PP1338

5589 — CHAP GROUP

PROPOSED ABERDEENSHIRE LOCAL
DEVELOPMENT PLAN 2020

RESPONSE FORM

As part of the production of the Local Development Plan, a ‘Main Issues Report’ was
published in January 2019. The responses from these consultations have helped to
inform the content of the Proposed Local Development Plan (“the Proposed Plan”).

The Aberdeenshire Local Development Plan will direct decision-making on land-use
planning issues and planning applications in Aberdeenshire for the 10-year period from
2021 to 2031. The Proposed Plan was agreed by Aberdeenshire Council in March 2020
as the settled view of the Council. However, the Proposed Plan will be subjected to an
independent examination and is now open for public comment.

This is your opportunity to tell us if anything should be changed in the
Proposed Plan, and why.

When writing a response to the Proposed Plan it is important to specifically state the
modification(s) that you would wish to see to the Plan.

This is the only remaining opportunity to comment on the Proposed Plan. The reasons for
any requested changes will be analysed and reported to Scottish Ministers. They will then
appoint a person known as a Reporter to conduct a public examination of the Proposed
Plan, focusing particularly on any unresolved issues and the changes sought.

Ministers expect representations (or responses) to be concise (ho more than 2000 words)
and accompanied by limited supporting documents. It is important to ensure that all of the
information that you wish to be considered is submitted during this consultation period as
there is no further opportunity to provide information, unless specifically asked.

Please email comments to |[dp@aberdeenshire.gov.uk or send this form to reach us by 31
July 2020*.

We recommend that you keep a copy of your representation for your own records.

*UPDATE 16 June 2020: Consultation period was extended from 17 July 2020 for a further

two-week period.
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ACCESSIBILITY

If you need information from this document in an
alternative language or in a Large Print, Easy Read,
Braille or BSL, please telephone 01467 536230.

Jeigu pageidaujate Sio dokumento kita kalba arba atspausdinto stambiu Sriftu,
supaprastinta kalba, paraSyta Brailio rastu arba brity gesty kalba, praSome skambinti
01467 536230.

Daca aveti nevoie de informatii din acest document intr-o alta limba sau intr-un format cu
scrisul mare, usor de citit, tipar pentru nevazatori sau in limbajul semnelor, va rugam sa
telefonati la 01467 536230.

Jesli potrzebowali bedg Panstwo informacji z niniejszego dokumentu w innym jezyku,
pisanych duzg czcionka, w wersji tatwej do czytania, w alfabecie Braille’a lub w brytyjskim
jezyku migowym, prosze o telefoniczny kontakt na numer 01467 536230.

Ja jums nepiecieSama Sai dokumenta sniegta informacija kada cita valoda vai liela druka,
viegli lasama teksta, Braila raksta vai BSL (britu zimju valoda), ludzu, zvaniet uz 01467
536230.

Aberdeenshire Local Development Plan
Woodhill House, Westburn Road, Aberdeen, AB16 5GB

Tel: 01467 536230

Email: Idp@aberdeenshire.gov.uk
Web: www.aberdeenshire.gov.uk/Idp
Follow us on Twitter @ShireLDP

If you wish to contact one of the area planning offices, please call 01467 534333 and ask
for the relevant planning office or email planning@aberdeenshire.gov.uk.



Please use this form to make comments

on the Proposed Aberdeenshire Local

Development Plan 2020. If you are making

comments about more than one topic it would be very

helpful if you could fill in a separate response form for each issue you wish to raise.

Please email or send the form to reach us by 31 July 2020 at the following address:

Post: Planning Policy Team, Infrastructures Services
Aberdeenshire Council, Woodhill House, Westburn Road, ABERDEEN, AB16 5GB

Email: Idp@aberdeenshire.gov.uk

Please refer to our Privacy Notice at the end of this form for details of your rights under
the Data Protection Act.

YOUR DETAILS

Title: Mrs

First Name: Lesley

Surname: Tierney

Date: 31 July 2020

Postal Address: Lippe Architects + Planners, ||| G

Postcode:

Telephone Number:

Email;

Are you happy to receive future correspondence only by email? Yes v" No []

Are you responding on behalf of another person? Yes v No []

If yes who are you representing? | CHAP Group

[1 Tick the box if you would like to subscribe to the Aberdeenshire LDP eNewsletter:

An acknowledgement will be sent to this address soon after the close of consultation.



YOUR COMMENTS

Please provide us with your comments below. We will summarise comments and in our
analysis will consider every point that is made. Once we have done this we will write back
to you with Aberdeenshire Council’s views on the submissions made. We will publish your
name as the author of the comment, but will not make your address public.

Modification that you wish to see (please make specific reference to the section of the
Proposed Plan you wish to see modified if possible, for example Section 9, paragraph
E1.1): Appendix 7c - Formartine

Inclusion of bids FR063 and FR064 at Auchterellon Farm, Ellon for residential
development.

Reason for change:

The Formartine Area Committee has agreed to the inclusion of site FRO63 and FR064 on
two occasions. There is local political and community support for development in this
location to bring forward much needed development in Ellon where other sites have not
brought forward development.

Strategic modelling on the road impact on the A90 is not complete and it is still not
possible to arrive at a conclusion about what, if any, mitigation is required. The
development would have less of an impact on the A90 than existing and proposed sites
to the north.

The Auchterellon sites which are modest, deliverable, sustainable, provide much needed
choice, fit with the overall planning strategy and should be allocated for development.

Please see attached paper apart which details the full modification seeking inclusion of
these sites.




PRIVACY NOTICE

Aberdeenshire A

COUNCIL

LOCAL DEVELOPMENT PLAN

PUBLIC COMMENT

The Data Controller of the information being collected is
Aberdeenshire Council.

The Data Protection Officer can be contacted at Town
House, 34 Low Street, Banff, AB45 1AY.

Email: dataprotection@aberdeenshire.gov.uk

Your information is being collected to use for the following
purposes:

¢ To provide public comment on the Aberdeenshire Local
Development Plan. The data on the form will be used to
inform Scottish Ministers and individual(s) appointed to
examine the Proposed Local Development Plan 2020. It
will inform the content of the Aberdeenshire Local
Development Plan 2021.

Your information is:

submission) will be published alongside a copy of your
completed response on the Proposed Local Development
Plan website (contact details and information that is
deemed commercially sensitive will not be made available
to the public).

In accordance with Regulation 22 of the Town and Country
(Development Planning) (Scotland) Regulations 2008
where the appointed person determines that further
representations should be made or further information
should be provided by any person in connection with the
examination of the Proposed Plan the appointed person
may by notice request that person to make such further
representations or to provide such further information.

Being collected by Aberdeenshire Council X

Your information will be transferred to or stored in the
following countries and the following safeguards are in
place:

The Legal Basis for collecting the information is:

Not applicable.

Personal Data

The retention period for the data is:

Legal Obligations X

Where the Legal Basis for processing is either
Performance of a Contract or Legal Obligation, please note
the following consequences of failure to provide the
information:

It is a Statutory Obligation under Section 18 of the Town
and Country (Scotland) Act 1997, as amended, for
Aberdeenshire Council to prepare and publish a Proposed
Local Development plan on which representations must be
made to the planning authority within a prescribed period
of time. Failure to provide details requested in the “Your
Details’ section of this form will result in Aberdeenshire
Council being unable to accept your representation.

Aberdeenshire Council will only keep your personal

data for as long as is needed. Aberdeenshire Council

will retain your response and personal data for a retention
period of 5 years from the date upon which it was
collected. After 5 years Aberdeenshire Council will review
whether it is necessary to continue to retain your
information for a longer period. A redacted copy of your
submission will be retained for 5 years beyond the life of
the Local Development Plan 2021, possibly until 2037.

The following automated decision-making, including
profiling, will be undertaken:

Not applicable.

Your information will be shared with the following recipients
or categories of recipient:

Members of the public are being given this final
opportunity to comment on the Proposed Aberdeenshire
Local Development Plan. The reasons for any changes
that the Council receives will be analysed and reported to
Scottish Ministers. They will then appoint a person to
conduct a public examination of the Proposed Plan,
focusing particularly on the unresolved issues raised and
the changes sought.

Your name and respondent identification number (provided
to you by Aberdeenshire Council on receipt of your

Please note that you have the following rights:

« to withdraw consent at any time, where the Legal Basis
specified above is Consent;

* to lodge a complaint with the Information
Commissioner’s Office (after raising the issue with the
Data Protection Officer first);

e to request access to your personal data;

* to data portability, where the legal basis specified above
is:

(i) Consent; or
(ii) Performance of a Contract;

« to request rectification or erasure of your personal data,
as so far as the legislation permits.
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Proposed Modification to the Proposed Aberdeenshire Local Development Plan 2020

Appendix 7c — Formartine

Inclusion of bid sites FR063 and FR064 at Auchterellon Farm, Ellon

This response to the consultation on the Proposed Aberdeenshire Local Development Plan
seeks a modification to include two sites at Auchterellon Farm, Ellon. It is essential that it is
read in conjunction with the supporting information attached in each Appendix. The
approach taken seeks to demonstrate the very unique set of circumstances which has
prevailed in the consideration of these sites by officers and Members and to provide a review
of the timeline as it has affected the consideration of these sites. The valuable planning
arguments why the sites should be included in the Proposed Plan are addressed and can be
found more specifically in the appended information.

Bids for two sites at Auchterellon Farm, Ellon were submitted by Lippe Architects and Planners
on behalf of CHAP Homes, subsequently referenced as FR063 and FR064 and these are
attached as Appendix 1. These bids were not preferred by officers in the Main Issues Report
(MIR).

A submission was made in response, attached as Appendix 2, reaffirming support for two new
housing allocations at FRO63 and FR064 including a masterplan and photomontages. These
demonstrate that the modest scale of development, the sites’ backdrop of the golf course
and mature trees to the south, existing houses to the west, and the approved cemetery
development to the north would ensure successful integration into the surrounding area.

Formartine Area Committee 10 September 2019

The MIR, attached as Appendix 3, was reported to the Formartine Area Committee on 10
September 2019 and the presentation made by the agent is attached as Appendix 4. It is
important to recognise that at the first hearing on these sites, all the Councillors agreed that
both sites should be included for the benefit of Ellon and unanimously supported the
inclusion of the sites. The minute is attached as Appendix 5.
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Infrastructure Services Committee 3 October 2019

Comments from all the Area Committees were reported to the Infrastructure Services
Committee (ISC) on 3 October 2019 and there was no objection by the Planning Service to the
decision of the Formartine Area Committee to include the sites. The Committee report is
attached as Appendix 6. It was therefore surprising that a late errata, attached as Appendix
7, was presented on the day of the ISC meeting stating that Transportation officers were
recommending the sites “should not be included due to likely impacts on congestion on the
A90(T) junctions with the B9005 and the A948”.

There was a significant degree of frustration and disappointment about the very late
presentation of the errata which was only given to the agent half way through the meeting
when it had clearly been available prior to it commencing, and the failure of Council officers
to provide any substantive evidence prior or during the meeting to support their comments.
It was fortunate that ISC allowed the agent, acting on behalf of CHAP, to make a presentation
which attached as Appendix 8. However, given that there was no time to prepare, it was not
possible to adequately scrutinise the content of the views raised by officers during the
meeting or respond accordingly.

It is concerning that, even if it was unintentional, Members of ISC were misled. Particularly,
as it subsequently transpired, that the work to support the claims officers were making had
notin fact been carried out. Consequently, conclusions had been drawn upon without having
the necessary information available to do so. Based on the material presented, the ISC did
not support the inclusion of the sites and the minute of its decision is attached as Appendix
9.

A letter was then submitted to the Director of Infrastructure Services on 4 October 2019 to
express disappointment at the handling of the matter by officers. It details that both the
extremely late disclosure of the Transportation Service’s concerns, and the basis on which
they were founded, were unacceptable and is not the manner in which officers are expected
to act. By only making the errata known within a matter of hours until the item was due to
be discussed there was no opportunity to provide a reasoned response and the events
prejudiced a fair discussion by ISC members. The circumstances surrounding how the errata
was presented to the ISC resulted in an undue level of ambiguity and uncertainty leading to
the ISC deciding to go against the unanimous decision of the Formartine Area Committee in
support of allocating both sites for housing.
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The response dated 16 October 2019 stated that the Development Planning and Transport
Appraisal Guidance was in a draft form but contained information, including advice from
Transport Scotland, that the Council had to make Members aware of and that the DPMTAG
was going through due process and would be available when the Proposed LDP was reported
to Full Council. A decision had been made to report the matter back to the Formartine Area
Committee on 29 October 2019. The response and enclosed memorandum from the
Transportation Service to the Planning Service is attached as Appendix 10.

Fairhurst Civil and Structural Engineers were appointed to provide an expert technical opinion
of the validity of the comments made by officers and their Technical Note is attached as
Appendix 11. Fairhurst concluded from their review and investigations that the
recommendation of the Transportation Service had been based on insufficient information
and that updated strategic modelling is still to be completed to take account of the changes
resulting from the AWPR/B-T road infrastructure works. It also questioned the
appropriateness of using Google Live Traffic flow information as part of the dataset when
determining whether or not to recommend a site is allocated for development. It is clear
from the analysis undertaken by Fairhurst that it was not possible to come to a conclusion
about what, if any, mitigation works would be required in Ellon, specifically the section of the
A90(T) between the two roundabouts, should either or both sites FR063 and FR064 be
allocated for housing. It is therefore our view that the Transportation Service’s
recommendations were premature and unfounded and should not have been presented to
ISC.

Formartine Area Committee 29 October 2019

The matter was reported back to the Formartine Area Committee on 29 October 2019 and
the report is attached as Appendix 12. In advance of the meeting, Members of the Committee
were contacted by CHAP Homes detailing concerns about the ISC proceedings and enclosing
the Fairhurst Technical Note to facilitate a more balanced decision.

