Item 11B
Page 1

Environment and Infrastructure Services

Marr Area Committee Report 23 November 2021
Reference No: APP/2021/1823
Full Planning Permission for Erection of Dwellinghouse and Garage at Land to
North of Coldrach Lodge, Chapel Brae, Braemar
Applicant:
Agent:

Grid Ref:
Ward No. and Name:
Application Type:
Representations
Consultations
Relevant Proposals Map
Designations:
Complies with
Development Plans:
Main Recommendation

Mr Martin Bruce, Quarry Studios, Crathie, Ballater,
AB35 5UL
Moxon Architects Ltd, Ardoch, Crathie, Ballater, AB35
5UL
E:314536 N:791357
W15 - Aboyne, Upper Deeside and Donside
Full Planning Permission
13
8
Cairngorms National Park
Rural Housing Market Area
Yes
Grant

NOT TO SCALE
Reproduced from Ordnance Survey mapping with the permission of the Controller of Her Majesty’s Stationery Office © Crown
copyright and database rights. Ordnance Survey Licence Number 0100020767.

Item 11B
Page 2

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.

1.2

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

2.1

The application site lies to the north of Chapel Brae, with a property, Bellevue,
to the east nearing completion as a replacement house (APP/2018/1716), two
properties are located on lower ground to the north, and there is a row of
detached houses along the south side of Chapel Brae. The site is within the
Braemar settlement boundary but outwith the conservation area, although it
adjoins the conservation area on its east and south boundaries. There is a
substantial mature larch tree to the west of the application site, which was
covered by a Tree Preservation order (TPO 111) in 2019.

2.2

The proposed site is allocated in the Cairngorms National Park Local
Development Plan 2021 as the eastern part of site H4, the whole of which is
allocated for up to 6 dwellings. This was a new allocation in the 2021 plan. A
further allocation, H1 to the north-east of this site, has an indicative capacity
of up to 6 dwellings. To date no applications have been made for the H1 site.
Site H3 Kindrochit Court has existing permission for 11 dwellings and there is
a current application for 15 units (10 flats and 5 terraced houses) under
consideration by the CNPA.

2.3

The proposed site is 1160m2 and would take up over half of the developable
portion of the allocated area, which is 0.4 ha but constrained. The allocation
notes the site’s proximity to the River Dee SAC and that wastewater impacts
on the river will need mitigation. It further flags the sites sensitive topography,
mature trees and the established footpath network passing through the site.

2.4

The application is for a single detached house, designed as two wings with a
central link and located on the shallower slope to the south of the application
site, with the steeper sloping northern part forming garden ground and
accommodating surface water drainage. It would be a single storey dwelling,
with a stepped form following the land contours. A detached double garage
would be located gable end to Chapel Brae with an access drive, layby, and a
resin bound surface to a parking and turning area. The total external floor
area of the four-bedroom house and garage would be 390m2 with a built
length (including the garage) of over 30m along the west boundary and 21m
to the east.
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2.5

External materials would be a reclaimed stone wall to the gable of the garage
next to the road and to the gable of the east wing, with horizontal larch
cladding and extensive glazing to the north elevation. The remaining
elevations would be a mix of reclaimed stone and horizontal larch. The flat
roofed link would have a green roof (native wildflower and grass) and the
garage and pitched roofs would be slate. Windows would be timber with grey
aluminium coating.

2.6

A drystone dyke is proposed along the frontage with a specimen silver birch
tree at the access, a rowan to the south-east and a field maple to the northwest. A timber and wire deer fence would form the west boundary and an
existing overhead power line undergrounded. A surface water soakaway is
shown in the garden area to the north, a public water supply and mains foul
drainage are available.

2.7

A drainage report has been submitted which confirms that foul drainage can
be dealt with via mains and that the ground is suitable for disposal of surface
water via an infiltration trench which can be accommodated on site.

2.8

A tree survey has been carried out, identifying that the proposed house is
outwith the root protection area of the larch protected by TPO. The proposed
dwelling is within the root protection area of a field maple, which has suffered
considerable root damage from the construction next door, further damage
will be prevented by the use of geogrid and geotextile combined with pillar
foundations for the east side of the house but given the extent of damage, its
expected life span is still short. The veteran larch would be protected by the
erection of a boundary fence and tree protection fencing parallel with the road
and around the existing parking area, allowing pedestrian access. A Norway
spruce on the adjacent plot appears healthy and will be protected by fencing.

2.9

A design and access statement outlines that the proposal is for a permanent
home for a multi-generational family. It has been designed to be a low single
storey house, following contours without overlooking or overshadowing
adjacent plots. The form protects trees and rights of way while reflecting the
gables and mixed styles of surrounding properties. It will minimise energy use
and embodied carbon, using high levels of detail and quality finishes to
maximise the sustainable and ecological potential of the site.

2.10

Additional information from the agent has been submitted in a Review Report
to explore the proposal’s compliance with the LDP and to explain the scope
for development on allocated sites within the settlement. The report notes that
the proposal is high quality, takes account of the sensitive topography,
protects root protection areas, maintains the established footpath, fits the
edge of settlement character and density and does not preclude the delivery
of 3 further dwellings on the remainder of the site or meeting the requirement
for 45% affordable housing for Braemar.

2.11

The applicant’s statement outlines that geometrically 6 units could fit onto the
H4 site but all would need to be relatively small, introducing tension with the
LDP requirement to provide a range of house designs on each allocated site.
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It would also be at significantly higher density than anywhere else on this
edge of the settlement. Importantly, they note that the capacities in the LDP
are guides to the capacity providing indicative house density information.
They note the capacity of the H1 site and fewer constraints mean it is more
suitable for achieving numbers at the higher end of the indicative capacity
than H4. They also note the community led development at site H3 is
proposing an overprovision of units and would be 100% affordable.
2.12

An update from Mar Estate confirms that they are in discussion about the
development of the H1 site, which could potentially increase house numbers
from 6 to 9. It is anticipated that work on the H3 St Andrews Terrace would
commence in 2023 and the land at H3 Kindrochit Court has been transferred
to Braemar Community Limited with an application under consideration by the
CNPA for 15 units, 4 more than the indicative capacity.

2.13

The site was initially promoted by the landowner for inclusion in the LDP as a
larger site, and for 3-5 houses, but the reduced site was allocated for up to 6.
The agent notes that the application will not prejudice the delivery of housing
on allocated sites and that one large dwelling is the most appropriate
development form, having regard to site constraints and the character of the
surrounding area. They also note that the H4 site is not included in the
Housing Land Audit figures confirming that it was treated as delivering fewer
than 5 units, therefore any units are an addition to current effective supply.
The applicant’s supporting information outlines that Mar Estate own all
allocated sites and are committed to maximising development on the
allocations while respecting relevant constraints and design policies. Any
shortfall which can be justified could be addressed through development of
these sites.

3.

Representations

3.1

A total of 13 valid representations (13 objections) have been received as
defined in the Scheme of Delegation. All issues raised have been considered.
The letters raise the following material issues:
Development of the allocated site




Will destroy one of the few green spaces left in Braemar adversely
affecting the integrity of the area and the qualities for which it has been
designated.
Will result in habitat destruction for wildlife, impacting on biodiversity,
environment and accessibility.
Loss of local green space and natural habitat is not justified unless the
aims of supporting local housing are met. The village would not benefit
significantly in compensation for the loss. It is a special place and should
not be squandered.
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Use of H4 site







Using half the H4 site for one large-footprint house will remove the
opportunity for houses to be built to meet Braemar’s needs.
The proposal should be rejected as it is not aligned with the intended
use in the H4 allocation for 6 properties.
H4 is in the LDP to ‘contribute to the current and future housing needs of
the village’ and aims to ’enable and actively support the delivery of new
housing which is affordable and meets community needs’ ‘a mix of
dwellings with an emphasis on smaller dwellings’ one huge house is
opposing to the intended purpose of the LDP.
The Park’s Development plans were based on creating opportunity in the
village through affordable housing etc. This development is not in
keeping with that plan
The site assessment for the 2020 LDP states that there was ‘some
scope for a few smaller houses on the eastern corner’ The proposed
development does not meet that criteria.

Affordable housing


Braemar 45% provision of affordable housing, developers seeking to
negotiate a reduction must do a viability assessment

Density









The architects argue that only 54% of the steeply sloping site with a TPO
protected tree in the centre is suitable for development. The proposal
then uses 60% of the developable area with one 390m2 property and the
potential for 2 smaller 100m2 properties on the remaining developable
area.
Bellevue was the redevelopment of a brownfield site not a greenfield one
and is one of the largest residential properties in Braemar, the vast
majority of local housing is significantly smaller
Overdevelopment
Policy 1.1 states that development should ‘reinforce and enhance the
character of a settlement,’ scale and layout is inappropriate to the site
and setting surrounded by a conservation area.
The proposed density of the development (plot area 1660m2 developed
area 390 m2 density 23.5%) is 60% higher than Belleview (Plot area
2790m2 developed area 394m2 density 14%). Surrounding plot densities
range from 9% to 21%.
300-400m2 properties are not the norm on Chapel Brae.

