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1. The site for this proposal for caravan pitches is situated within the modelled 0.5% 
plus climate change AEP flood plain and is therefore, by definition, liable to a risk of 
flooding.

Given the position of the site, the safe emergency vehicle access to that site would 
be restricted in a 1 in 200 year flood assessment and this is further exacerbated 
given the proposal is for a campsite. SEPA’s Flood Risk and Land Use Vulnerability 
Guidance is clear that campsites are considered to be in the most vulnerable 
category.

This vulnerability is further increased by the visiting mobile home owners having 
little prior knowledge of the flood risk and would likely not understand the flood risk 
warnings or the required procedures.

The Supporting Statement picks up on this point that the present Caravan Park’s 
alert and evacuation procedures are well ingrained but that would not be the case 
with visitors using a site away from and not under the direct guidance of the current 
caravan site.

2. Planning Advice Note (PAN) 1/2011 provides guidance for planning to prevent and 
limit the adverse effects of noise and thereby prevent loss of residential amenity.

The neighbouring house of Arisaig is only 15m North East of the proposed 
development and the Objector has lived there for 35 years and has enjoyed only a 
passive putting green. This area has been infrequently used, as reported in the 
Supporting Statement submission by the applicant, and has generated little to no 
noise over those many years.

A proposed caravan site will engender a lot of noise with coming and going of mobile 
units as well as being spread over many hours of the day. The visitors will be on 
holiday and their mobile caravan is their holiday home and this is bound to engender 
considerably more noise than at present to the detriment of the residents at Arisaig. 
The lack of a facility for emptying waste will also make more journeys to use the 
facilities at the Caravan site.

3. The proposed loss of this amenity land within the development boundary 
designated for recreational purposes, is against the policy within the National 
Planning Framework 4 (NPF4). This proposed caravan site does not align with the 
NPF4 in terms of its mandates for a strong focus on the climate and nature crises, 
requiring that significant weight be given to these issues in all development 
proposals.



Policy 8 of the CNPA Local Development Plan requires that proposals be of the 
highest quality with no significant adverse impact on residential amenity. Where the 
proposal involves the loss of a sports or other recreation facility or opportunity to 
the local community, it must include compensatory measures to ensure the local 
community is not adversely affected.

The proposal by Ballater Golf Club has merit in terms of seeking a greater income in 
order to support the long established club but the drawbacks to the Objector and to 
the relevant policies must be taken into account with the planning decision.







3

 Dog waste 

 
Disturbance: 

 Waste. Rubbish, food waste being left that has the high potential of attracting 
vermin 

 Dog waste being left either at the end of the garden, or in the worse case scenario, 
people may believe it acceptable to deposit this over the fence into the garden. 

 
In Summary, the combined impact would have a significant and overbearing impact on our 
house and garden. we believe this would violate local planning guidelines on privacy. There 
are significant concerns of control and supervision over the campsite, especially out of 
normal hours that are currently in place with the existing campsite. 
 
We firmly object to this proposal. 
 
Regards, Kirsty & Andy Laird 





absence of meaningful screening and the proximity to garden boundaries and rear windows (see

attached photos taken from my rear windows), the acoustic and general disturbance will be

intrusive and persistent.

Outcome: The proposal would result in a significant and unacceptable loss of residential amenity

to neighbouring properties, contrary to the development plan's requirement to safeguard the

amenity of existing residents. Conditions could not reasonably mitigate this level of impact

because the site layout and land use are themselves the source of harm.

 

2) Light Pollution and Nighttime Glare

Motorhome sites typically generate headlight sweep, external awning lights, security/wayfinding

lighting, and internal lighting visible through windows. With pitches orientated towards/adjacent to

neighbouring gardens, there would be direct light spill into habitable rooms and gardens during

hours of darkness, including in winter when darkness falls early. This is a material, ongoing harm

to residents and is incompatible with the present quiet residential character.

Outcome: The proposal would cause unacceptable light pollution and loss of amenity for adjoining

occupiers.

 

3) Privacy and Overlooking

Occupants of motorhomes and associated activity areas (seating/awnings) would have clear views

into neighbouring gardens and rear windows. There is no existing topographic or landscaping

screen, and no practicable planting could mature quickly enough or at a height sufficient to protect

privacy without itself causing overshadowing/overbearing to neighbours. The elevated eyelevel of

occupants within motorhomes exacerbates direct overlooking.

Outcome: The scheme fails to protect neighbour privacy and would materially change the level of

overlooking experienced at my property.

 

4) Character, Visual Impact and Loss of Amenity/Open Space

The putting green is a lowimpact, open green space contributing positively to local amenity and

the landscape setting of this part of Ballater. Replacing it with serviced motorhome pitches,

hardstandings, access infrastructure, signage and waste facilities would introduce a visually

intrusive, transient vehiclebased use at odds with the established setting and residential edge. My

photos demonstrate the direct and expansive visibility of the site from neighbouring dwellings;

there is no meaningful ability to integrate 3metrehigh vehicles into this open landscape without

harmful visual change.