The majority of the members of the Formartine Area Committee voted in favour for the
amendment to:

a) Express their disappointment at the lateness of the comments provided by the
Transportation Service and lack of opportunity for the Formartine Area Committee to
comment ahead of consideration by the Infrastructure Services Committee

b) Maintain support for the inclusion of sites FR063 and FR064 within the LDP
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c) Request that the appropriate decision making body give fresh consideration of the
officer recommendations in relation to sites FRO63 and FR064 in light of the comments
provided today by the Formartine Area Committee

d) Request that a report come forward to the Formartine Area Committee to update on
the progress being made to identify improvements between the A90, Tipperty, the
Toll of Birness and the roads linking these; and

e) That any further reports relating to the inclusion of sites FRO63 and FR064 refer only
to the new transportation information that has been provided

Appendix 13 contains the full minute of the meeting.

Infrastructure Services Committee 28 November 2019

ISC considered the matter again at its meeting on 28 November 2019 and the Committee
report is attached as Appendix 14. The presentation made by the agent in support of the
sites” allocation is attached as Appendix 15 and this stated, amongst other points, that the
Formartine Area Committee had, once again, supported the inclusion of these sites. It was
reiterated that the recommendation of the Transportation Service remained based on
insufficient information and was therefore still premature. It was noted that updated
strategic modelling was still to be completed and that it therefore still impossible to arrive at
a conclusion about what, if any mitigation was required to the existing road network in Ellon.

It was also highlighted that developments, both existing and proposed to be included in the
LDP to the north of Ellon, would have a far more significant impact on the A90 single
carriageway, why had this not been raised as an issue for these sites by the Transportation or
Planning Services and what mitigation was to be put in place to secure these sites contribute
to a scheme of mitigation. In any case, any development would make proportionate
contributions to road improvements in Ellon and would be expected to mitigate its own
impacts.

ISC acknowledged the views of the Formartine Area Committee but disappointingly upheld
its previous decision not to recommend the inclusion of FRO63 and FRO64. The minute is
attached as Appendix 16. What was also disappointing (and is not minuted) is that the
decision to not support the inclusion of the sites did not seem to specifically relate to traffic
concerns but rather that the sites were not needed to make up housing numbers and that
further representations in this regard could be made.
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Aberdeenshire Full Council 5 March 2020

Full Council considered a report on 5 March 2020 attached as Appendix 17. The presentation
which was made during the meeting in support of the sites is attached as Appendix 18. This
sought to cover the above process, decisions, lack of transparency and, most importantly, the
very clear decisions (twice) of the Formartine Area Committee to include both Auchterellon
sites in the LDP. The local Councillors for Ellon cited concerns about the delivery of the large
allocation at Cromleybank, and confirmed that as the LDP would be a ten year plan it was
important to include the sites to support local services and provide a valuable alternative.
They also stated that the transportation issues were understood but that new developments
should not be unfairly penalised by existing issues and that to not allocate the sites due to
perceived road impact is irrelevant. A question was put to the Head of Planning and
Environment by one Councillor as to whether Transport Scotland has actually objected to
which the answer was “no”.

The vote on the matter was extremely close with 29 votes for the motion to reinstate sites
FRO63 and FR0O64 at Auchterellon and 31 votes for the amendment to not include the sites
(with 5 no votes). The minute of the meeting is attached as Appendix 19 where it is clear that
while the traffic issues were an important consideration, officers’ stance that there was no
need for additional housing land was given greater weight in reaching a decision.

It is demonstrable that at the various stages in the reporting process, Members have not had
the most up to date or accurate transportation information in front of them. While we have
been afforded opportunities to address Members, very little transportation information has
been available to review and consider, and the process has prevented us from participating
and responding timeously and appropriately. This, in turn, has also prevented Members,
especially those of the ISC, from making a fully informed decision. It is therefore questioned
whether it was possible for Members to fairly consider the sites at Auchterellon based on the
poor quality of information that has been presented to them? We would suggest that the
process has been badly mismanaged, to CHAP’s detriment.

Development Planning and Management Transport Appraisal Guidance Assessment Report

The DPMTAG Assessment Report has been published as a supporting document to the
proposed ALDP 2021. The report is dated 07/01/2020 and is a referenced as being a final
report for circulation to Transport Scotland. In February 2020, Fairhurst contacted both
Aberdeenshire Council and Transport Scotland for an update as to the status of the DPMTAG.
Transport Scotland responded confirming that they had provided comments to the Council
on the appraisal undertaken to inform the ALDP and were expecting to hear back from the
Council on the comments in due course as the work was still on going. Transport Scotland
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also confirmed that the DPMTAG report was still a Draft Report and their comments focussed
on the deliverability of transport infrastructure. Aberdeenshire Council’s Transportation
Service also responded in February 2020 confirming that the work was not concluded and as
such there were no reports publically available. It was also confirmed that the Aberdeenshire
Council and Transport Scotland continue to be in correspondence regarding the assessment
and the progression of both elements of work are ongoing and include the local and trunk
road network in and around Ellon. Fairhurst again contacted Aberdeenshire Council for an
update in April 2020 with the response being that there was nothing substantive to update
on. The relevant emails are attached as Appendices 20 and 21.

It is therefore not considered that the supporting DPMTAG report is a Final Report with the
content, outcomes and conclusions agreed. It is not considered appropriate that decisions
should be made based on unknown outcomes and by including the DPMTAG as a supporting
document suggests that the report is finalised and agreed. This is not the case. Nevertheless,
in respect of both sites at Auchterellon, if it was deemed necessary for mitigation on the trunk
road network, proportionate contributions would be applicable as it would be for any
development site that was identified as having a notable impact.

And an updated masterplan has been prepared to show the required access arrangements.
This is attached as Appendix 22.

Housing Land Supply

With regard to housing land supply, CHAP Homes are a member of Homes for Scotland and it
is clear from their analysis that there are sites which are not deliverable and are constrained.
There is an estimated shortfall of 483 units in the Aberdeen Housing Market Area and an
estimated shortfall of 1261 units in the Rural Housing Market Area. The recommended
increase in the housing allowances in the Strategic Development Plan by the Reporter
provides further justification to allocate the Auchterellon sites for housing. It is estimated
that at least 360 units were also removed from the Proposed LDP at the Main Issues Report
stage.

The Proposed LDP falls short as it does not allocate sufficient deliverable land which runs
contrary to all national planning advice. It also runs contrary to the key aim of delivery, which
officers identified as a key priority early on, as there is a misconception that there are enough
deliverable sites. The delivery issue has been evident for a long period of time, particularly
for some larger strategic sites not being brought forward for development. For example, and
as referenced by the local Ellon Councillors, Cromleybank remains undeveloped. It was
promoted and then included in the 2012 LDP and carried forward in the 2017 LDP. As the
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only other remaining allocated housing site in Ellon, it is only correct that after nearly a
decade, that other options are provided to provide range and choice. Importantly, the sites
at Auchterellon can also be delivered early and assist in the delivery of a steady rate of
development over the Plan period.

It should be noted that at the bid stage, officers were supportive of an alternative site at
Cassiegills so were looking to allocated a site similar to the combined size of FR063 and FRO64
in Ellon. For entirely correct and good planning reasons the site was not carried forward at
the MIR stage, however, officers showed a commitment early on to provide an alternative
site in Ellon and their dismissal of Auchterellon also highlights the inconsistency of their
approach.

Conclusion

The decision made on these sites is crucial. CHAP is a local business and is committed to the
delivery of these sites. Inclusion of the sites supports not only CHAP but numerous other
small local businesses which is an identified key aim for Ellon. The local Ellon Councillors have
continually supported these sites, acknowledging the many positive features of the sites
including that they are not prominent on the edge of the settlement and the approved
cemetery provides a setting, the masterplan layout is sympathetic, Ellon Community Council
was consulted and did not object, there is good cycle and footpath connectivity via the
Formartine and Buchan Way to the west and also via extended footpaths to the town on the
A948 and the site is within the town bypass with excellent linkage to the A90 and public
transport. They have stressed that while other sites in Ellon can remain allocated, they are
concerned about the length of time these have already been allocated for, with no movement
in delivery on the ground. They clearly understand the need to ensure a range and choice of
modest sites and that whatever road mitigation is required can be dealt with by not only these
sites, but all sites to the north. It is entirely prejudicial to not assess all existing and proposed
allocations in, and north of, Ellon in the same manner with a view to shared mitigation on the
road network.

It has been demonstrated that development at Auchterellon will be modest, sustainable,
provide much needed choice and the strategic location of these sites within the Aberdeen to
Peterhead Strategic Growth Area and Energetica Corridor is a key consideration. There can
also be no doubt that as a result of the recent pandemic situation that development such as
proposed at Auchterellon, will assist in the provision of much needed essential infrastructure,
contribute towards affordable housing and help boost the economy.

We therefore respectfully request sites FR063 and FR064 are included in the Aberdeenshire
Proposed Local Development Plan.
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The indicative capacity of the site is for 51 houses including 12 affordable houses.

In terms of design the existing access to Mains of Auchterelion Farm off the A948 would be
upgraded as part of the land to the north which the Council wishes to locate a new cemetery
on land in the same ownership. Discussions with Landscape Services, Local Roads and
Estates show an upgraded junction for two way traffic with an access to the north for the
cemetery and an access to the south for the proposed housing site. The footpath would be
upgraded along the A948 to link the existing footpath network. Pedestrian access onto the
Formartine & Buchan way can also be accommodated. The Local Roads Service is in

agreement in principle to the proposed access into the development.

In terms of foul drainage there is anticipated capacity for modest additional areas of
development in Ellon. SUDS can be accommodated within the site to form features of open
space and for biodiversity.  Contributions towards all identified areas of infrastructure and
services would be acceptable. Pupils from this development are zoned to Auchterellon
Primary School which will operate at 71% capacity in 2022 and with a falling school role and
therefore capacity is not a problem even for a modest development. Pupils from this
development are zoned to Ellon Academy which will operate below capacity in 2022.

Capacity would be available for this modest development.

In terms of delivery the site currently lies just outwith the settlement boundary to the north of
Ellon Golf Course. The land to the north of the proposed site is the location the Council
wishes to use for a new cemetery and therefore this area of ground would neatly infill to the
north edge of the settlement and be screened by the cemetery development. Land would be
immediately available for development alongside the early delivery of the cemetery ground.
This is therefore a modest, realistic and deliverable location for development in Ellon with
excellent transport linkage to the A90 and public transport, footpath linkings along the
roadside footpaths and also direct access onto the Formartine & Buchan Way. The site has
a setting despite being on the edge of the settlement as it is next to the golf course, existing
trees and is adjacent to existing established residential development. As the next logical
location for development in Ellon, it would be able to be delivered in the plan period 2021 —
2031.

The deliverability of other long allocated and large housing sites in Ellon could be questioned
as part of the strategy moving forward, but while there will be some larger allocations
remaining, this does not offer choice in terms of location, housing type or time scales which

can be delivered at this site.
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The indicative capacity of the site is for 32 houses including 8 affordable houses.

In terms of design the existing access to Mains Auchterellon Farm off the A948 would be
upgraded as part of the plan which sits alongside the land to the east which the Council
wishes to locate a new cemetery on land in the same ownership. Discussions with
Landscape Services, Local Roads and Estates show an upgraded access onto the A948
with upgraded footpath along the short distance of the A948 into Elion to link into the existing
footpath network. Access onto the Formartine & Buchan Way can also be taken through the
adjacent land to the south. The Local Roads Service is in agreement in principle to the

proposed access into the development.

In terms of foul drainage there is anticipated capacity for modest additional areas of
development in Ellon, SUDS can be accommodated within the site to form features of open
space and for biodiversity. Contributions towards all identified areas of infrastructure and
services would be acceptable. Pupils from this development are zoned to Auchterellon
Primary School which will operate at 71% of capacity in 2022 and with a falling school role
and therefore capacity is not a problem even for a modest development. Pupils from this
development are zoned to Ellon Academy which will operate below capacity in 2022.

Capacity would be available for this modest development.

In terms of delivery the site currently lies just outwith the settlement boundary to the north of
Ellon Golf Course. The land to the east of the proposed site is the location the Council
wishes to use for a new cemetery and therefore this area of ground would neatly infill to the
north edge of the settlement and be screened appropriately alongside the cemetery
development. The land would be available for development in the medium term alongside
the earlier delivery of the cemetery. Therefore this is a modest, realistic and deliverable
location for development in Ellon with excellent transport linkage to the A90 and public
transport, footpath linking along the roadside footpaths and also direct access onto the
Formartine & Buchan Way. While the site is more open to the north of the settlement it will
have a cohesion with the cemetery development and will be landscaped accordingly. As the
next logical location for development in Ellon it would be able to be delivered in the plan
period 2021 — 2031.

The deliverability of other long allocated and large housing sites in Ellon could be questioned
as part of the strategy moving forward but while there will be some larger allocations
remaining, this does not offer choice in terms of location, housing type or time scales which

can be delivered at this site.
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Landscape Services, Local Roads and Estates show an upgraded access onto the A948
with upgraded footpath along the short distance of the A948 into Ellon to link into the existing
footpath network. Access onto the Formartine & Buchan Way can also be taken through the
adjacent land to the south. The Local Roads Service is in agreement in principle to the

proposed access into the development.

In terms of foul drainage there is anticipated capacity for modest additional areas of
development in Ellon, SUDS can be accommodated within the site to form features of open
space and for biodiversity. Contributions towards all identified areas of infrastructure and
services would be acceptable. Pupils from this development are zoned to Auchterellon
Primary School which will operate at 71% of capacity in 2022 and with a falling school role
and therefore capacity is not a problem even for a modest development. Pupils from this
development are zoned to Ellon Academy which will operate below capacity in 2022.
Capacity would be available for this modest development.