Design


Houses should reflect the style and architecture of what has been built in
the past and no more than 1.5 stories high, the footprint is too large and
the building too close to the road for its height, impact on streetscape
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Design is not sympathetic to the traditional pattern of development,
others are right angled or a standard geometric shape.
A large ‘statement’ home will detract from the distinctive quality of
Braemar and specifically, Chapel Brae. At odds with the style of the
village and an unwelcome precedent.
The proposed house is incongruous in the context and does not allow for
a proportionate garden front or back. The green roof does not
compensate
The size of the proposed dwelling of out of line with the size of the plot
and the current streetscape, although the plans have reduced the height
by 2.5m, its proximity to the road and properties to the north need to be
reconsidered to avoid being overbearing or overlooking.
Delvorar and Bruach Mhor to the north will be severely affected with a
loss of privacy, light, overshadowing and light pollution due to living
spaces close to the boundary. Size, height, position, scale and density
need to be addressed.

Landscape


A modern, oversized and highly visible development would blight the
view over the Dee valley from amenity land enjoyed by locals and
visitors

Trees




The mature larch is prominent in the landscape and makes a valuable
contribution to the character of the area. The LDP 2020 Site Assessment
says ‘there is a large larch tree in the centre of the road frontage. This is
a strong feature along the street and the open space itself and must be
retained with generous space around it’ Any development should be
sited a considerable distance from the tree to ensure it is not
compromised. The TPO states that ‘The mature larch tree is prominent
in the landscape and makes a valuable contribution to the amenity and
character of the area’.
Tree protection required and additional planting secured.

Core path



The core path UDE61 runs directly over the development plot. The core
path is part of the existing path network and is well used and of cultural
significance
Impact on the core path. Development adjacent to Core Path UDE61 is
out of step with the intent of the Core Paths Plan ‘The core paths
network help to conserve the Parks natural and cultural heritage and
encourage people to enjoy it in a responsible way’.
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Drainage




Boundary does not show trees or the proximity of the soakaway on a
steep slope that will cause major drainage issues/landslip to neighbours
below. There is a risk of flooding to adjacent properties. There is no
mains sewer on Chapel Brae.
Water run-off from Morrone goes to this point and drainage issues on
Chapel Brae cause localised flooding which the H4 site provides some
respite from.

Access and parking




Double entrance onto Chapel Brae adds extra danger to pedestrians and
traffic where there is no pavement and the road is heavily used by
pedestrians
Lack of car parking for a 4 bedroomed multi-generational house, parking
and traffic management is already a village issue.
Loss of green spaces will lead to more on-street parking.

Increased carbon loss


Construction of houses of this size in the high carbon soils will increase
carbon loss, provision of affordable housing would justify such loss but
the trend for the increased land footprint of houses on Chapel Brae does
not.

Light pollution


One of the few places in the settlement that does not suffer light
pollution. Light pollution must be minimised from development to
surrounding areas.

4.

Consultations

4.1

Environment and Infrastructure Services (Contaminated Land Unit) has
no indication of past contaminative use.

4.2

Environment and Infrastructure Services (Environment Team) notes the
existing TPO on the single larch tree. Survey shows all works to be outwith its
root protection area and there will be protective fencing. Tree 2 on the
adjoining site has been damaged by construction, with a short life span but
works on this site would be hand dug, use a protective ground covering, and
watering and supervision by an arboriculturist would protect it during works on
this site. All works are outwith the RPA of tree 3. 5 trees would be planted.
Works as proposed are accepted and should be conditioned as such.

4.3

Environment and Infrastructure Services (Roads Development) has
commented that the revised plans show visibility can be achieved, 3 parking
spaces are acceptable and subject to conditions they have no objection.
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4.4

Legal and People (Business Services) has sent a Developer Obligations
Assessment report to the agent who has confirmed agreement of
contributions for affordable housing within the Aboyne Academy catchment
area.

4.5

Braemar Community Council has raised a concern that the development is
not within the intentions of the development plan. The H4 site is proposed for
up to six houses, and are concerned that if so much of the site is given over to
a single house capacity for future development in the community will be
reduced, where land available for development is already very restricted.

4.6

CNPA has not called in the application as it does not raise any planning
issues of general significance to the park aims.

4.7

Scottish Water has confirmed that there is sufficient capacity in the waste
water treatment works for foul drainage and capacity for a public water supply.

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
socially just Scotland with a strong economy, homes, jobs and a good living
environment for everyone.
5.2

Cairngorms National Park Local Development Plan 2021
Policy 1 New Housing development
1.1
Housing delivery in settlements
1.4
Designing for affordability and specialist needs
1.5
Affordable housing
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Policy 3 Design and Placemaking
3.1 Placemaking
3.3 Sustainable design
Policy 4 Natural heritage
4.1 International designations
4.2 National designations
4.4 Protected species
Policy 5 Landscape
5.1 Special landscape qualities
Policy 8 Open space, sport and recreation
8.3 Redevelopment of other open space.
Policy 9 Cultural heritage
9.3 Conservation areas
Policy 10 Resources
10.1 Water resources
10.3 Connection to sewerage
10.4 Waste management and minimisation
10.7 Carbon sinks and stores.
Policy 11 Developer obligations
5.3

Other Material Considerations
CNPA Supplementary guidance Policy 1 New housing development 2015
CNPA Sustainable design Non-statutory guidance 2015
CNPA Policy 5 Landscape Non statutory guidance
CNPA Developer contributions Non-statutory guidance 2015
Tree Preservation Order 111 (2019)

6.

Discussion

6.1

The key issues in considering this application are the development of the
allocated site, impact of approving a single large house on a large proportion
of the site, landscape impacts, design and materials, amenity, drainage,
access and parking, footpaths, cultural heritage, tree protection and the
natural environment.
Development of the allocated site

6.2

Many of the representations refer to the loss of the open space area within the
settlement, however, as an allocated site it has gone through due process to
be included in the LDP and its future development for housing has been
established.
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6.3

The allocation is for ‘up to’ 6 houses, a maximum capacity which may not be
deliverable given the site constraints and the need for development to respect
the character of the area in both design and scale. There is, though, a wellestablished expectation that new housing development within the village will
help to meet the demands for a variety of more affordable house types to
support the sustainable development of the village and its services, and the
growth of the working age population. The LDP highlights the ongoing issue of
lack of supply of the right type of housing to meet community needs. Planning
guidance on Policy 1 requires a statement confirming that the design makes
the best use of allocated sites within settlements, this has been submitted.

6.4

Para 5.10 of the LDP states that ‘The proposals include indicative house
density information. This information should be used as a guide to the
capacity of the site. However, proposals should not be constrained by these
figures and should seek to create attractive urban environments with a range
of house designs working within the site.’ The Planning Service has
expressed concerns that the use of such a large proportion of the recent
allocation would inhibit the development of the remainder, restricting its ability
to provide housing to meet other objectives of the plan.

6.5

The settlement objectives are to deliver housing to meet local needs particularly affordable housing, with all housing developments to include 45%
affordable housing. There is a further allocated site on Chapel Brae H1 also
allocated for up to 6 dwellings for which no applications have been made to
date. The supporting statement details the characteristics of the two allocated
sites on Chapel Brae, concluding that the proposed development would retain
part of this allocated site for smaller houses and that the H1 site has capacity
for additional small units which meet the housing supply and the objectives of
the LDP. Policy 1 New housing development Part 1.1 promotes development
on allocated sites but all proposals for housing will need to meet the
requirements of the settlement and reinforce and enhance its character.
Whilst there is never a guarantee that development will be bought forward on
allocated sites, the additional information confirms what could be achievable
to comply with Policy 1 New housing development Part 1.1.

6.6

Developments of four or more houses in Braemar should include provision for
affordable housing of 45% of the total number of dwellings on the
development site. Proposals for less than four market dwellings are required
to make a monetary contribution towards housing need in the community and
this has been agreed with the applicant, as sought by Policy 1 New housing
development Part 1.5 Affordable housing.
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Density and deliverability of the H4 site objectives
6.7

There is an underlying concern about the impact of the proposal on the
deliverability of up to 6 houses sought in the objectives of the newly adopted
LDP. One house taking 45% of the site has an impact on the overall capacity,
the application site is the more easily developed area of the overall allocated
site due to the constrained nature. The large protection area of the TPO’d
tree, footpath access, the need for onsite surface water drainage and the
landscape impacts of the edge of settlement site in wider views, all result in
significant limitations on the ability of the H4 site to accommodate up to 6
houses, which also need to respect the character of the area and the
surrounding density. The site has sensitive topography, with the potential to
impact on views up from Linn of Dee road, and its location on the edge of the
settlement and adjoining the conservation area requires a high quality
development.

6.8

The agent has assessed the whole H4 site as measuring 3560m2 and with a
net developable area of 1928m2 this allows for removing areas for tree
protection, surface water drainage and access requirements. The submission
indicates the application site of 1658m2 has a developable area of 1160m2
which would accommodate the single detached house and garage with a
footprint of 390m2 and a plot coverage of 22% (of the developable plot
excluding tree protection areas, access, and drainage). Other adjacent plots
are assessed for their density (without excluding any undevelopable areas)
and they vary from 14% to 21%. The design statement concludes that the
surrounding character of the area is for single houses between 300-400m2
although the assessment carried out shows houses in the vicinity range from
94m2 to 394m2 (the latter is Bellvue of which a significant proportion of the
footprint is an attached garage and ancillary uses).

6.9

The remaining part of the allocation could accommodate two houses but
would struggle for three because of drainage, trees, density and landscape
impacts and general amenity provision for the units themselves. The
applicant’s agents have submitted extensive assessments of the allocation,
concluding that three houses could be accommodated on the remaining site,
however it is not clear that drainage, tree protection requirements and access
could be dealt with for three properties. This would need to be fully addressed
on receipt of future applications.

6.10

Further details of the H1 capacity and a potential scenario for development
has been submitted. This indicates that there are fewer constraints for the H1
site and it is more capable of achieving closer to the objective of 6 houses,
however the density would be relatively high and the site is in the
conservation area, and is also with drainage constraints due to the proximity
of the River Dee SAC.

