
 

Planning Committee 16th August 2022  

 

APPLICATION NUMBER 22/00610/OUT 

SITE ADDRESS: Land at Bradbourne Lane, Brassington 

DESCRIPTION OF DEVELOPMENT Outline planning consent for the erection of 1no. 
dwellinghouse and  removal of existing buildings 
onsite. 

CASE OFFICER Sarah Arbon APPLICANT Mr Daniel Smith 

PARISH/TOWN Brassington AGENT Roger Yarwood Planning 
Consultancy Ltd 

WARD 
MEMBER(S) 

Cllr J Rose DETERMINATION 
TARGET 

19th July 2022 

REASON FOR 
DETERMINATION 
BY COMMITTEE 

Called in by Cllr 
Rose 

REASON FOR 
SITE VISIT (IF 
APPLICABLE) 

For Members to appreciate 
the site and context. 

 

MATERIAL PLANNING ISSUES 

  

 Principle of development 

 Highway safety  

 Impact on residential amenity  

 Impact on character of area 
 

 

RECOMMENDATION 

 
Refusal 
 

 
  



 
1.0 THE SITE AND SURROUNDINGS 

 
1.1 The proposed 729m2 site is located to the west of the village of Brassington separated 

from the properties to the east by two fields. Ash Cottage is adjacent to the road to the 
south west and there are allotments over the road. The site has curved stone walls 
adjacent to the access with a steep access road with land levels on site approximately 
1m higher than the road level. There are existing steel and timber clad single storey 
buildings adjacent to the western boundary which were originally built for agricultural 
purposes but that have been used in association with a stone masons business for the 
last 15 years. The buildings are set back 40m from the road frontage with grassland and 
bunds at the higher land levels between the buildings and the road. The buildings are 
enclosed by a stone wall to the south east and adjacent to the buildings on western 
boundary there are 6m high trees.  

 

 
 

 
2.0 DETAILS OF THE APPLICATION 
 
2.1  Outline planning permission is sought with all matters reserved for a dwelling and removal 

of existing buildings. The red line includes the existing access to Bradbourne Lane and land 
to the east of the existing buildings but not right up to the field boundary. The indicative 
layout shows a dwelling facing east on the area of land where existing buildings would be 
demolished. The existing buildings to the north west would be retained in their current use. 

 
2.2 The applicant’s letter to support his application is summarised below:- 
 

He has been a resident of the village all of his life for 35 years and owns a stone masonry 
business which he has run as a sole trader for many years with the majority of work being 
in the village of Brassington and the local surrounding areas. There are 40 holiday houses 
in the village and this has been a problem for a long time pushing the true local young 
people out. He attended the local parish council meeting on 07.06.22 to discuss his 
planning application to which all the members unanimously agreed to support it.  This 
should be considered as it may have been overlooked previously. As for the site of the 
proposed dwelling this would be situated in the position of the already existing buildings on 
the site would have a positive effect on the surrounding area and be built sympathetically 
and in keeping with the local character of the village. 

 
3.0    PLANNING POLICY AND LEGISLATIVE FRAMEWORK 

 
1.   Adopted Derbyshire Dales Local Plan 2017: 

    S2 Settlement Hierarchy 
    S4 Development in the Countryside 
    S9 Rural Parishes Development Strategy 
    PD1 Design and Place Making 
    PD3 Biodiversity and the Natural Environment 
    PD5 Landscape Character 



  HC19 Accessibility and Transport 
  EC1 New and Existing Employment Development 

 
 
2. National Planning Policy Framework 
 National Planning Practice Guidance 
  

4.0 RELEVANT PLANNING HISTORY: 
 

20/01264/OUT - Outline Application for the erection of 1no. dwelling house and a stone 
mason's workshop and associated removal of existing buildings on site, Refused 01/07/21 

 
 The reason for refusal was as follows: 
 

“The proposed dwelling by reason of its location outside the existing built framework of 
Brassington is considered to be in the open countryside. Without a use justification of 
housing to meet the essential requirements of agricultural, forestry and other rural based 
enterprise the proposal would constitute inappropriate development in the countryside 
which is harmful to its open character and appearance, contrary to Policies S4, PD1 and 
PD5 of the Adopted Derbyshire Dales Local Plan.” 