In terms of delivery the site currently lies just outwith the settiement boundary to the north of
Ellon Golf Course. The land to the east of the proposed site is the location the Council
wishes to use for a new cemetery and therefore this area of ground would neatly infill to the
north edge of the settlement and be screened appropriately alongside the cemetery
development. The land would be available for development in the medium term alongside
the earlier delivery of the cemetery. Therefore this is a modest, realistic and deliverable
location for development in Ellon with excellent transport linkage to the A90 and public
transport, footpath linking along the roadside footpaths and also direct access onto the
Formartine & Buchan Way. While the site is more open to the north of the settlement it will
have a cohesion with the cemetery development and will be landscaped accordingly. As the
next logical location for development in Ellon it would be able to be delivered in the plan
period 2021 — 2031.

The deliverability of other long allocated and large housing sites in Ellon could be questioned
as part of the strategy moving forward but while there will be some larger allocations
remaining, this does not offer choice in terms of location, housing type or time scales which

can be delivered at this site.
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MIR Response - Auchterellon, Farm, Ellon - Sites FR063 and FR064

Introduction

This response has been prepared in relation to two Development Bids that were submitted
on behalf of the landowner -in respect of sites at Auchterellon Farm, Ellon. Bid 1
for site reference FR063 proposing 51 homes was not identified as an Officer’s Preference in
the Main Issues Report alongside Bid 2 for site reference FR064 for 32 homes. This
representation provides further justification that both sites should be allocated for
development in the proposed Aberdeenshire Local Development Plan 2021. The
representation requires to be read in the context of the related Development Bids submitted

for the land at the pre-MIR stage.

In making further representation to the contents of the Main Issues Report and draft
Proposed Plan, this is now made on behalf of CHAP Homes. Given the emphasis which has
been placed on ensuring delivery of sites in the next LDP, the involvement of CHAP in taking
the sites forward demonstrates the commitment to delivery of modest scale housing at

Auchterellon Farm.

We do not consider that the reasons given by officers for not preferring bid sites FR063 and
FRO64 are justified. We also consider that the assessments are not accurate and that there
are anomalies and inconsistencies with the assessments made in comparison to that made

for bid site FR092 Cassiegills which has been reserved for development.

CHAP understand the value of early community engagement and, with assistance from
Lippe Architects and Planners, made a presentation to the Ellon Community Council at the
beginning of their 5" March meeting. The purpose of the meeting was to present the details
of our Development Bids with supporting drawings and to have an open discussion to
address any particular issues or queries. Details of the presentation are provided later on in

this response.
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Masterplan and Proposed Housing Numbers

In order to ensure that the proposed housing numbers and densities are appropriate for the
two sites, the initial feasibility study has been refined resulting in the numbers being revised
to 81 houses on bid site FR063 and 63 houses on bid site FR064. In preparing the
masterplan, careful consideration was given on the positioning of landscaping and open
space to create a high quality environment and to minimise any visual impact from key
positions. The masterplan provides for 40% open space, which complies with the Council’s
current policy and the proposed open space policy outlined in the Main Issue Report. The
updated masterplan has been included in this response and shows the site in its wider

context including the Council’s proposed cemetery.

In moving forward with a deliverable and well-designed proposal at this next stage, the ability
to create a high quality living environment which achieves modern planning and design
standards and creates a sense of place has been demonstrated. It is important to note that
the aggregate increase in housing numbers across both sites is still less than the 150 homes
proposed at the reserved Cassiegills (FR092) site. The revised housing numbers are not
considered to be of any concern given the strategy that the LDP team has adopted
supporting bids that propose an increase in numbers and densities on a number of sites
across Aberdeenshire. In fact, the additional houses would have the positive benefit of

increasing the provision of affordable housing from around 20 homes to around 36 homes.

The owner of the ground at Auchterellon Farm has been in prolonged discussions with
Aberdeenshire Council in respect of their proposed construction of the new cemetery for
Ellon. The planning application for the cemetery is currently pending and the MIR and draft
proposed plan reserve the site for the cemetery. It is therefore clear that the bid sites
FR063 and FR064 very much link between the existing edge of Ellon and the cemetery

ground.

As part of the ongoing discussions with the Council in relation to their proposed cemetery
development, officers from Landscape Services, Local Roads and Estates were consulted
about the access which would be shared jointly between the cemetery and any housing
sites. From these discussions, the Council’'s current proposal would result in the existing
access to Mains of Auchterellon Farm from the A948 being stopped up and realigned slightly
to the north to allow for a new upgraded road for two way traffic that would be suitable for the
cemetery and the housing development. The location of the proposed new access road,

together with the current plans for the cemetery, have been incorporated into the masterplan
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to show how they would relate to one another.

In addition to the new access road, a new footpath will be created which will connect the site
with the existing footpath network to the north of Golf Road. It is envisaged that pedestrian
and cycle links could be further enhanced through access to the adjacent Formartine and
Buchan Way.

Landscape Impact

The assessment narrative provided by officers’ states that the sites will be prominent from
the northern approach to the town, that the sites are exposed and would have a detrimental
impact on the setting of Ellon. While technical matters are also referred to, the primary
objection to allocating land in this location seems to be that it will be visible from the A948.

We have included photomontages which show that there would not be any negative visual
effects on the landscape character as a result of the proposed development. Ness Circle to
the west is aiready visible from the A948 Auchnagatt Road and bid site FR063 is very much
an infill site between the golf course, the cemetery and Ness Circle. Once completed, the
development of the cemetery will introduce a road access, parking, lairs, footpaths and
landscaping to the north of bid site FR0O63 which also sits at a lower level than the cemetery
and will nestle into the landscape. While bid site FR064 is further north, it is located
immediately next to the cemetery, is also set back some distance from the A948 and is at a
lower level than the cemetery. It will also therefore fit comfortably into the landscape. It is
evident that the proposed allocation of the cemetery as R1 will result in the boundary of the
settlement moving further to the north. The cemetery development will also inevitably be the
first thing visible on approaching Ellon from the north and effectively obscuring bid sites
FRO63 and FR064.

The detailed masterplan for the housing sites incorporates significant areas of open space
and landscaping which will provide a setting for the new development and this will sit
alongside the landscaping for the cemetery. As with many towns in Aberdeenshire Ellon has
grown over the years with much of any new development being located on its edges. Being
able to see development does not in itself mean any development is unacceptable. The
proposed development follows the existing landscape features of the site and while visible,
would fit in with the existing landscape setting. In addition, the photomontages submitted
with this representation show that with appropriate landscaping, the development would not
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have a detrimental impact on the setting of Ellon or when approaching the town from the
north.

Officer’s Preference

The Officer’s preference in identifying bid site FR092 at Cassiegills as a reserved site is a
cause for concern and we question the reasoning behind this decision. In reading the
assessment made by officers, there is nothing positive said about the site yet it is reserved
for 150 homes. Cassiegills is located on the opposite side of the A948 bypass from Ellon
which officers have said acts as a physical boundary for the settlement. To locate
development on the opposite side of the bypass would be far more prominent and not fit in
with the settlement or any particular landscape features. It would appear prominent on the
skyline and officers have also stated in their assessment that the site would create an
“unnatural extension to the settlement”, nevertheless it is considered suitable as a reserved

site for future development.

The reservation from 2031 onwards of the Cassiegills site shows officers want a new or
alternative site in Ellon and while the LDP team may be correct in seeking sites which can
“plug” delivery of housing where other allocations cannot (e.g. Cromleybank), the choice of
Cassiegills is flawed. There is also no indication of how that site can be delivered despite
delivery being a key consideration in determining housing allocations in the next LDP. The
Auchterellon sites on the other had are demonstrably deliverable and would be able to “plug”
any deficiencies. As was noted in the bids for Auchterellon, we are already 7 years down
the line since Cromleybank was allocated and notwithstanding the recent downturn there are
clearly difficulties in moving such large sites forward. It also does not offer a choice in terms

of location, housing type or timescales which can be delivered at Auchterellon.

In terms of housing delivery, Aberdeenshire Council's Monitoring Statement (2017-2018)
notes that housing completions in Aberdeenshire in 2017 were at their lowest level for
almost 30 years and that it is unusual for completions to drop below 1000 units in
Aberdeenshire and notes that “the small number of large allocations in the area has
contributed to the lack of housing supply”. It can therefore be argued that due to the lack of
delivery over a number of years on large allocated sites that the artificial uplift in housing
numbers expected through increased site densities and shortfall identified in the 2018
Housing Land Audit, there is a need for additional modest housing sites to be allocated in
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the Aberdeen Housing Market Area of Aberdeenshire. The sites at Auchterellon can deliver

two alternative, modest housing sites in Ellon.

Ellon Community Council Presentation

The presentation made to Ellon Community Council on 5 March 2019 sought to provide
more information on the proposed sites at Auchterellon and the feedback the Community
Council gave was greatly appreciated. While there was one member who considered the
sites would not be part of Ellon, it appeared the general consensus was that there was no
fundamental objection to development in this location.

The main comments related to what the impact would be on the community. It was advised
that an agreement would be reached with Aberdeenshire Council Developer Obligations
team on required developer contributions. Some helpful suggestions included the provision
of a “community space” for community gatherings or classes. A comment was raised on the
poor condition of the Formartine and Buchan Way to the immediate west of the site. A
desire for better pedestrian linkages to the west of the Formartine and Buchan Way was also
highlighted and while an increase in ftraffic specifically related to school drop off at
Auchterellon Primary School was mentioned, it was noted that the school will still have 29%
capacity in 2022 and traffic management would be required to address this wider matter. In
terms of housing mix, the Community Council was supportive of the proposed mix of 3-4
bedroomed homes and considered this would fit in with what the demand in Elion is.
Questions were asked about specific design matters such as rear garages, on-street and
visitor parking. These are matters which would be addressed as part of a detailed planning

application.

In discussing wider matters concerning the Main Issues Report, the Community Council
considered that the reservation of the Cassiegills site did not fit well with the settlement.

Drainage

The foul drainage Growth Project for Ellon is planned for 2021 and therefore timescales for
additional capacity would tie in with housing coming forward from 2021 onwards. Surface
water drainage can be designed using modern SuDS techniques to address and mitigate

any surface water flood risk.
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Conclusion

The sites at Auchterellon are sensible and sustainable and can deliver short to medium term
housing in Ellon, on the right side of the bypass, with excellent linkage to the A90 and public
transport and benefiting from good pedestrian and cycle connectivity. In terms of overall
planning strategy, the sites at Auchterellon fit with the preference for the Formartine Area
being promoted in the Main Issues Report and the Draft Proposed Plan. The Strategic
Development Plan 2014 also highlights a spatial strategy for Aberdeenshire focussing on
three main development corridors of which the Aberdeen to Peterhead corridor is one. The
Council’s policy is that these Strategic Growth Areas are to be the focus for new housing and
employment development allocations. Ellon is located within the Aberdeen to Peterhead
Strategic Growth Area and is therefore a preferred area for growth. Ellon is also located
within the Energetica corridor where there is a focus on promoting the area as an ideal
location to work, live and visit and provides attractive opportunities to invest in business,
facilities, leisure and housing. The sites at Auchterellon can assist in delivering the wider

strategy of the Council.



PROPOSED HOUSING DEVELOPMENT
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Issue 71 Ellon
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2. Issues
General

Concern was raised regarding potential traffic impacts of a bridge over the Ythan and
general road capacity for future development in Ellon (330).

The respondent generally supports the plan for homes provided there are affordable
homes and recreational areas delivered (586).

It is considered that if any development is going to have a visual impact in some way,
the assumption is that developers would be encouraged to reduce the impacts of their
developments. There must be consideration in all cases for the town’s infrastructure,
including school provision, medical centres and water/waste treatment. All these must
be expanded as the town grows and should not be considered a reason to hold back on
development (905).

Within the Settlement Statement in the Draft Proposed Local Development Plan (LDP)
the respondent recommends that the sixth planning objective should be reworded to say
‘Preserve and enhance the amenity of the settlement, including its greenspace.’
However, the statement in the Draft Proposed LDP that states greenspace will be
protected and enhanced with new green networks identified, is welcomed (506).



Flood Risk

SEPA has advised that there may be surface water flooding issues from overland flow
coming from the steep land above Ellon. This risk should be discussed within the
Council’s Flood Risk and Coastal Protection Team (805).

Existing Site - OP1 / Bid FR090

Concern has been raised that any further development of Ellon away from Cromleybank
will have issues of connectivity, being split by either the A948, A90, Golf Course (north)
or the Buchan-Formartine way (905).

There are also concerns regarding the scale of allocations in Ellon (515, 552). The 980
home site at Cromleybank has not started (515, 552). This allocation is not challenged,
but the expectation of delivering 980 houses by 2031 is questioned (508). Another
respondent considers that this site would alter the character and sense of place
associated with Ellon. The proposals risk urbanisation and overdevelopment (515,
552). If only 386 units are proposed to be built by 2025 the site is not delivering the
number of homes to meet the housing requirement in the Strategic Development Plan
(515).

A preference that Cromleybank is developed ahead of other larger housing
developments has been expressed. However, if the delays are ongoing for the
foreseeable future, then having other sites developed first would be appropriate (905).

A respondent has objected to the proposed road being included as part of bid FR090.
The road will infringe on residential privacy and increased noise. The development of
the road will destroy woodland on the edge of Hillhead Road. Development will have a
detrimental impact on wildlife. The Council should consider re-routing the proposed
road. There are concerns that the road will create an infill opportunity to the north (405,
506, 552).

Another respondent requested that the proposed road be located further away from the
Bredero properties, and the junction relocated further along the A920. In addition, noise
reducing measures should be considered including the choice of materials for the road
surface, speed limits, and planting of hedges and trees (552). Furthermore, it has been
highlighted that Site FR090 includes, and is adjacent to, a small area of woodland listed
in the Scottish semi-natural woodland inventory, but noted that a development
framework has been agreed for this site (506, 552). Scottish Natural Heritage (SNH)
suggest that a site brief should also be developed to ensure a coherent sense of place
is developed for a development of this scale (506).

The link road (southern bypass) would be the preferred addition which should relieve
some of the traffic from the town centre and reduce congestion at bridge traffic lights.
An ideal scenario would be to also have vehicular access across the Ythan River
adjacent to Boatie Tams Bridge (905).



