on private transport. The 

indicative layout of the site maximises the connectivity between residential 

areas and the open space, with pedestrian linkages throughout the site and to 

the A1627 and the A198 coast road.

Access to Edinburgh and the wider East Lothian area is supported by efficient 

public transport allowing residents and workers to benefit from a relatively 

easy commute.

Pedestrians
The pedestrian network is designed to actively encourage walking as a viable 

option and also as a recreational pursuit. Pedestrian links should be developed 

to meet the needs of the new residents,  existing residents and visitors in 

terms of connecting to existing key destinations and amenities such as local 

shops, the school and community centre. Pathways, pavements and shared 

surfaces all combine to create the pedestrian network, and where possible 

they are closely linked with trees to create pleasant walking experiences.  

The site connects well with the existing ‘Postmans’s Walk’ path running 

immediately along the northern boundary and links to the Friary remains 

and Bickerton Walk to the east.  This popular walking route will be retained 

and enhanced as part of the proposals.  The proposals can help facilitate the 

provision of a full off road route incorporating the Postman’s Walk, Bickerton 

Walk and a new path link parallel to the minor road to the south connecting 

back to Aberlady.  There are currently no footways adjacent to this road and a 

path could be provided to complete this popular recreational route.

The proposals will also help provide pedestrian access to the steading 

development.

Core Path/John Muir Way

Development at Bickerton Fields will provide a link to Core Path 408 which 

runs parallel to the A198 through a footway adjacent to the new primary street 

link to the north.

Cyclists
Cyclists will be generally accommodated on the street network (on road). 

Connections to the main network will provide the new residents with easy 

access to the local and wider context. 

Safe and direct connection can be made to the National Cycle Network located 

directly to the south of the site area.  The proposed new path link could allow 

good cycle connection directly to the site and through connection to the Core 

Path (John Muir Way).

Public transport
The route of current public transport provision in the area is illustrated on 

the plan opposite. All development is within 400m of existing bus stops 

with frequent services connecting the site to Edinburgh and North Berwick. 

Pedestrian connectivity to bus stops should be considered as a priority.

Vehicle access points
Vehicle access to the site will be provided via two new junctions on to 

Haddington Road and a new junction to the A198 to the north.  The indicative 

locations for the junctions are shown on the plan opposite.  The exact locations 

of the junctions has not been determined at this stage but will be developed 

in due course through consultation with ELC.

Providing more than one access point to the site ensures the development is 

permeable and well connected.

No direct frontage access should be provided to either Haddington Road or 

the A198.

Street network
The internal layout of the site has been designed to take full cognisance of 

‘Designing Streets’.  The layout will be ‘Distinctive’, ‘Safe & pleasant’, ‘Easy to 

move around’, ‘Welcoming’, ‘Adaptable’ and ‘Resource efficient’.

The primary street network should connect the new access points, through a 

simple loop to the south and a direct link to the north, ensuring a clear and 

permeable structure. In addition to providing easy access to the proposed 

development the new primary street network should provide some benefit 

to strategic traffic movement through the connection between Haddington 

Road and the A198 to the north.

Off the primary street network a simple connected network of secondary 

streets should provide a permeable structure through the site for access to 

residential areas.

Further to the primary and secondary network identified vehicle access 

should look to utilise shared surface areas, courtyards and minor streets to 

provide access to properties to allow a varied and interesting urban form in 

keeping with the surrounding residential areas. Shared use surfacing should 

be introduced wherever possible and appropriate to ensure that suitable safe 

and direct pedestrian / cycle routes are available and help in providing a 

permeable layout where possible.  

All parking should be designed to be accommodated within the development 

area so not to impact upon surrounding areas and in particular Haddington 

Road.
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7.3 Land use strategy

The suggested proposal is that the Bickerton Fields site would provide a 

residential development of 60-80 units.  The development capacity has been 

derived at based on a number of factors, the capacity of the developable 

areas, efficient use of land and a consideration of scale of development.

Development capacity
The plan illustrated opposite identifies approximately 2.4ha of land for 

residential development.  This includes 0.25ha of development land in the 

northern field and 2.15ha in the southern field.

The area identified for residential development, could provide 60-80 

residential properties at an average density of approximately 33 units/ha 

net.  Developing at this density would ensure efficient use of the land whilst 

allowing flexibility for the creation of an attractive urban form, in keeping 

with surrounding areas.  The proposed capacity and density would ensure a 

variety of house types and tenures could be provided helping create a diverse 

attractive and sustainable mixed residential community.

it should be noted that East Lothian Council’s Local Plan 2008 states in 

policy H1 that ‘New housing development must create diverse attractive and 

sustainable mixed residential communities by... Making efficient use of land by 

securing an average density of at least 30 dph (net) within a strategic housing 

site’.  The proposals for Bickerton Fields therefore comply with this policy.

