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1.

Reason for Report

1.1

The Committee is able to consider and take a decision on this item in terms of
Section B.8.1 of Part 2A List of Committee Powers and Section C.3.1f of Part
2C Planning Delegations of the Scheme of Governance as there have been
valid objections from six or more individuals or bodies with separate postal
addresses or premises.

AND
1.2

The Committee is able to consider and take a decision on this item in terms of
Section B.8.1 of Part 2A List of Committee Powers and Section C.3.1m of
Part 2C Planning Delegations of the Scheme of Governance as the
application is recommended for approval and has been submitted by the
Local Authority or relates to land in the ownership of the Local Authority or
land in which the Local Authority has a financial interest and there has been a
valid objection.

1.3

The Head of Finance and Monitoring Officer within Business Services have
been consulted in the preparation of this report and had no comments to
make and are satisfied that the report complies with the Scheme of
Governance and relevant legislation.

2.

Background and Proposal
Description of proposal

2.1

The application seeks Full Planning Permission for the erection of 40
dwellinghouses and associated infrastructure on the site of the former Ellon
Academy, Ellon.

2.2

The application site is comprised of the western half of the larger, northern
portion of the OP2 allocated site, which lies to the north of the defined town
centre of Ellon. It is bounded by Golf Road to the west and Schoolhill Road to
the south (see Appendix 1).

2.3

The wider area includes the remainder of the northern OP2 allocation which is
also an area of cleared ground to the east of the application site. A car park is
located beyond this, with the listed gate piers of Ellon Castle beyond. North of
the site is Caroline’s Well Wood, west of the site is Golf Road with the golf
course, a woodland walk and a row of residential properties along Schoolhill,
beyond. South of the site is a row of residential properties on the opposite
side of Schoolhill Road.

2.4

Much of the site is currently enclosed by a timber close boarded fence
although a mesh fence is also located along part of the northern boundary of
the site where the gradient difference between the existing footpath and the
cleared land is more pronounced. The land within the site is primarily an open
area of cleared ground. A grass verge including mature trees and a defunct
road access is located beyond the fence towards the south of the site.
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2.5

Towards the western side of the site the gradient rises up and in this direction
lies a number of mature trees bounded by pathways leading towards
Caroline’s Well Wood and the granite blockwork gate piers opening onto Golf
Road.

2.6

The proposal would involve the erection of 16 dwellinghouses and 24 flats on
the site, as well as all servicing requirements for that development (see
Appendix 2). A central spine road would extend from Golf Road and lead
eastwards through the centre of the site towards its termination adjacent to
the undeveloped remainder of the northern OP2 site which would feature a
home zone and central area of open space (see Appendix 6– Proposed
Home Zone). On the north side of the spine road would be two blocks of flats
(Buildings A & B), as well as a shared open space as part of a home zone
(where the road and pavement would be level as a result of this) (See
Appendix 3). South of the spine road would be 16 dwellinghouses (Buildings
C-K) accessed via their own access located between Building C & D (see
Appendix 4). New footpath links are also proposed in the western edge of the
development to link to the pavements on Schoolhill Road and Golf Road, as
well as through to connect to the existing path network through Caroline’s
Well Wood to the north.

2.7

The residential units provided within the development would be composed of:
Building A – 12 flats (9x1-bed, 3x 2-bed)
Building B – 12 flats (9x1 bed, 3x 2-bed)
Building C – 2 Semi-detached dwellinghouses (2x 3-bed)
Building D – 3 Terraced dwellinghouses (2x 4-bed, 1x 3-bed)
Building E – 3 Terraced dwellinghouses (2x 4-bed, 1x 3-bed)
Buildings H-K – 8 Semi-detached dwellinghouses (4x 4-bed, 2x 3-bed)
Relevant planning history

2.8

ENQ/2020/0458 – Erection of 43 Dwelling Units and 20 Care Flats
This enquiry directly relates to the proposal. Pre-application advice indicated a
desire to reflect the approved detail in the agreed masterplan as well as
considering how to better incorporate open space into the development. It
also highlighted that design improvements would be required to the buildings
given the context of the site, and to better reflect the influences included
within the agreed Masterplan.

2.9

ENQ/2018/2023 – Mixed Use Development (Masterplan)
This was the masterplan agreed by Formartine Area Committee in April 2020
for the whole of the OP2 site. It included comments noting (among other
matters) that the development should seek the retention of as many
established trees as possible during the process, and the replacement of any
trees to be removed. It also highlighted the need for the early consideration of
community transport links to the southern part of Site 2. It noted that
discussions were ongoing with Housing and the Social Care Partnership
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regarding local housing need, and between Environment and Transportation
officers regarding the connection of paths (particularly to the existing housing
to the north).
Supporting information
2.10

The following supporting documents have been submitted with the
application:
•
•
•
•
•
•
•

Design Statement – Properties and Facilities Management, Aberdeenshire
Council (23 September 2020)
Drainage Assessment – Fairhurst (Ref No. 18628-FAI-V1-XX-RP-C-93-01
Issue 3, dated September 2020)
Interpretative Report – Fairhurst (Ref No. 108676, dated July 2018)
Phase 1 Geo-Environmental Desk Study – Fairhurst (Ref No. 18628-FAIV1-XX-RP-C-91-02, dated May 2020)
Stage 2 Road Safety Audit Report – Wyllie: Lodge Road Safety
Consultants (Report Ref. 94020 (2)A, dated 26 October 2020)
Street Engineering Review Incl. Quality Audit – Fairhurst (Report No.
18628-FAI-V1-XX-RP-C-95-01 Issue 2, dated November 2020)
Tree Survey Report – Landscape Services, Aberdeenshire Council (July
2020)

Variations & amendments
2.11

A number of minor revisions have been made to the proposal since the
application was submitted. The following is an account of the main alterations
but is not an exhaustive account of all changes.

2.12

There have been revisions to the technical details of the road layout and
footpaths in order to address initial concerns raised by Roads, as well as the
way the open space in the home zone is illustrated. Further detail was also
provided relating to the dispersal of surface water from the site. The design of
the flats was amended to include changes to the finishing materials, as well
as the addition of feature surrounds on some windows and the inclusion of
Juliette balconies. The wall recessed meter boxes were also removed from
the plans. Buildings D & E were amended to include additional entrance
canopies, and changes to the finishing materials. The basecourse was also
reduced in scale on Building C.

3.

Representations

3.1

A total of 31 valid representations (0 support/31 objections) have been
received as defined in the Scheme of Governance. This does not include
multiple representations from the same household which equate to 33 letters
in total. All issues raised have been considered. The letters raise the
following material issues:
•
•

Lack of community facilities
Lack of shops

Item:5A
Page:82

•
•
•
•
•
•
•
•
•

Loss of open space/trees
Impact on Ancient Woodland
Overprovision of housing on site and wider area
Road safety
Loss/lack of parking
Loss of privacy
Overlooking
‘Bland’ design of properties
Concerns over bin storage

4.

Consultations

4.1

Business Services (Developer Obligations) outline that contributions have
been agreed towards Sport and Recreation and Healthcare. These would be
secured prior to the granting of any consent.

4.2

Infrastructure Services (Archaeology) identify that the application lies
within archaeology site NJ93SE0048, the designed landscape of Ellon Castle.
It highlights that the proposal would affect the granite-built gated entrance on
the west edge of the proposed development site, likely dating to the 19th
Century. It welcomes the re-use of the wall and gate piers in the proposed
design, but asks that prior to any downtaking works, that the boundary wall
and gate piers are subject to recording via a photographic survey. Subject to
this being conditioned on any approval, Archaeology has no objection to the
proposal.

4.3

Infrastructure Services (Built Heritage) identifies an initial concern that the
listed structures in the vicinity of the site would be visually dominated by the
development of the site. It does however highlight that the reinstatement of
the straight line of the historic entrance towards Ellon Castle is welcomed, as
well as ensuring line of sight from Golf Road to the gate piers and Ellon
Castle. The inclusion of paving as an alternative to solely tarred roads would
also soften the appearance of the development. It does however identify that
it would have been desirable to see a Setting Assessment of the site in
accordance with Managing Change – Setting. The use of natural materials on
the finishes of the buildings would also be preferred as opposed to the use of
timber effect cladding.

4.4

Infrastructure Services (Contaminated Land) has advised in its latest
response dated 8 October 2020 that it has reviewed the Geo-Environmental
Desk Study prepared by Fairhurst. “The report’s contents, conclusions and
recommendations are satisfactory.” It notes that odours and carbon dioxide
concentrations requiring additional investigation were found in the soils at the
location of Building H. It is therefore proposed that gas protection measures
are incorporated into the foundations of Building H. It is content to condition
that the details of the gas protection measures are provided for its
consideration and approval in writing by the Planning Authority prior to the
commencement of works on site.
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4.5

Infrastructure Services (Education) highlight that the development would
be within the catchment areas of Ellon Primary School and Ellon Academy. It
does not object to the application.

4.6

Infrastructure Services (Environmental Health) had no comments to make
on the proposal.

4.7

Infrastructure Services (Flood Risk and Coastal Protection) identified that
the site is within the SEPA 1 in 10 year surface water flood extent, however
there is no recorded incident of flooding at the location. Following the review
of the submitted Drainage Investigation note that allowance has been made in
the surface water attenuation measure design for future development and
request the DIA be revised to clearly state the flow rate and equivalent
impermeable area that has been allowed for future development in the design
of the attenuation measures, this information (flow rate and impermeable area
allowed for future development) should also be added to the drainage
drawings. This can be controlled by a planning condition.

4.8

Infrastructure Services (Housing) highlight that the proposal “meets
Housing need as supported by Aberdeenshire Council’s waiting list 2020 and
the Housing Need and Demand Assessment 2017. It is also in accordance
with the Local Development Plan’s Affordable Housing Policy providing an
onsite contribution.” It also identifies that the proposal of all units being
available for social rent will assist those in housing need on the
Aberdeenshire Council waiting list.

4.9

Infrastructure Services (Landscape Services) do not have any concerns
with the proposed development.

