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DMC 2013-044  APPLICATION FOR PLANNING PERMISSION 
 
Application No:  13NP0059 
 
Proposed Development:  Change of use of existing National Park Visitor Centre to cafe 

(Land Use Class A3), retail outlet, information point and 
exhibition area at National Park Information Centre, Warden's 
Lodge, Ingram, Alnwick, Northumberland, NE66 4LT. 

 
Applicant Name:  Northumberland National Park Authority 
 
Reason for Committee Decision Northumberland National Park Authority is the applicant 
 
 
1. Proposal and Site 
 
The application site is the National Park Visitor Centre in Ingram, which has recently closed down.  
The centre is located just to the south of the River Breamish, to the north of Ingram Folly and to the 
east of the Church of St. Michael.  The application has been put forward with the aim of allowing a 
new venture to operate from the premises, involving a material change of use requiring planning 
permission.  
 
The application proposal is to change the use of the premises from a National Park Visitor Centre 
(which included areas for information points, exhibition areas and some ancillary retail space) into 
a café use.  The proposed use will also include elements of retail and information points within the 
café, as well as a separate exhibition area.  The floor plans show that the proposal will involve 
converting the information and sales areas into a café.  At least half of the existing building will be 
converted into café use, with a smaller ancillary retail element present within the café area.  Due to 
the change of a substantial part of the floorspace, this will become the main use of the property 
and would not be an ancillary or secondary use to the visitor centre, but the primary use of the 
premises.  The display area will remain unchanged.  This application involves no external changes 
to the premises. 
 
 
2.  Planning Policy 
 
National Policies 
 
2.1 National Planning Policy Framework (NPPF), March 2012 
 
Local Policies 
 
2.2 Northumberland National Park Development Framework Core Strategy and Development 

Policies Document including: 
 

- Policy 1: Delivering Sustainable Development 
- Policy 3: General Development Principles 
- Policy 14: A Sustainable Local Economy 
- Policy 15: Sustainable Tourism & Recreation Development 
- Policy 17: Geodiversity and Biodiversity 
- Policy 18: Cultural Heritage 
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3.  Planning History 
 

Application 
Reference 
Number Description Decision 

Decision 
Date Comments 

05NP0065 Construction of extension to create 
café 

Withdrawn 20/12/05  

05NP0055 Construction of extension to create 
café  

Withdrawn 7/11/05  

 
 

4. Consultations/Representations 

4.1 Parish Council: No comments or concerns received.  

4.2 NNPA Ecologist:  No objections to this application, however it is noted that the 
building contains a maternity bat roost that the applicant should be made aware of.  
The interior works planned appear not to affect the ceiling or roof space, therefore no 
conditions are recommended.  However, if further works take place on the interior or 
exterior roof space, a license may be required for the works even if planning 
permission is not required.  The applicant should be made aware of this and should 
take advice if such development is planned. 

4.3 NNPA Rights of Way Officer: No impact on public rights of way – no objections. 

4.4 NNPA Conservation Officer: No comments or concerns received. 

4.5 Northumberland County Council Development Management (North): No comments or 
concerns received. 

4.6 Northumberland County Council Development Management (North): No comments or 
concerns received. 

4.7 Site Notice/ Neighbour Consultations: No comments or concerns received. 
 
 
5.  Assessment 

5.1 The key issues identified for consideration are: 
 
• The overall principle of the development 
• General development principles, including design, sustainability, and the wellbeing of 

local communities 
• Impacts on the sustainability of the local economy 
• Sustainable tourism and recreation development 
• Impacts on cultural heritage 
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Principle of Development 
 
5.2 The National Planning Policy Framework is clear that a presumption in favour of 

sustainable development is at the heart of decision-taking.  Sustainable development is 
defined in the NPPF as development that ensures better lives for ourselves don’t mean 
worse lives for future generations.  The NPPF also seeks to support a prosperous rural 
economy, stating that planning policies should support economic growth in rural areas in 
order to create jobs and prosperity by taking a positive approach to sustainable new 
development.  Specifically this policy framework seeks to ensure support sustainable rural 
tourism and leisure developments that benefit businesses in rural areas, communities and 
visitors, and which respect the character of the countryside.  