 
 WED/379/169 – Erection of dwelling (Outline) Refused 13/06/79 
 
5.0 CONSULTATION RESPONSES 
 

Parish / Town Council 
 
5.1 Brassington Parish Council fully support this application. Mr Smith is a local man, whose 

parents also live in the village. 
 

Derbyshire County Council (Highways) 
 

5.2 There are fundamentally no changes to our previous final assessment of the similar Outline 
application regarding this site in terms of the traffic and highways element of this current 
scheme proposal, i.e. again we have fully assessed the information regarding the existing 
access arrangement that has been presented with this application. Previous comments are 
included below:- 

 
The applicant has submitted evidence that the achievable visibility distances are 
commensurate with vehicle approach speeds within the speed survey results. Therefore, 
whilst the applicant has constructed a wall around the site boundary, taking into account the 
speed survey results, the character and layout of Bradbourne Lane in the vicinity of the site 
and the low vehicle flows, it is considered that suitable exit visibility can be achieved in both 
directions and as such the access is therefore considered suitable to accommodate the 
vehicular traffic generated by the proposed dwelling.  

 
On this basis we have concluded that in terms of traffic impact, the proposal will have a 
negligible effect on the surrounding highway network given the low traffic generation 
numbers associated with development and the low traffic numbers on the adjacent highway 
network. Development traffic movements are likely to be minimal and it is considered the 
proposal is not anticipated to adversely affect the operation of the surrounding highway 
network.  A condition in respect of parking and manoeuvring provision is recommended. 

 
 Derbyshire Wildlife Trust 
 



5.3 The Wildlife Trust has reviewed the updated PEA report.  No significant changes have 
been identified in the interim since the initial PEA in 2020, nor any evidence of protected 
species recorded.  Furthermore Buildings 3 and 4 are proposed for retention and therefore 
no further bat survey work is required.  We advise that sufficient information has been 
provided to enable the LPA to determine the application and conditions relating to 
mitigation and enhancement and nesting birds are recommended. 

 
5.4  Environmental Health (DDDC) 

No objections. 
 

5.5   Cllr J Rose  
 

States that as the new ward member for Carsington Water which includes Brassington, I 
feel this application should be given careful consideration at committee level, particularly 
due to the level of support for the proposal within the community and support of the 
Parish Council. 

 
6.0 REPRESENTATIONS RECEIVED 
 
6.1 Four letters of support have been received which are summarised below: 
 

a) The applicant and his parents live in Brassington and the majority of people feel that the 
council should be encouraging the younger generation to stay in or close to the village 
that they have lived in all their lives. 

 
b) Unfortunately due to the high prices of properties around us, mainly due to second home 

owner’s/rental’s, young local’s are being priced out of the housing market and sadly 
leave the area. 

 
c) The land is already owned by the applicant and is situated on the outskirts of the village 

so would not have a detrimental effect on the historic properties within.  
 

d) Most/the lower parts of the existing building’s on site are not visible from the road so this 
would be the same for the new home. 

 
e) Access and location is remarkable good compared to some new build’s that have 

previously been granted planning and the build will be approximately 70mts away from 
Bradbourne Road. 

 
f) Also there are new builds (within the last 50/60 year’s) in close proximity. 

 
g) Parking will be not be an issue due to the location and length of the driveway. 

 
h) Noise should not be a factor, at present we have farm vehicles, pet’s and livestock  close 

by, normal countryside noise’s so a new home will make very little or no difference at all. 
 

i) The applicant is a skilled stonemason and drystone waller which is a valuable and 
disappearing trade. 

 
j) Their property overlooks the site and they are satisfied that it will be carried out 

sympathetically and to a high standard in keeping with the area. 
 

k) The number of locals is decreasing slowly with impacts on the community and school. 
 

 
 
 



 
7.0 OFFICER APPRAISAL 

 
7.1 The following material planning issues are relevant to this application: 
 

 Principle of development 

 Highway safety  

 Impact on residential amenity  

 Impact on character of area 
 

Principle of development 
 

7.2 The site lies outside of the settlement of Brassington which is a Tier 4 settlement defined 
by Policy S2 of the Adopted Derbyshire Dales Local Plan (2017) as an 'Accessible 
Settlement with Minimal Facilities'. The village has a low level of facilities and few 
employment opportunities and development is therefore limited to that needed to 
maintain existing services and facilities. Policy allows some scope for limited development 
within the settlement through infill and consolidation of the existing built framework or  
where development is well related to the existing pattern of development and   surrounding 
land uses.  
 