Outcome: The proposal would erode local character and remove existing amenity value of the

open space to the detriment of the area.

 

5) Traffic, Access and Safety

Motorhome pitches generate frequent vehicle movements and manoeuvring, including outside

peak daytime hours. The surrounding streets (Golf Road/Victoria Road) are residential and not

designed to accommodate highturnover, largevehicle access serving tourist accommodation

immediately behind private gardens. The application does not demonstrate that access, internal



circulation, delivery/servicing (waste, fresh/grey water), and visitor movements can occur safely

and without conflict with local residents, pedestrians and children using nearby spaces.

Outcome: Inadequate demonstration of a safe and suitable access and of acceptable traffic

impacts for a development of this nature and intensity in this location.

 

6) Flood Risk and SurfaceWater Drainage

The site lies within the River Dee floodplain area and is well known locally for flood sensitivity.

Converting permeable green space to hardstanding/vehicular surfaces for motorhomes risks

increasing runoff and displacing floodwater, with potential effects on adjacent residential land. No

robust Flood Risk Assessment or Surface Water Management strategy has been provided to

evidence that the development will be safe for its lifetime, or that it will not increase flood risk on or

offsite. Wastewater/chemical toilet disposal facilities also carry pollution risk if not properly

designed and managed.

Outcome: In the absence of compelling evidence and independent review (e.g., SEPA

consultation), the proposal fails the precautionary approach to flood risk and drainage and should

be refused.

 

7) Need and Location

There are already existing caravan/campervan facilities within the wider Ballater area. Regardless

of wider provision, this particular site is not an appropriate location for intensive motorhome use

given the immediate adjacency to homes, the open exposure and the amenity/flood constraints

identified above. Need does not override site unsuitability.

 

Conclusion

For the reasons set out, the proposal would result in significant, unavoidable and ongoing harm to

neighbouring residential amenity, loss of privacy, light and noise disturbance, harm to local

character, traffic/safety concerns, and unresolved flood/drainage risks. These harms are inherent

to the proposed use and location and cannot be acceptably mitigated by conditions.

I therefore request that planning permission is REFUSED.

If, despite the above, the Council is minded to approve, I request the following minimum conditions

and information requirements (without prejudice to my objection):

 

Full Flood Risk Assessment and Surface Water Management Plan agreed with the Council and

SEPA, demonstrating no on or offsite risk increase.

Prohibition of generators; strict quiet hours (e.g., 21:00-08:00); no arrivals after 21:00.

A site lighting strategy designed to zero light spill to neighbouring properties (full cutoff,

PIRcontrolled, lowintensity, curfewed).

A landscape and boundary screening scheme providing yearround visual mitigation, implemented

before first use and maintained thereafter.

A management plan covering waste, chemical toilet disposal, visitor conduct, and onsite

supervision, with a contact number for neighbours and enforcement/penalty measures.

Maximum length of stay, no commercial vehicles, and cap on pitch size/vehicle height to limit









 

5. Noise and Disruption.

Should approval be given, during construction as well as in occupation the Putting Green

converted to a motor caravan site would increase the noise generated in this area, with a serious

impact on the quiet enjoyment afforded those residents who have lived around the Green for many

years. If the development is to proceed it is essential a full noise survey is carried out before,

during, and after construction. I am particularly concerned at the noise likely to be generated by up

to 40 people camping in close proximity to a quiet residential area outside late into the evening.

6. Lack of Need.

It is my understanding that there is no requirement for additional camping facilities within Ballater.

The very successful Caravan Park has extensive camping facilities together with a great number

of touring pitches. Should it be proven there is additional need then it would be far more

appropriate if space was provided on Golf Club land adjacent to the Caravan Park and agreement

sought to share its facilities.

7.Flood Risk.

As you know the Putting Green forms part of the Flood Plain of the River Dee.During the 2015

Flood a 1 metre depth of water was measured in this location. It was that flood which totally

destroyed the Caravan Park. The 'new' Caravan Park has an evacuation procedure which was

actioned recently. It would be reckless of the Local Authority to approve further camping facilities

on a known Flood Plain.

 

8.Traffic and Disruption.

Clearly if 12 motor caravans are put on this site significant extra vehicle movements within the car

park and the adjoining residential streets would be generated. A transport impact assessment

should be carried out prior to the development being permitted.

 

Brenda Searle

 

Sent from my iPad
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Light pollution through site lighting, mobile home lights, car lights late at night and early morning

would adversely affect wildlife in the area as well as the neighbouring properties.

 

I played on this putting green regularly in the 60's and 70's. It was, and in my opinion still is a

valuable asset that contributes to the village's sporting amenities for kids and families.