4.10

Infrastructure Services (Natural Heritage) outline that the loss of trees from
the site is highly regrettable as they contribute to the amenity and setting of
Schoolhill Road however, the principle of removing these trees was accepted
as part of the Masterplan for the site. Planting is proposed within the site to
replace these trees so there would be no net loss of tree cover. Although the
trees have general biodiversity value, this is not significant due to being
amenity planting rather than woodland. It can therefore be compensated
through the planting of appropriate native tree and shrub species in the site
landscaping. Although the woodland to the north-east of the site is included
within the SNH Ancient Woodland Inventory as Long-established of Plantation
Origin, it is identified that the proposed development would not directly impact
on this. Tree protection measures will be required for the trees to be retained,
(both within and outwith this designation), and these measures can be
conditioned as part of any approval issued.

4.11

Infrastructure Services (Roads Development) have outlined that the
required visibility splays can be provided on site and that although a shortfall
of 5 parking spaces is anticipated, these would be accounted for as part of the
development of the adjacent Phase D within the OP2 allocated site, at a later
date. A series of amendments to the plans are now generally acceptable to
Roads subject to an updated Overland Flow plan. The only other minor issues
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can be resolved as part of the Roads Construction Consent process. It does
not object to the proposal subject to the addition of conditions and informative
notes on any approval issued.
4.12

Infrastructure Services (Transportation) advised that they have been
liaising with Roads on the proposal and that their comments will be
incorporated into that consultation response as a joint response from Roads.

4.13

Infrastructure Services (Waste Management) in its latest response dated
08 October 2020 advised that it is satisfied and has no objection to the
proposal. It specifies that if any properties are occupied during the
construction phase, the collection location will need to be agreed with the
local depot supervisor to ensure safe working of the crew. A factoring
agreement will also need to be in place prior to any communal bins being
delivered to the site.

4.14

NHS has advised that it would require Developer Obligations to contribute
towards a new Health Facility within Ellon.

4.15

Scottish Water has no objection to the proposal however this should not be
interpreted as confirmation that the development can currently be serviced. It
outlines that the Invercannie Water Treatment Works would be the nearest
source of the public water supply and that the Ellon Waste Water Treatment
Works would be the nearest facility for the treatment of foul water drainage.
Scottish Water is currently unable to confirm capacity at either of these
facilities but advises the applicant submits a Pre-Development Enquiry (PDE)
to Scottish Water for them to fully appraise the proposals.

5.

Relevant Planning Policies

5.1

Scottish Planning Policy
The aim of the Scottish Planning Policies is to ensure that development and
changes in land use occur in suitable locations and are sustainable. The
planning system must also provide protection from inappropriate
development. Its primary objectives are:
• to set the land use framework for promoting sustainable economic

development;
• to encourage and support regeneration; and
• to maintain and enhance the quality of the natural heritage and built
environment.
Development and conservation are not mutually exclusive objectives; the aim
is to resolve conflicts between the objectives set out above and to manage
change. Planning policies and decisions should not prevent or inhibit
development unless there are sound reasons for doing so. The planning
system guides the future development and use of land in cities, towns and
rural areas in the long term public interest. The goal is a prosperous and
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socially just Scotland with a strong economy, homes, jobs and a good living
environment for everyone.
5.2

Aberdeen City and Shire Strategic Development Plan 2020
The Strategic Development Plan was published in August 2020.
The purpose of this Plan is to set a clear direction for the future development
of the City Region. It sets the strategic framework for investment in jobs,
homes and infrastructure over the next 20 years. All parts of the Strategic
Development Plan area will fall within either a strategic growth area or a local
growth and diversification area. Some areas are also identified as
regeneration priority areas. There are also general objectives identified. In
summary, these cover promoting economic growth, promoting sustainable
economic development which will reduce carbon dioxide production, adapt to
the effects of climate change and limit the amount of non-renewable
resources used, encouraging population growth, maintaining and improving
the region’s built, natural and cultural assets, promoting sustainable
communities and improving accessibility in developments.
The Aberdeenshire Local Development Plan 2017 will continue to be the
primary document against which applications are considered. The Aberdeen
City & Shire SDP 2020 as published may also be a material consideration.

5.3

Aberdeenshire Local Development Plan 2017
Policy H1 Housing land
Policy H2 Affordable housing
Policy P1 Layout, siting and design
Policy P2 Open space and access in new development
Policy P4 Hazardous and potentially polluting developments and
contaminated land
Policy E1 Natural heritage
Policy HE1 Protecting historic buildings, sites and monuments
Policy PR1 Protecting important resources
Policy C1 Using resources in buildings
Policy C4 Flooding
Policy RD1 Providing suitable services
Policy RD2 Developers’ obligations

5.4

Proposed Aberdeenshire Local Development Plan 2020
Aberdeenshire Council on 5 March 2020 resolved to agree the Proposed
Aberdeenshire Local Development Plan (LDP) 2020 as the ‘settled view of the
Council’ on what the final adopted content of the LDP 2021 should be.
The Proposed LDP 2020 is a material consideration in the determination of
planning applications. The Planning Authority must therefore assess what
weight it should have in the context of this particular application. As the
Proposed LDP is yet to be subject to public scrutiny and subsequent
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Examination by an independent Reporter, it is considered that the level of
weight that should be applied to the Proposed LDP 2020 is not significant.
The Aberdeenshire LDP 2017 remains the up-to-date LDP for the area and
the primary document against which planning applications should be
determined until such time as a new LDP for the area is adopted.
5.5

Other Material Considerations
Control of Woodland Removal Policy – Scottish Government
Designing Streets – A Policy Statement for Scotland – Scottish Government
(2010)
The proposed development falls under Schedule 2 of the EIA Regulations
being an urban development over 0.5 ha. The application has been screened
and the proposal was considered to be unlikely to have any significant effects
on the environment. As such no EIA was required.

6.

Discussion

6.1

The main issues for consideration with regard to this application are whether
the proposal accords with the approved masterplan for the site, and whether
the development can be appropriately accommodated within the site without
detriment to the visual and residential amenity of the surrounding area. Other
considerations will include the suitability of the servicing arrangements of the
development, the potential impact on neighbouring land uses and the impact
on natural and built heritage in the vicinity of the site.
Principle of Development

6.2

The application site forms part of the OP2 allocated site within the settlement
statement for Ellon in the Aberdeenshire Local Development Plan 2017. The
allocation is identified as being for mixed use including housing, affordable
housing, community uses and office space. It also identifies that the “former
academy annexe site potentially provides a logical location for the
development of high-density housing.” It expands by specifying that active
travel links to the town centre and to the recreational open spaces to the north
are expected and that links to the existing adopted core path to the north
should also be included.

6.3

The full OP2 site was the subject of a Masterplan (ENQ/2018/2023) that was
agreed by the Formartine Area Committee in April 2020. This identified the
application site as being broadly defined by residential uses served by a spine
road extending from Golf Road towards the east, and with housing to the
north and south of this road. Policy H1 outlines that “we will support the
development of housing on sites allocated for that purpose within the local
development plan and as shown in the settlement statements.” This identifies
that housing numbers should be linked to the indicative number prescribed,
but in this instance Appendix 5 of the Aberdeenshire Local Development Plan
2017 specifies that the housing capacity is to be established through a
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Masterplan. While no specific number of houses was defined in the agreed
Masterplan, it was noted that the density would ultimately be limited by the
infrastructure constraints in serving the site (specifically in relation to the
Roads requirements).
6.4

In summary, the proposal accords with the general layout of the relevant
section of the approved Masterplan. It shares key design elements such as
the central spine road, the re-establishment of a linear approach towards
Ellon Castle, and the inclusion of footpaths that would link into the existing
path network and promote pedestrian permeability from north to south. It also
brings forward the notion of a home-zone along the central part of the spine
road with a level surface and a promotion of a shared space rather than a
segregation between drivers and pedestrians. For these reasons, it is
concluded that the principle of development can be established under Policy
H1.
Layout, Siting and Design

6.5

The layout of the development is based around the concept of a main
thoroughfare through the site which would form part of a home-zone. The
Scottish Government publication ‘Designing Streets’ defines these as shared
spaces within residential areas. These are accessible to both pedestrians and
vehicles and are intended to be designed to “enable pedestrians to move
more freely by reducing traffic management features that tend to encourage
users of vehicles to assume priority.” This is often assisted by the minimal use
of traffic signs, road markings or other traffic management systems which
encourages road users to reduce their speed and respond more to their
surroundings and behaviours of other road users.

6.6

In this instance the home-zone would feature no raised kerb with the road
surface being part of a ‘tabletop area’ and planting along parts of the avenue
to create a more welcoming thoroughfare. Visitor parking would be provided
along this road, however all residential parking for the properties in the area
would be situated to the rear of the buildings and would be hidden from the
main road. The road would extend toward the eastern edge of the site where
it would terminate. The design would allow for the future extension of the road
into Phase D when that phase comes forward, and it would not constrain its
delivery in future.

6.7

Two blocks of 12 flats are proposed on the northern half of the site. Their
position in the northern half of the site would limit the overlooking impacts that
could otherwise be created on existing residential properties had they been
situated towards the west or south of the site. The presence of windows on all
sides of the buildings would offer a security benefit to the area by ensuring
that the areas of public open space, and the street, are overlooked and it
would afford a degree of supervision. They are stepped back from the road a
sufficient distance to avoid being overbearing or oppressive to pedestrians,
particularly due to the recessed position of Building B and the provision of the
open area of landscaping. In addition to this, the position of the parking, bin
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storage and community drying areas away from the main road would also
preserve the visual amenity of the main approach through the development.
6.8

Notwithstanding those comments the Planning Service would have preferred
that Building B had provided a more pronounced entrance feature on the
south elevation of the building. This would potentially have provided a better
interaction with the key area of space proposed to the south and generated a
more welcoming space. Responding to these concerns the applicant has
introduced Juliette balconies to provide an additional element of depth on the
building and would promote some form of oversight and a sense of
community stewardship over a shared space.