A respondent considered the proposed vehicular bridge and east/west links for the site
not viable, and that the site is not a readily available and unconstrained site given its
failure to provide any housing since its allocation in 2012 (515).

The statement about active travel is welcomed, but it is suggested by SNH that this
should be ‘required’ rather than ‘promoted’. The expectation for connectivity to the rest
of the Ellon green network is also welcomed and SNH recommend that site briefs for
the development should set out the green network within it and its connections outward
(506).

Development on this site would put huge strain on already stretched resources in the
town, including the doctor surgery and Ellon Academy. Amenities and services need to
be improved before development could come forward (552, 905).

It was highlighted that existing site OP1 is subject to frequent flooding and it is identified
as a floodplain (660, 905). The floodplain area was suggested as a protected area or
parkland to match the parkland (Glebe Field) set on the opposite north bank of the
River. However, it is considered this plan is not being recognised and this risks the
building of houses on the floodplain (660).

The respondent supports retention of OP1/ bid FR090. It has been highlighted that
discussions have been taking place with relevant infrastructure providers including
Scottish Water, Transport Scotland, and the Council's Education Service to bring this
site forward (562).

Support is given to site OP1/bid FR090 from another respondent. The new
academy/community centre already in this location, therefore developing this site would
reduce the sense of remoteness the academy current has from the town (905).

Historic Environment Scotland has raised concerns about the potential effect on Listed
building LB31110 (Cat A) Old Bridge of Ellon as a result of development of site OP1.
There is a need to address preservation of the bridge and its immediate setting
including associated flood risk management (1009).

Existing Site - OP2

There is a desire to see the OP2 Former Ellon Academy sites developed in such a way
that they enhance Ellon and provide the best available economic options for the town.
Consolidation and expansion of the Council Offices within Ellon is welcomed. The new
health centre is also welcomed as the existing facility does not have the capacity for the
expanding town, and this central location would be beneficial to many (905).

However, the respondent would like to ensure that the intended developments are
required and are not done just to make use of the sites. The respondent would prefer
they remain undeveloped until a sound and feasible use is found for them (or in part),
even it means waiting for a more favourable economic environment. To enhance the
'civic' space feel, various units could be included that function as public rentable spaces



for parties/functions, pop-up shops for community organisations or for youth club type
venues that may be more appropriate and accessible (being town centre) than those
available at the Community Campus. In addition, the respondent considers that for site
2, care would need to be taken to ensure that the area is seen as accessible for non-
residents to pass from Golf Road or the woodlands to access the town centre, Health
Centre or Ellon Castle Gardens (905).

The 'Ellon Now Ellon New' project should be consulted on the appropriate uses for the
town before any decision is taken. In addition, there should be adequate parking to
support the sites and their specific purposes, to ensure surrounding residents are not
disadvantaged (905).

Existing Site - OP3 / Bid FR011

SEPA has identified that a Flood Risk Assessment will be required for this site due to
the watercourse along the western boundary that has been historically straightened. A
buffer strip will be required adjacent to the watercourse which should be positively
integrated into the development. The buffer strip needs to allow sufficient space for
restoration of the burn. Enhancement of the watercourse through re-naturalisation and
removal of redundant feature should be investigated (805).

Existing Sites - OP4 and BUS

It is believed that business development options should be retained in the Plan in the
event of an upturn in the economy (905). Increasing the size of the roundabout at A90
junction or creating slip roads may be required, and the respondent notes there are still
a number of sites undeveloped within the BUS site which should be progressed before
OP4 is developed (905).

SEPA has identified that the BUS site has a flood risk and therefore a Flood Risk
Assessment is required. It is also requested that a buffer strip is required adjacent to
the watercourse which should be integrated positively into the development (805).

Bid FR031
A respondent queries the need for further housing in Ellon. Cromleybank is a previously
allocated site that has still not been built (330).

SEPA agrees the recommendation to not take bid site FR031 forward. The riverside
and associated woodland with other habitats provide important green corridors for the
area (506).

Others object to the development of site FR031 due to the potential adverse impact on
Ellon Town Centre (330, 586). The development of this site would be less accessible
than Ellon’s town centre and would increase traffic from the west side of town and
create more parking problems (586).

SEPA has highlighted concern about the development of this site due to its historical
significance being in close proximity to Waterton Castle, together with flooding risks



associated with being a riverbank site. The current character should be maintained as
an important feature of the local landscape. SEPA also recommend that this site is
protected as green land (905).

However, other respondents have objected to the failure of the Main Issues Report to
identify site FR031 for mixed use development (515, 516). This site is considered to be
well located for retail and leisure uses, and has a sustainable location for the
introduction of housing (516). The respondent suggests that 150 residential units
should be transferred from the FR090, which demonstrates the suitability and capability
of that site to accommodate a mixed use development.

In support of the development of site FR031 the respondent states that the site has
features that provide distinctive character, creating an attractive landscape setting for
the housing proposed. A landscape assessment concludes that retail development
would result in a higher magnitude of change for key landscape and visual receptors,
and the lower height and finer grain of a mixed use development would create a more
appropriately scaled development that responds to existing built character and a lower
magnitude of landscape impact. It is not accepted that retail is the most appropriate use
for site FR031. A mixed use development is a more logical and appropriate solution for
the site than purely retail. A mix of uses would ensure a sustainable development
would be delivered within close proximity to services and employment areas, with less
reliance on the private car. The prospective developer commits to future investigations
in relation to waste water and water supply, and does not consider this an impediment
to development (516).

Whilst one respondent stated that there is no additional road infrastructure required for
site FRO31 (5615), another respondent states that a Transport Impact Assessment would
be required and contributions to mitigate the development would be delivered (516).

Bid FR032

SEPA has highlighted that a Flood Risk Assessment is required for this site due to the
presence of the Ythan and other small water courses. Buffer strips will be required
adjacent to the watercourses which should be integrated positively into the
development. The buffer strips will need to allow sufficient space for the River Ythan to
follow its natural course. The smaller watercourses have been historically straightened.
Enhancement of these through re-naturalisation and removal of any redundant features
should be investigated (805).

There is support for the continued inclusion of FR032 for Retail (Class1) and Leisure
Facilities (Class 11). Ellon has capacity to accommodate a retail park, reinforced by the
conclusions of the Town Centre Health Check 2011. However, housing should be
introduced on the site to provide a mixed use development (517, 905). It is argued that
introducing housing on the site will support the proposed retail and leisure uses, as well
as create a sustained mixed use development with less visual impact (as detailed in the
respondent’s Landscape Assessment submitted with comments) (617). The site has
suitable transport links to support the site for a range of uses. The respondent
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acknowledges that the constraints regarding surface water flooding, waste water
treatment and water supply can be overcome and should not be considered as
impediments to development. Traffic measures and access feasibility assessment due
fo the site's location within the A920 and A90 corridors would be assessed at the
planning application stage. There is also agreement that existing trees and mature
wooded areas should be retained, and that buffer strips should be provided adjacent to
the Ythan River and Broomie's Burn (517), as noted by SEPA.

Other respondents have objected to site FR032 due to the impact on Ellon town centre
(330, 586). The site is less accessible than Ellon’s town centre and would increase
traffic from the west side of town and create more parking problems (586).

Bid FR063 and Bid FR064

One respondent has supported bids FR063 and FR064 as they feel that these sites can
deliver the planning strategy for the Aberdeen to Peterhead SGA and Energetica
Corridor, and can plug any housing deficiencies for addressing a low completion rate for
houses noted in the Aberdeenshire Council's Monitoring Statement (2017-2018). The
exclusion of this site is unjustified and there are anomalies and inconsistencies with
assessments made in comparison with site FR092. The respondent considers site
FR063 would fit within the landscape setting and the proposed landscaping would not
have a detrimental impact on the setting of Ellon. Landscaping will lessen their visual
impact and provide a setting for the proposed cemetery (242).

Another respondent is of the opinion that site FRO63 is an opportunity to improve the
golf course to attract more visitors to the town (586).

Another respondent has mixed views on these sites due to their remoteness from Elion.
However, with suitable foot/cycle infrastructure, particularly along the A948 and onto the
Buchan-Formartine Way, the development could be seen as being part of Ellon. It
should also be taken into consideration that Auchterellon and Meiklemill both have
single road access from the housing estates into the town centre. However, the
Cromleybank site remains the preferred site for development before other larger
housing developments are progressed (905).

The respondent does not consider that co-location to the proposed cemetery is not
desirable, as stated in the Main Issues Report. Although cemeteries tend to be located
on the outskirts of towns, they are often overtaken by development and soon become
within town boundaries e.g. Castle Road Cemetery (905).

Bid FR075
The respondent had no issue with this site being developed provided that these houses
would implement suitable drainage/sewage facilities (905).

Bid FR076
The respondent had no issue with this site being developed provided that these houses
would implement suitable drainage/sewage facilities (905).



Bid FR084

The respondent had no issues with this development remaining in the Plan provided
that the development is carefully [andscaped to fit in with the existing low-density
housing surrounding it (905).

Bid FR092

Respondents did not support the allocation of Site FR092. The decision to reserve site
FRO092 is flawed as the Main Issues Report says nothing positive about the site as it is
located beyond the A948 which acts as a physical boundary for the settlement, and
would be more prominent and not fit in with Ellon or any landscape features (242, 506,
905). This site should not be reserved to plug any deficiencies within existing housing
allocations, as there is no indication how this site can be delivered (242).

SNH has stated that if site FR092 is developed, this area would change the current
boundaries of the settlement and potentially open up other areas to the north of Ellon for
development. The gentle rising of the land would make this site a challenge to develop
without incurring significant landscape and visual impacts. The location responds
awkwardly to the existing settlement centre and further accentuates the need for
unsustainable forms of car based travel and access to the core services of Ellon. If the
site was taken forward, there should be a site specific brief demonstrating integration
with Ellon in terms of greenspace and active travel routes, with protection and
enhancement of the woodland (506).

In addition, a respondent had concerns regarding the impact on the busy bypass.
Speed restrictions would need to be considered or the road would need to be re-
classified (905).

A respondent has requested that FR031 should be allocated instead of site FR092 as it
is well related to the existing settlement, contained by existing development, and would
not extend the settlement boundary (516).

SEPA has stated that a Flood Risk Assessment may be required due to the presence of
Broomie Burn on the eastern boundary which has been historically straightened (805).

3. Actions

General

With regard to general traffic impacts on the bridge over the Ythan and general road
capacity within Ellon, this issue has been taken into consideration when planning for
Ellon. Cromleybank is the largest proposed residential allocation for Ellon and transport
links have been one of the matters which have delayed its implementation. The
proposed development plan promotes active travel as opposed to use of private cars,
with connections to existing path and green corridor networks being encouraged. No
further action is required.



The support for new homes is acknowledged, provided there are affordable homes and
recreational areas as required by development plan policies, and landscape impacts are
addressed. Whilst we welcome the statement proposed for the Vision for Ellon within
the Settlement Statement on protection of greenspace, policies also require that
greenspace is protected and enhanced with new green networks identified.

Flood Risk

With regard to flooding, the flood risk identified within the Settlement Statement for Ellon
in the Draft Proposed LDP has identified the flood risks which have been taken into
account in assessing potential development sites including minor amendments which
will be taken forward into the Proposed LDP. Through Flood Risk Assessment (as
promoted by SEPA) layout design should not include development within areas at risk
from flooding.

Existing Site - OP1 / Bid FR090

It is noted that no respondents have challenged the ailocation of site OP1/FR090,
however there are concerns regarding the ongoing delay in delivering the site. It
remains the view that Ellon is a major service centre and is a key settlement in the
Aberdeen to Peterhead Strategic Growth Corridor for the provision of new houses.
Therefore, Ellon is a suitable settlement to sustain significant, appropriately managed
growth for housing and employment land. With regard to location, the proposed site is
considered to be suitably sited within the valley to minimise visual impacts on the wider
area. In addition, the development improves the balance of development within Ellon,
ensuring the key features such as the town centre and Ythan River remain centrally
situated and accessible to all.

With regard to the timing of the development, this is not something that can be
controlled. The Planning Service continues to work with developers in order to deliver
the Local Development Plan.

It isproposed to reserve land for a potential link road to the west of Ellon from the
B9005. The potential link road will be required to ensure the local road network provides
the necessary capacity to accommodate east to west traffic by-passing the town and
facilitate the development of site OP1. It is very unlikely that the route for this road will
be shown as anything other than indicative at this stage, and outwith the settlement
boundary. Development within the area of land between the defined boundary and the
indicative road would be contrary to the Plan. Impacts would be managed as part of
any planning application.

With regard to active travel, it is agreed this is required and not just promoted. As such
amending the wording of the Settlement Statement to reflect this is proposed.

With regard to comments made on the strain that new development will place on
resources within the Ellon, such as the Doctor’s surgery and Ellon Academy, it should
be noted that Local Development Plan policy requires developers to make contributions
towards the provision of necessary infrastructure. However, the Settlement Statement



within the Draft Proposed LDP has identified there is a requirement for a new primary
school within site OP1 and that all residential development make contributions towards
a new health centre at Ellon. The development of site OP1 could make significant
contributions towards services within Ellon.

While site OP1, may overlap with an area at risk from flooding, these areas can be
incorporated into any development as areas of open space that contribute to the
connectivity of the green network and creating an opportunity to enhance biodiversity.
This would result in a visually appealing development that allows suitable, safe access
and enjoyment of Ellon’s key feature, the Ythan River. In any case, the Settlement
Statement for site OP1 identifies that a Flood Risk Assessment, Water Impact
Assessment and a Drainage Impact Assessment will be required which will inform the
layout design for this site. No further action is required.

Likewise, we are content that impact on listed structures can be avoided by good layout,
siting and design. No further action is required.

