
Brington Parish Council 
 

Response to Planning Application No: DA/2018/0485  
 
Description:  Proposed change of use of existing agricultural buildings - 

currently used for commercial purposes (as identified on 
Plan 2 submitted : Buildings E, G, H & L, M, Q) to a mixed 
commercial use (Use Class B1, B2 & B8) 

 
Location:  Farm Buildings, Grange Farm, Whilton Road, Great 

Brington, Northamptonshire, NN7 4JF 
 
 
 
The PC held an extraordinary meeting on 4 July 2018, to discuss this matter, at 
which there was an attendance of 21 parishioners and 4 Councillors.  There was a 
unanimous vote by the Parish Council to object to this application. 
  
The PC strongly objects to this application on the following grounds: 
  
(1) Inconsistencies in the submission documents and description provided by 

Daventry District Council. 
 
Given fundamental inconsistencies in the submission documents and description 
provided by DDC, the scope of this application is unclear in material respects.   
 
For example, the submission documents refer to a change of use of the site as 
identified on the site location plan to B1c uses only whereas the application 
description provided by DDC provides for the change of use of the buildings 
identified as E, G, H, L, M and Q to mixed commercial use (Use class B1, B2 and 
B8).   
 
We note that this application is made in the context of a current use of part only 
of this site in breach of the existing planning consent, in relation to which the PC 
has fielded strong objections from the parish on traffic, noise and other 
environmental impacts on the community, and seeks both to regularise those 
uses and expand the potential for greater impacts from light industrial uses on a 
much wider area than those existing activities. 
 

(2) The site lies within a Special landscape Area and partly within, and 
impacting on, a Conservation Area.  
 
Notwithstanding the inaccuracies and inconsistencies in the application, the rural 
site lies in a Special Landscape Area and partly within and directly impacting a 
Conservation Area.  The application proposes the change of use of a substantial 
site area far in excess of the site area identified in the application form and is not 
of a small scale. 
 

(3) The proposals are not small scale farm diversification and contravene 
policy.   



 
National Planning Policy Framework adopted in March 2012 (NPPF) 
 
The National Planning Policy Framework sets out the overarching policy basis on 
which Local Plan Policies should be based.  It seeks to promote sustainable 
development in three primary areas and considers these as its social role, 
economic role and environmental role.  In the preparation of the Local 
Development Framework and assessing planning applications Local Authorities 
should have consideration of these three elements in equal weight.   
 
The following policies of the West Northamptonshire Joint Core Strategy have 
been adopted as being in accordance with the policies of the NPPF and should be 
given weight accordingly. 
 
The West Northamptonshire Joint Core Strategy Local Plan (Part 1) adopted in 
December 2014 (WNJCS) 
 
This makes reference to the rural economy and recognises that it does play an 
important role in the provision of employment and vitality of rural areas.  Of 
importance in this context are the provisions of Policy R2 which outlines the spatial 
strategy for the rural area.   
 
The policy states that “Proposals which sustain and enhance the rural 
economy…will be supported where they are of an appropriate scale for their 
location, respect the environmental quality and character of the rural area and 
protect the best and most versatile agricultural land.”  The policy goes on to state 
at point b) that “scheme for farm diversification involving small scale business and 
commercial development that contribute to the operation and viability of the farm 
holding” will be supported. 
 
Whilst the application form states that the site area extends to only 2,728m2 this 
relates only to the footprint of the buildings and does not take into consideration 
the parking, turning or areas identified and presently used for outside storage.  
Considering the entirety of the site identified within the Site Location Plan the 
application proposes the change of use of an area extending to approximately 
8,270m2 – 2.04 acres. 
 
An area of this size cannot reasonably be considered to be “small scale”. 
 
The application has arisen as a result of the unlawful occupation of part of the 
application site by Trench Cut.  The residential amenity of those residents of Great 
Brington, particularly those who immediately adjoin the site, has been significantly 
compromised in terms of noise, dust, smoke and visual character.   
 
It is important to consider that the eastern proportion of the site, coloured red on 
Plan on Plan 1 of the application documents lies within the Conservation Area 
with the remainder of the site being situated immediately adjoining the 
Conservation Area, within the Special Landscape Area, and adjacent to 
residential properties.  The centre of the application site lies within 80m of the 
nearest protected dwelling and a radius of under 300m reaches the centre of the 



village and a large proportion of the properties within the identified Conservation 
Area. 
 
Commercial uses, and in particular B8 outside storage, seriously compromises the 
integrity of the Conservation Area and uses falling within B2 and B8 are recognised 
as NOT being uses compatible with a residential location. 
 
In addition, at point e) that there is support for “the expansion of businesses in their 
existing locations, dependent upon the nature of the activities involved, the 
character or the site and its accessibility.” 
 
The application site is accessed via a narrow single-track road where access is 
poor.  A blanked consent for B1, B2 and B8 uses could generate a significant 
number of year round daily traffic movements, inconsistent with the movements 
which would be generated by seasonal agricultural movements which are at a peak 
during the long summer days where road conditions and visibility are excellent.  A 
significant increase in such year round traffic movements would compromise the 
safety of the public highway together with the condition of the roads and verges 
(which are integral to the character of the Conservation Area). 
 
It is therefore felt that the proposal is contrary to the policies of the WNJCS as it is 
not small in scale when considered in the context of its location, does not respect 
the environmental quality of the area or the immediately adjoining residential 
properties and does not seek to preserve or enhance the character of the area 
required as part of its inclusion with the Conservation Area and Special Landscape 
Area. 
 