6.9

The area of central open space in front of Building B is a key feature and focal
point within the development. The design and although an indicative design
for the space has been provided (Appendix 6– Proposed Home Zone), the
applicant has requested the final design of this space be agreed by way of
condition. A civic space with a mix of planting, landscaping and hardstanding
would provide the best solution to its design and further time would be
advantageous in getting the best quality space possible. As such the Planning
Service are agreeable the final design of this part of the open space being
agreed by way of planning condition.

6.10

The southern half of the site is characterised by a row of residential properties
(Buildings C-E) fronting the main road with their garden ground and parking
located to the rear (south). The access to the parking at the rear (north) of
Buildings H-K is also provided between Building C and D southward, before
winding eastward towards a turning area. A 3m wide footpath would also be
created east of Building E linking directly onto Schoolhill Road which could
serve as a vehicular access into the development for emergency vehicles
only.

6.11

Buildings H-K are orientated to face onto Schoolhill Road to the south to
contribute towards a welcoming streetscape for pedestrians walking along
Schoolhill Road. This is in preference to the rear of the properties facing
southwards which would likely result in a lengthy stretch of 1.8m high fencing
screening the garden ground adjacent to the pavement. The choice of
positioning is also referenced in the design statement which identifies that it
seeks to replicate an existing pattern of semi-detached houses along
Schoolhill and on the northern side of Schoolhill Road to the south-east of the
eastern boundary of the application site.

6.12

Designing Streets identifies that although there are no fixed rules on street
widths, it includes an indicative separation distance of 12-18m between
buildings on opposite sides of a residential street. Rosebank would be the
dwellinghouse which would be closest to the proposed houses and would
have a separation distance of 17.5m from the front porch of Building J, and
over 18m to the building itself. The separation distance between Buildings H, I
and K would be in excess of 18m between them and the other existing
residential properties on the south side of Schoolhill Road.
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6.13

With regard to assessing the overlooking impact towards the existing
residential properties to the south, it is important to consider the location of
the south facing windows on the proposed properties and what these rooms
would be used for. The ground floor window is anticipated to have no
overlooking impact due to it being for a W.C/bathroom and therefore it would
likely have obscured glazing for the protection of privacy. The smaller of the
first-floor windows is also for the main bathroom and therefore the impact
would again be negligible. The window between floors on the south elevation
is for allowing light into the internal stairwell and would not form part of any
occupied room. The only potential overlooking impact is likely to come from
the bedroom window on the first floor. The impact from a bedroom window is
less pronounced than from a living room albeit a minor impact could be
anticipated. Notwithstanding this, the properties would front a public road
which includes non-defensible space over the pavements. This, combined
with the separation distance discussed above, is considered to be sufficient to
allay concerns over an impact on the privacy of existing residents.

6.14

Although raised as a concern in some of the representations no overlooking
impacts would be generated to the north where the windows would overlook
the proposed properties’ own rear gardens, and the windows on the side
gable walls would only look onto the largely blank gable walls of the adjacent
proposed properties (if they could even be seen beyond the height of any
intervening boundary fence). Equally the proposed development would not
give rise to any additional overshadowing impacts on the existing properties
on Schoolhill Road due to the proposed development being situated to the
north. As a result of this, overshadowing would largely be limited to the land
north of the development throughout the year. The existing trees on the north
side of Schoolhill Road already create a degree of overshadowing to the north
(particularly during the autumn and winter months), therefore the impact
would be limited to the minor increase generated by the proposed housing in
their place.

6.15

The design of the housing is relatively utilitarian and utilises some traditional
elements such as gable walls and pitched roofs of a similar pitch to properties
in the surrounding area. The semi-detached properties would be well
proportioned, and the protruding porch element would add an element of
visual interest when viewed in the context of a row of such properties.
Likewise, the terraces properties with the gables stepped down in height to
the main ridgeline of the roof, and finished in differing materials to the main
block of the building, would effectively book-end the structure and reduce the
overall bulk of the building.

6.16

The use of a variety of finishing materials on the flats, in particular, would help
to soften the overall appearance of the tallest buildings in the surrounding
area. The height of the flats would also have an additional benefit as a
consistent point of reference, for ease of navigation throughout the
development, without the need for signposting. The colour palette of the
finishing materials doesn’t directly reflect the finishes of any particular set of
buildings in the immediate vicinity but is also not a substantial departure from
those colours. It is also noted that while the Planning Service has reservations
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over the inclusion of Marley Modern roof tiles as a finishing material, that the
finishes could be agreed via condition to obtain an acceptable alternative.
6.17

In being bounded by two roads to the south and west the development would
be visually distinct in some respects from its surroundings, and cognisance
has to be given to the fact that there should be scope to allow for a
progression of design in the proposed buildings rather than simply replicating
the styles of those nearest the site.

6.18

In recognition of the matters discussed above, it is concluded that the
proposed design demonstrates a clear vision of creating a welcoming home
zone and mixture of house types and sizes. In the creation of a linear avenue
through the site, a sense of place can be created, particularly in creating a
clear line of sight towards the gate piers of the Old Ellon Castle. The proposal
accords with the general layout of the recently approved Masterplan for the
wider OP2 site, and it is considered that the proposal would not constrain the
deliverability of the remainder of the allocated site, to the east, which is
expected to provide a health centre facility. The proposal is therefore aligned
with the principles of Policy P1 and accords with that policy.
Open Space

6.19

Policy P2 outlines that at least 120m2 of public open space is required per
home on allocated sites for less than 50 homes that are not Major
applications. For the 40 homes provided, a contribution of 4800m2 would
ordinarily be expected. In this instance, the proposal would include
approximately 3220m2 of open space (excluding the shared surfaces in the
home zone). This would amount to 67% of the required open space provision.
However, it is also noted that the agreed Developer Obligations includes
contributions towards Sport and Recreation for the provision of 3 sports
pitches. This would help to compensate for the shortfall of provision on site.

6.20

In addition to this, it is noted that the development would include footpath links
through the woodland to the north and would contribute to a path network
leading west across Golf Road through a woodland path towards Hospital
Road. Deer Park is also located less than 250m to the south-east of the site
which is considered to be within a walkable distance. The provision of paths
through the proposed open space connect into the existing network on
neighbouring land and are intended to promote accessibility for people of all
physical capabilities.

6.21

A further consideration is that the open space to be provided would be of
relatively high quality and would provide a meaningful and usable space for
members of the public to enjoy. Although a number of trees along the
southern end of the site would be lost to accommodate the dwellinghouses
proposed, compensatory planting within the remaining open space would
represent an opportunity to enhance the aesthetic value and accessibility of
these areas through an appropriate landscaping plan. While a landscaping
scheme has been provided (see Appendix 5) and is largely acceptable in
terms of planting proposals and materials, this is considered indicative due to
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subsequent amendments to the overall road layout. A condition is proposed
for a final landscaping scheme (including sufficient replacement tree planting)
which will also include final details of the central space as referenced in
paragraph 6.7 of the report. The provision of the landscaping tied to the
delivery of a certain number of units within the development. For avoidance of
doubt the communal landscaping will be managed by Landscape Services.
Subject to the addition of such a condition, it is concluded that the proposal
would accord with the Policy P2 on balance.
Land Contamination
6.22

The submitted geo-environmental desk study identified that there is “no
significant contamination identified within Made Ground or underlying natural
soils and as such is considered to pose a low risk to human health and
buildings. Only one location in the south of the site which requires to be
investigated further.

6.23

The main conclusions of the report were that contamination may be present
on site related to a 2013 sewage leak. Ground gas is not considered to
present a significant risk, but further monitoring is required. As the site is
generally flat-lying, significant earthworks are not envisaged, and it identifies
that the foundations of any buildings should be through the Made Ground to
the underlying natural material due to the unsuitability of Made Ground as a
strata for foundations.

6.24

The recommendations included within the report identify that further details of
the sewage leak should be investigated and obtained. Chemical testing could
be undertaken on the Made Ground in the area of the putrid odour to identify
any potential link to the sewage leak. Additional gas monitoring should be
undertaken at the site, and UKWIR testing will be required along the
alignment of any new water supply pipes.

6.25

Contaminated Land agreed with the conclusions and recommendations of the
report. It is noted however, that the borehole that had been created at the site
can no longer be found in order to carry out further monitoring. As an
alternative, it is recommended that suitable gas protection measures are
incorporated into the foundations of Building H.

6.26

In recognition of the funding constraints of the proposed development, it is
willing to secure these details via a condition of any consent granted (and
prior to any construction works on site). This would still enable Contaminated
Land the opportunity to review and agree the proposed measures prior to the
erection of any buildings on the site. Subject to the addition of this condition, it
is concluded that the proposal would not generate any increased risk to the
health and safety of the general public. It is therefore deemed to accord with
Policy P4.
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Natural Heritage
6.27

It is noted that tree loss was considered a concern by the Committee when
considering the Masterplan in April 2020. While recognising that some tree
loss would be inevitable, the Members requested this was minimised as far as
possible. Both Policy E1 and PR1 seeks to ensure trees and woodland are
not lost to development unless there are overriding public benefits. In
instances where trees are to be lost, there should be a provision of suitable
compensatory planting equal in value than the trees to be lost.
There are two concerns relating to trees, loss of trees within the woodland (to
the north) and loss of the tree belt along Schoolhill Road. In terms of the
woodland, part of the northern edge of the application site is listed within the
Woodland Inventory as Mixed Woodland. As the development seeks to
promote interconnectivity with the woodland and improve accessibility for all,
additional paths are to be provided in this area. These can be constructed in a
manner that would avoid damaging the tree roots of those trees to be retained
within the development.

6.28

Although 29 trees are to be removed as part of the development, only 3 of
these would be within this area of woodland. A Cherry tree and a Norway
Maple, each of poor structural condition, are to be removed for safety
reasons. A young ‘Category C’ Willow is also to be removed for amenity
reasons, with its elongated and narrow canopy spread. The remaining trees
within this designation, all of which are identified as being of low or moderate
quality, are to be retained.

6.29

It is noted that the Woodland Trust has objected to the proposal on the basis
of “potential damage to Caroline’s Well Wood (grid ref:NJ9578730837),
designated as 1b LEPO on the Ancient Woodland Inventory (AWI). This is
identified as being a wood of Long Established of Plantation Origin which is
interpreted as a plantation from maps of 1750, (in this instance), and
continuously wooded since.