6.11

The Planning Service is supportive of development on the allocated site but,
especially given the early submission of this application following the recent
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adoption of the LDP, concerns have been raised that the proposal restricts
housing delivery numbers in the settlement and that the development of one
large dwelling on a high percentage of the developable site area will constrain
deliverability of the settlement requirements. However, it has been shown
that, possibly, three small units could be provided on the leftover part of the
site and a contribution towards affordable housing has been agreed with the
applicant. As such the proposal is considered, on balance, to comply with
Policy 1 New housing development Part 1.1 Housing delivery in settlements.
6.12

Policy 1 New housing development Part 1.4 requires a mix of dwelling types
and sizes to help secure a balanced housing stock with an emphasis on
smaller houses. The proposal would result in one large dwelling on a
significant proportion of the developable site, but indicates that the delivery of
smaller residential units, which is a key requirement of the recently adopted
Local Development Plan, can be achieved on the remainder to comply with
Policy 1 New housing development Part 1.4 Designing for affordability and
specialist needs. Also looking holistically at the allocated sites in Braemar,
there is scope for varied provision within the settlement as a whole.
Design and materials

6.13

Although the site is not within the conservation area, it is bound by it on two
sides and any development of the site has the potential to impact on the
character and setting of the conservation area. Development in or affecting a
conservation area should preserve and enhance the character and
appearance of the conservation area, using design, materials, scale, layout
and siting appropriate to the site and its setting. All developments should meet
the six qualities of successful places and must be sympathetic to the
traditional pattern and character of the surrounding area whilst encouraging
innovation in design and materials.

6.14

The proposal has been carefully designed to fit into the site, using a single
storey stepped form with a low link to join the two pitched roof wings. A palette
of materials based on the vernacular use of wood, stone and slate is
proposed with smaller windows towards the road and larger openings to face
the views to the north. It is a contemporary approach which has been
developed from traditional forms and materials. The use of drystone walling
along the frontage, along with appropriate landscaping and boundary
treatments would complement the setting of the development. The proposal
complies with Policy 3 Design and placemaking Part 3.1 Placemaking and
Part 3.3 Sustainable design.
Amenity

6.15

The amenity of neighbours would not be adversely affected by the proposal.
The extensive glazing to the north elevation would look towards properties
beyond the boundary, but the separation distance and levels would not result
in a significant adverse impact on privacy. The height of the building would not
result in overshadowing to neighbouring properties. The construction and
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design would minimise the effects of the development on climate change in
terms of siting and construction, maximising solar gain and minimising energy
usage whilst incorporating energy efficient heating. The proposal complies
with Policy 3 Design and placemaking Part 3.3 Sustainable design
Landscape impacts
6.16

The site lies within the National Scenic Area, and due to the site’s sensitive
topography and its edge of settlement location there are potential impacts on
key landscape views and the Special Landscape Qualities of the Park. All
developments must demonstrate how they have avoided adverse impacts on
the landscape. The reduction in height from the initial proposal, combined with
the stepped form, reduces the visual impact of a large dwellinghouse in the
wider landscape, both in views from Chapel Brae and looking up from Linn of
Dee Road. The agents have submitted visualisations to show that the form
has been designed around the landscape constraints. However, the overall
landscape capacity of the remainder of the site is also constrained due to the
scale of the mature larch tree and the typical landscape pattern.

6.17

The agents have indicated that the remaining developable area of the site
could accommodate three houses, however, this would not take account of
landscape, drainage, access and tree cover. The remainder of the site would
need careful design to limit its landscape impact. Policy 5 Landscape Part 5.1
Special landscape qualities has a presumption against development that does
not conserve or enhance the landscape character and special landscape
qualities of the Park. As each application is considered on its own merits, this
assessment relates to the landscape impacts of the current proposal which is
considered to be an appropriate form and design to meet the requirements of
that policy. Future applications for the rest of the allocated site would have to
be assessed as they come forward.
Drainage

6.18

The drainage report confirms that a surface water soakaway can be
accommodated within the site and that foul drainage would be to the public
sewer. The agent has confirmed that the driveway and turning area would be
a porous bound gravel material. There are no records of flooding in the vicinity
of the site. The proposal complies with Policy 10 Resources Part 10.1 Water
resources Part 10.2 Flooding and Part 10.3 Connection to sewerage
Access and parking

6.19

Revised access proposals meet Roads’ requirements with provision of
adequate on-site parking, a lay-by, visibility splays and turning space within
the site. It is understood that the site is in occasional use as overflow parking
but its allocation for development would have removed this as a long-term
use. The proposal would not increase parking pressures as the new parking
requirement can be met on-site and an existing parking area off Chapel Brae
would be unaffected by this proposal.
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Footpaths
6.20

The site is well used as a footpath route, linking Chapel Brae and Linn of Dee
Road. The footpath diagonally across the site would be retained both during
and after development. There would be no reduction in public access, but an
existing seat would need to be re-located. Public concern over the loss of
open space and access throughout the site are understandable, but as an
allocated site it is now destined for development. The original proposed
allocation was reduced and a large area of open ground would be retained to
the north west with no impact on mature larch trees along the Linn of Dee
Road. The proposal complies with Policy 8 Open space, sport and recreation
Part 8.3 Redevelopment of other open space and Policy 3 Design and
placemaking Part 3.3 Sustainable design
Cultural heritage

6.21

As outlined above, the site is not within the conservation area but is bounded
by it on two sides, with the potential to impact on its setting. Development
affecting a conservation area, including its setting, should preserve or
enhance its character and appearance and use appropriate design, materials,
scale, layout and siting. In this case the design is a contemporary approach
using traditional materials and proportions to create a modern interpretation of
the traditional vernacular. There are a wide variety of house types along
Chapel Brae ranging from substantial stone and slate properties to smaller
rendered and timber buildings. There is no cohesive design vocabulary, and it
is considered that the proposed dwelling would enhance the area by reason of
its design and the use of high-quality materials. The overall length of the built
form to the west (onto the remainder of the allocated site and the open space)
is over 30m but the design breaks up the elevation with a separate garage
and stepped form, this, as well as the variety of materials limits the visual
impact. The proposal is considered to comply with Policy 9 Cultural heritage
Part 9.3 Conservation areas
Tree protection

6.22

The tree report highlights the TPO’d larch to the west of the site and it is
proposed to erect tree protection fencing to protect it during construction. A
mature maple in the adjoining site has been badly affected during the
development of that site limiting its future viability, however, the tree survey
proposes measures to reduce further impacts from development of this site to
help secure its future. A Norway spruce on the adjacent site will also be
protected by fencing within this plot during works. The Council’s Environment
team has agreed the details, and the trees on site would be adequately
protected. The proposal complies with Policy 4 Natural heritage Part 4.4
Protected species
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Ecology and environment
6.23

There are records of bats and red squirrels in the area, but the proposal would
not impact on the mature larch tree which may provide suitable habitat. The
existing grassland to the north-west of the site is not affected and it is outwith
the allocated site. The drainage arrangements would not result in adverse
impacts on the river Dee SAC and the proposal is compliant with Policy 4
Natural heritage Part 4.1 International designations and Part 4.2 National
designations
Representations

6.24

Issues raised in objections are considered in the above assessment. Other
matters raised include:




Carbon loss: All development will impact on the soil environment to
some extent, modern construction methods are designed to minimise
impacts and the site is not a peat rich soil, the subsoil is sandy. The
proposal would not have a significant impact on carbon sinks or stores
as required by Policy 10 Resources Part10.7 Carbon sinks and stores.
Light pollution: Difficult to limit from residential use of an allocated site
within a settlement, which already has lighting. Acceptance of the site
for development is established through the LDP.

6.25 In conclusion, the Planning Service had raised concern about the early
development of a large proportion of the site allocated for up to 6 houses for a
single dwelling, potentially losing out on what the site could actually deliver.
The LDP objectives include the provision of a variety of house types and
emphasise the need for houses in settlements to be affordable and support
employment. The use, so early in the life of the LDP, of a large percentage of
an allocated site for a single dwelling raised concerns which the agent has
sought to address in supporting documents, showing that the balance of the
H4 site could accommodate higher density housing helping to meet the
contribution of the overall site to the needs to the community. In addition, the
other allocations are progressing, and it is suggested that the H1 site could
accommodate 6 units, along with the overprovision of affordable units at the
H3 Kindrochit site. These allocations, however, are not yet either submitted or
approved and the assessment of this application should be made on its own
merits.
6.26 The proposed house is a well-designed proposal, using high quality materials
and would be respectful of its setting adjacent to the conservation area and in
the wider landscape, whilst meeting technical requirements, protecting trees
and public access. The allocated site has a number of constraints, and the
proposal has been cognisant of those to generate a bespoke design. The
allocation of the H4 site for up to 6 units may have been optimistic as it is
difficult to see how they could have been satisfactorily accommodated given
the level of constraints. On balance the proposal is recommended for
approval, it would ensure that part of the allocation is delivered and would add
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to the variety of housing in the village, supporting services and a thriving local
community.
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 integrated impact assessment is not required because the granting or
refusing of the application will not have a differential impact on the protected
characteristics of the applicant or any third parties.

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.

8.4

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.

9.

Departures, Notifications and Referrals

9.1

Local Development Plan Departures
None

9.2

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

9.3

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.

9.4

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.

10.

Recommendation

10.1

That authority to GRANT be delegated to the Head of Planning and
Economy subject to:-
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The conclusion of developer obligations and the following conditions:
01.