Emerging Settlements and Countryside Local Plan (Part 2) 
 
The Emerging Settlements and Countryside Local Plan does not include specific 
policies in relation to the rural economy seeking to rely on those policies already 
identified in the WNJCS.   
 
It does however make reference to the Special Landscape Areas and Conservation 
Areas (Historic Environment) and identifies that Councils should have regard to the 
impact on these areas of development proposals. 
 
As already identified above, the presence in particular of B8 open storage would 
have a significant impact on the character of the Special Landscape Area and 
Conservation Area and the proposal should be resisted on this basis. 
 
Saved Policies of the Daventry District Local Plan adopted in 1997 
 
Whilst the ‘saved’ policies of the Local Plan will be superseded by the emerging 
Part 2 Local Plan they do remain important in the assessment of planning 
applications for development within the district and carry weight in the 
determination of such applications. 
 
Of particular importance in the consideration of this application are the ‘saved’ 
policies EM11 - EM15  which state that “In the restricted infill villages (of which 



Great Brington is one) planning permission for new business and industrial 
development will normally be granted provided the scale and character of the 
proposal reflects the residential nature of the surroundings”. 
 
The policy narrative goes on to state that “Whilst the District Council appreciates 
that suitable modern businesses can be successfully integrated into the smaller 
villages and welcomes the employment opportunities which they represent, it is 
concerned to ensure that the scale of the operation and the size and type of the 
buildings do not detract from the character of the settlement or the amenities of the 
residents.” 
 
As already stated above, this application has arisen as a result of complaints made 
regarding the current unlawful occupation of the site which have had, and continue 
to have, a detrimental impact of the residential character and amenity of particularly 
those living closes to the application site.  Long working hours, noise, dust, smoke 
and lighting (particularly in the winter months), are having a serious impact on the 
enjoyment and health of the residential area and the scale and use, in particular 
the B2 and B8 uses proposed, are not compatible with this location. 
 
The remaining policies go on to confirm that development will only be acceptable 
where it is “in keeping with the character and quality of the village environment” 
with “the simple replacement of outworn or untidy buildings, yards or other open 
spaces, will only represent and environmental gain of sufficient worth to merit the 
granting of planning permission where the proposal can demonstrate a positive 
contribution to the character and quality of the village environment.” 
 
The proposals, which do not represent any environmental, social or amenity gain 
over and above the permitted agricultural uses do not therefore conform to these 
polices and should also be resisted on this basis. 
 

(4) Traffic and highways implications 
 
We have serious concerns regarding the traffic implications of this proposal both 
from an environmental and safety perspective and suggest that a full assessment 
by Highways is required. The Whilton Road, to which this site has a single access 
point, is a quiet single carriageway road linking two villages, not main roads 
directly, and sections of which are not wide enough for two vehicles to pass - and 
certainly not larger industrial vehicles.  A Public Footpath is accessed directly 
opposite the site entrance and there are no pedestrian roadside footpaths on the 
entire stretch of road between Great Brington and Whilton, presenting safety 
concerns for pedestrians in the presence of heavy goods vehicles, especially 
those with wide loads. Vehicle access to main roads from the site is, therefore, in 
practice through the Conservation Area of the village of Great Brington and a 
section of road which is inappropriate for heavy traffic movements of industrial 
vehicles. We invite DDC to visit the site.  As regards the character of, and 
environmental impact on, a conservation village there is also a clear distinction 
between the largely seasonal movements of tractors and farm produce and the 
year round movement of industrial vehicles. 

 
(5) Environmental concerns  



 
Aside from the traffic implications, the use of the site for industrial purposes is not 
consistent with a rural village community area, a Special Landscape Area or the 
conservation area within which the site partly falls.  Noise, dust, smoke and light 
pollution are key reasons why the proposal is inappropriate aside from any working 
hours considerations.  
The application has arisen as a result of complaints made about the existing 
unlawful occupation of the site which has arisen as a result of a serious negative 
impact on the residential amenity of neighbouring occupiers in terms of damage to 
highways and verges, road safety, hours of operation, workers living on site, noise, 
dust, smoke from burning of waste and visual impact and has therefore already 
been proven to NOT be compatible with its location in a rural village, Special 
Landscape Area and Conservation Area. 
  

Our objection is to this planning consent as a whole, irrespective of any conditions 
which might be attached. If planning consent were to be granted, notwithstanding 
objections, we would expect environmental impact including on the conservation 
area and Special landscape Area to be properly assessed including noise, air 
quality, lighting and traffic (including findings of recent reports assessing traffic 
movements between the villages of Great Brington and Little Brington, especially in 
the area of the Primary School) and critical conditions imposed in relation to all of the 
above. 
 
In conclusion, the proposal does not represent “small scale” development as it 
proposes the change of use of approximately 2.04 acres of agricultural property on 
the edge of a small rural village. 
 
The nature of the proposals, being a blanket consent for B1, B2 and B8 uses are not 
compatible with its location adjacent to existing residential properties, its inclusion 
within the Conservation Area and Special Landscape Area and will not only fail to 
enhance or protect the character of the area but are likely to have a significant 
detrimental impact, particularly in the case of B8 storage and distribution uses. 
 
The proposals are therefore felt to be contrary to National Planning Guidance and the 
adopted and emerging policies of the Local Development Framework. 
 
Furthermore, the proposal will have a significant impact on the highways network in 
this location in terms of both safety and maintenance. 
 
Even regards an application for B1 alone, the concerns set out above still underpin 
our strong objection.  

  
We respectfully ask that you therefore resist this application. 
 