6.30

It is the view of the Planning Service that the loss of these 3 trees would not
compromise the status of the woodland designation due to the poor quality of
the trees in this instance nor does the development encroach significantly on
the woodland. The responsible management of woodland would include a
duty to remove trees that could prove a risk to the health and safety of people
using the woodland. Furthermore, it is clearly demonstrated through the
provision of additional paths through the development and linking into the
existing path network to the north that the proposal would not result in the
fragmentation of the woodland. It is also identified in page 14 of the
supporting statement that compensatory planting would be provided
throughout the development with 50 trees to be planted in order to offset the
loss of the 29 within the application site. It is considered appropriate to
condition such a landscaping plan as part of any approval issued, along with
tree protection fencing (during construction) for those trees to be retained.
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6.31

The Woodland Trust has identified that it will retain its objection unless a
buffer zone of at least 20m between the woodland and the development is
provided. This is not possible as the provision of a 20m buffer beyond the
boundary of the designated woodland would cover approximately 25% of the
application site. This would not only make the current proposal undeliverable,
but it would likely highly constrain the deliverability of the approved
Masterplan and any subsequent phases of development in future. Tree
protective fencing can be provided in this instance and construction
management techniques in line with British Standards would provide sufficient
mitigation to avoid impacts during construction.

6.32

The nearest buildings to the woodland would be the flats of Buildings A and B.
These flats would not include individual garden ground therefore the risk of
further encroachment of development towards the woodland would be
negligible. It is also determined that as the Council would retain control of the
site and be responsible for any landscape maintenance. On that basis, the
Council would be in control of the disposal of garden waste nearest the
woodland, and a scheme for the responsible disposal of such waste could be
conditioned if deemed necessary for the development.

6.33

The majority of trees to be lost on the application site would be along the
southern boundary of the development, on the north side of Schoolhill Road.
These currently provide an amenity value to the area, and partially screen the
vacant application site. The reason for their removal is identified by the
applicant as being necessary in order to make the development financially
viable. If the number of properties delivered on the site was reduced to
exclude this area, then it is suggested that the project would not be feasible.
The area was identified through the agreed Masterplan as being required as
part of the residential element of the development.

6.34

While the loss of such a number of trees is undesirable, this must be
considered in the context of the provision of a large number of affordable
housing units on an allocated brownfield site, to meet an established need in
the area. The provision of compensatory planting would help to mitigate this
impact, although it is acknowledged that this would not be of such value to the
existing residents to the south, as it would not be in the same location as the
trees to be removed. Notwithstanding that, the planting would be located a
short distance away, linked by footpaths and fully accessible to the public.

6.35

It is also noted that the surrounding area has recorded sightings of bats and
red squirrels. The site itself does not have such records after the demolition of
the school, with the majority of sightings located in the woodland belts to the
north and west of the site. The tree survey did account for the possibility of
bats roosts or squirrel dreys when identifying trees for removal and noted that
there were no physical signs of either on any of the trees to be removed. Bats
generally require much larger, mature trees for roosting purposes, and there
is a greater availability of such trees off site, as well as opportunities in the
roof space of buildings in the surrounding area. It is otherwise identified that
the proposal would not interfere with any roosts, or grazing or foraging areas
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for protected species, and that the proposal would not have a detrimental
impact on any protected species.
6.36

In recognition of the matters discussed above, and in view of the fact that the
proposal would involve the provision of 100% Affordable Housing to meet an
established need, it is concluded that on balance, the proposal is acceptable
in respect of Policy PR1 and E1 subject to conditioning the mitigation
measures discussed above.
Built Heritage

6.37

There are two listed structures within the vicinity of the development. The
Ellon Castle gate-piers and the New Ellon Castle. The Category ‘C’- listed
gate piers are located approximately 160m east of the eastern boundary of
the site, with the New Castle located 370m east of the site. Policy HE1
outlines that we will not allow development that would have a negative effect
on the character, integrity or setting of listed buildings or scheduled
monuments.

6.38

The Built Heritage consultation response identifies that the structures could
be somewhat dominated by the development of this site. While it is
acknowledged that the height and scale of the proposed flats (in particular)
would be visually dominant within the development, they are nevertheless
stepped back from the road. They would not obscure the line of sight of these
historic features when looking eastward along the proposed spine road, and
the development affords a sufficient degree of physical separation that it
would not crowd or otherwise obscure those features.

6.39

It is considered that the re-establishment of a former linear avenue towards
Ellon Castle from Golf Road, broadly in keeping with a route visible on 1st and
2nd Edition Ordnance Survey Maps, also demonstrates a deference to the
historical linkages between the castle and the rest of Ellon. Built Heritage
have also noted that the inclusion of paving within the home zone rather than
a continuous tarred road would also help to negate the “harsh” appearance
that a conventional road standard would otherwise create.

6.40

While a Setting Assessment is desirable from the perspective of Built
Heritage, it is concluded by the Planning Service that it would be a
disproportionately onerous request in relation to the perceived impact on the
listed structures. This is due to the existing separation distance between them
and the application site.

6.41

It is also noted that the use of uPVC cladding on the proposed properties
would not necessarily be the most appropriate material for the finish of the
buildings in the context of the finishes of the listed structures. It is deemed in
this respect, that finishing materials could be subject to agreement via
condition as discussed earlier in this report.

6.42

It is concluded that the proposed development would have a sufficient degree
of separation from the listed structures that it would not have a detrimental
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impact on their setting or context. Any future phase to the east of the
application site would of course be situated nearer to these structures. It is
therefore likely that greater consideration of the design and materials of that
phase of development would be required at the time of any subsequent
application. For the purposes of this application however, the proposal is
deemed to accord with Policy HE1.
Servicing and Sustainability
6.43

The development would be serviced by a public water supply and it would
connect into the public sewer. Surface water drainage would be provided
within the site as identified in the submitted drainage assessment by Fairhurst
and the accompanying drawings. The surface water drainage would primarily
be discharged into an existing surface water sewer located towards the south
of the site (adjacent the medical centre). Surface water run-off from road
surfaces would be attenuated through a mixture of filter trenches, porous
paving and trapped gullies which would restrict the flow rate before also
connecting into the wider surface water sewer network.

6.44

A Pre-Development Enquiry to Scottish Water was submitted by the applicant
which identified that there was currently sufficient capacity for the connection
to the public water supply but not the foul drainage. However, it was identified
that an upgrade to the Ellon Waste Water Treatment Works is due for
completion in 2021, and it has confirmed through the PDE process that it has
included the anticipated flows from this development and outlined that it could
be serviced.

6.45

Flood Risk and Coastal Protection were consulted on the proposal due to the
site appearing on SEPA’s surface water extents. It identified that the site is
within the SEPA 1 in 10 year surface water flood extent, however there is no
recorded incident of flooding at the location. Some final details need to be
amended in relation to flow rates predicted for the future phases however this
can be agreed by way of condition. Subject to the addition of a condition it is
therefore concluded that the proposal would meet the requirements of Flood
Risk and Coastal Protection and the requirements of Policy C4.

6.46

A number of revisions were also made to the road layout of the development
to address initial concerns raised by Roads. It has subsequently confirmed
that the parking spaces provided are sufficient in number to service the
proposal on a temporary basis, until Phase D compensates for the shortfall of
five parking spaces. The main spine road into the development as well as the
northern access loop would be adopted by the Roads Service. The southern
access cannot meet the adoptable Road Standard due to space constraints,
although it will be designed to meet the required standard as closely as
possible, and the applicant would create a suitable maintenance arrangement
to ensure that it was retained to an adequate standard. This is acceptable to
Roads Development and subject to the application of conditions and
informatives on any approval issued the proposal is deemed to accord with
Policy RD1.
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6.47

It is noted that existing residents to the south of the development are
concerned about the loss of parking that is currently provided on the north
side of Schoolhill Road. Roads have confirmed that this is not formally
designated as a parking area, and while it has provided the opportunity for
overflow parking in the interim, there was no commitment towards its retention
as part of any future development of the allocated site. It specifies that the
existing properties have sufficient parking and highlights that there are
available car parks within 200m of the proposed site that could also
accommodate temporary use for visitors.

6.48

Among the Member comments on the approved Masterplan was a desire to
include options for public transport links closer to the site where possible. This
is considered to resonate more with the accessibility of the Health Centre
however, which is not included in this phase of the development.
Notwithstanding this, the 40 dwellings proposed under this application are well
connected to the existing bus routes that service the centre of Ellon by virtue
of the site’s central location.

6.49

Waste management have indicated that the proposal is acceptable and that
bins would be collected from Schoolhill Road to the south. Collection from the
access road on the north side of properties H-K is not possible as the road
would not be large enough to enable the safe manoeuvring of a refuse vehicle
to collect the bins. It is concluded that the provision of bin stores for all of the
semi-detached and terraced dwellinghouses proposed can be secured via
condition to prevent them being windblown and ensure they can be discreetly
stored on non-collection days.

6.50

The exact energy efficiency measures of the proposed buildings is not known
at this stage, however the applicant has outlined that they would be designed
to accord with the energy efficiency and sustainability requirements of the
Council. It is also noted that there is reference to the potential inclusion of
photovoltaic panels on the roofs of some buildings in order to make them
more efficient. In order to ensure such measures are implemented, it is
considered appropriate to add a condition requiring the submission of SAP
calculations to the Planning Service, for confirmation of their acceptability in
writing, prior to the construction of the relevant dwellings. Subject to the
addition of such a condition, it is determined that the proposal would meet the
requirements of Policy C1.
Developer Obligations

6.51

The Affordable Housing policy requires that 25% of all residential
development of four or more houses is set aside for Affordable Housing. This
can be provided in a number of ways including (but not limited to) social
rented housing, housing made available at a cost below full market value to
meet an identified need, shared ownership or shared equity and low-cost
housing without subsidy.
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6.52

The proposed development would be for 100% affordable housing;
specifically, social rented housing. The design statement also identifies that
15% of the dwellings are designed to be suitable for residents with
accessibility issues. Affordable Housing confirmed that the sizes and types of
the residential accommodation offered accord with the Housing Need and
Demand in the area and that they are satisfied with the proposal.
Consequently, the development is deemed to fully comply with Policy H2
Affordable Housing and the provision of affordable housing above the
required 25% is welcomed given the shortfall within the area.

