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18 November 2020 

 

The Planning Inspectorate 

Temple Quay House 

2 The Square 

Bristol 

BS1 6PN 

 

 

Maple Bank Cottage, Braithwaite, Keswick, CA12 5RY 

APP/Q9495/W/20/3259754 

 

We write in respect of the above appeal submitted by the owners of Maple Bank Cottage. 

Above Derwent Parish Council (ADPC) objected to the application to vary the local 

occupancy condition and we would like to explain further the reason for that objection. 

The provision of housing that is available to, and affordable for, local people is an absolute 

priority for ADPC. We have very high levels of second homes and holiday lets in our villages 

(including Braithwaite) and this has a harmful impact on the sustainability of our local 

communities. We are therefore very supportive of the LDNPA’s Core Strategy (Local Plan 

Part 1) Policy CS18 that requires any new housing to meet an identified local need. 

 

Maple Bank Cottage was originally granted planning permission in the early 1990s as 

accommodation for the neighbouring Maple Bank Guest House. In January 2012, planning 

permission was granted (7/2011/2333) for the change of use and extension of the cottage 

to provide a separate ‘local needs dwelling.’ The applicant was Mr and Mrs Brown (the 

appellant) who, at that time, owned Maple Bank Guest House. Given Mr and Mrs Brown 

submitted the application in those terms, they were well aware of the requirement for local 

occupancy and that the cottage could not be used for holiday lets.  

 

That consent was subject to a condition (no.2) that: ‘the dwelling hereby permitted should 

not be occupied otherwise than a Person with a Local Connection as his or her Only or 

Principal Home.’ The condition then sets out definitions for a ‘Person with a Local 

Connection’ – this does not include the ability to let the cottage for holidays. 

Mr and Mrs Brown sold Maple Bank Guest House in July 2018. 

 

In July 2019 it came to ADPC’s attention that Maple Bank Cottage was being advertised 

and used as a holiday let. The LDNPA duly commenced enforcement proceedings and a 

Breach of Condition Notice served. 

 

In January 2020, an application was submitted to vary condition no.2 of the 2012 consent 

to allow a further period of 18 months of holiday lets. That application (now the subject of 

this appeal) was supported by a Statement alluding to the financial difficulties of Mr and 

Mrs Brown. This limited information has been largely replicated in the current appeal 

submission. 

 

Whilst ADPC accept that personal circumstances can be a material planning consideration, 

in this case the Statement made on behalf of Mr and Mrs Brown about their ‘considerable 

hardship’ should be given very limited weight. The extent of their debt, details of other 

properties and assets owned, and employment situation is simply not fully explained or 

substantiated. The absence of full disclosure speaks volumes.  What is clear from the 

evidence submitted on behalf of the appellant is that there is a significant income (£20,000 
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over the first Covid-19 lockdown period alone) to be derived from holiday lets in our 

villages.  

 

Although we acknowledge that an appeal was open to Mr and Mrs Brown, ADPC are 

concerned that the planning system is being used to prolong the period for compliance 

with the local occupancy condition whilst generating significant revenue. In their own 

evidence, holiday lets are being taken through to January 2021. Given the very pressing 

need for housing for local people, this is damaging to our local communities. 

 

Further, justifying any relaxation of a local occupancy condition (even for a limited period) 

based on an individual’s finances could set a dangerous precedent.  

 

For the reasons above, ADPC really do hope that this appeal is dismissed expeditiously 

and the unlawful use of Maple Bank Cottage for holidays lets ceased. 

 

 

Kind Regards 

 

 
Mrs R E Kelly 

Clerk to Above Derwent Parish Council 
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