Existing Site - OP2

The comments provided by respondents are detailed and as such would be better
placed as a response to any proposed Masterplan or planning application. It is
acknowledged that there is a local desire to redevelop the site for appropriate mixed
uses is generally supported and as such there is no further action required.

Existing Site - OP3 / Bid FR011

It is agreed that Site OP3 requires to have a detailed Flood Risk Assessment
associated with it and an appropriate buffer strip adjacent to the existing watercourse.
However, the text should be amended to also include the requirement to restore the
burn and encourage enhancement of watercourse through re-naturalisation.

Existing Sites - OP4 and BUS

The support for site OP4 is acknowledged. The requirement to investigate the option
for access to the site has been addressed within the Settlement Statement. While it is
acknowledged that there are vacant plots within the BUS site, the LDP cannot ensure
the completion of one site before the release of another when both sites are deemed
appropriate for development.

With regard to Flood Risk, the proposed Settlement Statement for Ellon identifies the
BUS site as being in a 1 in 200 year flood risk area. The Settlement Statement requires
that a “detailed Flood Risk Assessment will be required to accompany any future
development proposals for these sites and an appropriate buffer strip will be required
adjacent to the existing watercourse”. No further action is required.

Bid FR031

Bid FR031, as proposed, is not considered to be an appropriate addition at this time.
The development of this site is considered to have a negative impact on the landscape
character of this area. This site, at present, is considered to contribute positively to the



natural green network along the River Ythan and protecting the setting of Boat of Fechil
Croft, its outbuildings and boathouse, which are ‘B’ Listed Buildings. The site to the
north has been identified as suitable for retail and leisure uses. Development of this site
for residential use may place restriction on the deliverability and operation of the
existing CC1 site in the same location. No further action is required.

Bid FR032

The inclusion of this site for retail and leisure uses is generally supported as a reflection
of the CC1 allocation in the current Plan. There is no concern regarding the impact on
Ellon’s Town Centre as the existing retail units within Ellon’s Town Centre are generally
small and therefore places restrictions on the town'’s ability to attract larger comparable
stores to the settlement. Retail use of this site would encourage larger retailers to the
settlement. In any event, proposed Policy B2 Town Centres promotes a “Town Centre
First” principle and any developer must demonstrate that the proposal will not have a
significant adverse impact on the vitality and viability of the town centre, when making a
planning application.

A mix of residential development, retail and leisure uses is not recommended for this
site. There is concern that the residential use places restriction on the deliverability and
operation of the site and has the potential to limit the scale of retail and leisure uses
sought. No action is required.

With regard to flooding, SEPA has identified that that a Flood Risk Assessment is
required for this site. As such the text within the Settlement Statement for this allocation
is required to be amended accordingly.

Bid FR063 and FR064

It is maintained that these sites are undesirable. It is considered that these sites are not
appropriate as an extension of Ellon at this time. These sites would breach the brow of
the hill, resulting in a prominent, exposed site that breaches Ellon’s natural landscape
capacity.

The respondent is of the opinion that the proposed cemetery to the north would improve
the landscape setting of this area, allowing for appropriate infill development to occur.
The position is retained that it is appropriate to locate a cemetery away from houses
due to the sensitive nature of the land use. Commonly active cemeteries are located
out with settlements to avoid the potential for construction works to disturb mourners (or
mourners to disturb adjacent dwellers). The development of houses would be more
intrusive on the wider landscape than any structure associated with a cemetery. As
such the siting of a cemetery outwith the settlement boundary for Ellon does not justify
infill development that is likely to have a detrimental impact on the setting of Ellon. No
action is required.

Bid FR075 and FR076
These sites are not considered appropriate for development. These sites are not a
logical extension and are physically detached from the settlement by agricultural fields.



Development of these sites would have a negative impact on the rural landscape
character. It is recommended that these sites are not allocated within the Development
Plan.

Bid FR092

It is agreed that the development of this site would have significant adverse impacts on
the landscape of the area. Development of this area would breach the brow of the hill
resulting in a prominent development from all approaches to Ellon. The A948 functions
as a bypass for the settlement and presents a physical barrier to achieve safe
pedestrian access to the School and other serves and facilities within Ellon. As such
this site should not be included in the Plan.

The Draft Proposed Local Development Plan
A number of changes were proposed in the Draft Proposed (LDP) on the basis of early
consultation with stakeholders. These are captured in the recommendations below.

4. Recommendations

1. Modify the Vision to include the community’s concern about a lack of choice for
places for social contact in the town centre, and desire for the development of
public transport modes for commuting to Aberdeen.

2. Amend the 'Flood Risk’ section to take into account BUS2.
3. Retain existing site R1 for a cemetery on the A948 at Yonderton.

4. Include new Reserved Land designation for a potential link road to the west of
Ellon from the BO0O0S.

5. Amend the allocation summary for site OP1 (bid FR090) to read: “Sustainable
communities are to be encouraged, and key to this will be active travel.
Permeability within the development for active travel is required, and connectivity
to the rest of the Ellon green network is expected in this development with
opportunities existing to link into the path network along the river.”

6. Add to the allocation summary for existing site OP3 (bid FR011) the following
text: “The buffer strip needs to allow sufficient space for restoration of the burn.
Enhancement of the watercourse through re-naturalisation and removal of
redundant feature should be investigated.”

7. Amend the allocation summary for CC1 (bid FR032) to include: “A Flood Risk
Assessment will be required”, and add “Buffer strips will be required adjacent to
the watercourses which should be integrated positively into the development.
The buffer strips will need to allow sufficient space for the River Ythan to follow
its natural course. Enhancement through re-naturalisation and removal of any
redundant features should be investigated.”



8. Do not allocate Bid FR092.

9. Amend Ellon settlement map to show an indicative route for the southern bypass
for the town from the B9005 to the A920 at Wineburn



AUCHTERELLON

Thank you Chair, Committee members for allowing me the opportunity to speak.

First of all, we are encouraged that it is proposed to remove bid site FR092 at
Cassiegills as its location on the northern side of the bypass would be
incongruous. We made comments to this effect as there were clear
inconsistencies in the assessment of this site and the sites at Auchterellon.
However, we remain concerned that the justification we have submitted for bid
sites FRO63 and FR064 at Auchterellon have been misjudged by officers and we
do not consider their assessment to be correct. The removal of the 150 units at
Cassiegills also more than allows for the substitution of this site with
Auchterellon and the total proposed number of 144 units — or a number which
would accord with the density of 25 houses per hectare being proposed in the
LDP.

While it may be true for cemeteries to often be located outwith settlements, in
time, they are often overtaken by development and soon become within town
boundaries. This exact point is expressed well by Ellon Community Council who
we actively discussed our proposals with.

From a visual perspective we do not agree that the development of these sites
would be prominent. Bid site FR063 lies at a lower level immediately adjacent
to the edge of Ellon and with proposed strategic landscaping this area will
appear no different to the edge of the settlement at present with the existing
trees along the edge of Ellon golf course. Bid site FRO64 is further north but
being located to the west of the proposed cemetery it will not be obvious or
immediately visible on the northern approach to the town. Our submitted
photomontages show that the development of these sites would be in no way
prominent. We have consulted on our proposals and produced a sympathetic
layout which will not be detrimental to the setting of Ellon.

While there may not be a huge amount of built development that goes along
with cemeteries, the approval for the cemetery at Auchterellon includes an
element of built development along the A948 including a shed and soil store, car
parking and casket areas. The site will also be landscaped. It will therefore be
the first visible development on the edge of Ellon.



We are encouraged that there are no negative comments to the MIR on this
proposal. One comment says that with suitable foot and cycle ways particularly
as already approved as part of the cemetery development and with the
proximity of the Formartine and Buchan Way to the west, the development
could be seen as part of Ellon. Another respondent supports the development.
Another respondent has said if the development has a visual impact then the
impact should be mitigated but should not be a reason to hold back on
development.

The proposal to reserve a link road to the west of Ellon has the potential to open
up further ground to the west. While this would be a much longer term option,
the small amount of residential development at Auchterellon would not be at
odds with the LDP’s future vision.

We have engaged with the Council to ensure the road access to the proposed
cemetery can be accommodated and that neither this nor the housing
development would prejudice one another.

You will have heard the work deliverability many times in this process. You will
note that there have been concerns expressed to the MIR about the scale of
development at Cromleybank and the lack of delivery of the site. While
Cromleybank may start to move forward, there is little housing choice in Ellon.
There are no issues with delivery of the site at Auchterellon as the landowner is
working with CHAP Homes and ourselves to deliver short to medium term
housing in Ellon, on a constraint free site, on the right side of the bypass, with
excellent linkage to the A90 and public transport and benefitting from good
pedestrian and cycle connectivity. Affordable housing can also be delivered and
contributions made to education and other facilities if required although both
the primary and secondary will be operating below capacity in 2022.

The location of this site within the a strategic growth area, the Formartine Area
where development is being promoted and being located within the Energetica
corridor mean this site fits extremely well within the overall planning strategy
being promoted. It is respectfully requested that the sites at Auchterellon are
included in the 2021 LDP.



ABERDEENSHIRE COUNCIL
FORMARTINE AREA COMMITTEE

THE KIRK CENTRE, STATION ROAD, ELLON, 10 SEPTEMBER 2019

Present: Councillors | Davidson (Chair), A Duncan, A Forsyth, J Gifford, A
Hassan, P Johnston, A Kloppert, G Owen, A Stirling, | Taylor, and R
Thomson.

Apologies: Councillor K Adam.

Officers: A Roe (Acting Area Manager, Formartine), R O’Hare (Principal
Solicitor, Legal & Governance), M Stewart (Planning Services
Manager, Infrastructure Services) P Blaxter (Team Leader,
Infrastructure Services) L Crossan (Policy Planner, Infrastructure
Services) L Dingwall (Planner, Infrastructure Services) and J
McRobbie (Committee Officer, Legal and Governance).

1. DECLARATION OF MEMBERS’ INTERESTS

The Chair asked Members if they had any interests to declare in terms of the
Councillors’ Code of Conduct.

Councillor Johnston declared interests in (a) Policy Issues on waste, by virtue of
being a Director of Community Resource Network Scotland and (b) Pitmedden
settlement, (Issue 81,) as a previous member of the Udny Community Trust, and
indicated that, having applied the objective test, he had concluded that the interests
were remote and insignificant and therefore he would remain and take part in the
discussions.

2. RESOLUTION ON EQUALITIES

In making decisions on the following items of business, the Committee agreed, in
terms of Section 149 of the Equality Act, 2010:-

1. to have due regard to the need to:-

(a) eliminate discrimination, harassment and victimisation;

(b) advance equality of opportunity between those who share a protected
characteristic and persons who do not share it; and

(c) foster good relations between those who share a protected
characteristic and persons who do not share it; and

2. where an Equality Impact Assessment was provided, to consider its contents
and take those into account when reaching its decision.

3. ABERDEENSHIRE DEVELOPMENT PLAN 2021 - ANALYSIS OF
RESPONSES TO THE MAIN ISSUES REPORT 2019

There had been circulated a report dated 6 August, 2019 by the Director of
Infrastructure Services, (a) providing an analysis of the responses to the 2019 Main






Issue 69: Cuminestown

The Committee agreed to approve the officer recommendations as follows: -

(1) the removal of existing OP1 site for 50 houses as it remains constrained;

(2) the combination of sites FR038 and FR039 into a single site to increase
flexibility and coordination of delivery to account for the characteristics of the
site for a development of 60 homes; and

(3) that a flood risk assessment be sought and the ecological focus for site FR038
and FR0O39 established.

Issue 70: Daviot

The Committee agreed to approve the officer recommendation that the Vision for the
settlement is promoted to reflect community aspiration.

Issue 71: Ellon

Having heard from Mrs. L Tierney, of Lippe Architects in regard to sites FR063/
FRO64, and of her challenge to the judgements of the Auchterellon site, in the
context that the location of a cemetery at the edge of a settlement could be mitigated
by strategic landscaping, and that the Cromleybank (FR090) site, on the right side of
the bypass for connectivity and site servicing, could be developed in a way to
complement the growth of the town, with the landowner working with the Council in
respect of potential education provision. Mrs Tierney concluded that these sites fitted
well with the overall planning strategy and asked for these to be included in the Local
Development Plan consideration.

The Committee heard from officers in response to the comments made by Mrs
Tierney their judgement that the sites were remote and uphill from the town centre;
that their development would impact on the cemetery during the construction period,;
and that it should not be necessary to approve a land-use which required screening,
and there was discussion of the merits of the sites in the overall context of the
settlement of Ellon.

The Committee agreed:-

(1) that the Vision be modified to include the community’s concern about a lack of
choice for places for social contact in the town centre, and desire for the
development of public transport modes for commuting to Aberdeen;

(2) the amendment of the ‘Flood Risk’ section to take site BUS2 into account;

(3) the retention of the existing site R1 for a cemetery on the A948 at Yonderton;

(4) the inclusion of the new Reserved Land designation for a potential link road to
the west of Ellon from the B9005;

(5) the amendment of the allocation summary for site OP1, (bid site FR090), to
read: “Sustainable communities are to be encouraged, and key to this will be
active travel. Permeability within the development for active travel is required,
and connectivity to the rest of the Ellon green network is expected in this
development with opportunities existing to link into the path network along the
river.”;

(6) the addition to the allocation summary for existing site OP3, (bid site FR011) of
the following text: “The buffer strip needs to allow sufficient space for
restoration of the burn. Enhancement of the watercourse through re-
naturalisation and removal of redundant feature should be investigated.”;



(7) the amendment of the allocation summary for CC1 (bid site FR032) to include:
“A Flood Risk Assessment will be required”, and “Buffer strips will be required
adjacent to the watercourses which should be integrated positively into the
development. The buffer strips will need to allow sufficient space for the River
Ythan to follow its natural course. Enhancement through re-naturalisation and
removal of any redundant features should be investigated.”;

(8) that bid site FR092 should not be allocated;

(9) that the Ellon settlement map be amended to show an indicative route for the
southern bypass for the town from the B9005 to the A920 at Wineburn;

(10) that the word “preferably” be removed from the reference, on page 399, to the
provision of an additional east-west road link; and

(11) that sites FR063 and FR064 be included in the settlement statement for Ellon.