6.53

Developer Obligations confirmed that contributions had been agreed toward
the provision of “three community sports pitches or other such facilities
serving the residents of the development.” Furthermore, contributions were
also secured towards a new Health Centre in Ellon “or other such facility
serving the residents of the development.” As a result of this, it is determined
that the proposal would fully accord with the requirements of Policy RD2.
Other Matters

6.54

A large number of the representations received in objection to the proposal
cited a lack of provision of shops, retail, community facilities or the provision
of an upgraded or new health centre. The agreed Masterplan
(ENQ/2018/2023) clearly identifies phases of development as part of the
whole OP2 allocated site, and this particular portion was agreed as being
suited for residential development. A new health centre is accounted for but
would form the part of Phase D, east of this site. That site is controlled by
NHS Grampian and its delivery is dependent on their progression of a
proposal. The current application would not prejudice the delivery of that site
in any way.

6.55

Office and community facilities were also identified for the OP2 site; however,
these were shown on the other self-contained part of the OP2 site to the west
of Bridge Street and south of Schoolhill, and do not form part of this phase.
The current proposal would not alter the expectation of some form of
community facility on that section of the OP2 site.

6.56

The provision of open space and walking routes was also raised in some
representations. The development would retain an existing informal path from
Schoolhill Road to the north and would supplement this with other new paths
linking into the woodland. The development would not result in the blocking of
any access towards Caroline’s Well Wood, with the development seeking to
encourage pedestrian and recreational users to access it through these
linkages. While trees and a degree of open space are to be lost on site, the
remaining area of open space would be enhanced with further planting, and
the agreement of a contribution towards 3 community sports pitches would
help to provide a future recreational amenity offsite for use by the general
public.
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6.57

There were also concerns raised in relation to how the Council would enforce
the tidy securing of bins at the development. Beyond conditioning the
provision of bin stores for the dwellinghouses, the Council would not police
how diligently they are utilised. This would be the responsibility of the tenants
of these properties and is otherwise deemed to be a civil matter that is not for
the consideration of the Planning Service.

6.58

A specific concern also queried whether the access road would be
constructed first in order to limit the number of construction vehicles that
would travel along Schoolhill Road. It is acknowledged that the frequent
movement of such vehicles along Schoolhill Road could generate a nuisance
through noise, and potentially impede the movement of vehicles along this
road in the short-term. To this end, a potential solution would be conditioning
the agreement of a Construction Management Plan that could outline how
construction traffic accesses the site and attempts to mitigate any impact on
nearby residential properties as much as possible. It is anticipated that the
spine road into the development would be one of the first pieces of
infrastructure to be instated to a base-course level, although this plan could
advise on when it is used as the main route into the site for construction
vehicles. Subject to a condition requiring this, it is concluded that the impact
can be appropriately mitigated.
Conclusion

6.59

While there are particular concerns over the loss of trees to accommodate the
development, it is determined that the provision on an allocated site of 100%
affordable housing, to meet an established need in Ellon, is justification for
their removal. In this instance, the majority of the trees to the west of the site
will be retained with no detriment to the ancient woodland. Compensatory
replanting throughout the site is proposed and will be agreed in detail by
condition and this complies with Policies PR1 And E1. The delivery of 100%
affordable housing on an allocated site in accordance with the agreed
Masterplan would also accord with Policies H1 and H2.

6.60

A minor impact on the residential amenity to the south is anticipated when
compared to having no development opposite the existing properties.
Notwithstanding this, the internal design of the dwellinghouses has attempted
to mitigate this impact as much as possible, and the separation distances are
consistent with those identified for similar types of streets in Designing
Streets. The development can also be adequately serviced by appropriate
water, drainage and infrastructure connections. Consequently, the proposal is
deemed to accord with Policies P1 and RD1.

6.61

The shortfall in the provision of open space can be compensated by
enhancement of the existing provision as well as the securing of an off-site
contribution for the provision of three community sports pitches for public use.
This would meet the requirements of P2 and RD2. It is therefore concluded
that, on balance, the proposal is acceptable, and accords with the provisions
of the Masterplan and Local Development Plan subject to conditions and
informatives. It is therefore recommended for approval.
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7.

Area Implications

7.1

In the specific circumstances of this application there is no direct connection
with the currently specified objectives and identified actions of the Local
Community Plan.

8.

Implications and Risk

8.1

An Equalities Impact Assessment is not required because the proposed
development is not considered to give rise to any differential impacts on those
with protected characteristics.

8.2

There are no staffing and financial implications.

8.3

There are no risks identified in respect of this matter in terms of the Corporate
and Directorate Risk Registers as the Committee is considering the
application as the planning authority in a quasi-judicial role and must
determine the application on its own merits in accordance with the
Development Plan unless material considerations justify a departure.

9.

Sustainability Implications

9.1

No separate consideration of the current proposal’s degree of sustainability is
required as the concept is implicit to and wholly integral with the planning
process against the policies of which it has been measured.

10.

Departures, Notifications and Referrals

10.1

Strategic Development Plan Departures
None

10.2

Local Development Plan Departures
None

10.3

The application is not a Departure from the Local Development Plan or
Strategic Development Plan and no departure procedures apply.

10.4

The application does not fall within any of the categories contained in the
Schedule of the Town and Country Planning (Notification of Applications)
(Scotland) Direction 2009 and the application is not required to be notified to
the Scottish Ministers prior to determination.

10.5

The application would not have to be referred to Infrastructure Services
Committee in the event of the Area Committee wishing to grant permission for
the application.
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11.

Recommendation

11.1

That authority to GRANT be delegated to the Head of Planning and
Environment Service subject to:•

Payment of Developer Obligations

and the following conditions:01.

The development shall be served in accordance with the approved drawings
and the following details:
(a)

(b)

(c)

(d)

Prior to commencement of development a phasing parking plan shall
be provided for the agreement of the Planning Service in consultation
with Roads Development setting out which areas of communal parking
will be provided for each phase of the development. Prior to the
occupancy of any dwelling within a phase of development the off-street
parking for that phase must be provide in accordance with the agreed
phasing plan. For avoidance of doubt the Off-Street parking provision
for the whole site shall be for 77 cars.
Prior to commencement of development, Visibility Splays, measuring
2.4m x 59m to be formed on either side of the junction of the internal
Road 1 with the public road (Golf Road). The visibility splays so formed
shall thereafter be kept free of all permanent obstructions above
adjacent carriageway level.
Prior to commencement of development, Visibility Splays, measuring
2.4m by 12m to be formed on either side of the junction of the internal
Road 2 with internal Road 1. The visibility splays so formed shall
thereafter be kept free of all permanent obstructions above adjacent
carriageway level.
Prior to occupancy of each of the approved buildings H-K a refuse bin
uplift store area shall be constructed (behind any visibility splay) for
each of the dwellings within that building so as to be accessible for bin
uplift & shall be secure enough to prevent empty bins from being wind
blown. Details must be submitted to Roads Development for approval.

Reason: In order to ensure that the development is served by an appropriate
standard of access and associated servicing in the interests of road safety.
02.

The proposed development shall be connected to the public water supply as
indicated in the submitted application and shall not be connected to a private
water supply without the separate express grant of planning permission by the
Planning Authority.
Reason: To ensure the long term sustainability of the development and the
safety and welfare of the occupants and visitors to the site.
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03.

Waste water from the proposed development shall be disposed of via the
public sewer as indicated in the submitted application and shall not be
disposed of via private means without the separate express grant of planning
permission by the Planning Authority.
Reason: To ensure the long term sustainability of the development and the
safety and welfare of the occupants and visitors to the site.

04.

No dwellinghouse hereby approved shall be occupied unless the proposed
surface water drainage systems have been provided in accordance with the
approved plans and the Drainage Assessment by Fairhurst (Ref No. FAI-V1XX-RP-C-93-01 Issue 3, dated September 2020). The surface water drainage
systems shall be permanently retained thereafter in accordance with the
approved maintenance scheme.
Reason: In order to ensure that adequate drainage facilities are provided, and
retained, in the interests of the amenity of the area.

05.

No demolition or any other works in connection with the development hereby
approved shall commence unless a photographic survey of the existing
buildings and structures on the application site has been submitted to and
approved in writing by the Planning Authority. All external and internal
elevations of the buildings and structures together with the setting of the
buildings and structures and any unusual features of the existing buildings
and structures shall be photographed. The photographic viewpoints must be
clearly annotated on a plan to accompany the survey. The photographs and
plan must be in a digital format and must be clearly marked with the planning
reference number.
Reason: To ensure that a historic record of the building is made for inclusion
in the National Monuments Record for Scotland and in the local Sites and
Monuments Record.

06.

No works in connection with the development hereby approved (other than
the demolition of the existing buildings) shall commence unless drawings of
appropriate gas protection measures designed in accordance with British
Standard 8485:2015+A1:2019 'Code of practice for the design of protective
measures for methane and carbon dioxide ground gases for new buildings'
have been submitted to and approved in writing by the Planning Authority.
Building H (so labelled on drawing number 18628-PFM-S1-XX-DR-A-90-03
Revision C, dated Oct 20) of the development hereby approved shall not be
brought into use unless:
a)

the approved gas protection measures have been incorporated into the
construction of the proposed Building H in accordance with the details
shown on the approved drawings and in accordance with British
Standard 8485:2015+A1:2019 (Code of practice for the design of
protective measures for methane and carbon dioxide ground gases for
new buildings); and
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b)

the gas protection measures have been inspected and validated in
accordance with CIRIA C735 (Good practice on the testing and
verification of protection systems for buildings against hazardous
ground gases) and a validation report detailing the findings of the
inspection has been submitted to and approved in writing by the
Planning Authority.

Reason: In order to ensure that adequate gas protection measures are
provided in the interests of public safety.
07.

