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DMC 2013-028  APPLICATION FOR PLANNING PERMISSION 
 
Application No:  13NP0017 
 
Proposed Development:  Erection of two holiday lodges and agricultural building with 

integral stables at Alwinton Farm, Alwinton, Morpeth, 
Northumberland, NE65 7BQ 

 
Applicant Name:  Mr T Kenny 
 
 
Reason for Committee Decision  
 

The Head of Planning and Communities believes the matter should be considered by the Authority 
as the proposal is for holiday accommodation.  This type of development has given rise to 
significant local interest in the past.  

1. The Proposal and Site 

1.1 Alwinton Farm is a traditional hill farm of 334 hectares with the farmhouse and buildings 
comprising a mix of traditional and modern buildings.  The farmhouse and associated 
steading buildings form part of the northern edge of Alwinton Village.  This application 
seeks planning permission for the construction of 2 no lodges to land at Alwinton Farm.  
The proposed lodges are to be located to north of the existing group of buildings, within the 
in-bye land next to the Hoseden Burn.  The proposed lodges are of contemporary style and 
measure 15 metres by 6.15 metres wide with a decked area to the south-western elevation.  
The structures have a pent roof with an overhang to the south west creating a canopy over 
the deck.  The proposed lodges are to be constructed of timber with timber-clad south-west 
and north east elevations and stone faced gables. 

1.2 This application also seeks planning permission for the construction of a replacement 
agricultural building immediately adjacent to the northern end of the existing farmyard and 
adjacent the southern end of the lodge field.  The proposed agricultural shed is a steel-
framed portal shed with an open side to the south and west. The proposed shed would 
measure 18 metres in length by 7.5 metres wide and is constructed under a pitched roof to 
a height of 5 metres at the ridge.  The building is to be clad in box profile sheeting with 
concrete panels to the lower part of the walls.  The north elevation is to be screened by the 
existing stone wall retained from the previous building and four loose boxes are to be built 
in timber at the northern end of the shed. 

1.3 This application is a resubmission of a previous application submitted earlier in the year, 
which was withdrawn by request and the design of the lodges were revisited to review the 
window treatment and materials to be used in the elevations. 
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2. Planning Policy 

National Policies 

2.1 National Planning Policy Framework (NPPF), March 2012 – specifically Policies regarding 
The Supporting of a prosperous Rural Ecomony (Policy 3), Requiring Good Design (Policy 7) 
and Conserving and Enhancing the Natural Environment (Policy 11). 

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 5 General Location of New Development 

 - Policy 14 A Sustainable Local Economy 

 - Policy 15 Sustainable Tourism and Recreation Development 

 - Policy 17 Biodiveristy and Geodiversity 

 - Policy 20 Landscape Qulaity and Character 

 - Policy 21 Farming 

 - Policy 25 Renewable Energy and Energy Efficiency 

 - Policy 27  Water and Flood Risk 

 - Design Guidance. 

 

 

 

3.  Planning History 
 

Application 
Reference 
Number Description Decision 

Decision 
Date Comments 

13NP0001 Erection of two holiday lodges and 
agricultural building with integral 
stables 

N/A N/A Application Withdrawn to 
make design changes at 
the request of the case 
officer.  
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4. Consultations/Representations 

4.1 Alwinton Parish Council: No Objections 

4.2 NNPA Ecologist:  No Objections.  The site is upstream from the River Coquet SSSI but    
detriment to it is unlikely.  The lodges are attached to the main sewerage system and unlikely 
to produce issues of run-off.  The plans indicate the lodges are high enough from the burn to 
not be affected when the burn is in spate.  The tree and hedge planting is positive and should 
be conditioned to include a native species such as rowan. 