 
5.3 Policy 1 of the NNPA Core Strategy seeks to ensure that development proposals will 

conserve and enhance the special qualities of the National Park, make efficient use of land, 
materials and infrastructure.  These requirements will be met, as the outward appearance 
of the development will not have an impact upon the National Park’s special qualities.  The 
development will also make efficient re-use of an existing building that is currently 
unoccupied, within an existing settlement in the National Park that has been used 
previously for another predominantly tourist-related purpose, utilising the existing car park 
and highway network. 

 
5.4 Policy 1 also encourages development that will provide visitors the opportunity to 

understand and enjoy the special qualities of the National Park, including the opportunity to 
experience the tranquillity, landscape and biodiversity of the National Park in this area.  
While a cafe use will not achieve this in itself, it will provide a base from which people can 
explore the countryside around Ingram.  The building will continue to offer an information 
point as well as areas for displays which will offer a valuable facility to assist visitors in their 
ability to maximise their experience of the Park’s special qualities.  While this facility will be 
reduced from what was previously available, the development provides an opportunity for 
this that has been lost with the closure of the Ingram Visitor Centre due to the financial 
viability of operating the Centre in its current form.  
 

5.5 The proposed development meets the criteria set out in Policy 1 and the aims for 
sustainable development and a prosperous rural economy set out in NPPF.  This 
establishes that the development is acceptable in principle.  

General Development Principles 

5.6 Policy 3 of the Core Strategy states that development should conserve the special qualities 
of the National Park.  The proposal will not require physical changes to the exterior of the 
building that would require planning permission and the Park’s special qualities in this area 
are maintained.  The proposal represents a sensible re-use of an existing building that has 
no impact on the surroundings.  Infrastructure and access to the building are capable of 
being provided without compromising the quality of the landscape.  The requirements of 
Policy 3 are met. 
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Sustainable Local Economy/Tourism & Recreation Development 

5.7 The NPPF states that development plans should support sustainable rural tourism and 
leisure developments, which Policy 14 of the Core Strategy certainly does, as it supports 
new and existing businesses which relate to the special qualities of the National Park, 
whilst not negatively impacting on them.  The proposed development will provide 
refreshments, information and other related facilities for visitors to the park in a manner that 
will not have an impact on the Park’s qualities and therefore accords with this policy.  Policy 
15 of the Core Strategy similarly supports proposals that maximise opportunities for visitors 
to increase understanding and enjoyment of the National Park’s special qualities and 
development that integrates with existing facilities.  Operating a visitor-oriented facility 
within an existing visitor hub achieves this.  The development accords with Policy 15. 

 

Impact on Cultural Heritage 

5.8  To the west of the application site lie several Listed Buildings, including the Church of St 
Michael (Grade II*) and the adjacent Monument to Saint John Barteram (Grade II) around 
20 metres away, as well as Lychgate, also Grade II Listed.  No concerns have been raised 
in respect of any impact on cultural heritage by the National Park Authority’s Conservation 
Officer.  This proposal only involves changes to the interior of the premises to 
accommodate the new use and does not involve any external changes that could have an 
impact on nearby heritage assets.  The development accords with Policy 18, as the 
architectural and historic interest of nearby Listed Buildings is protected. 

 

Impact on Protected Species 

5.9 A maternity bat roost is located within the roof of the Visitor Centre, but should be 
unaffected by the proposed works.  Further works within the roofspace could affect this.  A 
planning condition would not be reasonable or necessary to allow the development to go 
ahead in this case and therefore would not meet the tests in Government Circular 12/95.  It 
is recommended that an informative note is added to the permission in order to make the 
applicants aware of this roost and that if further works take place on the interior or exterior 
roof space, a license may be required for the works, irrespective of whether or not any 
planning permission is needed. 
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6.  Conclusion 

6.1 Taking the above into account, the proposal is in accordance with the Development Plan and 
the National Planning Policy Framework.  There would be no detrimental impact on the 
surrounding landscape or special qualities of the National Park as a result of this 
development being approved.  The proposal is therefore recommended for approval.  A 
condition is recommended to retain part of the building as an information point and, as 
outlined on the proposed plan, to ensure that this important visitor function is retained 
alongside a café use which should help to contribute to the viability of a visitor facility in 
Ingram. 