7.3  Whilst the settlement has no defined boundary, the application site is clearly outside its 
outer built edge, separated from the built framework of the settlement by fields. The site is 
in countryside where the new dwellings are only acceptable if they meet the essential 
requirements of agricultural, forestry and other rural based enterprise. A stonemason does 
not fall within this category and the main reason given for requiring a dwelling is the fact 
the applicant is local, has lived in the village for 35 years and wishes to remain in the 
village. Other reasons given include it would allow the business to expand, reduce 
commuting and assist security at the site. No address is given for the applicant, however, if 
he continues to live within the village a short commute to the site is not considered a 
sufficient reason. The business could continue to operate and potentially expand without 
the need for a dwelling on the site.  

 
7.4 Policy S4 states that development that is acceptable in the countryside may comprise of 

redevelopment of a previous developed site and/or conversion or extension of existing 
buildings for employment use provided it is appropriate to its location and does not have 
an adverse impact on the character and appearance of the rural area. Although not 
specifically mentioned in relation to tier 4 settlements in Policy S2, it is also considered, in 
line with the policy on tier 5 settlements, that modest brownfield redevelopment 
opportunities, immediately outside settlements where redevelopment would be 
environmentally beneficial, is also in accordance with the aims of the policy. This relates to 
existing businesses and their redevelopment or expansion which is considered acceptable 
within the countryside and just outside of settlements.  

 
7.5   This proposal seeks to repair and partially reconstruct existing buildings that have been 

used for the stonemasons business for a 15 year period. Justification for a dwelling in the 
countryside is that it is required to be occupied by the applicant so that he can reside on 
the site from which his business operates. The applicant has lived in Brassington for 36 
years and he wishes to remain in the village and raise a family there. His work is mainly 
local to the area and the local restoration and stonework and he travels to and from the 
site frequently most days and, thus, being resident on the site would significantly reduce 
journeys and represent a sustainable form of development. Being on site would also assist 
in regard to site security.  

  
7.7 The proposal does not comprise of any of the acceptable forms of residential development 

in the countryside as it is outside the village of Brassington and does not meet the 



essential requirements of agricultural, forestry or other rural based enterprise based on the 
requirements of Policy HC13 for functional need and being financially sound.  

 
 Highway Safety 
 
7.8 The Local Highway Authority originally objected to the previous application, however, 

further information was submitted by the applicant in terms of commissioned an Automatic 
Traffic Count Surveys (ATC) that was anchored on Bradbourne Lane in the vicinity of the 
site access. The results confirmed visibility splays of 47 metres to the west and 48 metres 
to the east. Accident data has been reviewed for the section of West End covering both 
site access and the access to the allotments and this shows there has been no recorded 
incident at either access. This suggests that the operation of West End has sufficient 
capacity (in terms of traffic flow and speeds) to safely accommodate the proposed access 
arrangement. In considering the level of change in activity associated with the access, a 
modest dwelling in this location combined with the Stonemason’s business would typically 
be expected to generate around 8 to 12 daily two way movements.   

  

7.9 On the basis of the above survey information and visibility splay plans and calculations, 
the Highways Authority consider the access to be sufficient to accommodate the proposal 
with adequate parking and turning within the site in accordance with Policy HC19. 
 
Impact on residential amenity 
 

7.10  Policy PD1 of the Adopted Derbyshire Dales Local Plan relates to design and place 
         making which requires development proposals to achieve a satisfactory relationship 

with adjacent development and does not cause unacceptable effects by reason of 
visual intrusion, overlooking, shadowing, overbearing effect, noise, light pollution or 
other adverse impacts on local character and amenity. 

 
7.11 The nearest dwelling ‘Ash Cottage’ is to the south at a distance of 29m and has a lower 

land level. The dwelling is proposed with its side elevation to the road boundary to the 
south which is unlikely to contain habitable room windows. The appearance of the new 
property is a reserved matter and as such the elevations and windows positions of the 
proposed dwelling are not known, however, the indicative layout shows a dwelling could 
be accommodated on site without significant impact on amenity of the existing property in 
accordance with Policy PD1. 