Approach to residential density
It is not envisaged that the density will be uniform across the development 

area.  A range of housing types and tenures will ensure that uniform densities 

are avoided and that a varied urban form is created.

Densities will generally fall across the site with higher densities to the west 

closer to the public transport links, surrounding the ‘village green’ and to 

reflect the densities of the neighbouring residential areas.

Densities should be lower towards the north adjacent the open space where 

larger plots are shown and on the eastern boundary where a sensitive 

development approach is required to form the new settlement edge.

Within the northern field the density again should be low to allow a unique 

development form that can respond specifically to the particularly sensitive 

landscape setting and views into the site.  The layout could incorporate large 

gardens and planting within the layout similar to the existing development to 

the west, located within a historic walled garden. 

Scale of development
Through making efficient use of the land and provision of a significant amount 

of public open space it is considered that the scale of development is not 

disproportionate and would be in keeping with the setting and character of 

the village. 

Affordable Housing
The site would provide a proportion of affordable housing to help meet the 

need in the local area.

Aberlady Mains Steading
Although currently outwith the site boundary area, the steading offers scope   

for renovation and conversion to residential and home workshop units.
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8. Vision

8.1  Illustrative plan

The illustrative plan opposite has been prepared working within the 

parameters set out in the development strategy and illustrates a layout of 

60-80 residential units of varying types and sizes. This is not a definitive plan 

for the site, however illustrates one possible interpretation of the development 

framework and is intended to show some of the key principles of form and 

layout envisaged for Bickerton Fields. 

The illustrative masterplan has been produced to describe some of the key 

design principles for the ‘landscape areas’ and ‘development blocks’ previously 

set out in the development framework. The plan illustrates how these could 

be developed with a strong identity that responds to both their context and 

setting and also to their relationship with the existing village. It is intended 

that this plan will give further assurance that development at Bickerton Fields  

can be developed in a manner that is appropriate to the location and presents 

a logical expansion to the existing village.

8.2 Development philosophy

This is a response to the Main Issues Report and as such main aspects of 

design are part of future partnership working between the Council, the 

community and CALA. Nevertheless as the site is within such an attractive 

and distinctive area, and designated Conservation Area some general design 

principles regarding development form and character should be noted in 

order to appreciate CALA’s aspiration for the site. 

The plan opposite illustrates how residential development could be 

accommodated within the study area in line with the principles set out on the 

previous pages and described below.

The overarching vision is to create new development that will fit well with 

Aberlady, reinforcing the village identity but in a contemporary way.

Architectural form and character should respond to the surrounding existing 

context and take cognisance of the Conservation Area Character Statement 

Appraisal contained within APPENDIX 7 of the East Lothian Local Plan 2008.

The unique qualities of Aberlady which should be used will include:

• Use of walling;

• Properties generally toward the front of the plot creating an intimate built 

environment - but one which will be designed to allow for the car;

• Development should peter out towards the fringes rather than a solid 

urban edge;

• Use of trees within gardens and on streets, to soften the appearance of 

buildings and help to integrate the built up area into the surrounding 

countryside; 

• Clear definition of public and private realm;

• Diversity of architecture form- variation of building heights (1.5 -2 storeys), 

styles and typologies can provide interest within the urban form, creating 

distinctive streets and attractive roofscapes;

• Unity through common building features;

• An appropriate mix of quality materials  such as render colours and detail, 

and roof colours - red pantile or slate grey; and

• Introduction of limited special architectural features such as gateway or 

corner buildings or gable ends creating a focal point.

Design proposals seek a fully integral linkage between  landscape, street 

design and the architecture of the housing.  Form of individual buildings and 

site arrangement should also maximise opportunities for passive solar energy 

gain.

8.3 Potential benefits

The Bickerton Fields site is in a prime location, ideally situated to take 

advantage of good transport connections whilst offering an enviable coastal 

location.

The vision presented throughout this document is to make the most of the 

intrinsic site qualities, utilising them to establish development that is vibrant 

and rich in character;  fitting with Aberlady village character.