Issue 72: Fintry

The Committee agreed to approve the officer recommendation for the removal of
Fintry from the Local Development Plan.

Issue 73: Fisherford

The Committee agreed to approve the officer recommendation for the removal of
Fisherford from the Local Development Plan.

Issue 74: Foveran

The Committee agreed to approve the officer recommendations as follows:-

(1) that the Vision be amended to to include the community’s desire to see no more
houses built in the village until a replacement school has been built;

(2) the addition of the following text to the allocation summary for existing site
OP1: “A buffer strip will be required adjacent to the watercourse which should
be integrated positively into the development. Enhancement of these through
renaturalisation and removal of any redundant features should be investigated.”
at the end of the statement for site OP1 South of Westfield Farm;

(3) the addition of the following text to the allocation summary for existing site
OP2; “A buffer strip will be required adjacent to the watercourse on the
northern boundary which should be integrated positively into the development.
Enhancement of these through re-naturalisation and removal of any redundant
features should be investigated”;

(4) the reallocation of existing site OP3, (bid site FR065) for 36 homes; and

(5) the allocation of bid site FR066 for 20 homes.

Issue 75: Fyvie

The Committee agreed to approve the officer recommendations as follows:-

(1) the removal of the reference to the Post Office in the Settlement description;

(2) the allocation of bid site FR125 for 30 homes as a new allocation OP1;

(3) the identification of the small triangular field on the south west corner of the
site, north of the B9005 and adjacent to bid site FR125 within the settlement
allocation. This land should be “Reserved” once development has been
completed; and
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CONSIDERATION OF MAIN ISSUES REPORT SUBMISSIONS
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3.1

3.2

3.3

Reason for Report / Summary

To resolve outstanding inconsistencies arising from the consideration by Area
Committees of the Main Issues Report Issues and Actions Papers.

Recommendations
The Committee is recommended to:

21 Consider the views of Area Committees on the content and
substance of the policies, settlements and proposals following
evaluation of the ‘Issues and Actions’ of the Main Issues Report, for
inclusion in the Proposed Local Development Plan; and

2.2 Recommend to Aberdeenshire Council the outcomes of the Area
Committee Meetings held between 20 August and 17 September
2019, having discussed and resolved the inconsistencies identified
by Officers.

Purpose and Decision Making Route

The preparation of a Local Development Plan is a statutory process with
authority delegated to Aberdeenshire Council to submit a “Proposed Local
Development Plan” to Scottish Ministers for examination. This represents the
settled view of the Council as to the form and content of the Local Development
Plan 2021.

Discussion has taken place with Area Committees on the development and
analysis of the Main Issues Report (MIR). The MIR is a statutory precursor to a
Proposed Local Development Plan. This has included informing the issues,
informally evaluating the bids and discussing the content of the MIR during
2018 cumulating in the overall consideration and approval to publish by
Infrastructure Services Committee on 29 November 2018. Publication of the
MIR was on 14 January 2019. Accompanying the Report was the Interim
Environmental Report for the Strategic Environmental Assessment, a
Habitats Regulations Appraisal Record, and a Strategic Flood Risk Appraisal.
These documents were subject to a full and comprehensive public consultation.

Area Committees met between August and September 2019 to consider
“Issues and Action” evaluations of the 1085 responses received. Officers have
assessed where inconsistencies with national policy, conflicts between the
views of Area Committees, or the legality of actions. The purpose of this Report
is to resolve these issues to inform the final content of the Proposed Local
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subject to appropriate access
arrangement.
Agreed

Peterhead Community Campus and
Peterhead Care Village must be given
consideration with a view to ensuring
these have been sufficiently
accommodated within the duration of
the Plan.

055 Rora v

056 St Combs = Note that bid site BUO37 is partly owned | Noted
by Aberdeenshire Council.

057 St Fergus v

058 St Fergus Gas | v

Terminal

059 Strichen ~ Bid site BUOQ9 for 49 homes to be Agreed
included in the Plan, subject to
satisfactory access arrangements.

060 Stuartfield = The number of homes on bid site Agreed
BUOQOS8 shall not increase due to
pressure being put on the Education
Service.

061 Buchan o Amend map to include reference to the | Agreed

Landward runway extension.

¢. Formartine

Settlement Officer response

62 Balmedie ~ Amend maps to reflect the current road | Agreed
layouts.

63 Barthol Chapel v

64 Belhelvie v

65 Berefold v

66 Blackdog v

67 Collieston v

68 Cultercullen s Amend maps to clarify that the Agreed
designated open space was protected
within the settlement boundaries.

69 Cuminestown v

70 Daviot v

71 Ellon = Include sites FR063 and FR064 in the Agreed
settlement statement for Ellon.

72 Fintry v

73 Fisherford v

74 Foveran v

75 Fyvie v

76 Garmond v

77 Kirton of v

Auchterless

78 Methlick ~ Allocate bid site FR040 for 12 houses. Agreed




FURTER ERRATA

Following a recent meeting with our colleagues in Transportation they have identified
to us that the two sites FR063 and FR064 (equivaient to land that could
accommodate 226 homes) should not be included in the Local Development Plan
due to likely impacts on congestion arising on the A90(T) junctions with the B9005
and the A948. Transportation are content that Cromleybank can be developed due
to its geography with the A90(T) / B9005 Roundabout, but that asking 226 homes to
pass through both roundabouts (or cross the Bridge Street / Market Street / South
Road Roundabout ) would be entirely unadvisable without significant contributions to
trunk road enhancements in this area. The applicant has neither the land nor the
value in his site to make a meaningful contribution to these works and regrettably
these sites have to be removed.

Issue 71 Ellon
Bid Sites FR063 and FR064

2. Issues

One respondent has supported bids FR063 and FR064 as they feel that these sites
can deliver the planning strategy for the Aberdeen to Peterhead SGA and Energetica
Corridor, and can plug any housing deficiencies for addressing a low completion rate
for houses noted in the Aberdeenshire Council's Monitoring Statement (2017-2018).
The exclusion of this site is unjustified and there are anomalies and inconsistencies
with assessments made in comparison with site FR092. The respondent considers
site FR0O63 would fit within the landscape setting and the proposed landscaping
would not have a detrimental impact on the setting of Ellon. Landscaping will lessen
their visual impact and provide a setting for the proposed cemetery (242).

Another respondent is of the opinion that site FR063 is an opportunity to improve the
golf course to attract more visitors to the town (586).

Another respondent has mixed views on these sites due to their remoteness from
Ellon. However, with suitable foot/cycle infrastructure, particularly along the A948
and onto the Buchan-Formartine Way, the development could be seen as being part
of Ellon. It should also be taken into consideration that Auchterellon and Meiklemill
both have single road access from the housing estates into the town centre.
However, the Cromleybank site remains the preferred site for development before
other larger housing developments are progressed (905).

The respondent does not consider that co-location to the proposed cemetery is not
desirable, as stated in the Main Issues Report. Although cemeteries tend to be
located on the outskirts of towns, they are often overtaken by development and soon
become within town boundaries e.g. Castle Road Cemetery (905).

3. Actions



It is maintained that these sites are undesirable. It is considered that these sites are
not appropriate as an extension of Ellon at this time. These sites would breach the
brow of the hill, resulting in a prominent, exposed site that breaches Ellon’s natural
landscape capacity.

The respondent is of the opinion that the proposed cemetery to the north would
improve the landscape setting of this area, allowing for appropriate infill development
to occur. The position is retained that it is appropriate to locate a cemetery away
from houses due to the sensitive nature of the land use. Commonly active
cemeteries are located out with settlements to avoid the potential for construction
works to disturb mourners (or mourners to disturb adjacent dwellers). The
development of houses would be more intrusive on the wider landscape than any
structure associated with a cemetery. As such the siting of a cemetery outwith the
settlement boundary for Ellon does not justify infill development that is likely to have
a detrimental impact on the setting of Ellon. No action is required.

5. Committee Decisions

1. Formartine Area Committee agreed the above recommendations at their
special meeting on 10 September 2019, with the additional recommendation
that sites FR063 and FR064 be included in the settlement statement for Ellon.

FAC Minute — notes on the request to speak and the discussion regarding
FR063 and FR064

Having heard from Mrs. L Tierney, of Lippe Architects in regard to sites FR063/ FR064,
and of her challenge to the judgements of the Auchterellon site, in the context that the
location of a cemetery at the edge of a settlement could be mitigated by strategic
landscaping, and that the Cromleybank (FR090) site, on the right side of the bypass
for connectivity and site servicing, could be developed in a way to complement the
growth of the town, with the landowner working with the Council in respect of potential
education provision. Mrs Tierney concluded that these sites fitted well with the overall
planning strategy and asked for these to be included in the Local Development Plan
consideration.

The Committee heard from officers in response to the comments made by Mrs Tierney
their judgement that the sites were remote and uphill from the town centre; that their
development would impact on the cemetery during the construction period; and that it
should not be necessary to approve a land-use which required screening, and there
was discussion of the merits of the sites in the overall context of the seftiement of
Ellon.



5589
ISC Request to speak text
Thank you Chair, Members, for the opportunity to speak.

We made a presentation to the Formartine Area Committee on 10/09/2019 to
seek these sites be included for around 150 houses. The reason we gave
related to the sites being well related to the settlement, not being prominent
in the landscape and importantly allowing a modestly sized alternative site for
housing to Cromleybank.

We undertook consultation with the Community Council who do not object to
the inclusion of the site and have engaged with the Council with regard to the
development of the land to the north of these sites for a proposed new
cemetery to ensure neither prejudiced the other. There are no other
objections to the sites.

You will have heard the word deliverability many times in this process and with
a developer on board we were able to demonstrate there are no constraints to
the delivery of these sites.

Therefore there are clearly issues with the very late comments from
Transportation today that significant contributions to trunk road
enhancements in this area are required. We have not seen any evidence such
as a Transport Assessment as to why this is the case and have not been offered
the opportunity to respond.

In the LDP process, the bids which are submitted are presumably assessed by
roads officers before the publication of the Main Issues Report. While these
sites were not recommended for inclusion by the Planning Service in the MIR
for other reasons which were set aside by FAC, at no stage have we been made
aware of any roads concerns about these sites. Indeed if road capacity was
such an issue then why in the MIR was a site in Cassiegills on the north side of
Ellon by-pass recommended for inclusion.

The site at Cassiegills was removed by FAC. The sites at Auchterellon were
unanimously agreed to be included by the four local Ward Members and
indeed the whole Committee. While everyone remains confident that
Cromleybank will be delivered in the next plan it has taken 7 years to get to



this point and Members sought to provide an alternative, modest scale and
desirable development in allocating the sites at Auchterelion.

The comment in the errata that the applicant has neither the land nor the
value in his site to make a meaningful contribution to these works seems an
entirely inappropriate comment to make. Landowners and developers are well
aware that contributions are likely to be required for infrastructure and that is
no different for this site.

These sites are located in the Strategic Growth Area, Energetica corridor and fit
extremely well with the overall planning strategy being promoted. The site is
located on the town side of the bypass, immediately next to the settlement,
with excellent linkage to the A90 and public transport and benefitting from
good pedestrian and cycle connectivity with the Formartine and Buchan Way
located to the immediate west of the sites. So it is not all about car travel
which in any case can be addressed, we simply need to the opportunity to do
that.

With the support of the four Local Members and the unanimous support of the
Formartine Area Committee and with no objection in the main papers before
you today from the Planning Service in response, | would urge you to continue
to include sites FR063 + FR064 at Auchterellon Farm.



ABERDEENSHIRE COUNCIL
INFRASTRUCTURE SERVICES COMMITTEE
WOODHILL HOUSE, ABERDEEN, 3 OCTOBER, 2019
Present: Councillors P Argyle (Chair), J Cox (Vice Chair), W Agnew, G Carr, J Gifford

(substituting for | Taylor), J Ingram, P Johnston, J Latham, | Mollison,
C Pike, G Reid, S Smith, B Topping (substituting for D Aitchison) and

R Withey.
Apologies: Councillors D Aitchison and | Taylor.
Officers: Director of Infrastructure Services, Head of Service (Transportation), Head

of Service (Economic Development and Protective Services), Team
Manager (Planning and Environment, Chris Ormiston), Team Leader
(Planning and Environment, Piers Blaxter), Senior Policy Planner (Ailsa
Anderson), Internal Waste Reduction Officer (Economic Development),
Corporate Finance Manager (S Donald), Principal Solicitor, Legal and
Governance (R O’Hare), Principal Commitiee Services Officer and
Committee Officer (F Brown).

OPENING REMARKS BY THE CHAIR

The Chair opened the meeting by saying a few words about the weather and recent flooding
across the north of Aberdeenshire, which had seen seven bridges closed, with some being
destroyed and others extensively damaged. There was also damage to properties, with
gardens and driveways being washed away and the Scottish Fire and Rescue being called
out to assist with the pumping of water out from homes. Banff, Macduff, Whitehills, St Combs
and Crovie were particularly badly hit, along with the King Edward area. The Chair
commended the resilience of the local community, with neighbours looking out for one another
and businesses starting the clean-up with repairs underway.

The closure of seven bridges around King Edward had been particularly challenging and
demonstrated the vulnerability of ageing infrastructure which was simply no longer fit for
conditions, whether that was the volume and weight of traffic or extreme weather conditions.

Aberdeenshire Council were working alongside farmers and local businesses to ensure short
term work arounds were being put in place to reduce the disruption to businesses, in
recognition of their role as local employers which were the lifeblood of the community.

Longer term, requirements were being assessed to ensure that new bridges would cope with
modern day demands, and to be fit to last for the next 100 years.

The Chair, on behalf of the Committee, thanked all of the teams who had been working
tirelessly since the weekend to keep people safe, restore access to homes, and to begin the
process of rebuilding bridges and repairing roads and their efforts were hugely appreciated.