 
Impact on character of area 
 

7.12 All matters are reserved with an indicative layout and scales provided for a two storey 
dwelling with a eaves height of around 3.6m and ridge height of 6.7m. This proposal differs 
from the previous refusal in that it seeks to repair and partially reconstruct the existing 
building used by the applicant for his stonemason’s business. It would retain the footprint 
of the existing buildings and the dwelling is proposed on land occupied by existing farm 
buildings that would be demolished. The agent thus using the argument that as the 
dwelling would occupy the footprint of the demolished building there would no greater 
impact on the landscape than exists at present. It is not considered that this is true as the 
existing buildings are low level and agricultural in nature, whilst, a new two storey stone 
dwelling would change the character of the land and would have a greater impact on the 
landscape appearing intrusive and dominant on a higher land level than the road. 

 
7.13 A dwelling in this location separated from the built framework of the settlement by fields 

would be out of character with the existing pattern of development whereby dwellings are 
close to road frontages and ancillary buildings are located to the north. It is acknowledged 
that Ash Cottage has outbuildings adjacent to the eastern boundary of the site, however 
these are low level, have a lower land level and are screened by trees. A two storey 

outlook-data-detector://2/


dwelling as indicated would appear dominant and intrusive in this rural context harming the 
character and appearance of the countryside, contrary to Policy S4. 

 
7.14 In terms of the repair and partial reconstruction of the buildings to remain for use by the 

existing business, no details have been supplied in terms of the extent of works required. 
These buildings are single storey of steel and blockwork construction with no planning 
history. Furthermore, a certificate of lawful use has not been made for the business and 
whilst statements have been made that it has been running from the site for over a 10 year 
period it is not backed up by evidence. Therefore, to base a decision on the requirement of 
a use that is not authorised would be flawed. 

 
 Conclusion 
 
7.15 The site lies within the countryside where only dwellings that meet the stringent 

requirements of agricultural, forestry and other rural based enterprise are acceptable. 
Whilst the agent states the business has been run from the existing buildings for 15 years 
this is not justified by evidence and the extent of works not provided. Furthermore it is 
questionable whether the use is appropriate to its countryside location as required by 
Policy S4.  

 
8.0 RECOMMENDATION 
 

That planning permission be refused for the following reason. 
 

The proposed dwelling by reason of its location outside the existing built framework of 
Brassington is considered to be in the open countryside. Without a use justification of 
housing to meet the essential requirements of agricultural, forestry and other rural based 
enterprise the proposal would constitute inappropriate development in the countryside 
which is harmful to its open character and appearance, contrary to Policies S4, PD1 and 
PD5 of the Adopted Derbyshire Dales Local Plan. 

 
9.0 NOTES TO APPLICANT: 

 
The Local Planning Authority considered the merits of the submitted application and judged 
that there was no prospect of resolving the fundamental planning problems with it through 
negotiation.  On this basis the requirement to engage in a positive and proactive manner 
was considered to be best served by the Local Planning Authority issuing a decision on the 
application at the earliest opportunity and thereby allowing the applicant to exercise their 
right to appeal. 
 
The Town and Country Planning (Fees for Applications and Deemed Applications, Requests 
and Site Visits) (England) Regulations 2012 (SI 2012/2920) stipulate that a fee will 
henceforth be payable where a written request is received in accordance with Article 30 of 
the Town and Country Planning (Development Management Procedure) Order 
2010.  Where written confirmation is required that one or more Conditions imposed on the 
same permission have been complied with, the fee chargeable by the Authority is £97 per 
request.  The fee must be paid when the request is made and cannot be required 
retrospectively.  Further advice in regard to these provisions is contained in DCLG Circular 
04/2008. 

 
This decision notice relates to the following documents: 
Location Plan Scale 1:1250 
Block Plan Scale 1:500 
Design and Access Statement 
Ecological Assessment by Turnstone Ecology dated September 2020 Rev 00 
Ecology Update Appraisal July 2022 



Drawing No. F21046/01 
ATC Data Tables 1 - 3 