The dwellinghouse hereby approved shall not be erected unless an Energy
Statement applicable to that dwellinghouse 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 3 Design and
placemaking Part 3.3 Sustainable design of the Cairngorms Local
Development Plan 2021
02.

No works in connection with the development hereby approved shall
commence unless a detailed site-specific construction method statement and
related site plan has been submitted to and approved in writing by the
planning authority to protect the River Dee SAC during construction works.
The construction method statement shall include details of the means of
preventing release of silt into adjacent watercourses. All construction works
on the site shall be carried out in strict accordance with the approved
construction method statement.
Reason: In the interests of protecting the biodiversity of the environment and
the River Dee SAC

03.

No works in connection with the development hereby approved shall
commence unless the tree protection measures detailed in the Astell
Associates report dated 30th July 2021 have been implemented in full in
accordance with the approved tree protection plan. No materials, supplies,
plant, machinery, soil heaps, changes in ground levels or construction
activities shall 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.
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04.

No works in connection with the development hereby approved shall
commence unless a scheme of hard and soft landscaping works 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)
(h)

Existing landscape features and vegetation to be retained;
Protection measures for the landscape features to be retained;
Existing and proposed finished levels;
The location of new trees and hedges, which shall be native species;
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 and gates;
An indication of existing trees, shrubs and hedges to be removed;
A programme for the implementation, completion and subsequent
management of the proposed landscaping.

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.
05.

No works in connection with the development hereby approved shall
commence unless a scheme for the protection of the Public Path adjacent to
the site has been submitted to and approved in writing by the planning
authority. The scheme shall include details of the means of retaining public
access whilst protecting the root protection area of the mature larch tree next
to the site boundary
The protection works shall be carried out in accordance with the approved
scheme.
Reason: In order to ensure the Public Path is not obstructed by the
development.

06.

No works in connection with the development hereby approved shall
commence unless details/the specification and colour of all the
materials/roof/wall/windows/doors/garage doors/rainwater goods 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
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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.
07.

No development in connection with the permission hereby granted shall
commence and the access hereby approved shall not be brought into use
unless visibility of 45 metres in both directions along the channel line of the
public road has been provided from a point 2.4 metres measured at right
angles from the existing edge of the carriageway surface along the centre line
of the new driveway in accordance with the Council's Standards for Road
Construction Consent and Adoption. The visibility splays shall be physically
formed on the ground and any existing fences, walls, hedges or other means
of enclosure or obstructions within the splays shall be removed and relocated
outwith the splays in accordance with the approved plans. Once formed, the
visibility splays shall be permanently retained thereafter and no visual
obstruction of any kind shall be permitted within the visibility splays so formed.
Reason: To enable drivers of vehicles using the access to have a clear view
of other road users and pedestrians in the interests of road safety.

08.

The dwellinghouse hereby approved shall not be occupied unless the
proposed foul and surface water drainage systems have been provided in
accordance with the approved plans and the drainage report by S.A
McGregor dated 4th August 2021. The foul and 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.

09.

The dwellinghouse hereby approved shall not be occupied unless its lay-by
driveway, turning and parking area has been provided and surfaced in
accordance with the details shown on the approved plans. Once provided, all
parking and turning areas shall thereafter be permanently retained as such.
Reason: To ensure the timely completion of the driveway to an adequate
standard to prevent the carriage of loose driveway material on to the public
road in the interests of road safety

10.2

Reason for Decision
The planning authority considers that the application is for a development that
is in accordance with the Cairngorms National Park Local Development Plan
2021. The proposal is for a high-quality design contributing to the character
and landscape quality of this part of the settlement on an allocated site. It
takes account of tree protection, public access and technical matters.
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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 Economy 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.

Alan Wood
Director of Environment and Infrastructure Services
Author of Report: Jan Regulski
Report Date: 1 November 2021
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Comments for Planning Application APP/2021/1823
Application Summary
Application Number: APP/2021/1823
Address: Land To North Of Coldrach Lodge Chapel Brae Braemar
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Jan Regulski
Customer Details
Name: Mr John Torrance
Address: Gordons House Braemar AB35 5YL
Comment Details
Commenter Type: Community Council
Stance: Customer made comments neither objecting to or supporting the Planning Application
Comment Reasons:
Comment:Braemar Community Council neither supports nor objects to this development, however
we would like to raise a concern that this development is not within the intentions of the Local
development plan. The proposed development sits within the H4 development site as per the
development plan, it is proposed that this site should be for upto 6 houses, we have concerns that
so much of this site is being given over to a single housing development and that in doing so is
reducing the capacity for future development within the community where land available for
development is already very restricted.
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Comments for Planning Application APP/2021/1823
Application Summary
Application Number: APP/2021/1823
Address: Land To North Of Coldrach Lodge Chapel Brae Braemar
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Jan Regulski
Customer Details
Name: Tatu Ahlberg
Address: 21b Clermiston Road Edinburgh EH12 6XG
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I have close family in the village and am a long-time frequent visitor to Braemar. I object
to the proposed development because the house is over-sized, out of place and will not contribute
to available affordable housing stock, which is in short supply for local residents.
The proposed use of the site does not justify the loss of a significant part of this public amenity
land. I regularly enjoy it with my young children - playing, sledging, flying kites and safely
accessing the riverside from Chapel Brae. Many, many people stop here daily to enjoy and
photograph the beautiful views up and down the valley. It would be tragic to lose or ruin such a
valuable amenity without the village benefiting significantly in compensation and this is just not the
case with this proposed development.
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Comments for Planning Application APP/2021/1823
Application Summary
Application Number: APP/2021/1823
Address: Land To North Of Coldrach Lodge Chapel Brae Braemar
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Jan Regulski
Customer Details
Name: Kathleen Cooper
Address: Caurniehill Clynder G84 0QD
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I object to the application. If public amenity land is going to be built upon, thus
preventing it from being enjoyed by the public forever, then there needs to be a very good reason
to do this. I gather that this site has been zoned for potential small scale housing to help relieve
Braemar's long-standing housing shortage for local residents. However, using the entire eastern
part of the site for one huge statement house for someone wanting to move into the village does
nothing to relieve the shortage of affordable housing for local people. If this aim is not going to be
achieved, then the land should remain as public amenity land for everyone to enjoy.
As a regular visitor to Braemar over many years and no longer fully mobile, I often rest and enjoy
the views from the two benches that have been so thoughtfully placed here along the edge of
Chapel Brae. It's one of my favourite accessible spots in Braemar and it's clear that my opinion is
shared by many others, locals and visitors alike, going by how often I see people stopping to rest,
photograph or just enjoy the scenery and the wildlife. I regularly see red squirrels and bats here
and occasionally even red deer. Kids sledge here in the winter and many people use the tracks to
safely reach the riverside walks from the village. Now that I am less mobile, I appreciate its
accessibility acutely. It's a very special place to me and to countless others and should not be
squandered.
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Comments for Planning Application APP/2021/1823
Application Summary
Application Number: APP/2021/1823
Address: Land To North Of Coldrach Lodge Chapel Brae Braemar
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Jan Regulski
Customer Details
Name: Mrs Diana Forrester
Address: Juniper House Chapel Brae Braemar AB35 5YT
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:
I object to the development on the following grounds:
1. Permanent loss of public amenity land without any commensurate benefit to the village, locals
or visitors. If the site is not going to be used to address local housing needs, then it should remain
as green public amenity space. The site is currently green-field public amenity land which has
never been been built upon or enclosed. It has been identified in the CNPLDP as a potential site
for housing development to address the shortage of affordable housing for local people, so any
development on it should achieve this aim. The CNPLDP Settlement Objective for housing
development in Braemar is to "Deliver housing to meet local needs particularly affordable
housing". The main focus of the LDP supplementary guidance is also affordable housing. To quote
"The shortage of affordable housing has been identified as a major issue and one of the greatest
challenges facing the communities within the Cairngorms National Park and the LDP has been
prepared to help increase its delivery".
This proposal does not deliver this. Instead it removes the possibility for this land to ever be used
to meet the identified housing needs of locals. The type of house proposed is not what is
envisaged in the LDP, which consistently puts the emphasis on "smaller dwellings" for local
people.
2. Whilst the proposed development brings no benefit to the village, to local people or to visitors, it
will have several significant negative impacts.
Loss of one of the few remaining public amenity spaces in Braemar. This is green space which
has never been built upon or enclosed. The open space is well used by all types of walkers &
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cyclists as well as children sledging or flying kites. It is well used to access the river walks from
Chapel Brae & also provides useful temporary overflow car parking during busy periods e.g. the
games weekend.
Obstruction / loss of iconic open views. The H4 site provides one of the best views from within the
village, enjoyed by countless visitors and locals alike. The positioning of 2 benches overlooking
the open space and the sheer number of walkers that stop to sit, admire or photograph the view is
testament to just how special it is. The fact that it is easily accessible to all ages and abilities also
adds to its value. One of these benches is currently located at the roadside of the proposed
development site. The views that can currently be enjoyed by all from this spot will likely be
significantly restricted if not lost totally.
Negative impact on wildlife. The site is flower-rich grassland bounded by woodland comprising
mature larch and is utilised by an abundance of wildlife, including at least four species of bat, red
squirrels, peregrine falcon, owls, red deer & black grouse. Several of these species are designated
as priority species on the UK Biodiversity Action Plan or Scottish Biodiversity List.
Potential for irreparable damage to the adjacent iconic veteran larch, which is protected by TPO
111.
The proposed site boundary encroaches on the existing rights of way / paths across the land and
constrains them.
Loss of one of very few potential sites available for building genuinely affordable accommodation
for local residents.
3. Over-development of the site. The proposed scale of the development is inappropriate and out
of keeping with the local development plan for the H4 site, which suggests a small scale
development "which will contribute to meeting Braemar's housing needs". Utilising such a large
proportion of the H4 site for one extremely large house does not deliver on this aim.
The proposal's Design Statement uses the adjacent new-build property at Bellevue as its
benchmark to justify the scale of the building. This is not a valid comparison as Bellevue is a
replacement for a pre-existing dwelling which had fallen into long-term disrepair & dereliction.
Therefore the Bellevue build is improving on a brown-field site, not developing a green-field public
amenity space. In addition, the new house at Bellevue is one of the largest residential properties in
Braemar. The vast majority of local housing is significantly smaller than Bellevue.
The Site Assessment for the Local Development Plan 2020 specifically states that, with regard to
the H4 Chapel Brae site that there was "some scope for a few smaller houses on the eastern
corner". The proposed development does not meet these criteria.
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The CNPLDP Policy for new housing development in the park's settlements states 'with emphasis
on smaller dwellings". The proposal does not meet this policy. The small house currently under
construction on the green-field site at the top of Chapel Brae near the duck pond is more aligned
with the policy and should be the benchmark for any housing development on this site.
4. Concern for the welfare of the adjacent veteran larch tree, which is subject of tree preservation
order TPO111.
The Site Assessment for the Local Development Plan 2020 specifically states in relation to this
larch:
"There is a large larch tree in the centre of the road frontage. This is a strong feature along the
street and the open space itself and must be retained with generous space around it. "
The siting of the proposed buildings and the associated new perimeter fence restrict the space
around the tree. Although the Tree Survey Report for the proposed build indicates that a tree
protection zone and fencing will be installed during the construction phase, this will be extremely
unsightly and is not guaranteed to prevent damage to the tree. It is not clear from the appended
Plan CBB-2017-TP, what the extent of the proposed fencing will be or how it will effectively protect
the tree.
It is noteworthy that the Tree Survey Report notes that the trees identified as Field Maple 2 &
Norway Spruce 3 have already sustained significant damage during the construction of the
adjacent development at Bellevue. It would be reprehensible if this iconic larch were to suffer a
similar fate. Any development must therefore be sited a considerable distance from the tree to
ensure that it is not compromised. This is not the case for the proposed build.
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Comments for Planning Application APP/2021/1823
Application Summary
Application Number: APP/2021/1823
Address: Land To North Of Coldrach Lodge Chapel Brae Braemar
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Jan Regulski
Customer Details
Name: Mrs Claire Gaskin
Address: Bruachmhor Linn of Dee Road Braemar AB35 5WT
Comment Details
Commenter Type: Neighbour
Stance: Customer made comments neither objecting to or supporting the Planning Application
Comment Reasons:
Comment:As an adjoining neighbour to the plot I note that the proposed building has already been
reduced in height by 2.5m - thank you. Looking at the plans I'm hoping this means that the
proposed property doesn't look directly into our upstairs bedroom windows on the rear of our
property?
Our back gate does open onto this planning plot at present and we have always used it for safe
access to Chapel Brae (30mph) however this will be lost, combined with the sale of access track
adjacent we will have to use Linn of Dee Road (60mph) to walk to the village. I appreciate we have
no entitlement as such to access the land however I wanted to note that this is of concern to our
family!
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From:
To:
Subject:
Date:

Planning Online
Chapel Brae Braemar (APP/2021/1823)
31 August 2021 09:06:16

Comments for Planning Application APP/2021/1823
Application Summary
Application Number: APP/2021/1823
Address: Land To North Of Coldrach Lodge Chapel Brae Braemar
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Jan Regulski
Customer Details
Name: Margaret Gill
Address: Chapel Brae Cottage, Chapel Brae, Braemar AB35 5QT
Comment Details
Commenter Type: Owner of property on Chapel Brae
Stance: Customer objects to the Planning Application
Comment Reasons:

I have a number of reasons for objecting under 2 headings:
Specific to this application:
In relation to the design fitting with the “character of the immediate area” I received the
following comments when submitting a planning application recently:
“The Cairngorms National Park Plan highlights that Braemar
Conservation Area is designated as “outstanding” all new development
must ensure that it properly reflects the special characteristics of the village
and that its cultural heritage is protected and, where possible, enhanced.
Policy 3 Sustainable design Part 1 Design statements says that the Design
Statement is to demonstrate how the proposal has been designed to be
sympathetic to the traditional pattern and character of the surrounding
area, local vernacular and local distinctiveness whilst encouraging
innovation in design and use of materials.”
I fail to see how the design proposed in the above application is sympathetic to the
traditional pattern of other houses on Chapel Brae. Other buildings seem to have right
angles or be multi-sided in a standard geometric shape. The way in which the link between
the 2 parts of this building joins the main parts does not seem traditional or to reflect the
“special characteristics” of the village.
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Likewise, I find the sections stating that the design fits with the “character of the
immediate area” somewhat disingenuous! The diagram of plot density shows surrounding
plots with densities ranging from 9% to 21% so how does a plot density of 23.5% fit
within that range? Only Bellevue seems to be of a similar size and most other properties on
that diagram are considerably smaller?

Inconsistencies between policies resulting from planning developments on Chapel
Brae:
The Scottish Government has declared a climate emergency, meaning we need to
decrease our carbon emissions rapidly; it also gives high priority to a Just Transition.
There will of course be a lower long-term energy footprint from the sustainable
construction and heating system compared to houses of similar size and occupancy, but
having observed the construction process for Bellevue, it is clear to me (as a scientist
researching sustainable land use) that in the short term the construction of houses of this
size in the high carbon soils of the Scottish Highlands will increase carbon loss. There are
circumstances of course, such as provision of affordable housing for local people (a key
objective of the LDP), that would justify such loss, in line with the concepts of a “Just
Transition”, but the trend for the increased land footprint of new houses on Chapel Brae
does not fall into that category.
My second concern regarding developments on Chapel Brae is that the disappearance of
the existing green spaces will inevitably lead to more cars parked on the Brae. This seems
contrary to earlier planning requirements. My own property has no space to park even one
car off the road and with the designation of H1 also for housing the needs of owners of
traditional houses appear to be considered secondary.
In summary, while it is welcome that the design has changed to one storey in response
to neighbour objections and that energy loss in future will be minimised, I do have
concerns that the increasing footprint (land and materials) of new houses is becoming
an accepted trend, even in Conservation areas, and in the midst of both climate and
biodiversity emergencies. The UN Secretary General called the latest IPCC report on
Climate Change “Code Red for Humanity”
https://news.un.org/en/story/2021/08/1097362
requiring urgent action. We all need to seek to minimise the amount of carbon we
produce and the amount of new materials used in the short-term. Planning regulations
are an important tool in achieving this, but need to consider the short as well as the
long-term.
Margaret Gill
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From:
To:
Cc:
Subject:
Date:
Attachments:

Paul Macari
Planning Online
Housing in Braemar
17 August 2021 09:50:26
image.png

Good morning Paul,
I hope you don't mind this direct e-amil, but in my notification we have been asked to
make representation to yourself, as Head of Planning.
I would like to raise your awareness of the impact on the village of the planning application
to build on a piece of local amenity land on Chapel Brae (APP/2021/1823).
As context, the community recognises the need for more social housing. Braemar
Community Limited, a local charity, of which I am on the Board, is working hard with you
and others to bring in the greenest of social housing on a brown field site in Braemar. The
land has been secured and will be cleared of buildings soon. We are working with
architects to get the specification right, so the dwellings are as eco-friendly and as cheap
to run as possible. This could be the model for future community led developments.
I also accept planning decisions to allow housing on the site of the field on entering the
village.
However, the field north of Coldrach and West of Belleview being the subject of a green
field development planning application, has the potential to remove a significant village
amenity area which has been enjoyed by locals and visitors to the area for centuries, as
well as negatively impacting the local wildlife and environment.
The field and the open views towards the Dee valley and Cairngorms beyond, enjoyed by
all walking up towards the Duck Pond and Morrone, or simply resting on the bench would
be irretrievably lost.
Development of the site would negatively impact the biodiversity around the mature larch
where black grouse lek, red deer graze and red squirrels live. The mature larch is
prominent in the landscape and makes a valuable contribution and character of the area.
Planning is sensitive in the village, and we all have the responsibility to help decision
making. For me housing development throughout the village needs to reflect the history
and culture of the architecture. This has been the case. Houses should reflect the style and
architecture of what has been built in the past, which, to me, means capturing the style
and ensuring no more than 1.5 stories in height.
I hope that you are able to draw upon these comments.
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Many thanks
Dr Andrew Martin
Viewmount Cottage
Braemar
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Comments for Planning Application APP/2021/1823
Application Summary
Application Number: APP/2021/1823
Address: Land To North Of Coldrach Lodge Chapel Brae Braemar
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Jan Regulski
Customer Details
Name: Carole Paterson
Address: St Andrews Chapel House Auchindryne Square Braemar AB35 5WS
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:With regards to APP/2021/1823.
Land to North of Coldrach Lodge
Chapel Brae
I object to the development on the following grounds::
This site was identified by CNP/LDP for housing surely to address shortage of housing in the
village ( am I wrong?) and it was for six normal sized homes not one big one that takes up about
the area that would have done three houses??
A house that size, with a price tag to match, will not benefit any young families in the village. If
developer sells on is it to become a fancy holiday home. I would hope not!
The open scenic area is of more benefit to locals and visitors alike than a big house and garage
which is not in fitting with houses already on the Brae, except for one, are big unaffordable houses
to become a precedent then rather than in keeping with ones already on the Brae?
It will also call for more traffic going up and down and parking is at a premium in the village already
and this area was used regularly for that use.
Unless these houses are within the reach of the people who live and work in the village and are of
reasonable size and build the only impact I see on village is negative.
Big expensive houses push up prices of other properties and make them unaffordable to young
families and people starting out and we need young folks to keep our village sustainable
It will also be a loss of a green open space which is enjoyed by many and our mental health, after
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the past few years, needs that.
Smaller houses that leave some space and be affordable would somehow be more acceptable.
And what gain is the village having from this?
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From:
To:
Subject:
Date:

Planning Online
Re Planning Application APP/2021/1823
18 August 2021 11:12:31

We would like to voice the following concerns Re APP/2021/1823 - erection of
dwellinghouse and garage on the land to the north of Coldrach Lodge:
1. Over development of the site. The footprint is too large and the building is too
close to the road for the height of the building as proposed, giving it too much
impact on the street scape. CPNA Policy 1.1 states that any development should
‘reinforce and enhance the character of a settlement’ - the building is out of
proportion with other houses in the area, changing the character of the street and the
village. The scale and layout of the building is inappropriate to the site and to the
setting - a plot surrounded by conservation area (which indeed begs the question of
why it is not subject to conservation area rules?)
2. Double entrance access onto Chapel Brae. Every entrance onto a street adds an
element of danger to pedestrians and traffic, and Chapel Brae is a street shared by
cars and pedestrians - there is no pavement. We see no justification (or indeed
precedent) for a double entrance onto the Brae. The angled exit in particular is far
from ideal in terms of visibility and thus safety. The line(s) of site from the new
entrances up and down the Brae are borderline in terms of distance requirements at
30mph as it stands.
Elisabeth & Duncan Robertson
Coldrach Lodge
Chapel Brae
Braemar AB35 5YT
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From:
To:
Subject:
Date:

Jan Regulski
Planning Online
FW: APP/2021/1823 RIGHT TO REPLY to Agent
11 October 2021 17:04:57

Hi
Can you add to the DMS please? Titled as ‘Further comments from objector’ and Public
Thanks
jan
From: Joanne Sheridan
Sent: 07 September 2021 21:31
To: Paul Williamson <paul.williamson@aberdeenshire.gov.uk>; Jan Regulski
<jan.regulski@aberdeenshire.gov.uk>
Subject: APP/2021/1823 RIGHT TO REPLY to Agent
Hello,
Re. The above application.
There are still many in inaccuracies & much misrepresentation in the above application.
There are also many, many unanswered questions.
As Andrew Macpherson responded to (a couple) of my points , I would like to exercise my right
to reply.
SPECIFICALLY:
Overshadowing and overlooking
The image on page 50 and the drawing ‘Proposed Site Elevations – 221’ show the properties to
the north will be concealed behind the 4m+ high hedge and will not be overlooked as the
proposal is for a single storey house only.
The solar studies on pages 37 and 38 in the Design Statement, while not showing the houses to
the north, do show the boundary of the gardens to these houses. The low height of the proposal
means that overshadowing throughout the majority of the year does not reach the boundary. It
should also be noted that the boundary is formed by a 4m high bush along the north edge of the
site. The 3D visualisation shows that the single storey proposal will not overlook neighbouring
properties, as can be experienced on-site.
Just because the house is single storey does not translate into it being “low height” .The
boundary is a beech hedge, which is not evergreen, it looses all its leaves and is bare all winter
(8 months of the year), so effectively there is little to separate the existing houses to the north
from the proposed new build. The hedge gets cut every 2 years. (3 years this time, due to covid.)
It is not 4m high (probably currently 1.5m).
Anyone coming to site (which I would very much welcome you to do), will experience being able
to look directly into my home (living space & bedroom). There is most definitely; a loss of
privacy, being over-looked, overshadowing and a loss of light. A 3D visualisation does not truly
represent this.
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Additional Comments:
The client and this application have gone to lengths to protect the paths (including UDE 61) and
trees surrounding the site and have limited the design to a single storey building to reduce any
impact.
The core path (UDE 61) runs directly across the proposed development site. The tree report
needs to be independently verified, as under the current proposal will be impacted. The green
roof (c 50sqm), expected to offer increased ecological capacity, is less than 12% of the existing
green space (over 400 sqm) that is being removed by the proposed development.
Claiming the building will “reduce any impact” is false.

Thank You.
Kind regards,
Joanne Sheridan
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Comments for Planning Application APP/2021/1823
Application Summary
Application Number: APP/2021/1823
Address: Land To North Of Coldrach Lodge Chapel Brae Braemar
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Jan Regulski
Customer Details
Name: Mrs Joanne Sheridan
Address: Dalvorar Linn of Dee Road Braemar AB35 5WT
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:REF: APP/2021/1823 Erection of Dwelling House and Garage
To Whom it May Concern
Reference to the planning application APP/2021/1823 - development on land north of Coldrach
Lodge
Objections and Material Considerations
CPNA LDP Policy 1 - New Housing Development
1) H4 is in the LDP to 'contribute to the current & future housing needs of the village". AIMS to "to
enable and actively support the delivery of new housing which is affordable and meets community
needs "
It has an allocation of 6 properties across the site, but in the LDP, H4 does not consider the TPO
on protected larch tree (which was placed in 2019, and the LDP was not adopted until 2021),
therefore the plot is a misrepresentation & should be shown as two plots. Also, the tree report has
not been made available, so there is no way of checking that the calculations are to British
Standards or verified independently. In addition, at the time the planning department had doubts
about H4 as a suitable site. The developer has rightly acknowledged this and that the land is
steeply sloping. He has questioned the viability of 6 dwellings as per the LDP. The plot is clearly
unsuitable for its intended purpose. The intention is then to build one huge house, as a second
home, which is again completely opposing to the intended purpose and LDP "(a mix of dwellings
with an emphasis on smaller dwellings"). Where is the viability assessment? REF: CPNA Policy
1.4; Partnership Plan Policy 3.1, Priority 7 The development is adjacent to a conservation area
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and the scale is vast. The Policy & Design Statement is littered with inaccuracies &
misrepresentation. Policy 1.1 states "Proposals need to: meet the requirements for the settlement;
reinforce & enhance the character of the settlement."
The design statement says a dwelling of this scale is the norm. Not true. The density calculations
are not correct and there is no comparison of like for like regarding plot size. It claims Bellevue is a
"New Build". The building is new, but is a brownfield site, with the building already having
connections to amenities on a much bigger plot. The suggested house development is not only
incongruous in the context of the conservation area & streetscape but is also oversized for the plot
and does not meet the aims of the Local Development Plan. It is a greenfield site with no
connection to amenities.
It also states on page 1 that "the design has been carefully considered to offer a house that
doesn't overlook or overshadow adjacent plots & minimise the impact on existing amenities of
adjacent properties". The scale & height of this development mean that Delvorar & Bruach Mhor to
the North (the homes that will be severely affected) are not on the plans. They are ignored and
deemed insignificant. The boundary does not show the trees or the proximity of the soakaway on a
steep slope that will cause major drainage issues/landslip to these homes. There will be a loss of
privacy; light; overlooking & overshadowing & light pollution due to the proximity/ closeness of the
living spaces to the boundary and the glass walls at the rear of the development. There will be
significant noise & disturbance resulting from use. If it were to be considered, the size, height,
position, scale & density need to be addressed.
There is a significant safety issue on Chapel Brae. Page 9 of the Policy & design statement states
"Infrastructure Services have advised that a verge with passing places will be required due to the
limited width of Chapel Brae. Chapel Brae is used heavily by pedestrians. (Locals & visitors, of all
ages and abilities). It is a single-track road with no pavements. A dog was killed last year by a car
& due to the runoff from Morrone (black ice) is hazardous in the winter (8 months of the year in
Braemar). It is not suitable for more traffic or this type of access. It is only a matter of time before a
person is killed or seriously injured. The site is unsuitable.
If this is intended as a multi-generational house where, where are all the cars going to park?
Parking & traffic management is already a huge issue for the village. 4 bedrooms, elderly parents,
visitors etc, there is the potential for 8 cars. What about carers/ ambulances? Just not appropriate
for the site.
CPNA LDP Policy 1.1 Proposals need to: meet the requirements for the settlement; reinforce &
enhance the character of the settlement
1.4 Designing for affordability & specialist needs: residential development will be required to
provide a mix of dwellings, with an emphasis on smaller dwellings
1.5 Affordable housing - Braemar provision for 45%; developers seeking to negotiate a reduction
must do a Viability Assessment
Policy Aims
4.6 Maintaining high-quality places - where communities can be sustainable & thrive - should be
undertaken in a way that makes the best use of resources, is compatible with the unique natural
heritage and landscape qualities of the National Park, integrates with services and facilities, and
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promotes the highest standards in design and environmental quality.
4.7 We want to enable and actively support the delivery of new housing which is affordable and
meets community needs
This housing policy will contribute to the Partnership Plan's long-term Rural Development
outcome. It will specifically support Partnership Plan Policy 3.1, which aims to maintain or grow the
working age population of the Park, and Priority 7, which is aimed at:
reducing the proportion of second homes in new developments by ensuring that new housing
development is targeted at meeting local needs as far as possible
4.17 The policy will be used to approve appropriate housing development which supports
sustainable communities. All new development should reinforce and enhance the character of its
surroundings.
4.18 All applicants should demonstrate
how their development supports the sustainability of the local community. Developments will need
to carefully reflect or complement the scale, materials and details of existing development.