1. DECLARATION OF MEMBERS’ INTERESTS

The Chair asked Members if they had any interests to declare in terms of the Councillors’
Code of Conduct and the following interests were intimated: —

(i) ltem 10 - Councillors Argyle, Cox, Mollison and Pike as substantive and substitute
members of NESTRANS for which a specific exclusion applied and they remained in
the meeting;



at Glen O'Dee and then submit a report back to Full Council which should
include any potential impact on ancient woodland.

Addendum | Bid Site KN063 — Land at Mains of Luther Farm, Luthermir

The Committee agreed to support the Officer's recommendation that site
KNO063 should not be included in the in the Proposed Local Development Plan.

Errata- Issue 71 Ellon — Bid sites FR063 and FR064
Issue 71
Ellon The Committee heard from Mrs L Tierney of Lippe Architects who spoke in

support of the bid sites and expressed concern with regard to the late
notification from Officers of the recommendation to remove both sites from the
Proposed Local Development Plan which she advised the applicant had not
had an opportunity to respond to. She advised that inclusion of the sites had
been supported by the Formartine Area Committee and Local Members and
there had been no objections from the Planning Service. In conclusion, she
urged the Committee to support the inclusion of the sites in the Proposed
Local Development Plan.

Following discussion, the Committee agreed to support the Officer's
recommendation not to include bid sites FR063 and FR064 at Ellon in the
Proposed Local Development Plan due to the likely impacts on congestion
arising on the A90(T) junctions with the B8005 and the A948.

Thereafter, the Committee agreed:

(1) that they had fully considered the views of Area Committees on the content and
substance of the policies, settlements and proposals following evaluation of the
‘Issues and Actions’ of the Main Issues Report, for inclusion in the Proposed Local
Development Plan; and

(2) to recommend to Aberdeenshire Council the outcomes of the Area Committee
Meetings held between 20 August and 17 September 2019, having discussed and
resolved the inconsistencies identified by Officers, ltems 1 to 18 and the Addendum
and Errata, Issue 71.

8. ROADS POLICY REVIEW UPDATE

There had been circulated a report, dated 18 September 2019, by the Director of Infrastructure
Service, which invited the Committee to note the forthcoming review of three key roads related
policies; Speed Limit Assessment Policy, Pedestrian Crossing Assessment Policy and Street
Trading and Occupation of Road Policy.

The report explained that each of the policies would be taken to Area Committees in the last
quarter of 2019 for consideration and following on from other policy development work, they
would be put to key stakeholders with an intention for a report back to the Infrastructure
Services Committee in early 2020.

Thereafter, the Committee agreed:

(1) To acknowledge the important role that the framework of policies plays in delivering
the overall strategic approach to transport at a local, regional and national level; and
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| refer to your letter of 4 October 2019 and your subsequent e mail of 14 October 2019
with regards the above.

| note your concerns and your views on the process that has resulted in the sites in
question now being recommended to be removed from the proposed Local
Development Plan, following the decision of Formartine Committee to add them in.

It is acknowledged that information relating to the Transportation concerns and the
respective bid sites came late in the process. The information came as part of the
preparation of the Development Planning and Management Transport Appraisal
Guidance (DPMTAG) Traffic Assessment and the joint work currently on going between
the Council and Transport Scotland. As you are aware the Golf View sites were initially
‘not preferred’ in the MIR and as such the network issues were only raised since the
Area Committee recommended that the sites be included. As such it was appropriate
that the inclusion of the sites had to be factored in to the DPMTAG preparation. It should
also be noted that in discussions with Transport Scotland regarding the ongoing
DPMTAG work, the issues at Ellon described above were specifically raised by them as
a concern. The professional opinion of Transportation officers, with which the Planning
Service was in full agreement, was that it would have been remiss of the Council not to
bring the transportation concerns to members of the Infrastructure Services Committee
(ISC).

In carrying out their role as a policy committee the ISC members were given
professional advice by officers. It would have been within their gift to request further
information or take an alternative view if they had considered it difficult or inappropriate
to assess the proposed bids and come to a view. The bid process is not one of constant
negotiation and circumstances can change as and when the sites are presented to
members. In this case the decision of members of the area committee to put the sites
into the plan highlighted transport issues that required to be considered.

Page 1 of 2
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i cannot agree that the information from the Transportation team was based on
unsubstantiated information. The DPMTAG is in draft form as it progresses towards the
final version in liaison with Transport Scotland. The draft form contains what is
considered at this stage substantive information and along with advice from Transport
Scotland the Council had to make members aware of the situation at a time when bid
sites were going through due process prior to Full Council reporting.
The DPMTAG too, is going through due process and, as has always been intended, will
be available along with the Proposed Local Development Plan when it is reported to Full
Council on 21 November 2019. You/your clients will have the opportunity to defend or
challenge the content of the DPMTAG and the detail in dismissing the bid sites at any
future examination of the plan, offering the same opportunity as others wishing to
defend their sites. The advice given to _pby *was correct as a
statement of fact and based as it was purely on the current set of circumstances as he
was not in a position to make information available.
Given the timing of the Transportation response, as has been indicated to you and -
, the decision has been taken to report back to the Formartine area committee
on 29 October 2019, giving the elected members the chance to consider the material
change in the circumstances of the bid sites as a result of the work done towards the
final DPMTAG. The Transportation response and the reasoning behind this will be
included within the Committee papers. | am happy to give you sight of this and the
document is now attached. Timescales are very tight with regards all the LDP processes
as we head towards Full Council and this is the first opportunity Transportation
colleagues have had to provide this information. You will, as | am sure you are aware,
have the opportunity to address members on this issue. | also note your request to
address Full Council and | will pass that to the Committee Officer.
The Formartine Members will consider the two Ellon bid sites again on 29 October 2019,
with the relevant information, giving them the opportunity to take a view which will be
presented to Full Council. This decision was taken to allow fair opportunity for the
members as a committee to take a view and for you to address members if they so wish
to accept your request to do so. This has been decided as an appropriate way of
addressing a certain set of circumstances that has occurred through what is
substantiated information received from the DPMTAG currently in a draft form along with
comments from Transport Scotland. Both the Planning Service, Transportation and the
Council's Legal Service consider the actions taken to be appropriate.
| would respectively suggest that in providing the above response a meeting is not now
necessary as both opportunity for further consideration and advance sight of the
Transportation response has been made available.

Yours sincerely

Director of Infrastructure Services

Enc. - Local Development Plan 2021, Sites at Ellon, Transportation Recommendations
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FAIRHURST

135241 TNO1: Land to West & North of Golf View, Ellon: LDP Bid Sites FR063 & FR064

Introduction & Background s
This Technical Note has been prepared in response to the removal of the two LDP bid sites
FR063 & FR064 from the LDP Main Issues Report (MIR) following discussion and additional
comments presented by Council Officers at the Infrastructure Services Committee (ISC)

meeting held on 3rd October 2018.

Whilst the two bid sites in Ellon were not initially recommended for allocation in the MIR, both
bids were supported by Councillors during the Formartine Area Committee meeting of 10"
September 2019 where both sites were subsequently put forward for allocation.

The purpose of the ISC meeting was for Council Officers to present a review of the MIR and
the subsequent recommendations of the various Area Committees. However at the ISC
mesting, Council Officers provided additional comment advising that both sites should not be
allocated due to their possible impacts on the A90(T) junctions with the B9005 and the AS48.
During the meeting it was divulged that it was Transport Scotland who made the
recommendation suggesting that there may be a requirement to dual the bridge over the
River Ythan. There was however no reference to the need to dual the AS0(T) in the
statement provided to Members, but this detail was given verbally by Council Officers.

The statement provided by Council Officers read as follows:

‘Following a recent meeling with our colleagues in Transportation they have identified to us
that the two sites FR063 and FR064 (equivalent to land that could accommodate 226
homes) should not be included in the Local Development Plan due fto fikely impacts on
congestion arising on the A90(T) junctions with the B9005 and the A948. Transportation are
content that Cromieybank can be developed due to its geography with the AS0(T) / BSOO5
Roundabout, but that asking 226 homes to pass through both roundabouts (or cross the
Bridge Street / Market Street / South Road Roundabout) would be entirely unadvisable
without significant contributions to trunk road enhancements in this area. The applicant has
neither the land nor the value in his site to make a meaningful contribution to these works
and regrettably these sites have to be removed.’

As this new information was only presented at the ISC meeting there was no oppartunity to
make any comment against the recommendation. It should alsoc be noted that there is some
discrepancy between the number of homes in the LDP bids (144no. homes) and what is
suggested by the statement (226no. homes). We can only surmise that Council Officers
have based their unit numbers on minimum density targets rather than taking any
cognisance of what has actually been proposed.

Transportation Service Advice

On 11" October, the Council's Transportation Service provided a Memo to the Planning
Service which sets out the Transportation recommendations for sites at Ellon. A copy of the

Memo is enclosed.

»
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The Memo provides an extract from an early draft of the Development Planning and
Management Transport Appraisal Guidance (DPMTAG) report regarding sites at Ellon. It is
suggested that as a result of the completion of the AWPR/B-T there has been an
unanticipated effect of displacing congestion along"' the AS0 between Balmedie and Tipperty
to the two roundabouts that provide access into the south and north of Ellon, with further
impact on local movements within the town itself.

Reference is then made to Google Live Traffic flow information which is alleged to show the
extent of traffic flow issues in the area during the PM peak. It is then stated that further
quantification will be added when available based on actual journey time and queue surveys,
ASAM data collection and via further studies that the Council are undertaking in supporting
strategic transpont appraisal work on the A90 corridor which is assessing options to improve
trunk road infrastructure in the Ellon area. The strategic transport appraisal work is then
confirmed to include the consideration of options to upgrade the two roundabouts at Ellon
with additional capacity and that improvements would be designed to tie in with the provision
of any future dualling of the A90(T) Ellon bypass.

Drawing assumptions from a snapshot of Google Live Traffic flow information is not an
appropriate way to determine whether potential LDP sites should be allocated or not. There
is clear reference to the fact that further quantification is required, which would consider
actual survey data collected and further detailed transport appraisal studies. The
Transportation Service's assumptions are therefore considered to be unfounded and
premature and there is clearly a need for further assessment to establish the impacts of
development and the level of mitigation that would be required.

The Transportation Memo further suggests that the DPMTAG report concludes that based on
its current remit, the Cromleybank site is the most appropriate site to allocate housing land in
Ellon. It is noteworthy however that this comment does not state that other sites should not
be allocated, and instead it is considered that the outcomes of the DPMTAG report suggests
that improvements to the capacity of the two roundabouts may be sufficient with their design
ensuring that they could tie in with the provision of any future dualling of the AS0(T) bypass,
if it is determined that dualling would be required. Whether or not this is required cannot be
ascertained from the current draft DPMTAG report.

The Transportation service’s assessment of the outcomes of the early draft of the DPMTAG
report is that northbound congestion is as a result of the dual carriageway to single
carriageway change occurring at the south roundabout and this would not be mitigated by
improvements at either the north or south roundabouts, but would require the section of
single carriageway between the two roundabouts to be dualled.

An assessment of link capacity based on the criteria set within the Design Manual for Roads
and Bridges {DMRB) would establish whether the single carriageway section of the A90(T)
between the two Ellon Roundabouts would require to be dualled. This has not been
undertaken and therefore it is not considered appropriate for Council Officers to conclude
that the section of the AS0(T) between the two Ellon Roundabouts requires to be dualled.
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Transport Scotland Advice

It is also considered that this is not the stated positjon of Transport Scotland, or indeed the
advice that Transport Scotland has provided to thé Council. Correspondence received from
Transport Scotland on 22™ October 2019 (enclosed) confirms that the draft DPMTAG report
was primarily sent to them to comment on the structure, rather than content as the Council’s
work is on-going. This again suggests that the Council's stated position is premature and
that it was somewhat misleading to comment to Members at the ISC meeting that it was
Transport Scotland who made the recommendations to remove the sites.

The actual comments provided by Transport Scotland to the Council were that:

further information should be provided on any relevant previous and current modelling within
the Report. In relation to current/ongoing modelling relating to Ellon and any other areas, this
should include what type of model is being used, the assumptions being made, data
collected and included, and the output results so this can fully influence decision making on
any potential local or wider cumulative impacts.

..... a great deal of information is yet to be included within the Report to enable Transport
Scotfand to comment fully. This information as discussed previously, should include a
narrative on previously identified schemes and their current position, specifically for
Peterhead, Eflon, Inverurie, Kintore and Toll of Birness. The information should focus on
detailing any potential impact to the network and outlining if any improvements are required
and how they are to be delivered. This is to ensure the Proposed Plan spatial strategy can
be delivered as per the requirements of SPP. This requirement has been discussed
previously with the Council, including over the phone on the 15th.’

Transport Scotland further commented that whilst they have raised concerns relating to Ellon
and welcomes the further modelling work the Council is undertaking, the comments they

;
have provided were not in relation to any specific sites being aliocated. or_not allocated. in

recent discussions regarding the Aberdeenshire LDP they have not commented on Ythan

bridge infrastructure. Transport Scotland also emphasise that the Proposed Plan should be
influenced by the appraisal outputs and ensure that sites and any associated infrastructure

improvements are deliverable.

Overview of Advice Provided

It is therefore considered that the reasons given to Members by Council Officers are not the
stated position of Transport Scotland and instead are based on assumptions drawn from
incomplete assessments that don't yet take into full consideration the changes on the road
network as a result of the AWPR/B-T or the outcomes of the on-going updates to strategic
modelling which is being undertaken to identify the specific impacts and required mitigation
to accommodate the wider cumulative impacts of traffic.

The suggestion by the Transportation Service is that development north of the southern
roundabout at Elion will require dualling of the AS0(T) between the two Elion Roundabouts.
It is however the case that the traffic generated by the two LDP bid sites referred to in Ellon

3
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will only generate a very small proportion of future LDP traffic on the A90(T). Far greater
volumes of traffic will be generated by LDP allocations in areas such as Peterhead and
Fraserburgh which will generate traffic to / from Aberdeen via the A90(T).