4.3  NNPA Historic Environment Officer: No Objection, no archeological constraint 

4.4 NNPA Farming officer (North): No Comment 

4.5 NNPA Access and Recreation Officer: No Objection 

4.6 Site Notice and Neighbour Notification: No responses received 

 

4.  Assessment 

4.1   The issues concerning this application are: 

• Principle of Development 

• Design Scale and Layout 

• Impact on the Landscape  

• Biodiversity and Geodiversity 

• Flood Risk 

Principle of Development 

4.2 The proposed application is for two holiday lodges which are intended to provide diversification 
to the farm through tourism. Policy 1 of the Northumberland National Park Local Development 
Framework Core Strategy and Development Policies document concerns the delivery of 
sustainable development.  This policy sets out criteria that proposals for development must 
demonstrate that the development conserves and enhances the special qualities of the 
National Park, provides opportunities for all to understand and enjoy the special qualities of the 
National Park and promotes the local communities social and economic wellbeing.  Policy 15 of 
the Northumberland National Park Local Development Framework Core Strategy and 
Development Policies document specifically concerns proposals for sustainable tourism within 
the National Park and states that sustainable tourism development need to demonstrate that 
they maximize opportunities for visitors to increase their understanding and enjoyment of the 
special qualities of the National Park whilst not adversely impacting on them. 
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4.3 The proposed development is to provide new tourism development as a diversification element 
to the farming business at Alwinton Farm.  Local Development Framework policy is permissive 
in that it allows this kind of development where it meets the relevant criteria set out in Policy 15 
of the Northumberland National Park Local Development Framework Core Strategy and 
Development Policies document.  The proposed development is considered to accord with this 
policy due to presenting opportunities for tourists to enjoy the special qualities of the National 
Park, whilst at the same time helping to improve the economic sustainability of the site and its 
surroundings.  Policy 14 of the Northumberland National Park Local Development Framework 
Core Strategy and Development Policies document concerns providing a Sustainable Local 
Economy, which supports the expansion and diversification of new business within the Park, 
provided they do not negatively impact on the special qualities of it. The proposed development 
is considered to accord with Policies 1, 14 and 15 of the Northumberland National Park Local 
Development Framework Core Strategy and Development Policies document and is considered 
acceptable in principle. National Planning Policy Framework Policy 3 concerns the creation of a 
sustainable rural ecomony and the proposal accords with the criteria set out in this policy. 

4.4 In addition to the policies outlined above, Policy 21 of the Northumberland National Park Local 
Development Framework Core Strategy and Development Policies document states that the 
National Park Authority will support appropriate development proposals that will enable farmers 
and farming to become more sustainable and to diversify.  The proposed development would 
provide an appropriate diversification to an existing agricultural business and would therefore 
accord with Policy 21 of the Northumberland National Park Local Development Framework 
Core Strategy and Development Policies document. 

Design, Scale and Layout 

4.5  Policy 3 of the Northumberland National Park Local Development Framework Core Strategy 
and Development Policies document seeks to ensure that development proposals conserve 
and enhance the special qualities of the National Park and that proposed designs are of high 
quality, are sustainable, and protect and enhance local distinctiveness.  This policy also seeks 
to ensure that materials used in construction are appropriate to setting and site and appropriate 
services and infrastructure are capable of being provided without compromising the quality of 
the landscape.  The proposed development, whislt of contemporary style, is to be built of 
traditional materials, with stone gables and timber facings referencing the existing built 
environment.  The siting of the lodges is such that they are located within the landscape of the 
surroundings and will not appear as a visual intrusion to the wider landscape.  The location of 
the lodges, their proximity and location within the landscape, the massing and form of the 
buildings and the quality of the design means that the proposals are considered to accord with 
Policy 3 of the Northumberland National Park Local Development Framework Core Strategy 
and Development Policies document. Policy 7 of the NPPF sets out the requirement that 
proposals for development need to promote the use of good design and it is considered that 
the proposal accords with this policy.  In addition to Policy 3 and the NPPF, the Design Guide 
Supplementary Planning Document promotes good design and requires development to 
reference local vernacular design.  The proposal is considered by its form, massing and design 
to accord with the Design Guide. 
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4.6  The proposed agricultural building included in this application is a traditional dual pitched 
building, clad in sheet steel.  The building is located on the site of an existing building and 
would be located in close proximity to the existing farm complex.  The heighting, massing, form 
and style of the building would not appear intrusive and is in character with the steading group 
and as such is considered to accord with Policy 3 of the Northumberland National Park Local 
Development Framework Core Strategy and Development Policies document. 