No works in connection with the development hereby approved shall
commence unless a final scheme of hard and soft landscaping works
including the final design of all open spaces has been submitted to and
approved in writing by the Planning Authority.
Details of the scheme shall include:
a)
b)
c)

d)
e)
f)
g)

Existing landscape features and vegetation to be retained;
Existing and proposed finished levels;
The location of new trees, shrubs, hedges, grassed areas and water
features include sufficient tree planting to compensate for the loss of
existing trees on site;
A schedule of planting to comprise species, plant sizes and proposed
numbers and density;
The location, design and materials of all hard landscaping works
including walls, fences, gates, street furniture and play equipment;
An indication of existing trees, shrubs and hedges to be removed;
A programme for the implementation, completion and subsequent
management of the proposed landscaping and open spaces.

Landscape planting must be undertaken within the first planting season
following the construction of the last residential unit.
All soft and hard landscaping proposals shall be carried out in accordance
with the approved planting scheme and management programme. Any
planting which, within a period of 5 years from the completion of the
development, in the opinion of the Planning Authority is dying, being severely
damaged or becoming seriously diseased, shall be replaced by plants of
similar size and species to those originally required to be planted. Once
provided, all hard landscaping works shall thereafter be permanently retained.
Reason: To ensure the implementation and management of a satisfactory
scheme of landscaping which will help to integrate the proposed development
into the local landscape in the interests of the visual amenity of the area.
08.

No works in connection with the development hereby approved shall
commence unless the tree protection measures have been implemented in
full in accordance with the details of the approved Tree Survey Report by
Landscape Services (dated July 2020). No materials, supplies, plant,
machinery, soil heaps, changes in ground levels or construction activities shall
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be permitted within the protected areas without the written consent of the
Planning Authority and no fire shall be lit in the position where the flames
could extend to within 5 metres of foliage, branches or trunks. The approved
tree protection measures shall be retained in situ until the development has
been completed.
Reason: In order to ensure adequate protection for the trees and hedges on
the site during the construction of development, and in the interests of the
visual amenity of the area.
09.

No individual residential unit hereby approved shall be occupied unless an
Energy Statement applicable to that residential unit has been submitted to
and approved in writing by the Planning Authority. The Energy Statement
shall include the following items:
a)
b)

Full details of the proposed energy efficiency measures and/or
renewable technologies to be incorporated into the development;
Calculations using the SAP or SBEM methods, which demonstrate that
the reduction in carbon dioxide emissions rates for the development,
arising from the measures proposed, will enable the development to
comply with Policy C1 of the Aberdeenshire Local Development Plan
2017.

The development shall not be occupied unless it has been constructed in full
accordance with the approved details in the Energy Statement. The carbon
reduction measures shall be retained in place and fully operational thereafter.
Reason: To ensure this development complies with the on-site carbon
reductions required in Scottish Planning Policy and Policy C1 of the
Aberdeenshire Local Development Plan 2017.
10.

No works in connection with the development hereby approved shall
commence unless the specification and colour of all the materials to be used
in the external finish for the approved development have been submitted to
and approved in writing by the Planning Authority. The development shall not
be occupied unless the external finish has been applied in accordance with
the approved details.
Reason: In the interests of the appearance of the development and the visual
amenities of the area, and to ensure that they do not detract from the setting
of the Listed gate-piers or Ellon Castle (New).

11.

No works in connection with the permission hereby granted shall commence
unless a Construction Traffic Management Plan (CTMP) has been submitted
to and approved in writing by the Planning Authority. Thereafter, the
development shall be carried out in accordance with the approved CTMP.
Reason: In the interests of road safety and public amenity
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12.

Prior to the commencement of development, the Drainage Impact
Assessment shall be revised to clearly state the flow rate and equivalent
impermeable area that has been allowed for future development in the design
of the attenuation measures. This information should also be added to the
drainage drawings.
Reason: To ensure clarity over the additional capacity of the drainage for the
purposes of future development and ensure that any future development can
be appropriately serviced by an acceptable means of surface water drainage.

13.

No residential unit in any phase (as defined in the phasing parking plan
required under Condition 01) of this development shall be occupied unless all
roads, footpaths, parking and turning areas within and serving that phase of
the development have been completed to the level of bottoming and binder
course, including the access bellmouth and all turning heads in accordance
with the Council's Standards for Road Construction Consent and Adoption.
Reason: To ensure the provision of a means of access and turning space to
an adequate standard in the interests of road safety.

11.2

Reason for Decision
The Planning Authority considers that the application is for a development that
is in accordance with the Aberdeenshire Local Development Plan 2017.
The proposal would involve the erection of housing on part of an allocated site
for mixed use development. The proposed development would accord with
the agreed Masterplan for the site in terms of its layout, siting and design and
it is concluded that the economic and social benefit of providing 40 units of
affordable housing to meet an established need in Ellon would outweigh the
loss of a number of trees on the site. The proposal is therefore deemed to
accord with Policies H1 Housing land and P1 Layout, siting and design as
outlined in the Aberdeenshire Local Development Plan 2017. The proposal is
deemed to comply with all other relevant policies contained within this plan.

For noting:Part 2C (Planning Delegations) states at Section C.3.2b for Local Development, that
following consultation with the Chair and Vice-Chair of the determining Committee,
the Head of Planning and Environment Service can refuse planning applications for
which Section 75 Agreements are not completed or Developer Obligations are not
paid within four months from the date of the Committee at which the application is
determined. Local Ward Members shall be notified of any such refusal.
Please note that this power may be exercised in respect of the application which is
the subject of this report if the application is approved by the Committee.
Stephen Archer
Director of Infrastructure Services
Author of Report: Rory Hume
Report Date: 02 November 2020
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Christine Schofield
Address: 39 St Mary's drive Ellin AB419LW

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Surely building a further community development for our population in town would be a
better idea. With facilities for both young and older people to meet.

Item:5A
Page:135

Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Susan Beedie
Address: 25 Balmoral Avenue ELLON AB41 9EW

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:The centre of Ellon should be used for community purposes and not more housing. We
have enough housing in Ellon. Some more shops would be good.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mr Stuart Bartlet
Address: 48 Portsoy Crescent Ellon AB41 8AL

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:No need for any more homes in that already busy area of the town. This is a site that
should be used to put back into the community. For me and I think the majority of the community
this site should be used for a medical facility to update and modernise what is already an over
used and outdated small heath centre for the size of the town nowadays
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Lesley Watsom
Address: The Old Rectory Old Rectory Avenue Ellon AB41 9BT

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:More houses are not needed. We need shops with reasonable rents so tenants can
afford them. If not a decent purpose built Health Centre with enough Doctors that you dont have to
wait up to a month for an appointment. Another possibility would be a shopping centre like
Inverurie which is a great shopping centre. Ellon always misses out as planners are so
shortsighted. I dont shop in Ellon as nothing to buy. Let's try and change that for the future and
make all shops busy by keeping people in Ellon to shop. Variety is what it needs
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Jen Tulloch
Address: Craigendarroch Craigs road Ellon Ab419bg

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Please please, don't pass the planning for the volume of housing proposed. Please do
something, give something to build community facilities. I've lived in and around Ellon for circa 45
yrs. we have lacked facilities for youth, families & elderly for most of those. When the pool opened
& we finally didn't have to go all the way to Inverurie for our weekly swimming lesson our parents
really thought Ellon was beginning to become a facilities rich community & yes the meadows
helped bring better sporting facilities, but... over the last 30 yrs there has been a definitive default
to just build houses... when McDonald parklands was first proposed, there was to be a new
primary school & local shop, but oh no, "You" buckled and passed only houses. And there are
many other occasions where there were opportunities to repurpose areas or include better
facilities, so..... PLEASE don't waste this opportunity to start putting a heart back into this
community that has become just a huge housing estate north of Aberdeen! Be the councillors that
did make a difference this time. But... I won't hold my breath sadly.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Laura Naylor
Address: Talisker Whisky Brae Ellon AB41 9EB

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Asa community, I feel we need to use the space to provide something for young
children/teenagers. There is nothing for them to do or go to other than the parks and then they get
a bad name for hanging around there. A community centre would be a great use of the space.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mr darren Whyte
Address: 23 sandhaven wynd Ellon AB41 8ae

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I think the site should be used for small retail units (similar to the ones in oldmeldrum
behind coop)
Job creation in Ellon is needed what better place than the town centre
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Miss Cheryl Morrisob
Address: 3 Castle Court Ellon Ab41 9jy

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I think that space should be used for something better and positive for the community,
not more houses. We need a bigger doctor surgery and more public space in the area.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Miss Hannah Duffin
Address: 36 Swan Road Ellon Ab41 9fq

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:This area of central ellon would be more beneficial being a space for kids and teenagers
to hang out at. A skatepark was mentioned previously? We do not require more housing and this
central location would be perfect for a community space with the new academy being some
distance from the centre.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Vicki WATERMAN
Address: 41 Portsoy Crescent Ellon AB41 8AL

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:the land would be better used to develop something for the young people of the town
instead of them getting up to mischief
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Ms Kate Robb
Address: 22 Schoolhill Road Ellon AB41 9AH

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Ellon needs more shops and community facilities in the town centre not more houses.
What has happened to the proposal for Aberdeenshire Council offices and meeting rooms?