In summary the potential benefits to Aberlady by developing at Bickerton 

Fields are as follows:

• Utilising land that fits and does not project beyond with the existing urban 

grain;

• High quality development designed as a site specific reponse from CALA 

who have a proven track record in delivery of this type of development, in 

this area;

• Creation of an attractive entrance to Aberlady from the south;

• An attractive eastern settlement edge;

• A chance to celebrate the coast and local history;

• Opportunities for enhanced biodiversity;

• A different housing offer and the opportunity to help fulfill housing 

demand; and 

• Creation of useable open space and destination space - a further attractor 

to the village. 
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1.   INTRODUCTION 

1.1   Transport Planning Ltd has been appointed by CALA Homes Ltd to advise on 
transport related issues associated with the potential development of land at Bickerton 
Field, Aberlady. Development of the site would likely comprise residential dwellings.  

1.2   The site at Bickerton Field is identified in the East Lothian Council Local 
Development Plan (LDP) Main Issues Report (MIR) as Site Ref PM/NK/HSG006. 

 

Extract from MIR 

1.3  Figure 1 contained in Appendix A illustrates the site location in a wider context.  

1.4  In relation to site accessibility, the following is stated within the MIR “The site is 

within 400m of the nearest bus stop but the service from that stop is less than hourly. 
The frequent half hourly bus service between North Berwick and Edinburgh serves a 
bus stop approximately 500m from the site. The site is not within 800m of a rail 
station. The site is within walking distance (1600m) of Aberlady’s local facilities and 

services including the primary school, post office and local shops.” 

1.5  In line with local and national policy, this report explores the travel issues at the site in 
line with the nationally established hierarchy of travel modes. 

1.6   The subsequent chapters of this report discuss the existing and potential accessibility 
of the development site by all modes of transport, under the following headings:- 

 Existing Site and Surrounding Transport Network; 

 Development Site Accessibility; and 

 Summary and Conclusions. 
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2.   EXISTING SITE AND SURROUNDING TRANSPORT NETWORK 

Introduction 

2.1 This chapter discusses the existing site and available travel opportunities. The 
following provides an overview of the existing walking, cycling and public transport 
opportunities, ahead of private car access, in line with the hierarchy of travel modes 
set out in the Scottish Government document Scottish Planning Policy (SPP). 

Walking / pedestrian access 

2.2 Haddington Road (A6137) passing the western boundary of the site accommodates 
footway on both sides of the carriageway. The footways available combine to provide 
connections north and south. 

2.3 Northwards, Haddington Road turns west and links directly with local facilities in the 
village. 

2.4 Southwards, School Road can be reached offering connection opportunities across the 
southern part of the village towards the primary school. 

2.5 At present, various core paths exist in the vicinity of the development site, namely 
East Lothian Core Paths 100, 102, 194 and 408, offering additional pedestrian 
linkages in the area. Several other local paths included on the core paths plan offer 
permeability around the site boundary enabling recreational opportunities. 

2.6 A copy of the core paths plan is included in Appendix A. 

2.7 Also contained in Appendix A, the local ‘Walks around Gullane, Aberlady and 

Dirleton’ publication contains information on several walks that utilise some of the 

connections described above. 

Cycle access 

2.8 Several of the paths in the area are also designated as cycle routes. A copy of the local 
cycle map is also included in Appendix A and this illustrates readily accessible cycle 
links towards Gullane, North Berwick and the foreshore. 

2.9 The extract from SUSTRANS mapping contained below also illustrates how the wider 
cycle links in the area of the site can be connected with from Aberlady.  
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3.   DEVELOPMENT SITE ACCESSIBILITY 

Introduction 

3.1   The previous chapter illustrates that the site is located in an area with a good level of 
pedestrian, cycling, and public transport provision nearby.  

3.2   This chapter considers travel and the site and again discusses travel modes in the 
context of the nationally established hierarchy of modes (walking, cycling, public 
transport and private car) this time considering the possible approach to development 
at the site. 

Main Issues Report (MIR) and the existing site 

3.3  The site at Bickerton Field is designated ALT-N10 in the MIR and is called “Aberlady 
East”. In discussing the site the following transport comments are made (page 150 of 
MIR): 

 Access may be achieved from Haddington Road, but junction spacing could be an 
issue.  

 Traffic may also route through the village if travelling west.  

3.4  In discussing physical infrastructure capacity, the following is said on page 77 of the 
environmental report “Access could be provided from Haddington Road and there 
would be sufficient capacity on the local highways to accommodate traffic generated 
from the site. Upgraded footpaths would be required along Haddington Road and 
pedestrian refuge islands would be beneficial to enable a safer route to the primary 
school.” 