CPNA Policy 3 - Design & Placemaking
The proposed site is mid-way up Chapel Brae, positioned exactly where the water run-off from
Morrone goes. Drainage issues on Chapel Brae mean that this causes localised flooding. The H4
site provides some respite from this. This will only become more pronounced with climate change.
Where is the Drainage Impact Assessment? CPNA LDP Policy 3.3 Sustainable Design
All developments must be designed to:
Minimise the effects of the development on climate change in terms of siting
There is a core path (CNP core paths plan - UDE61) which runs directly over the site (H4), which
links one side of the village to the other and leads to the Dee River/Island. Surely building one
oversized house adjacent was not intended next to a core path. CPNA LDP Policy 3.3 Sustainable
Design maximise opportunities for responsible outdoor access, ensuring consistency with the
Cairngorms National Park Core Paths Plan
This is also a high value amenity open space (one of very few in the village) enjoyed by
neighbours, the local community, and visitors. There are benches on H4 for this purpose where
many stop to rest, but as on informal space, there is also a sense of wildness. These are
accessible to many who are unable to utilise some of the wilder areas of the national park. It is the
first space where it is possible to see Ben Macdui & Derry Cairngorm for those who can go no
higher. Families picnic here, children play & in the winter sledge. It is precious, fragile and special
and should be afforded protection. This will be lost forever. CPNA LDP Policy 3.3 Sustainable
Design h) maximise opportunities for responsible outdoor access, ensuring consistency with the
Cairngorms National Park Core Paths Plan
i) protect the amenity enjoyed by neighbours
The Tree Protection order on the iconic larch on the H4 site was issued as "The mature larch tree
is prominent in the landscape & makes a valuable contribution to the amenity and character of the
area." Building in this site will have a significant impact on the biodiversity, environment, and
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accessibility.
CPNA LDP Policy 3.3 Sustainable Design k) create opportunities for further biodiversity & promote
ecological interest
CPNA LDP Policy 3.3 Sustainable Design
All developments must be designed to:
Minimise the effects of the development on climate change in terms of siting
h) maximise opportunities for responsible outdoor access, ensuring consistency with the
Cairngorms National Park Core Paths Plan
i) protect the amenity enjoyed by neighbours
k) create opportunities for further biodiversity & promote ecological interest.
What the policy aims to do
4.47 The policy aims to ensure that all development, not just the expensive or iconic, delivers high
standards of design and placemaking and contributes to the National Park's special sense of
place.
4.48 The distinctive character and identity of the Cairngorms National Park's natural and built
heritage and settlements contribute to the qualities that make it special. Quality of life is important
to those who live and work in and visit the National Park. Good design and placemaking is key to
achieving development fit for a National Park.
4.51 The policy promotes the highest standards of design in all development. This includes siting
and design, the impact the development has on the environment, accessibility
CNPA Policy 4: Natural Heritage
Development of this site will adversely affect the integrity of the area & the qualities for which it
has been designated
4.2 National designations
Development that would adversely affect the CNP
1) Area will only be permitted where: it will not adversely affect the integrity of the area or the
qualities for which it has been designated
CNPA Policy 5: Landscape
The developer's policy & design statement has many inaccuracies. One being that he has created
a track on the land to the North that doesn't currently exist. Any new track would require separate
planning permission. The core path runs diagonally, directly over this development plot, which is
not referenced or explained. LDP policies 4.72 "The policy will support developments that
conserve the diverse and spectacular landscapes of the National Park. It supports development
that contributes to landscape enhancement and protects against development that would erode
the special landscape qualities we value. 4.75 "New tracks for any other purpose require a
planning application to be made and permission granted to be authorised development."
CNPA Policy 5 - Special Landscape Qualities - presumption against any development. Permitted
only where: all the adverse effects on the setting have been minimised & mitigated
The site has special landscape qualities. It is one of the very few places in the settlement that
does not suffer from light pollution, you are able to use a telescope and look into the dark skies
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across the Dee Valley. The space is accessible to all and will be lost forever should the
development go ahead.
4.7 What the policy aims to do
4.70 The landscapes of the Cairngorms are one of the National Park's most valuable assets,
underpinning its character, designation, and the appeal of the area
as a place to visit, live and invest.
Applying the policy
4.78 The diverse and spectacular landscapes are one of the National Park's key assets and the
distinctive character of the landscape is one of the reasons for the creation of the National Park.
Although people's perception of wildness may vary, a sense of remoteness can be found in many
parts of the National Park. The impact of development on wildness is important and will be a
fundamental factor in the application of this policy.
4.79 All proposals will be assessed to measure the impact on the landscape, its character and its
quality. Key to this assessment are impacts on the character of the landscape, on the sense of
wildness found in that area and how the proposal contributes to conserving and enhancing the
special landscape qualities. New development will also be assessed to consider the cumulative
impact on the special qualities of the landscape and the sense of wildness found in the relevant
area. The obligations established under the European Landscape Convention which guides the
protection, management and planning of all landscapes and raises awareness of the value of a
living landscape will be given regard in assessing proposals.
4.80 Dark skies are an important characteristic for many areas of the Park and contribute to the
sense of wildness. In particular, the Tomintoul and Glenlivet area has been designated as an
International Dark Sky Park. Development must therefore minimise light pollution to surrounding
areas.
CNPA POLICY 8: OPEN SPACE, SPORT AND RECREATION
As previously stated, there is a core path that runs over the H4 open space site. This development
goes directly against policy 4.100; 4.101; & Partnership Plan Policy 2.3, Priority 5. The site is used
by locals and visitors when visiting the duck pond, Morrone, Birk Woods plus access to the River
Dee. POLICY 8.3 Redevelopment of other open space
Developments which would result in the loss or reduction of other open spaces will only be
supported where:
b) the development would not affect the use of the site as an open space or recreation facility; and
c) in the reduction of public access rights, or loss of the existing path network including loss of
access to inland water
What the policy aims to do
4.100 The Cairngorms National Park offers outstanding opportunities for formal and informal
recreation e.g a network of paths that link communities to the countryside.
4.101 The policy aims to ensure the needs
of local communities and visitors for recreational space This includes informal and formal
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recreation provision The policy encourages the development of good quality open spaces and
recognises the environmental,
social and health benefits they can generate through green infrastructure, biodiversity and
placemaking.
Relationship with the Cairngorms National Park Partnership Plan
This open space policy will contribute to the Partnership Plan's long-term Visitor Experience
outcome and is consistent with its Visitor Experience policy framework.
It will specifically support:
Partnership Plan Policy 2.3, which looks to provide high-quality opportunities for access and
recreation while maintaining the integrity of designated sites; and
Priority 5, which aims to support the delivery of Scotland's Natural Health Service and in doing so
encourage residents and visitors to responsibly enjoy the National Park for physical activity as part
of daily life.
8.1
Informal Recreation facilities
will be supported where:
b) they will meet an identified community or visitor need; and
c) they maintain and maximise all opportunities to link into the existing path network.
8.3 Redevelopment of other open space
Developments which would result in the loss or reduction of other open spaces will only be
supported where:
b) the development would not affect the use of the site as an open space or recreation facility; and
c) in the reduction of public access rights, or loss of the existing path network including loss of
access to inland water
Applying the policy
4.103 Proposals will be assessed against the impact they may have on recreation opportunities
and must ensure appropriate alternative and improved opportunities.
4.105 Whether within settlements or in the countryside, proposals must be of the highest quality,
with no significant adverse impact on residential amenity or on the Park's special qualities.
4.106 Formal recreation provision provides significant economic, recreational and health benefits
to residents and visitors. It is recognised that many of these facilities are constrained by their
sensitive location and the policy supports their development where this is undertaken in harmony
with the location; where the proposal extends the tourist season and the availability of facilities to
communities; and is designed to the highest standards.
4.1 loss of recreation facility or opportunity to the local community, it must include compensatory
measures to ensure the local community is not adversely affected.

CNPA POLICY 9: Cultural Heritage
As previously stated, the new build development is on a greenfield site and is a key public amenity
open space and adjacent to the conservation area. The path across H4 is used by locals to
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access/visit Margaret Boyd's' bench at the head of the Dee Valley. This has historical & cultural
significance. She and her family are very important to the history of Braemar. Development goes
against CPNA LDP Policy: 9.3; 9.4 & partnership plan policy 1.7
What the policy aims to do
9.3 Conservation areas
Development in or affecting a conservation area should:
preserve or enhance its character
9.4 Other cultural heritage
Development affecting a site of local historical significance should take reasonable measures to
avoid, minimise or mitigate any adverse effects.
The cultural heritage of the Cairngorms National Park ranges from archaeological remains to
internationally significant listed buildings, important architecture. Some are formally designated,
others are locally significant, but all are fragile and irreplaceable. This policy therefore aims to
preserve and enhance the rich cultural
heritage of the Cairngorms National Park by ensuring all development makes a positive
contribution to its conservation and enhancement.
Conservation areas 4.124 Developments affecting a conservation area should be consistent with
any relevant conservation area appraisal or management plan.
Relationship with the Cairngorms National Park Partnership Plan This cultural heritage policy will
contribute to the Partnership Plan's long-term Conservation outcome and is consistent with its
Conservation policy framework. It will specifically support Partnership Plan Policy 1.7, which is
aimed at: protecting and enhancing the built heritage and designed landscapes