AN &

Is it therefore the suggestion that there can be no LDP allocations in areas such as
Fraserburgh and Peterhead, or indeed that they must provide contributions to any future
improvements identified through the wider strategic modelling that is being undertaken?
Based on the correspondence received by Transport Scotland, this would appear to be what
they would be expecting and therefore all LDP developments that generate traffic on
sections of the A90(T) that are identified as requiring mitigation should be contributing
proportionally based on each site’s individual impact.

This in itself is considered a very good reason to include additional sites in Ellon which would
therefore be able to contribute proportionally to any mitigation that is identified as being
required following the conclusion of the Council's ongoing strategic modelling studies which
are assessing the wider cumulative impacts.

Traffic Generated by the two LDP bid sites FR083 & FR064

The Transportation Memo states that Census data shows that 41% of Ellon residents work in
Aberdeen and therefore 41% of the traffic generated during the AM and PM peak hours by
the two LDP bid sites to the north of Ellon would route via the AS0(T) and the two Ellon
Roundabouts. The two bid sites propose a total of 144 houses over two phases; Phase 1 = ’
81 houses and Phase 2 = 63 houses. The traffic generated by the combined 144 houses 1
during the AM and PM peak hours is summarised below:

o 1 o el A e b B s o i e ey 2 e e e

T
| | |

15 63 56 b 29

During the AM peak hour 63 vehicles would be expected'to leave the site of which 26 (41%)
would travel to Aberdeen via the A9X(T) and the two Ellon Roundabouts. During the PM
peak hour 56 vehicles would be expected to arrive at the site of which 23 (41%) would travel
from Aberdeen via the A90(T) and the two Ellon Roundabouts. This is equivalent to less than
1 additional vehicle every 2-minutes, which is not considered to be significant and would
represent around a 2% increase in traffic on the AS0(T) on the single carriageway section
between the two roundabouts based on previous strategic ASAM modelling traffic flow data.

Conclusion

The statement provided by Council Officers at the ISC meeting stated that ‘the applicant has
neither the land nor the value in his site to make a meaningful contribution to these works
and regrettably these sites have to be removed.” This suggests that the ‘works’ required
have already been identified, which is clearly not the case as the strategic modelling
assessment to determine what would be required is still to be completed. Furthermore it
suggests that there is not the value in the site to make a meaningful contribution and

4
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therefore the sites should be removed. However a meaningful contribution would be a
proportional contribution based on the traffic generated by the site, which is considered to be
entirely feasible as it would be for any site that is iQeIBiﬁed as having an impact.

The allocation of sites in the LDP does not guarantee that they will be delivered. There is
always the need for every site to receive planning permission. The process of obtaining
planning permission would require the preparation of a detailed Transport Assessment which
would fully assess the traffic impacts of the development on both the local and strategic road
network. The Transport Assessment would also identify the traffic generation and the
required level of contribution towards any mitigation identified through the Council’'s wider
strategic modelling. This strategic modelling will likely be completed within the next 12
months, which by then any mitigation required on the AS0(T) or at the two Ellon
Roundabouts will be known. The sites are proposed for release as part of the 2021 LDP and
therefore could not be brought forward untif the 2021 LDP is in place.

It is therefore considered that the two LDP bid sites FR063 & FR064 do not have to be
removed and can be supported for allocation on the basis that proportional contributions
towards any future schemes of mitigation are provided, with this being established via a
Transport Assessment in support of any future planning application.

Principal Engineer ~ Transportation
24/10/2019
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Enclosures
Transportation Memo of 11" October 2019

Transport Scotland Email of 22" October 2019



MEMORANDUM

To: _Planning Manager, Planning  Date: 11" October 2019
and Environment

From: -Principal Engineer, Roads Cur Ref. _

Development

Ext No: _ Your Ref:

Dear-

Local Development Plan 2021, Sites at Ellon
Transportation Recommendations

The following extract is from an early draft of the DPMTAG report regarding the sites at Ellon:

Completion of the AWPR/B-T has had an unanticipated effect of displacing congestion along the A90
between Balmedie and Tipperty to the two roundabaouts that provide access into the south and north '
of Ellon. This is also having an impact on local movements within the town itself. Goagle Live Traffic
flow information (see Figure 5.6) shows the extent of traffic flow issues in the area in the PM peak.
Further quantification to be added when available i.e. JT and queue surveys, ASAM data collection to
show exacerbation of issues by B-T improvement In addition, as noted earlier in this report,
Aberdeenshire Council is supporting strategic transport appraisal work on the AS0 corridor which is
assessing options to improve trunk road infrastructure in the Ellon area. This FPASTS study has
considered options to upgrade the two roundabouts at Elion with additional capacity, improvements
that would be designed to tie in with the provision of any futire dualling of the ASO(T) Elion bypass.

Considering the above — and following detailed discussions with Aberdeenshire Council = it is
concluded within this remit of this DPMTAG that the Cromleybank site is the most appropriate site to
allocate hausing land in Ellon. This is based on the rationale that traffic will access the development
from the STN via the BS005/A90(T) roundabout Ellon (i.e. the ‘south’ roundabout) and will thus be
less subject to reported and observed traffic flow issues on the ASO(T) Ellon bypass between the
aforementioned roundabout and the A948/A30(T) ‘north’ roundabout. in addition, it is considered
that traffic impacts could be mitigated further with increased uptake of remote and flexible working
patterns for those travelling on this point in the network.

It is the conclusion of this analysis and discussion that any development to the north of the River
Ython (i.e.potentially requiring vehicles to utilise the A90(T) between these interchange points) may
exacerbate congestion issues in Ellon. On this basis, Aberdeenshire Council recommended to the
Infrastructure Services Committee on 3 October 20183 that the proposed development allocation at

If you have difficulties reading the text on this document,
please contact I on I



Golf View, Ellon should be withdrawn from considerotion in the 2021 LDP until such time that there
are strategic interventions on the A90.

sy
The following sets out our rational behind the above recommendation:

The Cromleybank development is located such that traffic to and from the A90 will go through the
B9005 south roundabout, turning left in the PM peak away from the northbound congestion that
currently exists on the section between the A948 north roundabout and B9005 roundabout,
continuing southbound on the AS0 from the B9005. Cromleybank traffic on the B9005 (South Road)
into Ellon also turns into the site prior to reaching the South Road / Riverside Road signal junction
which is another point of capacity restriction. Furthermore, the Cromieybank site is adjacent to the
school which further reduces impacts on the signal junction not only through traffic routeing but
also as it is walkable and cycleable.

Our assessment is that the northbound congestion is a result, as stated above, of the dual
carriageway to single carriageway change occurring at the south roundabout and will not be
mitigated by improvements at either the north or south roundabout, but will require the section of
single carriageway between the two roundabouts to be dualled. This level of intervention is not
within the scope of a developer, as it would involve the construction of a new dual carriageway
bridge across the Ythan and whilst there has been a Study into Fraserburgh & Peterhead to
Aberdeen dualling (FPASTS) there is no committed scheme to deliver this infrastructure at this
time. However, there is potential to increase left turning capacity at the south roundabout to and
from Ellon to accommodate Cromleybank that can be delivered by the developer.

Similarly, the congestion in the PM peak currently occurring on South Road from the signal junction
at Riverside Road cannot be fully mitigated through changes to the signal timings, and any scope to
do so can only reduce existing queueing. The junction is land constrained on all sides with no little
to no scope to provide additional capacity and even if there were, the network is further constrained
beyond the junction by the bridge and the centre of Ellon. The longer term requirement that has
been identified for relieving this constraint is the delivery of a new southern distributor road
between the A920 (Riverside Road) and South Road {bypassing the signals and removing much of the
east-west movement on the A920), which is also part of the infrastructure options package for
Cromleybank.

The Golf View sites to the north of Ellon impacts on both of these major network constraints and
would not be able to deliver the {only) mitigation options that are available with the Cromleybank
site. With regards to other sites within the LDP on the north corridor, sites within Ellon have a
greater proportional impact on the trunk road network than sites to the north; Census data shows
that 41% of Ellon residents work in Aberdeen compared to just 8% for Fraserburgh, 12% for
Peterhead and 19% for Mintlaw.

That is the basis of our professional advice given to the Local Development Plan team in respect of
sites in Ellon. Modelling work was carried out for the Cumulative Transport Appraisal, however the
traffic data used as the basis for this model is currently being updated in light of the AWPR/B-T
coming on line, and which has highlighted this specific issue. There is sufficient physical evidence of
queueing on the AS0 northbound and on South Road that also gives evidence to our conclusion. We
are also in the process of assessing the signal junction on Riverside Road so are aware of the

constraints at this junction.
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We understand the frustrations resulting from our recommendations; With regards to the removal
of the Golf View sites, these were initially ‘not preferred’ in the MIR and as such these network
issues have only been raised since the Area Committee recommended that the sites be included. It
should also be noted that in our discussions with Tran‘sbﬂrt Scotland regarding the ongoing DPMTAG
work, the issues at Ellon described above were specifically raised by them as a concern, therefore we

cannot ignore the issue.

Principal Engineer

If you have difficulties reading the text on this document,
please contact RN o NN
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From:

Sent: 22 October iilg 15:19

To:

Ce:

Subject: ABS/LDP - Aberdeenshire Local Development Plan - Sites at Ellon, Aberdeenshire -

- 22nd October 2019

email to

Thanks for this. Throughout the plan preparation Transport Scotland has highlighted a number of locations
where we have requested further information to understand the impact of development on the trunk road
and what, if any, mitigation measures may be needed to support that, including how these would be
delivered. Ellon is one such location.

The below comments relating to Ellon are taken from the recent response we issued last week to the
Council on their draft DPMTAG report. The report was very much in draft and was primarily sent to us to
comment on the structure, rather than content as the Council’s work is on-going. We understand that
they are currently updating their Ellon model using post-AWPR data.

further information should be provided on any refevant previous and current modelling within the Report. In relation

to current/ongoing modelling relating to Ellon and any other areas, this should include what type of model is being
used, the assumptions being made, data collected and included, and the output results so this can fully influence
decision making on any potential local or wider cumulative impacts.

W
|

...... a great deal of information is yet to be included within the Report to enable Transport Scotland to comment
fully. This information as discussed previously, should include a narrative on previously identified schemes and their
current position, specifically for Peterhead, Eflon, Inverurie, Kintore and Toll of Birness. The information should focus
on detailing any potential impact to the network and outlining if any improvements are required and how they are to
be delivered. This is to ensure the Proposed Plan spatial strategy can be delivered as per the requirements of

SPP. This requirement has been discussed previously with the Council, including over the phone on the 15th.’

I would note however that while we have raised concerns relating to Ellon and welcomed the further
modelling work the Council is undertaking, the comments we provided were not in relation to any specific
sites being allocated, or not allocated. In recent discussions regarding their LDP we have not commented

on Ythan bridge infrastructure.

We have emphasised that the Proposed Plan should be influenced by the appraisal cutputs and ensure
sites and any associated infrastructure improvements are deliverable.

We trust this is helpful.

Regards,

Sent: 22 October 2019 13:29

To:
Cc:

»



Subject: RE: LDP Sites at Ellon, Aberdeenshire

Thanks -

This one is all a bit strange! The two sites in Ellon (FR063 and FR064) were not initially recommended for
allocation in the Main [ssues Report but this was overturned duting the Formartine Area Committee during
which both sites were put forward for allocation. There was an Infrastructure Services Committee meeting
held on 3™ October with the main objective being a review of the MIR and subsequent recommendations of
the various Area Committees. However at the ISC meeting provided the below statement
advising that both sites should not be allocated due to their possible impacts on the A90(T) junctions with
the BO0OS and the A948. During the meeting it was divulged that it is Transport Scotland who made the
recommendation suggesting that there may be a requirement to dual the bridge over the River Ythan. There
is however no reference to the need to dual the A90(T) in the statement but this detail was given verbally by
Council Officers.
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We have also received the attached Memo from Aberdeenshire Council which is referring to comments
from an early draft of the DPMTAG report regarding the sites at Ellon. The memo appears to suggest that
the comments have come from Transport Scotland and that there should be no development allocation in

Ellon north of the River Ythan.

We have been asked to review the comments and give advice to our Client, but to do so it would be helpful
to fully understand the concerns / issues. From reading the Memo, the suggestion is that additional traffic
on the A90 from north of the River Ythan is an issue, but what does that mean for allocations in places such
as Peterhead and Fraserburgh which will still generate traffic on the A90 travelling to / from Ellon and
Aberdeen?

My other concern is that the comments all seem to be based on old traffic modelling data and assumptions
with only recent observations taken from Google Live Traffic as a basis for the concerns. There is
undoubtable a need for assessments to be updated, but I am surprised at the comments from Aberdeenshire
Council in that they did not consider that improvements at the two Ellon Roundabouts would have any
benefit and that the single carriageway link between the two roundabouts would need to be dualled. That is

2



Principal Engineer - Transponation

FAIRHURST

Waebsite: www.fairhurst.co.uk

rrom: [

Sent: 22 October 2019 12:49
To:

Cc: i
Subject: Kt LUF Sites at Eilon, Aberdeenshire

Apologies, this slipped through the net last week as it was quite a busy one. | have only been in post since the end of
August but will speak to colleagues to understand what may have been said before | started. | have not seen the
commitiee report you refer to, do you have a link to it?

i
Thanks.

Regards,

velopment and Regional Transport Planning

Head of De
Transpo T torate

Transport Scotland,

For agency and travel information visit our website. Please see our privacy policy to find out why we collect personal
information and how we use it.

Transport Scotland, the national transport agency
Comhdhail Alba, buidheann naiseanta na comhdhail
“Our Jogo may not display properly on some computer systems

From:

Sent: 22 October 2019 12:37
To:

Subject: RE: i<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>