Development access  

Pedestrian access 

3.5  Development on the site would involve pedestrians making trips to or from e.g. work, 
local shops, educational facilities and public transport services. Figure 2 within 
Appendix A illustrates the site and its surroundings taking cognisance of the walking 
distances noted within PAN75. 

3.6  All local facilities lie within the 1600m isochrone (i.e. walkable as laid out in Planning 
Advice Note 75). 

3.7   The internal street layout of any development would be expected to comprise shared 
surface routes and links, which would support pedestrian movements and allow 
residents to move freely within the site. In addition, pedestrian and cycle connections 
from the development onto the footway network on Haddington Road would be 
provided.  

3.8   The existing footway network on the site frontage of Haddington Road can be 
improved and islands provided to facilitate crossing, as mentioned in the MIR. 

3.9  Based on the above, the existing and future pedestrian provision in the vicinity of the 
site is considered sufficient to support the expected future demand for local journeys 
on foot from the development.  



Transport Appraisal 

 

7 

 

Cycle access 

3.10   An appropriate journey time for cycling is considered to be between 30 and 40 minutes 
and taking into account factors such as the time required for crossing roads and / or 
negotiating topography, an average speed of 10 to 20kph is considered possible 
equating to a cycle distance of 5km to 13km from the development site.  

3.11   The access links created by the proposed development and surrounding road network 
can be used for cycling to and from the site. In addition, the cycle lanes, core paths 
and other usable links around the site provide a connected network for those on cycle 
(or foot). 

3.12    East Lothian Council’s parking standards are used to determine the appropriate level 
of cycle parking for new developments, with the minimum provision being 1 cycle 
space per dwelling. It is expected that the appropriate level of cycle parking will be 
provided at the development in line with the required standards. 

3.13   On this basis, the proximity of local cycle facilities and the nature of the surrounding 
road and cyclable network will provide the opportunity for cycle based trips from the 
development site, and, given the level of provision on offer and cycle parking 
provided as part of the proposals, will be adequate to accommodate the expected 
future demand for cycling. 

Public transport accessibility 

3.14   Regular bus services are accessible from the development site, with key bus stops 
located on High Street. These services provide travel opportunities throughout the area 
and beyond. The development would be able to use a combination of improved and 
existing footways to make connections on foot to High Street, which will help 
promote use of these existing services.  

3.15  Additional patronage on the local bus services would aid their sustainability for the 
benefit of all users. 

3.16   It is expected that the level of public transport and associated facilities available to the 
development site will be sufficient to accommodate the expected uplift in bus or rail 
travel demand by future residents. 

Vehicular access 

3.17   ELC in their site assessment state “Access could be provided from Haddington Road” 

and we concur with this. 

3.18  However, in the body of the MIR a slightly contrary view is expressed (“Access may 

be achieved from Haddington Road, but junction spacing could be an issue”). The 
nature of Haddington Road, the type and volume of traffic it serves, the available 
frontage and the presence of the development within what would be the built envelope 
all illustrate that junction spacing is not an issue and the site assessment conclusion is 
correct.  
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Site frontage on Haddington Road 

3.19  Infact, the available frontage on Haddington Road indicates that two points of 
vehicular access could be achieved. 

3.20  Notwithstanding these access options, a further option to take access directly 
northeastwards onto the A198 is available. Such an access would be formed 
approximately 100m east of the existing 30/60 speed limit and a small extension to the 
speed limit would be required if this access were to be brought within the 30 zone. 

 

A198 – access opportunity exists in the middle distance 
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3.21  Providing access from this location would also provide an opportunity to enable traffic 
travelling east or west from the site to avoid the bend at The Gardens and the short 
stretch of road passing the Post Office.  

3.22   In tandem with this access option, footway can be provided on the A198 within 
adoptable road verge. 

 

Post Office at The Gardens 

3.23  It is again noted, however, that the MIR also states that “there would be sufficient 
capacity on the local highways [sic] to accommodate traffic generated from the site” 

and again we concur with this view. 

3.24   Vehicle parking will also be provided within the development site, which will include 
a mix of private and visitor / communal provision.  The appropriate parking standards 
are contained within East Lothian Council’s – Transportation Standards for 
Development Roads Part V - Parking Standards for General Housing (Table 20), as 
highlighted in Table 3.1 below. 
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4.   SUMMARY & CONCLUSIONS 

Summary 

4.1  Transport Planning Ltd has been appointed by CALA Homes Ltd to advise on 
transport related issues associated with the potential development of land at Bickerton 
Field, Aberlady. Development of the site would likely comprise residential dwellings. 