Item:5A
Page:145

Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Miss Kayleigh Fenwick
Address: Claymires Smithy House Esslemont Estate Ellon Ab41 8pl

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:We do not need more over priced unaffordable housing in Ellon. We need something for
the community to use, if younger kids had something to do there wouldn't be as much vandalism
as they are bored in here. Ellon has nothing to offer except coffee shops and hairdressers. Do
something useful with the space, I'm moving out of Ellon as soon as I can because it's a dead end
town. Eventually it's just going to be a ghost town if you don't bring something better in.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Joanne Cruickshank
Address: 5 Craigpark Place Ellon Ab41 9fg

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:This is an area within the centre of Ellon that could be used to develop the town centre,
retail units or community areas would be more beneficial in order to bring in a higher footfall to
support local businesses.
Further houses can be built nearer the outskirts of the town.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mr Andrew Cruickshank
Address: 5 Craigpark Place Ellon AB41 9FG

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:The centre of ellon does not need more residential properties and the associated traffic
that comes with it, with the bottle neck coming into Ellon on the B9005 bad enough as it is without
any sign of a remedy.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mr Gordon Deans
Address: 13 golf view Ellon AB41 9EL

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:More amenities like a hospital/ surgery, shops before planning should be put through for
more houses. The community cannot sustain the level of house to what amenities that are
available.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Ang Napier
Address: 7 Sandend Park Ellon AB418AF

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:The town desperately needs either better community facilities or shopping that would
draw people to the centre. This is a rare opportunity for a town centre improvement. There are
poor facilities for teenagers and young people and the lease costs in many existing units are so
greedy they make small businesses unviable.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Pamela Bremner
Address: Redhouse Bridge Street Ellon AB41 9AX

Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I object to the proposed application for a number of reasons.
The issue that would directly effect me are buildings H, I, J and K, these are located directly off of
Schoolhill and seem far too close to the road in comparison with the location of old school building
that was there previously. The close proximity of these proposed buildings to my property are of
concern with regard to privacy, occupants would be looking directly into bedrooms and other areas
of our home and garden.
These buildings are bland and offer nothing to the aesthetics in the centre of Ellon.
The number of proposed properties to be built in this area is ludicrous. Ellon is not suited to
expand its housing and population in the centre any further without careful consideration given to
health facilities, roads, schools, policing and amenities.
The entrance to the proposed site is also of concern as it is located on a corner of a very busy
main road through the town, running parallel to another busy road (Schoolhill) which is used to exit
Ellon centre via the one way system!
The site is situated in the centre of Ellon and has the potential to turn this small town into an
amazing, thriving community once more. You have been given a rare opportunity to redevelop our
town. We need space for dining, entertaining, leisure and social facilities, thus in turn creating jobs
for the local residents and bringing people back into our community. It's disheartening to see this
rare opportunity being considered for such an unimaginative purpose.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Gillian Sinclair
Address: 20 Slains Crescent Ellon AB41 9GX

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Ellon does not need anymore houses at the moment need an new health centre and
community hub more, or even get intouch with the local bowling club and create parking for the
facility which is in short supply when hosting tournaments as minimal parking.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Diane Nicol
Address: 74 Barratt Drive Ellon Aberdeenshire Ab41 9Eq

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:We need more retail in Ellon not more houses!
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Alick Nicol
Address: 74 Barratt Drive Ellon AB41 9EQ

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:more retail needed in ellon, encourage more foot fall in town centre
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mr Craig Paterson
Address: 8 Birch Grove Ellon AB419ES

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I object to this development as its going to introduce too much traffic to the area. The
access and egress onto golf road will be extremely dangerous for both pedestrians and other road
users. This land would be better used as some form of recreational area or community gardens or
centre, a feature that Ellon can be proud of and attractive to visitors.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Sally Cooper
Address: 32 Annand Road Ellon AB419FT

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Ellon is a accident waiting to happen with the amount of traffic in the town centre.
Housing is the last thing needed with the traffic situation as it is.
A new health centre with ample parking or retail to help with with employment is of greater
necessity.
Housing should be put out towards the new academy to save traffic build up in the town centre.
40 flats would be an unsightly blot on the town centre.

Item:5A
Page:156

Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Miss Karen Hayward
Address: 74 Pennan Road Ellon AB41 8AT

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:A space this size is a unique opportunity for the town centre of Ellon. Ellon needs more
communal areas for all ages. Maybe a park for children with picnic benches etc and another space
for dog walkers. It would be nice to see an additional green space from the McDonald woods
across the traffic lights to an open park leading up to the Ellon Castle and then round to Deer
Park.
An opportunity for a small business to open a nice cafe for walkers or an outdoor covered area so
local events or markets can make use of this space too.
There are other areas on the outskirts of Ellon that I'm sure there is ample space to build new
developments but save this space for something new in Ellon.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Calaidh Reid
Address: Dundiggin Hillhead of Foveran Newburgh AB41 6BD

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Complete disruption of green space, cutting down trees which have stood for years,
disruption to wildlife is it really a necessity? Work has started on new houses opposite JRD's, new
development off Hillhead drive, and now more houses in the centre of ellon. Front doors
exceptionally close to a road which is heavily used, and are our local schools really ready for a
further influx and increase to our population?
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Miss Dorothy Mackinnon
Address: 24 Schoolhill Road Ellon AB41 9AH

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I am writing in regards to the above application.
I have concerns with the part of the plans relating to buildings H, I, J and K.
I am objecting to the removal of the 28 trees located there, as a resident of Wellpark I appreciate
having this greenspace on my street and think it is wrong to lose these beautiful mature trees.
Having looked at the plans I have great concern with close proximity of these buildings to the road,
not only does it involve the loss of the trees but I'm concerned on safety grounds as this is a busy
stretch of road with normal traffic and large lorries.
I do feel that, looking at the plans these four building should have at least been moved further
back off Schoolhill Road preserving the trees and improving the safety for the new families living
there. I also wondered if it was not possible to utilise the space around buildings A and B better to
help in the possible relocating of buildings H, I, J and K. I know I have no experience of plans and
planning applications but there seems to be a a lot of space around buildings A and B particularly
building A.
Regards,
Dorothy Mackinnon
24, Schoolhill Road,
Ellon.
AB41 9AH
28th September 2020.
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Application Number: APP/2020/1422
Address: Site At Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume

Name: Mrs Shannon Button
Address: 7 Annand Road Ellon AB41 9FT

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:There is absolutely no need for houses in the centre of our town.
There are plenty areas on the outskirts where a development like this could go.
Ellon is a community. A place where we need to support our businesses and what really needs to
be on this site is more businesses and something to encourage people to come and visit.
We are also in desperate need of a new health centre.
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To whom it may concern.

I am writing to with regards to the following planning application published on the website of
Aberdeenshire Council and advertised in the local press with a closing date for any comments as the
1 October 2020.
Application Summary Application Number: APP/2020/1422
Address: Site at Former Ellon Academy Ellon Aberdeenshire
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure
Case Officer: Rory Hume
Comment: Objection
Why is there a need for more housing in Ellon?
On the assumption Aberdeenshire Council have the supporting information for such a housing need,
and the type of homes required are necessary then this OBJECTION relates to the buildings
referenced as H,I,J and K on the various planning application documents.
These 4 buildings of 8 semi-detached 3-bedroom, 2 storey family homes are the only properties in
the proposed “unique development” which are not fully integral to that “unique development”. The
drawings show the front of these proposed family homes are directly onto Schoolhill Road. These
homes show as having a front porch, a small area of “garden” and wheely bin storage onto Schoolhill
Road. Some of drawings show a pathway pavement, the Schoolhill Road. None of the drawings show
any barrier (fence/wall) onto the pathway pavement.
This objection and the comments relate to the proximity of the proposed building of H, I, J & K to
the properties of Rosebank, Schoolview, Woodlands and Ellon Schoolhouse on Schoolhill Road which
are directly opposite. As well as the flatted properties at Wellpark, Schoolhill Road to the right of
these buildings.
The objection covers specific concerns around the:


Removal of 28 trees, of which only 2 are to be removed due to safety concerns, and 26 for
the development. Whilst the application shows the creation of a Homezone and planting of
trees within the development, how does this benefit the residents of Schoolhill Road /
Wellpark and the public who currently use the path within the woodland area? We are
losing our greenspace.
These trees, I assume were not removed or may have been planted when the school was
built to afford a natural barrier to the public road and indeed to the properties of Rosebank,
Woodland, Ellon Schoolhouse on Schoollhill Road.



Our visitor parking on Schoolhill Road would appear to have been removed. Yet, the
application is quite focussed on the parking and inclusion of visitor parking within the
development. The removal of the current on-street parking and potential for increased
parking at Wellpark is detrimental to us. Where will visitor parking be provided for us?
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It is also noted that at time of writing the Roads Department of Aberdeenshire Council have
objected to the proposed development due to insufficient information having been
provided.
Also, within the Street Engineering Review, there is reference to a Roads Safety Audit which
is yet to be carried out. Yet per the flow diagram of the due process appears to be a
significant part of the decision-making process. When will we as current residents of
Schoolhill / Wellpark be consulted regarding the increased traffic, traffic flow and visitor
parking?


We object to the proximity of the buildings H, I, J and K to our homes. Aberdeenshire
Planning team have advised that the front porch of these buildings is estimated to 17m from
Woodlands. Our rough measurement from Woodlands to the current railing at the edge of
the proposed development is 15m. Assuming the then new pathway is similar in width to
that of Wellpark i.e. 1.8m then these buildings are centimetres from the public road. Based
upon these measurements Rosebank is nearer to the proposed development.
We seek clarity as to the proposed distances of these buildings from our properties. We are
concerned as to the privacy for us – looking into windows/ gardens – due to the proximity of
these proposed two storey buildings. The drawing indicates these buildings are facing
directly onto a public road. Does Aberdeenshire Council really consider these homes will be
attractive to families who will have no privacy due to being front facing onto and close to the
public road. Furthermore, the safety of residents who will be stepping out of their front
porch onto a busy public road. Yet the remainder of the proposed 3-bedroom properties are
fully within the development. These buildings H, I, J & K are not fully integral to this “unique
development”.



Placement of bin storage for proposed buildings H, I, J and K is at the front of these homes
directly onto the pathway and public road. Whilst we on Schoolhill and Wellpark place our
wheely bins onto the existing pathways for collection – this is at earliest on the afternoon
before the collection time allocated. How will Aberdeenshire ensure that the new
homeowners maintain these bin storage areas neatly, and ensure that wheely bins are not
blown over onto the pathway and / or public road?
The planning application does not include any barrier (wall / hedge) between the front
gardens of buildings H, I, J and K. The application appears to wish to continue existing
streetscape – yet Wellpark have a 1m traditional drystone dyke. How does such an open
plan design fit with the existing streetscape?