Impact on Landscape 

4.7  Policy 20 of the Northumberland National Park Local Development Framework Core Strategy 
and Development Policies document states that proposals will be required to demonstrate that 
they conserve or enhance the natural beauty and heritage of the National Park whilst being 
responsive to landscape change.  In the context of this application the proposed lodges are 
located within the in-bye land to the north of the farm, within a field behind the steading.  The 
site is adjacent to the Hoseden Burn with the north east of the site sloping upwards away from 
the burn.  The proposed lodges are to be constructed against this bankside, with some 
engineering works proposed reduce any long-range visual impact.  The site is screened to the 
north by vegetation and several trees exist to the western boundary of the field.  The result of 
the existing vegetation and the small valley context means that the site is entirely screened 
from long range views. The NPPF Policy 11 sets out a requirement for development to respect 
and enhance the quality of the Natural Environment and it is considered that the proposal 
accords with this policy. As such the proposal is considered to accord with Policy 20 of the 
Northumberland National Park Local Development Framework Core Strategy and Development 
Policies document. 

Biodiversity and Geodiversity 

4.8 Policy 17 of the Northumberland National Park Local Development Framework Core Strategy 
and Development Policies document seeks to ensure that proposals protect, enhance and 
restore biodiversity and conservation interests across the park.  The National Park Authority’s  
Ecologist has assessed the proposal and has concluded that the proposal will not have a 
detrimental effect on the River Coquet SSSI and the development is unlikely to pose issues of 
run-off.  The tree and hedge planting associated with the scheme is considered to be positive 
and therefore the proposal is considered to accord with Policy 17. 

Flood Risk 

4.9 The site lies adjacent to the Hoseden Burn to the north of Alwinton.  The burn is transient in 
that it moves according to the volume of discharge from higher ground, however, the lodge 
sites are not located within the area which is affected by this change in stream direction and 
the site does not appear on the Environment Agency’s flood risk maps.  Policy 27 of the 
Northumberland National Park Local Development Framework Core Strategy and Development 
Policies document seeks to ensure developments are not directed to areas of high flood risk 
and in this instance. The development will not conflict with Policy 27.  The land is outside Flood 
Zones 2 and 3. The application indicates that the floor slab level is about 2m above the top of 
the existing bank of the Hoseden Burn, with the field to the west of the burn being at a lower 
level than the proposed slan level and this area provides a potential retention area for water 
events without impacting on the site.  
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Renewable Energy and Energy Efficiency 

4.10 Policy 25 of the Northumberland National Park Local Development Framework Core 
Strategy and Development Policies document states that as a minimum the National Park will 
require all new tourism development will be required to embed renewable energy within the 
development to off-set at least 10% of the predicted energy requirements of the development. 

 The application has been submitted with an Energy Statement which advises that a minimum 
saving of 10% in CO2 emmissions will be incorporated in the development.  The thermal 
performance values of materials used in the lodges all accord with the guidance set out in the 
Code for Sustainable Homes for this type of development and the need to reduce carbon in 
their operation.  Energy saving techniques are also to be achieved through the use of log-
burning stoves to heat the lodges and the use of efficient LPG condensing boilers which also 
ensure the development does not conflict with the criteria set out in Policy 25 of the 
Northumberland National Park Local Development Framework Core Strategy and Development 
Policies document.  Although good thermal performance value of materials is a positive factor 
to the proposal, it is specifically not recognized as providing a contribution to the 10% set out in 
the policy, however the applicant has assessed relevant techniques in energy efficient 
measures and the conclusion is that due to the size, extend and type of development the 
proposed measures will not conflict with the aims of the policy. The applicant has identified 
18% energy efficiency within the development, 10% contributed through thermal values and the 
remaining 8% through other measures. In this case the proposal is considered to not conflict 
with Policy 25.  
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5. Conclusion 

5.1 The proposed development is for Tourism Development as part of the diversification of a 
farm business.  The proposed development seeks to provide opportunities for visitors to 
enjoy the special qualities and character of this part of the National Park and does not 
present any issues of adverse impact to the site or its surroundings.  As such the proposal 
is considered to be appropriate in principle and accords with Policies 1, 14 and 15 of the 
Northumberland National Park Local Development Framework Core Strategy and 
Development Policies document. 