4.2   The ability to travel by sustainable modes of transport in the area of the proposed 
development site has been investigated and, in line with local and national transport 
planning policy, considered in relation to the ‘hierarchy of travel modes’. 

4.3   The development site is accessible to good walking and cycling links, which offer 
connections to surrounding public transport facilities, and various amenities and 
facilities within Aberlady in line with policy requirements. In addition, the 
development site is served by a good level of bus services that enable connections to 
the wider area and key commuter destinations such as Edinburgh city centre.  

4.4  It is also expected that the proximity of Drem and Longniddry stations may enable 
some people to choose park and ride as a travel option. 

4.5   The promotion of a residential travel plan will also be considered for issue to residents 
upon occupation to provide upfront information and raise awareness of the available 
sustainable travel opportunities, helping to reduce reliance on local car based journeys. 

4.6  Vehicular access to the site can be readily taken from Haddington Road and/or the 
A198.  

Conclusions 

4.7   This Transport Appraisal demonstrates that the site is accessible by alternative 
transport modes and is located such that future residents can integrate with the existing 
transport network; reducing reliance on private car use in line with local and national 
planning policy.  

4.8   Appropriate access arrangements can be provided to serve the site and the uplift in 
traffic from the development can be accommodated on the surrounding road network. 

4.9  Accordingly there are no traffic or transport reasons why the site should not be 
allocated for development.  
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APPENDIX A 

Figure 1 

Figure 2 

Core Paths Plan 

Walks Leaflet 

Cycle Map 

 

 

















Map Two
Golf Coast! - Orange Route

Starting point North Berwick, lots to see and do here.  2 great beaches, Seabird Centre with live 
cameras to the Bass Rock and other Forth islands. Several free car parks and public toilets.  High 
Street full of great places to eat and shop. Follow High Street out towards Edinburgh along A198 
towards Dirleton.  Turn right into Dirleton.  There is chance for a slight deviation if you want to see 
one of East Lothian’s loveliest beaches Yellow Craig, with views across to the island of Fidra complete 
with lighthouse and inspiration for Robert Louis Stevenson’s Treasure Island!

Once back in Dirleton don’t forget to visit the Castle, complete with the longest herbaceous border 
in the world.  Turn off immediately next to the Open Arms Hotel and follow the road to the Estate 
Lodge and continue on the estate road all the way through until it meets back up with the A198 and 
into Gullane. 

Once in Gullane, a Golfer’s paradise with courses on either side of you including the famous Muirfield.  
You can again stop for drinks and snacks and again the beach at Gullane is fantastic so an ice cream break here is something to consider!! 
 
In the Main Street turn down past the old Smithy and past the children’s golf course (free) and follow 
the road towards Saltcoats Farm and Castle and link back onto the A198 and head towards Aberlady.  
Here you can take a wee circular route round the village and stop off for a coffee or head back 
towards North Berwick by a quiet road skirting past West Fenton and then a quick zip zag left then 
right across the B1345 (take care on this short section on the B1345) past the Fenton Barns Retail 
village, with farm shop and cafe  and various shops.  Follow road signposted towards Kingston where 
you will see Fenton Tower, available to rent exclusively! And also home to Archie the inventor from 
the popular children’s series Balamory.  In Kingston turn left down a narrow road towards Newhouse 
Farm, take care as only passing places available for cars on this stretch.  But it’s downhill all the way 
back to North Berwick passing Gilsland Caravan Park, with panoramic views across to Fife!

North Berwick

Dirleton Castle



Map Two
Flight and Flags - Blue Route

Start in East Linton, a pretty village with shops, cafe and pubs.  Head up out of the village towards North 
Berwick - a fairly steep incline but only for a short distance.  Turn left onto B1377 and then left again onto 
to the B1347 and you will cycle over the old airfield constructed in 1915 for constructing airships in the First 
World War and now home to the National Museum of Flight.  The entrance to the Museum is on the left and is 
now home to Concorde.  

Continue further down the B1347 road and you can 
make a quick detour into the village of Athelstaneford, 
home of the Saltire, a small flag trust centre is located 
within the doocot in the church grounds. Once back 
out of Athelstaneford, return to the B1347 and take a 
left and a right towards Gilmerton and follow the road 
round, sharp right and take first junction on the left 
and follow this road through Markle and past Markle 
fisheries and over the railway crossing.  This road leads 
to you back to the B1377 just above East Linton Village 
where you started.

Museum of Flight
Flag Centre Athelstaneford