CPNA Policy 10: Resources
The development on H4 has wider implications for Delvorar & Bruach Mhor to the North. As
mentioned before the site takes a lot of water from the runoff from Morrone. There is a proposed
soakaway for the new house on the border of the Delvorar & Bruach Mhor, but this is on a very
steep slope and the gardens are already waterlogged. Where is the water going to go if H4 is full
of substructure concrete? There is a risk of flooding to these adjacent properties. CPNA LDP
policy 10.2; Partnership Plan 4.139
10.2 Flooding All development should take into account predicted impact of climate change and
not increase the risk of flooding elsewhere
4.139
The National Park Authority aims to apply the principles of natural flood management which are
set out in SEPA's Natural Flood Management Handbook, and to prevent development which
is likely to be affected by flooding orto increase the likelihood of flooding elsewhere. The
probability of flooding from all sources pluvial (surface water) - and the associated risks will be
taken into account when determining planning applications. The likelihood of a site flooding, or
would increase the probability of flooding elsewhere, will not be permitted.
There is also no mains sewer on Chapel Brae, so development here will have a major impact on
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the settlement infrastructure. How is this site going to be connected to the mains? This is not
explained. Will it go through neighbouring gardens to the North? CPNA LDP Policy 10.3 10.3
Connection to Sewerage. Allow easy future connection to the public sewer
What the policy aims to do Where development may have an adverse impact on neighbouring
properties, a sequential approach should be taken to site selection in line with best practice.
The policy of both SEPA and Scottish Water is that all development where possible should
connect to the public drainage network. This is to prevent
the proliferation of septic tanks and
any potential associated degradation
of the ground and water environment.
Overall, there is a question of the suitability of H4 as a new housing development site & its
inclusion in the LDP. Specifically, the plans for this development are not in line with the LDP. For
any form of development the site needs to be re-considered.
This is open space amenity land, and the proposed development should be rejected as
demonstrated.
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Comments for Planning Application APP/2021/1823
Application Summary
Application Number: APP/2021/1823
Address: Land To North Of Coldrach Lodge Chapel Brae Braemar
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Jan Regulski
Customer Details
Name: Mrs Susan Sherrard
Address: 12 Chapel Brae Braemar AB35 5YT
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I object to the application.
With reference to LDP Policy 1.1 and specifically site H4: "The site is allocated for up to 6
dwellings that will contribute to meeting Braemar's housing needs". Using approximately half the
site to build one large-footprint house will do little if anything to contribute to Braemar's needs. In
fact it will remove the opportunity for those houses to ever be built to meet Braemar's needs.
With reference to LDP Policy 3.1i the (Distinctive) Quality of Successful Places: "Development that
complements local features and materials to create places with a sense of identity". Braemar and
specifically Chapel Brae have a distinctive quality. A large 'statement' home will detract from that
and be at-odds with the style of the village. I consider this proposal an unwelcome precedent.
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Comments for Planning Application APP/2021/1823
Application Summary
Application Number: APP/2021/1823
Address: Land To North Of Coldrach Lodge Chapel Brae Braemar
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Jan Regulski
Customer Details
Name: Mr Rob Turner
Address: Hope Cottage Braemar AB35 5YG
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I object to the proposed development for the following reasons:
1) It will destroy one of the few green spaces left in Braemar.
2) It will result in habitat destruction for local wildlife, including red deer and red squirrels.
3) The Park's original development plans were based on creating opportunity in the village,
through the provision of affordable housing, etc. This development is not in keeping with that plan.
4) This development would blight the natural view over the Dee valley currently enjoyed by
residents and visitors alike.

Item 11B
Page 47

Comments for Planning Application APP/2021/1823
Application Summary
Application Number: APP/2021/1823
Address: Land To North Of Coldrach Lodge Chapel Brae Braemar
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Jan Regulski
Customer Details
Name: Mr Keith Williams
Address: Summer House Chapel Brae Braemar AB355YT
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:1. It is unclear whether this proposal meets the aims of allocation H4 in the CNP 2021
Local Development plan, specifically to meet Braemar's local housing needs. It seems that the
loss of local green space and natural grassland habitat is not justified unless the aims of
supporting local housing need are clearly met.
2. I am concerned for the continued welfare of the veteran larch tree adjacent to this development
but note that a Tree Protection Plan has been provided. Tree No.2 is currently under serious
stress due to a complete lack of tree protection in the adjacent development. I am concerned
therefore, that plans for this current proposal will further stress this tree and suggest that if the
project progresses additional planting along this boundary should be secured.
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From:
To:
Subject:
Date:
Attachments:

Planning Online
REF: APP/2021/1823 Erection of Dwelling House and Garage
23 August 2021 14:02:16
Planning Response Final pdf.pdf

Please find my comments to planning application APP/2021/1823 attached.

Regards,
Dr Rosy Wood

Item 11B
Page 49

Rowanlea
Chapel Brae
Braemar
AB35 5YT
Aberdeenshire Council
Planning and Environment Service
Viewmount
Arduthie Road
Stonehaven
AB39 2DQ
REF: APP/2021/1823 Erection of Dwelling House and Garage
To Whom it May Concern
With reference to the planning application APP/2021/1823 to build on land north of Coldrach Lodge
I believe the proposal would unacceptably affect the amenity use of the land which should be
protected in the public interest. Speciﬁcally, I would like raise the following material considerations;
CNPA LDP Policy 1.1 Housing delivery in settlements advises that housing should meet the
requirements of the settlement.
I. The principle for housing development on this site on Chapel Brae is established through the
H4 allocation for 6 properties to contribute to current and future housing needs in the village.
The architects argue only 54% of this steeply sloping land, with a mature larch protected by a
TPO in the centre, is suitable for development. The proposal then utilises 60% of this smaller
developable area with one large 390 sqm property and the potential for 2 smaller 100 sqm
properties on the remaining 40% developable area. This planned development should be
rejected as it is not aligned with the intended use established through the H4 allocation for 6
properties. If H4 cannot support 6 houses, I believe it should be removed in the next revision of
the LDP.
II. The size of the proposed dwelling is way out of line with the size of the plot and current street
scape. The LDP states speciﬁc requirements for H4 “any development should be sympathetic
to the character of the village and the adjacent conservation area”. The dwelling design claims
to address building line, but the proposed vertical scale of 358m, the proximity to the road to
the south and the properties to the north, would need to be reconsidered to avoid being
overbearing from the south or overlooking the properties to the north. Whilst pre-application
advice was taken on board and the height of the building was reduced by 2.5m, the elevations
and projections on pages 35, 36 & 43 do not adequately demonstrate the impact of the scale
of the dwelling on the street scape.
III. The architects state that 300-400 sqm properties are the norm on Chapel Brae (page 16); this
is demonstrably not the case. They also argue that the proposed new development (plot area
1660 sqm, developed area 390 sqm, density 23.5%) is in line with neighbouring property,
Belleview (plot area 2790 sqm, developed area 394 sqm, density 14%), failing to note the
proposed development density is 60% higher than Belleview. Pages 15 & 16 do not adequately
demonstrate this issue.
CPNA LDP Policy 3.3 Sustainable Design.
(a&b)Whilst new technologies and materials would be used in the building, the design is out of
kilter with the street scape and local vernacular.
(c) The green roof (c 50sqm), expected to offer increased ecological capacity, is less than 12%
of the existing green space of over 400 msg that is being removed by the proposed
development.
(g) The mass of the house is disproportionate to the size of the plot, which does not allow for
any sort of proportionate garden front, or back.
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(h)

(k)

(l)

The CNP Core Paths Plan delivers the National Park vision as an “outstanding National Park,
enjoyed and valued by everyone where nature and people thrive together”. UDE61, the River
Dee Island access path runs across H4. As the plan states “The core paths network help to
conserve the Parks natural and cultural heritage and encourage people to enjoy it in a
responsible way.” This development adjacent to UDE61 is out of step with the intent of the
Core Paths Plan and would impact the enjoyment of all those walking down to the island, up
to the Duck Pond and beyond, or simply resting on the bench to enjoy the open views
towards the Dee Valley and Cairngorms beyond.
It is hard to see how the development would ‘create opportunities for further
biodiversity and promote ecological interest’ in tandem with threatening
habitats of protected native species and removing c 400 sum of native
grassland. This piece of land has an active Black Grouse lek, and red
squirrel habitats. Black Grouse are on the Red List in the UK, as a species
of ‘High Conservation Concern'. Red Squirrels are protected and ‘Near
Threatened' in Scotland.
This green ﬁeld development destroys the local environment and amenity
land which is enjoyed by the neighbours, with open views towards the Dee valley and
Cairngorms beyond.

CNPA Policy 5.1 Special Landscape Qualities - the proposed development would have signiﬁcant
adverse effects on the special landscape qualities of the area. Page 50 of the design and quality
statement fails to address the real impact of this development on this piece of amenity land which
is enjoyed by the local and visitors as part of the Cairngorm experience. The sense of tranquility
and remoteness of the area would be irretrievably lost by the development of this modern,
oversized, and highly visible development.
CPNA LDP Policy 11: Developer Obligations - special landscape
qualities - namely to protect the open spaces within the settlement
and the visual and physical connections between these spaces, the
surrounding countryside and the wider landscape setting.
As said above this green ﬁeld development destroys the local
environment and amenity land enjoyed by locals for generations.
While it may “make the best of the views” from the proposed
development, in doing so it destroys the outstanding views enjoyed
by everyone else from Chapel Brae and across this publicly
accessible green space and along path UDE61.
Regards,
Dr Rosy Wood