 
 
Positive and Proactive Planning Statement 
 
The Local Planning Authority has acted positively and proactively in determining this application by 
engaging in constructive pre-application discussions with the applicant, assessing the proposal 
against all material considerations, including planning policies and any representations that may 
have been received and subsequently determined to grant planning permission in accordance with 
the presumption in favour of sustainable development, as set out within the National Planning 
Policy Framework.  
 
 

RECOMMENDATION 
 
Grant conditional permission subject to the following conditions: 
 

1. The development hereby permitted shall be begun before the expiration of three years from 
the date of this permission.  

Reason: To ensure that the development is commenced within a reasonable period of time from the 
date of this permission and to comply with Section 91 (as amended) of the Town and Country 
Planning Act 1990. 

 
 

2. The development hereby permitted shall be carried out in accordance with the following 
approved plans and documents:  

• Proposed Floor Plan received on 19 July 2013 

• Site Plan received on 25 July 2013 

• Application form received on 19 July 2013 (as amended by email from the agent 
received on 15 August 2013) 

Reason: For the avoidance of doubt, to enable the local planning authority to adequately control the 
development and to conform with Policies 1, 3, 14, 15, 17 and 18 of the Northumberland 
National Park Authority Core Strategy & Development Policies Document and the National 
Planning Policy Framework. 
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3. A minimum of 40 square metres of the floorspace of the mixed use of the building hereby 

approved shall be kept for use as an information point and/or display area and retained 
thereafter, unless otherwise agreed in writing by the local planning authority. 

Reason: For the avoidance of doubt and to ensure that an important visitor information and display 
facility is retained as part of a viable mixed use, in accordance with Policy 15 of the 
Northumberland National Park Authority Core Strategy & Development Policies Document 
and the National Planning Policy Framework. 

 
 
It is also recommended that the following informative notes are attached to the permission.  

1. This planning permission is granted in strict accordance with the approved plans. It should 
be noted however that: 

(a) Any variation from the approved plans following commencement of the 
development, irrespective of the degree of variation, will constitute unauthorised 
development and may be liable to enforcement action. 
(b) You or your agent or any other person responsible for implementing this 
permission should inform Development Control immediately of any proposed 
variation from the approved plans and ask to be advised as to the best method to 
resolve the matter.  Most proposals for variation to the approved plans will require 
the submission of a new planning application. 

2. This consent is granted subject to conditions and it is the owner and the person responsible 
for the implementation of the development who will be fully responsible for their compliance 
throughout the development and beyond. If there is a condition that requires work to be 
carried out or details to be approved prior to the commencement of the development this is 
called a "condition precedent". The following should be noted with regards to conditions 
precedent: 

(a) If a condition precedent is not complied with, the whole of the development will 
be unauthorised and you may be liable to enforcement action. 
(b) In addition if a condition precedent is breached, the development is unauthorised 
and the only way to rectify the development is the submission of a new application. If 
any other type of condition is breached then you will be liable to a breach of 
condition notice. 

3. The applicant should be aware that a maternity bat roost is located within the roofspace of 
the building to which this permission relates.  If further works take place on the interior or 
exterior roof space, a license may be required for the works even if planning permission is 
not required.  Ecological advice should be taken if any further development is planned. 
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Contact Officer: 
 
For further information contact Chris Stanworth, Planning Officer, on 01434 611508 or email: 
planning@nnpa.org.uk 
 
Background Papers 
 

Planning Application 13NP0059 
 
A location plan is attached to this report.  Access to planning file and link to website information is 
available from the Planning Officer. 
 
 
  

mailto:planning@nnpa.org.uk�
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