The proposed materials to be used – grey panelling on the porches - in no way reflects the
existing homes on Schoolhill / Wellpark. There has been much comment within the
application as to the “connection” to Ellon Castle and Ellon Castle Gardens. Aberdeenshire
Archaeology in their response have indicated they would welcome the designs to in some
way reflect the history in use of materials. Other than mention of a small wall using any
excess granite from the new entrance to the development, how does the materials
proposed reflect the history?
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It is noted that Scottish Water do not object to the proposal. They cannot confirm capacity
for water or wastewater as full information not provided to them. Many years ago, when a
planning application was submitted for an extension at Rosebank, the application was
refused for drainage into the existing drain system, approval only given after a soakaway
drainage was in place. How then can the current drainage cope with 40 new houses?

Whilst we might consider the development is unique and would be an attractive place to live – as
outlined above much of the application is to the detriment of the residents of Schoolhill Road /
Wellpark.
We propose alternative considerations for the buildings of H, I, J and K to be:
 Removal all together from the development?
 Set further back from Schoolhill Road, which would allow for a new footpath, and reduce
the need for as many trees being removed and retaining the green space /woodland area
for us? As well as being a safer option for any new residents.
 Repositioned with the front gardens facing into the “unique development?
 Built to the east of building B and would therefore benefit from being fully integrated into
the proposed “unique development”?

Regards,

Name: Samantha McIntosh and Kyle McIntosh
Address: Schoolview, Schoolhill road, Ellon
Date: 30/09/2020
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To:
Cc:
Subject:
Date:
Attachments:

Planning Online
FAO Rory Hume - Woodland Trust comments on application APP/2020/1422
01 October 2020 16:07:26
Caroline"s Well Wood - Woodland Trust comments on application APP-2020-1422.pdf

Dear Rory,
Thank you for the opportunity to comment on the above consultation. Please find
attached the Woodland Trust’s comments.
If you wish to discuss any of the points raised, please do not hesitate to get in touch.
Kind regards,
Nicole Hillier

Nicole Hillier
Campaigner - Woods Under Threat

The Woodland Trust, Kempton Way, Grantham, Lincolnshire, NG31 6LL
0330 333 3300
www.woodlandtrust.org.uk
Cases involving woods and trees under threat can change and evolve during the planning
process due to a wide variety of reasons. Where a development involving ancient woods or
veteran trees no longer remains a threat due to changing circumstance surrounding said
application and based upon professional judgement steered by our conservation research, the
Woodland Trust withholds the right to withdraw or amend its objection and review its approach.
The Woodland Trust is not a statutory body. As a charity, we provide all information in good
faith, funded by public donations. For more information about this visit here.

Stand up for trees

The information contained in this e-mail along with any attachments may be confidential,
legally privileged or otherwise protected from disclosure. It is intended for the named
individual(s) or entity who is/are the only authorised recipient(s). If this message has
reached you in error please notify the sender immediately and delete it without review.
Anything in this email which does not relate to the Woodland Trust’s official business is
neither given nor endorsed by the Woodland Trust. Email is not secure and may contain
viruses. We make every effort to ensure email is sent without viruses, but cannot guarantee
this and recommend recipients take appropriate precautions. We may monitor email traffic
data and content in accordance with our policies and English law. Thank you.
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The Woodland Trust is a charity registered in England (No. 294344) and in Scotland (No.
SC038885).
A non-profit making company limited by guarantee.
Registered in England No. 1982873.
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The Woodland Trust
Scotland
South Inch Business Centre
Shore Road
Perth
PH2 8BW
01738 635 544

Aberdeenshire Council
Viewmount
Arduthie Road
Stonehaven
AB39 2DQ
1st October 2020
Dear Rory Hume,
Application: APP/2020/1422
Proposal: Erection of 40 Dwellinghouses and Associated Infrastructure | Site At Former
Ellon Academy Ellon Aberdeenshire
Objection  Impact to Carolines Well Wood
          We have four main
aims: ensuring no further loss of ancient woodland, restoring and improving woodland
         standing
and enjoyment of woodland.
We own over 1,000 sites across the UK, covering approximately 27,000 hectares (ha). In
Scotland we own and care for around 60 sites covering an excess of 11,300ha which include
the 5,000ha Glen Finglas estate and significant urban forestry holdings in Glenrothes and
Livingston. We combine the promotion of public access with forestry, farming and
conservation of the natural and cultural heritage. We have over 500,000 members and
supporters.
We consider that any woodland included in NatureScot    
AWI), which is present on historical maps or which exhibits a significant number of ancient
woodland indicators can be considered as ancient. We believe that ancient woodland,
including semi-natural ancient woodland, is amongst the most precious and biodiverse
habitats in the UK and is a finite resource which should be protected.
Ancient Woodland
 Ancient Woodland Inventory1 has three main categories of woodland, all of
which are of value for their biodiversity and cultural value by virtue of their antiquity:
 Ancient Woodland (1a or 2a) - Interpreted as semi-natural woodland from maps of
1750 (1a) or 1860 (2a) and continuously wooded to the present day. If planted with
1

https://www.nature.scot/sites/default/files/201811/A%20guide%20to%20understanding%20the%20Scottish%20Ancient%20Woodland%20Inventory%20%28AWI%
29.pdf
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non-native species during the 20th century they are referred to as Plantations on
Ancient Woodland Sites (PAWS).
Long Established of Plantation Origin (1b or 2b) - Interpreted as plantation from
maps of 1750 (1b) or 1860 (2b) and continuously wooded since. Many of these sites
have developed semi-natural characteristics, especially the oldest ones, which may
be as rich as Ancient Woodland.
       - Shown as unwooded on the 1st
edition maps but as woodland on the Roy maps. Such sites have, at most, had only a
short break in continuity of woodland cover and may still retain features of Ancient
Woodland.

The Trust objects to planning application APP/2020/1422 on the basis of potential damage to
Carolines Well Wood (grid ref: NJ9578730837), designated as 1b LEPO on the Ancient
Woodland Inventory (AWI).
Planning Policy
Removal of woodland is also contrary to two important pieces of Scottish Government policy;
the Scottish Planning Policy (SPP) and the Control of Woodland Removal Policy.
The SPP states: "216. Ancient semi-natural woodland is an irreplaceable resource and, along
with other woodlands, hedgerows and individual trees, especially veteran trees of high nature
conservation and landscape value, should be protected from adverse impacts resulting from
development. Tree Preservation Orders can be used to protect individual trees and groups of
trees considered important for amenity or their cultural or historic interest.
           
in favour of protecting woodland. Removal should only be permitted where it would achieve
significant and clearly defined additional public benefits. Where woodland is removed in
association with development, developers will generally be expected to provide compensatory
planting. The criteria for determining the acceptability of woodland removal and further
information on the implementation of the policy is explained in the Control of Woodland
Removal Policy, and this should be taken into account when preparing development plans and
determining planning applications.
The Control of Woodland Removal Policy states:       
removing the following types of woodland: ancient semi-natural woodland; woodlands listed
             
against woodland removal where it would lead to fragmentation or disconnection of
   
           ing target and
action: Target 3.3 Minimise losses of biodiversity occurring through fragmentation and loss
of woodland due to development and other land uses.
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In addition to this, in February 2019 the Scottish Government published its Forestry Strategy
2019-2029 which states that2 unnecessary loss of woodland, particularly ancient woodland,
should be avoided.
The Council should also have regard for Policy E1 (Natural Heritage) of the Aberdeenshire
Local Development Plan (2017) in relation to the protection of ancient woodland.
Impacts to ancient woodland
This application is for the re-development of a demolished school site to a housing
development within close proximity to ancient woodland. As such, we are concerned about
the intensification of the recreational activity of humans and their pets, which can result in
disturbance to breeding birds, vegetation damage, trampling, litter, and fire damage.
In addition, where gardens abut woodland or the site is readily accessible to nearby housing,
it gives the opportunity for garden waste to be dumped in woodland and for adjacent
landowners to extend garden areas into the woodland. It can also create pressure to fell
boundary trees because of shade and leaf fall and interference with TV reception. It also
forces boundary trees to be put into tree safety inspection zones resulting costs for
neighbours and increasingly comprehensive felling.
When land use is changed to a more intensive use such as in this situation plant and animal
populations are exposed to environmental impacts from outside of the woodland. We have
identified above the indirect impacts that we anticipate the development in question will
have on the adjacent ancient woodland.
Mitigation
Potential mitigation approaches for the protection of ancient woodland are outlined in our
 3. Such approaches would help ensure that the development meets policy
requirement and guidance, including:
Measures to control noise, dust and other forms of water and airborne pollution.
Sympathetic design and use of appropriate lighting to avoid light pollution.
Producing and funding an access management plan for the woodland, and/or
providing alternative natural greenspace to reduce additional visitor pressure.
Implementation of an appropriate monitoring plan to ensure that proposed
measures are effective over the long term and accompanied by contingencies
should any conservation objectives not be met.
Adhering to BS 5837:2012 to provide adequate tree and root protection.
Retaining and enhancing natural habitats around ancient woodland to improve
connectivity with the surrounding landscape.
Introduction of sympathetic management for neglected woodlands or trees.
This development should allow for a buffer zone of at least 20 metres to avoid root damage
and to allow for the effect of pollution from the development. The council should ensure that
2
3

(page 30) - https://www.gov.scot/publications/scotlands-forestry-strategy-20192029/pages/7/
https://www.woodlandtrust.org.uk/media/46447/planning-for-ancient-woodland-and-veteran-trees.pdf
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the width of the proposed buffer is adequate to protect the adjacent ancient woodland. The
buffer should be planted before construction commences on site. HERAS fencing fitted with
acoustic and dust screening measures should also be put in place during construction to
ensure that the buffer zone does not suffer from encroachment of construction
vehicles/stockpiles, and to limit the effects of other indirect impacts.
Conclusion
The Trust objects to this planning application unless the applicant is able to provide the
adjacent ancient woodland with a buffer zone of at least 20m to ensure that the
development will not result in significant detrimental impact.
If you would like clarification of any of the points raised above, then please do not hesitate to
contact us via campaigning@woodlandtrust.org.uk.
Yours sincerely,

Nicole Hillier
Campaigner  Woods under Threat