5.2 The proposed development is to be located on an existing agricultural holding and would be 
diversification to the existing business.  The proposal does not present any issues of 
detriment to the character and special qualities of the National Park and as such is 
considered to accord with Policy 21 of the Northumberland National Park Local 
Development Framework Core Strategy and Development Policies document. 

5.3 The design of the proposed lodges is of contemporary style and is of a massing, form and 
siting that would not appear as an intrusive addition to this part of Alwinton and its 
immediate surroundings.  No issues of detriment are presented to neighbouring properties 
and reference is made to the existing buildings adjacent to the site through the use of 
traditional materials and building proportion.  The agricultural building proposed within this 
application appears as an appropriate addition to the existing farm steading in terms of 
massing and visual quality and as such the proposed development is considered to accord 
with Policy 3 of the Northumberland National Park Local Development Framework Core 
Strategy and Development Policies document and the Design Guide Supplementary 
Planning Document. 

5.4 The proposal site lies within a small contained area of in-bye land, screened to the north 
east by an escarpment and to the remaining sides by the existing farm steading and 
vegetation. The site is a small valley adjacent to the Hoseden Burn.  The level of screening 
to the site and the location and siting of the proposed structures; ensures that no landscape 
implications are presented and as such the proposal is considered to accord with Policy 20 
of the Northumberland National Park Local Development Framework Core Strategy and 
Development Policies document. 

5.5 The proposed development site lies adjacent to the Hoseden burn, however the 
Environment Agency mapping system does not reveal the site to be contained within a 
Flood Risk Area and therefore the proposal is considered to accord with Policy 27 of the 
Northumberland National Park Local Development Framework Core Strategy and 
Development Policies document. 

5.6 The proposed development has demonstrated that the thermal performance values of the 
materials used in construction and the heating methods employed in this scale of 
development accord with the Code for Sustainable Homes.it is stated that the development 
would achieve an 18% provision of carbon reduction through operation through the heating 
methods at the site and through the thermal values embedded within the construction.  
Consequently, the development would not conflict with the aims of Policy 25 of the 
Northumberland National Park Local Development Framework Core Strategy and 
Development Policies document. 
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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. 

 
 

2. The development hereby permitted shall not be carried out otherwise than in complete 
accordance with the plans and specifications approved by the Local Planning Authority. 
(Reference numbers: TK/12/01, TK/12/02, TK/12/03, TK/12/500 submitted on the 12th of 
March 2013). 

Reason: To ensure that the development is carried out in accordance with the approved details in 
accordance with Policy 3 of the Northumberland National Park Local Development 
Framework Core Strategy and Development Policies document. 

 
 

3. No development shall be commenced until precise details of the materials to be used for the 
external walls and roofs have been submitted to and approved in writing by the Local Planning 
Authority.  The materials used shall not be other than those approved. 

Reason: In the interests of the appearance of the area. 

 
 

4. No development is to start until a landscaping scheme has been submitted to the local 
planning authority and no lodge is to be occupied until the scheme has been agreed in writing 
by the local planning authority.  The planting shall be carried out within 12 months of 
commencement of the development.  Trees and shrubs shall be planted and subsequently 
maintained in accordance with good practice to ensure rapid establishment, including 
watering in dry weather and replacement of failed plants and damaged stakes and ties.  For a 
period of 5 years from their planting, no trees or shrubs shall be removed without the written 
agreement of the Local Planning Authority. 

Reason: In the interests of the appearance of the area. 
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5. The two holiday lodges hereby permitted shall only be used for short term holiday letting and 
shall not be occupied by an individual, family or group for a period exceeding 8 weeks in any 3 
month period unless otherwise agreed in writing by the Local Planning Authority. They are at 
no time be used for the purposes of permanent residential accommodation. 

Reason: For the avoidance of doubt, to ensure that the property is used for holiday accommodation 
only and to prevent permanent residential use in a location where such development would be 
inappropriate. 

 
 
 
 

Contact Officer: 

 
For further information contact Mr M. Miller, Planning Officer, on 01434 611552 or  
e-mail: planning@nnpa.org.uk  
 
Background Papers 
 
Planning Application 13NP0017 – Contact Planning Officer for file access or website link. 
 
A location plan is attached to this report. 
 
The Parish Council response is attached to this report. 
 

mailto:planning@nnpa.org.uk�
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